
 PLANNING COMMISSION AGENDA 
CITY HALL – 1104 MAPLE STREET 

SEPTEMBER 19, 2024 6:00 PM 

 

 

 
 
  
 

The City is conducting this public meeting using a hybrid model. The public is welcome to attend tonight’s meeting in-person at 
Sumner City Hall Council Chambers (1104 Maple Street) or virtually by using the meeting access link below: 
Link to join Zoom Webinar: https://sumnerwa-gov.zoom.us/j/84763522805 
Or join by phone:  253 215 8782      Webinar ID: 847 6352 2805 
 ---MEMBERS OF THE PUBLIC: PLEASE REMEMBER TO MUTE YOUR DEVICE--- 

 
CALL TO ORDER  
 Roll Call: Sharon Fochtman, Rob Healy, Mark Isaacs, Kelly Locke, Bill Moody 
 Pledge of Allegiance 
 
APPROVAL OF MINUTES  
 1. Minutes - September 5, 2024 
 
PUBLIC COMMENT 
The public may comment on topics that are not on the meeting agenda, virtually or in person. The public is strongly encouraged to submit comments 
via email to annsi@sumnerwa.gov no later than 5pm on the day prior to the meeting. Your comments will be read into the record and limited to 3-
minutes. 
 

The public may comment on topics that are not on the meeting agenda. Written comments must be 
submitted via email to annsi@sumnerwa.gov no later than 5:00pm on the day prior to the meeting, 
or oral comments may be submitted at the meeting. Written comments will be read into the 
record; all comments are limited to 3 minutes, and the time limit will be strictly enforced.  
 

  
PUBLIC HEARING 
 
UNFINISHED BUSINESS  
 1. 2024 Comprehensive Plan Update - Capital Facilities Element & Capital Facilities Plan revisions 
 2. 2024 Comprehensive Plan Update – Action: Comprehensive Plan, DEIS, Transportation Plan, Capital 

Facilities Plan 
 3. Zoning Code Text Amendment - Action: Housing/Land Use Regulations 
 4. Zoning Code Text Amendment – Action: Historic/Cultural Resource Regulations 
 5. Zoning Code Text Amendment – Action: Critical Areas Regulations 
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 6. Municipal Code Amendment – Action:  Multifamily Tax Exemption Regulations 
 
NEW BUSINESS  
  
CORRESPONDENCE 
 
COMMISSION COMMENTS  
 
STAFF COMMENTS  
  
ADJOURNMENT 
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CALL TO ORDER 

 
The hybrid meeting was called to order at 6:03 pm by Chair Moody. 
 
ROLL CALL 

 
Commissioners Present:  Healy, Isaacs, Locke (virtual), Moody 
Excused Absences:  Fochtman 
 
APPROVAL OF MINUTES:    
 
1. Minutes – June 6, 2024 
2. Minutes – August 1, 2024 
Moved to approve both (Healy), Second (Isaacs); passed unanimously. 

 
PUBLIC COMMENT:  None 
 
PUBLIC HEARING:    None 
 
UNFINISHED BUSINESS:  None 
 
NEW BUSINESS 
 
1. 2024 Comprehensive Plan Update – Updated Elements for Discussion 
 
Senior Planner Ann Siegenthaler and Stefanie Hindmarch at BERK Consulting presented several Comp Plan 
chapters/documents where there have been notable changes since the last meeting.  There were also minor 
tech edits in a number of places (e.g. dates updated, RCW code references updated, references to old DEIS 
Alternatives, etc.).  The notable changes were included in the meeting packet, and were presented to the 
Commission for consideration related to: 
 
• Economic Development Element:  

Minor edits to Introduction. 
 

• Land Use/Housing Elements and Code:   
Incorporates recommendations from 6/6/24 Commission, such as: Adding Manufacture Home Park 
overlay district; allowing multiplexes on certain lots in the Low Density Residential zone; increasing 
Medium Density Residential density to 22 du/ac; updating Housing introduction section; adding policy 
for affordable housing by religious organizations; adding policy about ADUs/Short Term Rentals; 
updating the MFTE incentives for Town Center & East Sumner. 
 

• Climate Change Element:   
Updating references only to adopted 2024 Parks Plan policies (no policy changes). 
 

• Parks and Open Space Element: 
Incorporating new policies from the recently adopted 2024 Parks Plan. 
 

 

 
SUMNER PLANNING COMMISSION 

MINUTES 
Thursday,  September 5, 2024 
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• Transportation Element & Transportation Plan: 

Updating the LOS standards; adding maps from draft Transportation Plan; updated potential Traffic 
Impact Fee; minor correction to Table of 20-Year Transportation Improvement Projects. 

 
The Commission was asked to review and provide final comments or edits to the updated Comp Plan 
documents, so that staff can bring the documents to the next meeting to adopt the entire Comprehensive Plan 
and EIS.   
 
One Commissioner raised a concern regarding the wording of Housing Policy 2.5.17 regarding potentially 
restricting short term rentals.  By a 3-1 vote (Locke dissenting), the Commission asked staff to revise the 
wording from “consider potential restrictions on…” to:  “Evaluate potential impacts and benefits of short 
term rentals on the use of ADUs and other housing units.  Commissioners also asked questions about ADUs 
and tiny homes and what is allowed. 
 
The Commission voted 4-4 to accept the range of Comprehensive Plan document changes as proposed. 
 
CORRESPONDENCE None. 
 
COMMISSION COMMENTS None. 
 
STAFF COMMENTS None. 
 
ADJOURNMENT     Motion by Healy, Second by Isaacs; all in favor; meeting adjourned at 7:15 pm. 
 
 
 
Minutes Submitted by: Ann Siegenthaler 
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PLANNING COMMISSION MEETING 
DATE: September 19, 2024 

AGENDA BILL: 24-514 

 
SUBJECT: 2024 Comprehensive Plan Update - Capital Facilities Element & Capital 
Facilities Plan revisions 

CATEGORY: Information Only 

 
BUDGET IMPACT:   
Expenditure Required: None Within Budget Allocation: N/A 
 

 
ATTACHMENTS:   
1. Draft Capital Facilities Element - September 2024 
2. Draft Capital Facilities Plan - September 2024 
   
STAFF CONTACT:  Ann Siegenthaler, Senior Planner 

 
SUMMARY BACKGROUND:   
The Planning Commission has finished its review of most of the 2024 Comprehensive Plan (Comp Plan) Two additional documents 
have been updated since the Commission’s previous meeting and the updates will be presented at this meeting: Revision to the Capital 
Facilities Element (chapter) and to the Capital Facilities Plan.   
  
The updates are not extensive, so staff anticipates that this will be a brief discussion before the Commission takes final action on the 
Comp Plan.  Most of the updates are due to updating 2018 parks information to the recently adopted 2024 Parks Plan information. 
 Below are the notable changes to the documents. 
  
CAPITAL FACILITIES ELEMENT 

• Update to the Parks section to reflect proposed Parks Plan (LOS) aligned with 2024 Parks and Trails Plan.  

  
CAPITAL FACILITIES PLAN 

• Table updated with new 2024 Parks Plan info 
• Population & housing updated per DEIS Preferred Alternative selected 
• Updates to Parks LOS proposed in alignment with 2024 Parks and Trails Plan 
• Updates to parks facilities deficiencies and future needs based on adopted 2024 Parks Plan 
• Updates to Parks Facilities section of capital facilities projects based on adopted 2024 Parks Plan 
• Parks and transportation projected revenues updated based on 2024 Parks Plan and potential new Transportation Impact Fee. 

 
 

 
 
COUNCIL COMMITTEE/STUDY SESSION: n/a 
MEETING/STUDY SESSION DATE:  
COMMITTEE RECOMMENDATION:  
 
STAFF RECOMMENDATIONS/MOTION:   
Review the final edits to the Draft Capital Facilities Element and Draft Capital Facilities Plan before taking action on the 2024 
Comprehensive Plan. 
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17.  Capital Facilities 

Introduction 

The Growth Management Act (GMA) requires that comprehensive plans include a Capital Facilities 
Element which addresses the capital facility needs sufficient to support the designated land use 
intensities.  The following policies establish the levels of service for the necessary capital facilities and the 
policy directives which implement the specific capital facility items.  Public services have also been 
included because of their close ties to capital facility plan development. Comprehensive analysis of 
Sumner's facilities is provided in the city’s Capital Facilities Plan, the Draft EIS and Final EIS, and in the 
various capital facility plans prepared for Sumner addressing sewer, water, and storm water drainage. 

Goals, Policies, and Objectives 

 

1.1. Consider access, as well as economic, social, environmental, and health impacts when 
locating community facilities and services, including civic places like parks, schools, and other 
public spaces.  

1.2. Encourage planning and coordination of emergency management and public safety 
programs.   

Note: These policy updates are in response to the required regional VISION 2050 policies.  

 

2.1. Ensure impacts and burdens associated with capital facilities and public services are equitably 
distributed throughout the City.   

2.2. Prioritize improvements that will improve public facilities and services in communities where 
there are lower levels of service, populations with limited incomes, and/or populations at 
greater risk of disparate impacts, such as poor health outcomes.   

2.2.1. Through cooperative and coordinated planning with other jurisdictions and districts, 
ensure efficient and equitable siting of essential regional capital facilities.  
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2.3. Actively seek input on public facility and service proposals from communities where there are 
lower levels of service, populations with limited incomes, and/or populations at greater risk of 
disparate impacts, such as poor health outcomes. Provide engagement materials in the 
languages most commonly spoken in Sumner.

Note: These policy updates respond to State and County requirements to address underserved 

populations. 

3.1. Reduce the City’s carbon footprint by incorporating, where practicable, Consider the use of 
green development practices in all buildings the City constructs, remodels and renovates.

3.2. The City should meet a LEED® Silver certification for new construction or additions or major 
renovations of City facilities over 5,000 gross square feet in area only when long term
economic benefits may be realized, including the reduction of operating costs, enhanced 
asset value, optimized building performance and a healthier workplace for its employees. 

3.3. Implement energy-saving technologies in all City facilities as facilities are built or remodeled, 
such as energy efficient lighting, water-conserving appliances.  

3.4. Leverage the City’s purchasing power related to capital improvement projects to help expand 
the markets for green building products, including recycled-content materials and clean, 
renewable energy technologies. 

3.5. Initiate programs to replace and upgrade stormwater systems to accommodate future 
increased conveyance requirements due to climate change and urban flooding. 

3.6. Support the planting of trees along street edges and parking lots and large expanses of 
asphalt to create a pleasing environment and to increase energy efficiency by reducing heat 
absorbed by asphalt that increases ambient temperatures.  

Note: Moved from Utilities Element.  

3.7. Facilitate and encourage conservation of resources to delay the need for additional facilities.    

Note: Moved from Utilities Element.  

3.8. Facilitate the conversion to cost-effective and environmentally sensitive alternative 
technologies and energy sources.  

Note: Moved from Utilities Element.  

3.9. Support the development of a widespread gaseous fuel infrastructure to provide more for 
alternative fuel options to that reduce vehicular pollution. One example is conversion of the 
City's fleet to cleaner fuels. 

Note: Moved from Utilities Element.  

3.10. Install generators for all identified critical facilities without adequate generators.  
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Note: This policy is suggested to meet climate change resiliency requirements, per HB 1181. 

3.11. Construct a floodwall or setback levee on the Puyallup River in the Rivergrove Drive 
neighborhood in order to reduce the flooding on adjacent properties.

Note: This policy is suggested to meet climate change resiliency requirements, per HB 1181. 

4.1. Develop procedures to ensure that public facilities and services necessary to support 
development and established Levels of Service are available at the time of development. 

4.2. Work with other service providers and adjacent jurisdictions to coordinate service provision 
and improvements to capital facilities.

4.3. Coordinate with adjacent jurisdictions through joint planning to ensure service provision and 
development is consistent with the goals of this plan.  

4.4. Generally make new development responsible for providing the services necessary to support 
the demands created by the development.  

4.5. Encourage infill development which takes advantage of existing public facility capacity.  

4.6. Establish and maintain a current 6-year capital improvement plan to finance the necessary 
capital improvements identified in the applicable capital facility plans.  

4.7. Provide for regular monitoring of capital facility and public service needs and make 
appropriate amendments to capital facility plans.  

4.7.1. Update, as necessary, the capital facility plans used in the preparation of the 
Comprehensive Plan to reflect the final land use designations and assumptions. Utilize 
the Capital Facilities Plan to make capital budget decisions and development of the 
city’s biennial budget.  

4.7.2. Communicate with other service providers on population projections and growth in 
order to maintain accurate coordination of service provision.  

4.7.3. Update the Capital Improvement Program periodically at least every two years.  

Note: It is not a requirement to update CIP every 2 years (updating CFP every 6 years is ok). CIP is often 
updated with the City’s budget. Some agencies do a CIP more frequently than every 6 years so they can be 

responsive to grants, and also when they update impact fees.  

4.7.4. Monitor implementation of the Capital Facility Plan and Capital Improvement Program 
against the rate of growth and development to determine if adequate public facilities are 
being provided.  If adequate facilities and services are not available, the land use 
element shall be adjusted accordingly.  
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5.1. Explore funding from a mix of sources, changes to regulatory, pricing, taxing, and expenditure 
practices, and other fiscal tools to meet capital facility and public service needs.

5.2. Seek broad funding for the construction, maintenance, and replacement of water services and 
facilities, stormwater system improvements, and sanitary sewer services and facilities, as needed, 
to ensure reliable service.

Note: These policy updates are based on the regional VISION 2050 requirements and consolidate existing 

policies. 

5.3. If funding is insufficient, adjustments should be made to the levels of service, Land Use 
Element, revenue sources, or any combination thereof.

Note: State Department of Commerce requires “policy or procedures to reassess the Land Use Element if 

probable funding falls short of existing needs.” 

Parks 

 

6.1. Implement the facilities and improvements identified in the adopted Parks and Trails, Trails & 
Open Space Plan.  

6.2. Maintain the following minimum levels of service for the parks system (based on 2024 
conditions): 

Investment: Maintain a level of investment per capita (resident equivalent) that is consistent 
with the current value of the system per person. The 2024 value is $1,652 per resident 
equivalent, as may be adjusted periodically for system value, inflation, or annexation.

Recreation Facilities: Provide for a mix of parks and recreation facilities at a level consistent 
with the community’s current level of facilities: 

Active Recreation Facilities (fields, courts, skate parks, and similar): Sumner facility per 
1,000 resident equivalents consistent with the 2024 ratio of  0.4 facilities per 1,000. 

Informal Recreation Facilities (playgrounds, picnic shelters, open lawn areas, and similar):  
Sumner facility per 1,000 resident equivalents consistent with the 2024 ratio of  3.4  
facilities per 1,000. 

Parks: Sumner park acres per 1,000 resident equivalents consistent with the 2024 ratio of 
3.2 acres per 1,000. 

6.3. Aim towards the following target levels of service for the parks system: 
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Investment: Achieve a level of investment per capita (resident equivalent) that is consistent 
with a 30% increase in the current value of the system per person. The 2024 value is $2,148 
per resident equivalent, as may be adjusted periodically for system value, inflation, or 
annexation.

Recreation Facilities: 

Active Recreation Facilities (fields, courts, skate parks, and similar):0.5 facilities per 1,000 
resident equivalents.

Informal Recreation Facilities (playgrounds, picnic shelters, open lawn areas, and similar):  
4.4  facilities per 1,000 resident equivalents.

Parks: 5.4 acres per 1,000 resident equivalents.

Open Space (including increases to tree canopy cover): 3.8 acres per 1,000 resident 
equivalents. 

Access: 10-minute maximum walk to a park for all Sumner residents. 

Police 

 

 

7.1. Level of Service:  

 Maintain a ratio of at least two (2) commissioned officers per 1,000 population 

 Establish and Maintain a ratio of not less than 1 commissioned patrol officer for every 
1000 calls for service per year. Patrol Officers should have at least 40% of their patrol 
shift available for proactive policing activities.

Provide one sergeant for every 6-7 5 commissioned patrol officers.

 Provide and maintain one detective position at a ratio of 1/400 part A offenses.  

7.2. Provide support to Sumner Schools through the continued School Resource Officer program 
and instruction of Life Skills curriculum.  

Note: This program is no longer offered in Sumner. 

7.3. Could include “Crime Prevention through Environmental Design” components Consider 
including environmental design best practices for safety and vandalism prevention in site 
design guidelines for new development.  

7.4. Maintain public safety staffing to support community events such as parades, festivals, 
concerts, community gatherings, etc. that promote Sumner’s sense of community.   
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Fire

8.1. Support implementation of the EPFR capital facilities plan (refer to the plan for a complete list 
of levels of service and planning assumptions).

8.2. East Pierce Fire & Rescue shall strive to maintain sufficient personnel and equipment, 
strategically located such that the first-due response units arrive at fire and emergency 
medical incidents in urban areas served by staffed fire stations (as characterized by the City of 
Sumner) within 8 minutes, 30 seconds 5 minutes to the 90th percentile.  

8.3. East Pierce Fire & Rescue shall strive to maintain sufficient personnel and equipment, 
strategically located to provide a minimum acceptable (effective) response force capable of 
arriving at emergency incidents within 13 minutes, 30 seconds 10 minutes to the 90th 
percentile. “Sufficient personnel” is further defined in the EPFR Capital Facilities Plan.  

Note: The above benchmarks are updated per EPFR unit data for 2023. 

Library  

 

9.1. The City of Sumner adopts by reference the Pierce County Library Systems Capital Facilities 
Plan as adopted and periodically amended, including any level of service guidelines 
contained therein.  

General Facilities 

10.1. Establish and provide the following Level of Service for City government buildings: 

 General Government  1.36 13 s.f./capita 

 Police    294 s.f./employee 0.44 s.f./capita 

 City Shops (buildings only)  1.8 s.f./capita  

10.2. Seek innovative and shared financing for City facilities, including lease arrangements and 
impact fees.  

10.3. Maintain services and a rate structure adequate to keep the cemetery self-sufficient. 
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Water, Sewer, and Stormwater

11.1. Establish the following Levels of Service for water supply:

Demand:

Residential Demand 60.3 gpd/capita2 72.73 gpd

Employee Demand 58.3 gpd/employee plus 252,000 gpd1   25.28 
gpd/employee1

Fire Flow: 

USE 

MIN. FLOW 

(GPM) 

REQUIRED DURATION 

(HOURS) 

Medium and low density residential 1,000 2 

High density residential and commercial 1,500 2 

Industrial 3,500 3 

Several existing buildings 4,500 4 

USE  MIN. FLOW (GPM) REQUIRED DURATION (HOURS) 

   Medium and low 

density residential 1,000   2 

High density 

residential and

commercial 1,500   2 

Industrial  3,500   3 

Several existing

buildings  4,500   4 

Reliability:  

WATER SYSTEM - RELIABILITY LOS

  

 
2 Per the Sumner Water System Plan.
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Criteria Level of Service 

A B C F

Conveyance Reliability; 

Loop (min. 6" pipe)  

System 

95% + of 

services on  

loop lines 

90% + of 

services on 

loop lines 

80% + of 

services on  

loop lines 

Less than 80% of 

services on loop 

lines 

Source Reliability;   

Meets peak  

day w/largest  

supply out 

Meets peak 

day w/all 

supplies on

Meets 95% of 

peak day - use 

storage 

Water restriction 

required

 

Distribution System 

Reliability; Isolation 

valves a min of 660 ft. 

95% + of  

services meet  

thisthese criteria 

90% + of 

services meet 

thisthese 

criteria 

80% + of 

services meet 

thisthese criteria 

<80% of services 

meet thisthese 

criteria 

Power Backup for 

Supply 

Pumps;(standby 

generators) 

100% of pumps  

with backup gen.

Sufficient 

backup for 

meeting 

MMADF 

Sufficient backup  

for avg. daily 

flow 

Less backup than 

needed  

for ADF 

Emergency Response 

by Repair Crew 
< 4 hrs.  

on 24-7 basis 

< 8 hrs.  

on 24-7 basis 

< 24 hrs. 

on a 24-7 basis 

> 24 hrs  

on a 24-7 basis  

The minimum LOS for reliability is “B” as outlined above. 

11.2. Deliver a high degree of water quality which satisfies federal, state and local regulations as 
follows: 

LOS “A”: Water quality meets both Primary and Secondary Public Health Standards.

LOS “B”: Water quality meets only Primary Drinking Water Standards. 

For water quality, Sumner chooses a LOS “A”.  
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11.3. Require water services for new development, unless otherwise allowed by state or county 
regulations.

Note: Policy added to comply with VISION 2050 guidelines.  

11.3.1. Encourage the design, siting, construction, operation, and relocation or closure of water 
infrastructure in a manner that is cost effective, environmentally sensitive, appropriate to 
the location and need, minimizes and mitigates impacts on adjacent land uses, and 
prioritizes action to protect vulnerable populations.

Note: Recommended policy based on best practices.  

11.4. Require all new development to avoid or mitigate adverse impacts to functioning water 
systems.

Water Conservation 

11.5. Implement a water conservation programs for residential, commercial, and industrial users 
consistent with the Sumner Water Plan.  

11.5.1. Require new and existing businesses to use water at or below the average per capita 
employee level. and businesses which utilize that use higher than average rates of water 
shall be required to mitigate their impacts. Those businesses not able to meet the goal 
shall be encouraged to conserve, re-use water, or develop new water sources.  

11.5.2. Implement water service technologies, such as “smart meters,” that assist customers in 
monitoring and reducing water usage.  

11.5.3. Support existing public education and outreach campaigns to address and promote 
water conservation.  

X.X. Seek to expand the City watershed protection by acquiring additional land around the 
existing watershed.

Note: Deleted, as this policy is more fitting in surface water policies. 

X.X. In conjunction with developing additional water sources, develop a well head and 
groundwater protection program.  

Note: Recommend deleting - water sources cannot be developed and the well head and groundwater 

protection programs are required by doh and included in the city's general water plan. 

X.X. Provide broad funding for water services and facilities.  

Note: Moved to new funding Goal 5.  
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Sanitary Sewer

Note: Moved sanitary sewer up in order to write water and sewer policies together.  

12.1. Establish and provide for a Level of Service as defined in the adopted Sanitary Sewer Plan.

12.2. Require sanitary sewer services for new development, unless otherwise allowed by state or 
county regulations.

Note: Policy added to comply with VISION 2050 guidelines.  

12.2.1. Encourage the design, siting, construction, operation, and relocation or closure of 
sanitary sewer infrastructure in a manner that is cost effective, environmentally sensitive, 
appropriate to the location and need, minimizes and mitigates impacts on adjacent land 
uses, and prioritizes action to protect vulnerable populations.    

Note: Policy added based on best practices.  

12.2.2. Require all new development to avoid or mitigate adverse impacts to functioning 
sanitary sewer systems.    

Septic Systems  

12.3. Ensure existing on-site septic systems may continue to serve existing residents as long as they 
are properly functioning, well maintained, and remain in compliance with Tacoma-Pierce 
County Health Department requirements.    

Note: Policy added to comply with VISION 2050 guidelines. 

12.3.1. Require all new development to avoid or mitigate adverse impacts to functioning septic 
systems.

12.4. Encourage homeowners to connect to the sanitary sewer system where available.    

12.5. Require homeowners to connect to the sanitary sewer system if existing onsite septic systems 
fail to maintain compliance with Tacoma-Pierce County Health Department requirements.    

X.X.X. Work with the Tacoma-Pierce County Health Department to eliminate the development of new 
residential and commercial uses on-site and community sewage systems within the Planning Area.  
The intent would be the elimination of all new permanent septic systems, but would allow for interim 
on-site approved septic systems where sewer facilities are not available.    

Note: Deleted – summarized and covered in 9.2.1.  

X.X.X. Prohibit on-site or community sewage systems supporting new industrial development. 
Recreational uses may be exempt from this policy.    

Note: Deleted – summarized and covered in 9.2.1.  
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X.X.X. Seek broad funding for providing sanitary sewer services and facilities.

Note: Moved to new funding Goal 5.  

Note: Policy added to comply with VISION 2050. Note that these policies are edited from the Utilities 

section of the Plan.  

13.1. Coordinate emergency response across jurisdictions to ensure adequate water and sanitary 
sewer service, with priority given to minimal service disruptions for historically underserved 
populations.

13.2. Ensure that the City’s Emergency Response Plan is coordinated with regional jurisdictions and 
the City’s Public Works Department to include local measures for communicating and 
addressing emergencies.    

13.3. Coordinate and prioritize messaging that is in plain language, short, culturally appropriate, in 
language prevalent in the area, and in multiple formats, such as audio, large print and 
captioning.    

Note: Policy added to comply with VISION 2050. Note that these policies are edited from the Utilities 

section of the Plan. 

14.1. Promote incentive programs, strategies, and appropriate regulations to provide equitable 
access of water and sanitary sewer services to underserved areas, with particular priority 
investments to address disparities in underserved communities.

14.2. Provide utility bill or deposit assistance or subsidies to supplement tenant-based rental 
assistance to increase protection for vulnerable households.    

14.3. Prioritize use of new technologies, programs, and applications that increase the reliability, 
affordability, and accessibility of water and sanitary sewer services and pay options.    

15.1. Establish and maintain the Level of Service as the 25-year storm event, except in those areas 
where the 100-year storm design is appropriate to protect the natural environment.    

15.2. Require new development to provide for facilities to reduce water quantity and quality 
impacts associated with new development.   
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15.2.1. Encourage the design, siting, construction, operation, and relocation or closure of storm 
drainage infrastructure in a manner that is cost effective, environmentally sensitive, 
appropriate to the location and need, minimizes and mitigates impacts on adjacent land 
uses, and prioritizes action to protect vulnerable populations.

Note: Recommended policy based on best practice.  

15.2.2. Encourage the use of low impact development (LID) and stormwater best management 
practices to manage stormwater runoff where feasible.

X.X. Seek broad funding for stormwater system improvements.

Note: Moved to new funding Goal 5.  

15.3. Coordinate with Pierce County on stormwater matters of common interest such as protection 
and preservation of water quality and resources in watersheds shared by both the City and 
County. Participate in coordinated regional watershed-based efforts with goals of achieving 
local drainage health, protection, preservation of water quality, and resources in watersheds.    

Note: Recommend revising to include more general regional planning efforts for watershed health. 

15.4. Continue to implement storm drainage, erosion control and critical area ordinances to help 
reduce off-site impacts of development and protect stream channels, aquatic resources, 
habitat and wetlands.  The regulations shall reflect the requirements and manuals of state and 
federal agencies as appropriate. Review, develop, and implement design and development 
standards to meet the City’s goals to improve water quality and reduce flooding, as well as 
reflect the requirements and manuals of state and federal agencies, as appropriate.  

Note: Recommended policy update, as City's goal/focus or state/federal requirements may change. 

X.X.X. Ensure that existing and future public and private stormwater and other water quality 
protection infrastructure is properly maintained and operated.

Note: Recommend deleting - this is more of an operational practice within the Public Works Department.  
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X.X.X. Identify locations for regional surface water facilities in areas of anticipated redevelopment in 
Downtown. Promote the establishment of regional surface water management facilities to 
support infill development and preclude the need for individual on-site ponds and facilities, 
provide development incentives, encourage efficient use of land, and reduce overall facility 
maintenance costs.

Note: Recommend deleting – this policy is too specific for the Comprehensive Plan Update and can be 

covered in regulations and operations. 

Solid Waste 

16.1. Support recycling within the community through a curb-side program, education and using 
recycled products for City purposes wherever feasible.  

16.2. Implement programs for waste reduction in accordance with the adopted Solid Waste Plan. 

Schools  

17.1. Coordinate and communicate with the appropriate school districts on issues of mutual 
interest, including school facility location, impacts of new development, impacts of school 
facilities and activities on the community, parks and recreation programs, population and 
growth projections, and school involvement in the community.    

17.2. Based on the Sumner-Bonney Lake School District Capital Facilities Plan establish impact fees 
to mitigate the demands on the school systems of new development.

17.3. Promote working with school districts on school siting and design to support safe, walkable 
access, including strategies to provide adequate urban capacity for new schools and to avoid 
serving urban students with schools in the rural area.    

Note: Above policy based on VISION 2050 guidelines. Also, adopted goal and policies on concurrency 

moved to top of element (Goal 4 and supporting policies).  
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Figure 17-1: Water Resources 
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Figure 17-2: Water Utility and Infrastructure 
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Figure 17-3: Stormwater Subbasins 
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Figure 17-4: Impaired Water Bodies 
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Figure 17-5: Sewer System 
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Executive Summary 

What is the Capital Facilities Plan for the City of Sumner? 

This Capital Facilities Plan (CFP) is a supporting document to the Comprehensive Plan. 

The CFP identifies what public facilities and services are needed for the planned growth and 
how to finance them. It evaluates existing infrastructure and levels of service (LOS) for 
government facilities, water facilities, sanitary sewer, stormwater, parks, public streets, fire 
facilities, and public school facilities. With a set of capital projects and financial plans to carry 
them out, a CFP provides a clear path forward for infrastructure expansion. The CFP also 
ensures that infrastructure improvements are provided at the same time as development 
(“concurrent”) as required by state law. 

General Government Facilities  

There are known existing deficiencies and capacity issues with the City’s general government 
facilities, such as sufficient police officer staffing and building space. As population growth 
occurs in Sumner, additional staffing and projects will be needed to meet LOS standards. The 
City has identified several projects related to government facilities over the next six years, 
including a new Public Works shop. The City will also be considering options for increasing 
general government capacity that include expansion of existing facilities, acquiring land and 
building new facilities, or locating offices within other city facilities such as the planned 
Operations Facility or new events building at Heritage Park, as well as increasing police 
staffing. 

Water Facilities  

The Sumner Water System Plan anticipates growth to 2068 and identifies associated 
strategies and investments. Growth assumptions for the 2068 high growth scenario in the 
Water System Plan are higher than planned growth through 2044 the alternatives growth 
being evaluated in the 2024 DEIS, and it is possible that the 2044 growth alternatives could 
be accommodated. Growth timing can be addressed through regular monitoring and capital 
planning, as the Water System Plan is updated every 6-10 years. The 2020 Capital 
Improvement Plan for water facilities (in the 2020 Water System Plan) has projects related to 
the distribution system, source improvements, storage, and operations and maintenance to 
improve the system and accommodate growth.  

Sanitary Sewer  

The 2020 Sanitary Sewer Plan identifies existing gravity sewer deficiencies, though there are 
no pump station or force main deficiencies. The 2020 Capital Improvement Program for 
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sanitary sewer shows a number of projects in the 20-year planning period (2018-2038) to 
address system deficiencies and accommodate growth including sewer line extension, 
replacement, and relocation; wastewater treatment upgrades; pump and equipment 
replacement.  

Stormwater Facilities  

The 2020 Stormwater Capital Improvement Plan outlines recommended capital improvement 
projects based on existing deficiencies in the system. These projects are scheduled through 
2026 and after 2026. Outlined projects include levee improvements, culvert replacements, 
and numerous other system improvements.  

Parks Facilities 

No existing deficiencies for active recreation facilities are identified based on the 2024 
Sumner population, however, population and job growth will result in more facilities and 
system investment needed by 2044 to maintain the current levels of service. Access and 
distribution deficiencies may be present and will be analyzed further under the 2024 Parks 
and Trails plan update. Projects identified in the adopted Sumner 2023-24 budget include 
replacement of Rainier View Park playground, continued funding of improvements to 
Seibenthaler park and the proposed Bennet Park property, and projects to replace 
playground equipment, add shelters, and add picnic areas. The City will be updating the 
Parks and Open Space Plan in 2024 and a new capital facilities park implementation and 
acquisition plan will be developed at that time to address any deficiencies and plan for further 
capital expenditures. 

Fire Facilities  

Staffing at Station 113 currently meets the minimum recommended firefighters per the 2015 
CFP. In 2022, EPFR’s urban response was slightly below target levels of service. The increase 
in the number of calls requiring dispatch means that Station 113 may struggle to meet 
minimum levels of service in coming years and staffing of fire stations serving the current area 
should be increased. Additional fire stations may also be required. A voter-approved bond 
passed in 2018 in the East Pierce Fire and Rescue district. This bond made it possible for 
EPFR to upgrade or re-construct five fire stations in the district. While none of the voter-
approved bonds will go directly to Station 113 renovations, additional capacity, updated 
facilities, and new stations elsewhere in the district can increase the overall level of service 
within Sumner due to equipment, staff, and dispatch overlap.  
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Public School Facilities  

Both Bonney-Lake and Dieringer School Districts have schools that are currently enrolled 
over their student capacity and are expected to need to add capacity to accommodate 
growth. Both districts have Capital Facilities Plans that include projects to add capacity (high 
school capacity for Bonney-Lake and elementary school capacity for Dieringer). However, 
both districts serve students outside of Sumner city limits, which will affect facility planning.  

Public Streets & Roads Facilities  

Overall, the analysis finds that most of the roadway study intersections operate at level of 
service (LOS) D or better during the weekday PM peak hour with the projected growth under 
the alternatives. Some intersections, however, are forecast to degrade below LOS D during 
the weekday PM hour. The pedestrian LOS analysis shows most of the future pedestrian 
network meets the standard. There are some key connections to trails south of SR 410 that 
are missing as well as corridors such as Elm Street and 160th Avenue E that have missing 
sidewalk. The bike LOS analysis shows that bike connectivity east-west is limited and there is 
a lack of facilities within the east part of Sumner. The 2024 Draft Transportation Plan contains 
numerous transportation improvements and projects that will be necessary to maintain the 
levels of service for vehicle, pedestrian, and cyclist networks as the city grows. 
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Chapter 1: Introduction 

The 1990 State Legislature approved the Growth Management Act (GMA), which directs local 
government to control and manage growth. The State Legislature recognized that 
uncoordinated and unplanned growth, together with a lack of common goals, could impact 
the environment and effect economic development and the high quality of life for 
Washington citizens.  

GMA has significant requirements in the areas of facilities planning and capital improvement 
financing. GMA is to ensure that those public facilities and services necessary to support 
development shall be adequate to serve the development at the time the development is 
available for occupancy and use, without decreasing current levels of service below locally 
established minimum standards.  

The requirements for preparing a capital facilities plan under GMA have changed the way 
comprehensive planning generally has been done. Both the transportation element and the 
capital facilities element reinforce the requirement that comprehensive plans prepared 
according to GMA be realistic. The requirements for setting level of service standards, 
inventories and forecasts of existing and needed capital facilities, six-year financing plans, 
and concurrency all require a more complex level of planning than what existed prior to 
GMA. 

The Sumner Capital Facilities Plan (CFP) is a document that provides a list of proposed major 
capital expenditures throughout the City. It also provides a multi-year look at the strategies 
and financing requirements for major capital programs. The plan projects needs six years into 
the future for major construction, infrastructure improvements and land acquisition, in 
addition to machinery and equipment purchases. The plan then provides a funding strategy 
and projected funding scenarios for each succeeding year. A CFP makes good business and 
planning sense.  

The following are some of the benefits of a CFP: 

• It provides policy makers with a current and future view of the capital needs 
• It provides a mechanism for assessing the financial ramifications of funding or not 

funding programs 
• It provides an opportunity to combine similar projects across departmental lines 
• It supports good management that demonstrates the need for facilities and the need 

for revenues to pay for them 
• It provides accessibility to various sources of revenues (i.e. grants, Public Works Trust 

Fund, impact fees, real estate excise taxes) that require a CFP in order to qualify for 
the revenue 
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The City of Sumner is responsible for providing facilities and services which are needed by 
the residents and businesses of the City for a safe, secure, and efficient environment within 
which to conduct their affairs. GMA defines public facilities to include: streets, roads, 
highways, sidewalks, street and road lighting systems, and traffic signals; domestic water 
systems; storm and sanitary sewer systems; parks and recreational facilities; and schools. It 
further defines public services to include fire protection and suppression, law enforcement, 
public health, education, recreation, environmental protection, and other governmental 
services. 

As provided in GMA, capital facilities plans are a required part of the Comprehensive Plan 
and are to provide capital facilities for land development that is envisioned or authorized by 
the Land Use element. Capital facilities planning is grounded in local decisions. The City of 
Sumner defines what constitutes a capital facility, sets overall levels of service, differential 
levels of service, contingencies, etc. based on local desires and needs. The capital facilities 
plan is meant to coordinate and provide consistency among the many plans for capital 
improvements, various master plans and other studies. It should insure the timely provision of 
adequate facilities as required by GMA. 

The CFP is the element that makes the rest of the Comprehensive Plan come to life. By 
funding projects needed to maintain levels of service and for concurrency, the CFP 
determines the quality of life in the community. The requirement to fully finance the CFP 
provides a reality check for the vision of the Comprehensive Plan. 

Planning for capital facilities is a complex task. First, it requires an understanding of future 
needs; second, it must assess the various types of capital facilities that could be provided, 
and identify the most effective and efficient array of facilities to support the needed services. 
Finally, it must address how these facilities will be financed. 

Planning what is needed is itself only a beginning. Planning how to pay for these needs is 
another step. Only so much can and will be afforded. Securing the most effective array of 
facilities in light of limited resources and competing demands requires coordination of the 
planned facilities and their implementation. It also requires a thorough understanding of the 
fiscal capacity of the City to finance these facilities. Financial planning and implementation of 
capital facilities cannot be effectively carried out on an annual basis, since often the financing 
requires multi-year commitments of fiscal resources. As such, this plan is long-range in its 
scope. 

Prioritization of the various projects has been done to set the funding package together. Each 
project proposal is matched against criteria.  

That criterion (in order) is: 
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• A legal or statutory requirement for carrying out the improvement (a legal mandate) 
• An emergency repair 
• A continuation of multi-year projects (contractual obligations, etc.) 
• Implementation of legislative (Council) goals and objectives 
• Ability to leverage outside sources (grants, mitigation, impact fees, low interest loans, 

etc.) 
• An enhancement of or general repair of existing facilities 
• An acquisition and development of new facilities 

For financial and accounting purposes, municipal operations are divided into two broad 
categories: general governmental, and enterprise.  

1. General governmental activities are primarily tax and user fee supported, while  
2. Enterprise activities rely primarily on fees generated from the sale of goods and 

services for their operations (rate payers).  

Capital improvements for police, fire, parks, administration, and transportation are 
traditionally general governmental in nature, while water, sanitary sewer, storm drain and 
cemetery are enterprise.   

Capital funding for both general governmental and enterprise categories emanates primarily 
from operating revenues, with grants, local improvement districts, latecomer, and impact fees 
frequently contributing substantial sums towards capital construction. General governmental 
and enterprise operations both use such debt financing strategies as bonding and leasing to 
help fund improvements like water, sewer, and storm drain rates or raising the connection 
charges or system development charges. In the general governmental area, however, 
Washington State law limits the revenue sources that municipalities can use, the tax rates and 
the amount of general obligation debt capacity that can be issued to raise funds for capital 
improvements.   

As a result of GMA, through proper legislation of the City Council, impact fees for various 
areas can be established. They include:  

• public streets and roads;  
• publicly owned parks, open space and recreation facilities;  
• school facilities; and  
• fire protection facilities in jurisdictions that are not part of a fire district 

The City of Sumner has adopted a Traffic Impact Fee (TIF) and school, parks and trails impact 
fees, and adopted mitigation fees for fire protection. 
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Chapter 2: Concurrency of Capital Facilities 

2.1 Introduction 

Concurrency is a requirement that the capital facilities needed to serve new development are 
available concurrent with the impact of the new development on the community. This can be 
accomplished in several ways. It is based on maintaining a “level of service” (LOS) for these 
facilities that is adopted by the community in its comprehensive plan. In specific terms, the 
“concurrent” capital facilities must be constructed or have strategies in place (such as an 
impact fee program) at the time the new development is ready for occupancy. Alternatively, it 
is possible for a city to accept a performance bond to install the concurrent facilities within a 
six-year period of time after occupancy of the development. Concurrency is a comparison of 
the infrastructure needed by the new development (example: 4 lane road) to the existing 
infrastructure in place (example: 2 lane road) and providing for the construction of the new 
facilities needed (additional 2 lanes of road).  

When concurrency is applied to a specific development, one of two outcomes is possible: 

Outcome 1 

When a new development requires capacity of capital facilities that are already in place, then 
that development has satisfied the concurrency test. Development and occupancy can then 
proceed. 

Outcome 2 

When a new development requires capital facilities that do not exist in order to maintain an 
adopted level of service, then that development does not satisfy the concurrency test. The 
new enhanced capital facilities must be strategized for, constructed, or bonded. Costs of the 
new facilities will be borne by the developer’s fair share impact, the City, and possibly other 
parties participating in the installation of facilities. 

2.2 Concurrency — What is it? 

Concurrency is synonymous with the provision of adequate public facilities for a particular 
development project. GMA gives numerous statements of standards to follow: 

GMA Planning Goals 12 (RCW 36.70A.020) 

“. . .public facilities and services. . . shall be adequate to serve the development at the time 
the development is available for occupancy and use without decreasing current service levels 
below locally established minimum standards.” 
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Subdivisions (RCW 58.17.110 (2)) 

“A proposed subdivision and dedication shall not be approved unless the city, town, or 
county legislative body makes written findings that: (a) appropriate provisions are made for 
the public health, safety, and general welfare and for such open spaces, drainageways, 
streets or roads, alleys, other public ways, transit stops, potable water supplies, sanitary 
wastes, parks and recreation, playgrounds, schools and school grounds. . .” 

Comprehensive Plans - Mandatory Elements (RCW 36.70A.070 (6)(b)) 

“. . . local jurisdictions must adopt and enforce ordinances which prohibit development 
approval if the development causes the level of services on a locally owned transportation 
facility to decline below the standards adopted in the transportation element of the 
comprehensive plan, unless transportation improvements or strategies to accommodate the 
impacts of development are made concurrent with the development . . .  For the purposes of 
this subsection, ‘concurrent with the development’ shall mean that improvements or 
strategies are in place at the time of development, or that a financial commitment is in place 
to complete the improvements or strategies within six years.” 

Impact Fees (RCW 82.02.050 (1)(a)) 

“…It is the intent of the legislature . . . To ensure that adequate facilities are available to serve 
new growth and development.” 

Concurrency (WAC 365-196-840 (1)(b)) 

“…Concurrency describes the situation in which adequate facilities are available when the 
impacts of development occur, or within a specified time thereafter. Concurrency ensures 
consistency in land use approval and the development of adequate public facilities as plans 
are implemented, and it prevents development that is inconsistent with the public facilities 
necessary to support the development.” 

2.3 Concurrency Applied 

Adopted policies in the Capital Facilities Element of the Comprehensive Plan and in the 
Transportation Plan address the topic of concurrency. Draft policies in the 2024 update 
continue to support the concurrency of development and adequate public facilities.  

2.4 Absence of Concurrency 

If a particular development fails to meet levels of service or other plan performance 
measures, development standards, impact or mitigation fee charges, then that development 
should not be permitted for construction or occupancy. Furthermore, the city may enact a 
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moratorium on new development if the level of service is not being met or will not be met in 
six years. 

2.5 Comprehensive Plan Consistency 

The Growth Management Act requires local capital facilities plans to ensure that their 
comprehensive plans’ land use, transportation, and capital facilities elements are coordinated 
and consistent. 

As the City’s Land Use and Transportation Plans are set forth, capital facility system 
improvements needed to support growth can be adequately financed by the City through 
the Capital Facilities Plan (CFP). If, in the future, capital facilities (system improvements) 
needed to obtain concurrency for development are not funded by the CFP due to omission 
or lack of funds, one or more of five strategies must be employed to obtain consistency of 
plans and concurrency of necessary infrastructure: 

Strategy 1: Unfunded infrastructure projects can be voluntarily fully-funded by a project 
developer. The provision to use fair-share payback arrangements such as latecomers’ 
agreements would be available. Also, the LID process would be an alternative funding 
source. 

Strategy 2: The City increases tax revenues, grants, and/or issue bonds to increase CFP 
funding and thereby construct needed infrastructure. 

Strategy 3: The City amends the CFP to re-prioritize projects and thereby fund infrastructure 
projects needed to obtain concurrency. 

Strategy 4: The City reassesses its Land Use Plan and zoning to lower land use densities and 
thereby decrease the demand for construction of new infrastructure. 

Strategy 5: The City lowers its level of service standards for transportation and identifies 
minimum standards for other infrastructure through respective plan documents. 

Strategy 6: The City Council may consider adopting a moratorium on development if 
concurrency cannot be met by the other strategies. Capital Facilities Defined 

GMA requires a jurisdiction’s capital facilities plan to discuss what existing capital facilities are 
owned and identify their locations and capacities. For the purposes of this CFP, a capital 
facility means a structure, improvement, piece of equipment, or other major asset that has a 
useful life of at least 10 years, costs at least $50,000 and has a specified level of service 
defined by the Comprehensive Plan.  
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These capital facilities are provided for public purposes and services and are limited to: 
potable water, sanitary sewer; stormwater, parks and open space, police, fire, public schools, 
streets and sidewalks, and general government facilities. Table 2-1 illustrates what types of 
structures, improvements, equipment, and other major assets may be considered “capital 
facilities.” 

Table 2-1: Capital Facilities 

Facility Improvements, equipment, etc. 

Potable Water System New well/Springs 
Water tanks 
Treatment facilities/buildings 
Transmission/distribution pipeline system 

Sanitary Sewer Wastewater Treatment Facility 
Pump stations & standby generators 

Sewer collection and conveyance system 

Stormwater Regional detention/Treatment facilities 

Subdivision detention/treatment facilities (public) 

Pipeline/open channel conveyance systems 

Parks and Open space Purchase of park property 

Construction of park facilities  

Construction of trail facilities 

Police Expansion of City Hall and/or construction of a police 

precinct facility 

Fire Expansion of fire station 

Construction of new fire station 

Purchase of apparatus over $50,000 in cost 

Public Schools New school/administration buildings 

Expansion of schools 

Streets and Sidewalks Arterial street improvements  
Collector, residential & neighborhood streets 
Intersection improvements including traffic signals 
Sidewalks 
Traffic calming and street amenities and roundabouts 

General Government Expansion of City Hall, senior center, or library 

Public Works Shops Expansion of Public Works shops buildings or site 
Purchase of major piece of equipment over $50,000 in 

cost (backhoe, etc.) 
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Chapter 3: Existing Facilities 

3.1 Introduction 

This chapter contains a summary of capacities and locations for existing capital facilities 
owned by the City of Sumner, East Pierce Fire & Rescue (EPFR), and the school districts. 

3.2 General Government Facilities 

General Government Buildings 

General government facilities are mainly housed in City Hall at 1104 Maple Street (Figure 
3-1). City Hall houses offices for the Administration, Finance, Community Development, 
Development Services, City Attorney, Human Resources, and Public Works Departments. The 
City Hall building area housing these services is 14,577 square feet (this does not include the 
Police Department that is also in the same building; see Police Facilities below). 
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Figure 3-1: General Government Facilities 

 

Source: City of Sumner 2023; Parametrix 2023. 
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The current facilities square footage is outlined in Table 3-1 below: 

Table 3-1: City Government Buildings 

Facility Building Area (s.f.) 

General Government 14,577 

Police 7,654 

Public Works Shops 17,136 

Cemetery Buildings 11,585 

Senior Center 6,015 

Sumner Library Building 10,802 

Police Facilities 

The Sumner Police Department (SPD) provides law enforcement services within city limits. 
SPD headquarters are located at Sumner City Hall in a building area of 7,654 square feet. The 
SPD currently employees 21 commissioned officers, 4 non-commissioned employees, and 1 
special commissioned officer. In 2021, SPD responded to 15,800 calls for police service1 and 
14,530 calls in 2023 (slightly fewer due to reduced number of officers, who initiate many of 
the calls). Officers circulate throughout the City on patrol and respond to calls from a 
dispatch center in Tacoma through South Sound 911. The police facility in City Hall currently 
houses the communications center, holding cells, conference room, locker facilities, and 
sundry offices. Jail facilities are provided through an inter-local agreement with the City of 
Puyallup. Sumner’s court services operate through Bonney Lake Municipal Court with Sumner 
judge presiding. 

The animal control shelter is located at 1200 39th Ave S.E. in Puyallup in a building area of 
3,080 sf. The shelter contains a combination of 16 kennels for dogs and 46 for cats and small 
animals. These include kennels for housing adoptable pets, stray dogs, and quarantine 
facilities. In the day-to-day operations these kennels may be used for different needs 
depending on demand. The shelter is provided by the City of Puyallup but operated by the 
City of Sumner. The facility provides animal sheltering and enforcement for seven agencies in 
the area. 

 

 

1 City of Sumner 2023-2024 Biennial Budget, 2023. Retrieved from https://sumnerwa.gov/wp 
content/uploads/2023/04/2023-2024-City-of-Sumner-Biennial-Budget-shrunken.pdf. 
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Public Works Shop Facilities 

The existing Public Works shops are located at 4711 142nd Ave E (see Figure 3-2) on 
approximately 8.35 acres. The shops were constructed in 2000. This facility is made up of five 
buildings totaling 17,136 square feet (see summary in Table 3-2). A new Public Works 
Operations Facility located on 29th Street East, is planned to begin construction in 2024. The 
facility will have approximately 88,000 s.f. of building space on a 7.6-acre site. 

Table 3-2: Current Public Works Shop Buildings 

Building No. Description Size (s.f.) 

1 Offices, meeting rooms, restroom, lockers 2,520  

2 Vehicle wash, repair, storage, sign shop, welding/fab shop. 5,880 

3 Vehicle storage 4,032 

4 Vehicle storage 2,352 

5 Material storage (pipe, etc.) 2,352 

Total  17,136 

Source: City of Sumner Community Development Department, 2023 
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Figure 3-2: Public Works Shop Facilities - Current 

 

Source: City of Sumner, 2015; Google Earth, 2015. 
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3.3 Water Facilities 

A schematic of the Sumner Water System is in the City of Sumner General Water Plan Update, 
August 2020 and shows size and location of pipes. The reader is directed to this large format 
map for a complete inventory of the system.  

Water Facilities Service Area  

The Sumner water utility service area is situated in the Puyallup/White River basin and is 
adjoined by the water services areas of the City of Bonney Lake, Mountain View-Edgewood, 
the City of Puyallup, Valley Water District, the City of Auburn, Tacoma Water, and the City of 
Pacific. The Sumner water system has interties with both Pacific and Puyallup water systems. 
These interties are for use during emergencies only and do not provide additional water for 
daily demands. The future Sumner water service area, which is shown in Figure 3-3, is 
consistent with the Pierce County Coordinated Water System Plan and is located entirely 
within the Urban Growth Area (UGA) boundary established by Pierce County. 
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Table 3-3: Sumner Potable Water Source Capacities 

DOH ID  Source Name Source Type Source Capacity 
(mgd) 

Water Right (mgd) 

SO 1 Sumner Springs Free-flowing spring 1.151 4.04 

SO 2 Weber Springs Free-flowing spring Flow and water rights 

are combined with 

Sumner Springs and 

county Springs 

Flow and water rights 

are combined with 

Sumner Springs and 

county Springs 

SO 3 Elhi Springs  Free-flowing spring 0.132 0.52 

SO 4 County Springs Free-flowing spring 0.791 1.15 

SO 54 West Well Artesian Well 0.363 0.36 

SO 6 South Well Artesian Well 1.013 1.445 

SO 7 Dieringer Well Artesian Well 0.363 .14 

SO-CW Central Well Artesian Well 1.513 0.43/1.516 

Source: City of Sumner General Water Plan Update, 2020 
1. Source capacity based on historic station meter readings. 
2. Source capacity based on City records; Elhi Springs is typically not being utilized. 
3. Source capacity based on well pump capacity. 
4. The West Well is currently utilized primarily for irrigation. 
5. Source pumping capacity is less than the City's Water Rights. 
6. The City obtained a Temporary Water Right to use the Central Well as an additional point of 

withdrawal for the South and West Well water rights. Combined instantaneous withdrawal from the 
Central, South, and West Wells is not to exceed 1.8 mgd.  

Water System Source 

Sumner currently uses eight potable water sources, including four springs (County Springs, 
Sumner Springs, Weber Springs and Elhi Springs) and four wells (South Well, Dieringer Well, 
West Well, and Central Well). The Sumner potable water sources physical capacity inventory 
is in Table 3-3. These water sources are also served by chlorination facilities. 

Water System Storage 

The City has five (5) storage tanks, all but one being gravity fed, with a total storage capacity 
of 5.398 million gallons; a summary of storage information is provided in Table 3-4. The tanks 
are in good condition, and in 1998 a 2.0 million gallon concrete post-tensioned cable wrap 
North Tank was constructed on the east hill to provide adequate fire flows to the North 
Sumner Industrial area. The 1.0 million gallon welded steel Sumner Springs Tank was 
refurbished and repainted (inside and out) in 2023. The 2.0 million gallon welded steel South 
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Tank was repainted in 2005 and is scheduled to be repainted in 2024 or 2025. The Sumner 
Viewpoint tank was constructed in 2006 to serve a 120 lot subdivision. 
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Source: City of Sumner Water System Plan, 2020 

Figure 3-3: Water Service Area Map 
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Table 3-4: Water System Storage Information 

Name Functions Total 
Volume 

Working 
Volume1 

Dimensions 
(Diameter) 

Height 
(feet) 

Overflow 
Elevation 
(feet) 

Floor 
Elevations 
(feet) 

Condition 

Sumner Springs Tank 

Built in 1956 (steel) 

Repainted in 2002 

Storage, 

Chlorine 

Contact 

1.0 MG 1.0 MG 81 ft. 26.0 234.0 208.0 Good 

County Springs Tank 

Built in 1986 

Cast in place concrete 

Primarily 

Chlorine 

Contact 

68,000 gal 66,000 gal 20 ft. 28.0 234.0 207.0 Good 

South Tank 

Built in 1973 (steel) 

To be repainted in 2005 

Storage 2.0 MG 2.0 MG 104 ft. 32.0 234.0 202.0 Good 

North Tank 

Built in 1998 

Concrete post-tensioned 

Storage 2.0 MG 2.0 MG 120 ft. 24.23  234.23 210.0 Good 

 

 

Sumner Viewpoint 

Built in 2006 

Storage, high 

pressure zone 

330,000 gal 194,000 gal 26 ft. 85.00 392.00 310.0 Good 

Source: General Water Plan Update, 2020 
1. To overflow elevation.
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Water Distribution System 

The distribution system piping ranges in size from a 2- to 18-inch diameter. The 90 miles of 
pipe also vary in age and material; most of the pipe installed before 1960 is cast iron with 
packed joints or small diameter steel pipe, while the pipe installed between 1960 and the 
mid-1980s is mostly asbestos cement pipe with O-ring rubber gasket couplers. All new water 
mains installed since the mid-1980s is Class 52 ductile iron pipe. All three pipe materials have 
a long design life. The system has a sufficient number of in-line valves to isolate small 
sections, in an effort to reduce the number of services out of water during repair events. 
Detailed maps of the distribution network are maintained and updated by the City. These 
water system maps show pipe diameters, pipe material, locations of hydrants, valves, and 
abandoned pipes, and give the year of installation for most pipes. Figure 3-3 is derived from 
these maps and shows the distribution network and other water system features as they 
currently exist. The approximate length and percentage of each pipe size in the distribution 
network is listed in Table 3-5. 

Table 3-5: Water System Distribution Network Inventory (August 2017) 

Pipe Sizes (Inches) Length (Feet) Percentage of Total System 

2 6,706 1.4 

3 2,739 0.6 

4 6,198 1.3 

6 104,199 22.0 

8 165,270 34.8 

10 6,889 1.5 

12 160,116 33.7 

14 11,338 2.4 

16 6,246 1.3 

18 4,903 1.0 

Total: 474,603 100.0 

Source: General Water Plan Update, 2020 

3.4 Sanitary Sewer 

The information in this section is based on the City of Sumner Sanitary Sewer Comprehensive 
Plan (City Sanitary Sewer Plan), adopted in August 2020 (BHC 2020), and the Wastewater 
Treatment Facility Capacity Increase Analysis completed in October 2009 (Gray & Osborne, 
Inc. 2009). The City Sanitary Sewer Plan analyzes the City’s collection system, identifies any 
system deficiencies for existing and future flow conditions, and provides recommended 
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improvements and cost estimates. In preparing the plan, the City’s wastewater collection 
system was analyzed for existing and future capacity.  

Sanitary Sewer Service Area 

The City of Sumner has operated a sanitary sewer system since 1927 and a wastewater 
treatment facility since 1957. The City’s sanitary sewer service area includes the Sumner city 
limits, as well as portions of the Sumner UGA. As of 2020, the service area contains 7.4 miles 
of force mains, 52.4 miles of gravity sewer mains and 16 pump stations (Table 3-6) for 
different drainage basins throughout the area. The service area is divided into basins to 
analyze capacity needs. The boundaries of the service area and its constituent basins are 
shown in Figure 3-4, along with the existing collection system for sanitary sewers.  

Table 3-6: Pump Station Characteristics 

Pump 
Station  

Station Name Year 
Constructed 

Last Year 
Rebuilt 

Type Station Design 
Capacity  
(Gallons per 
Minute) 

PS-1 Tacoma 1982 2009 Submersible / 

Recessed 

Impeller 

400 

PS-2 North 1957 1987 Dry/wet well 500 

PS-3 Van tassel 1977 2007 Submersible 250 

PS-4 Jansen 1979 2006 Submersible / 

Recessed 

Impeller 

130 

PS-5 Parker 1963 2017 Submersible 1,330 

PS-6 16th Street 1967 2017 Submersible 700 

PS-7 Cherry 1966 2017 Submersible 1,180 

PS-8 South 1966 2017 Submersible 775 

PS-9 160th Street 1996  Submersible 130 

PS-10 142nd Street 1998 2018 Submersible 1,500 

PS-11 16th Ave 1 1998  Submersible 100 

PS-12 16th Ave 2 1998  Submersible 100 

PS-13 Cannery 2006  Submersible 213 

PS-14 Forest Canyon 2007  Submersible 600 

PS-15 North 2010  Submersible 500 
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Pump 
Station  

Station Name Year 
Constructed 

Last Year 
Rebuilt 

Type Station Design 
Capacity  
(Gallons per 
Minute) 

PS-16 Mastro 2012  Submersible / 

Recessed 

Impeller 

200 

Source: Sanitary Sewer Comprehensive Plan, 2020 
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Figure 3-4: Sanitary Sewers Facilities Map 

 

 Source: City of Sumner, 2023; Parametrix, 2023. 

Page 54 of 949



 

_____________________________________________________________________________________ 

DRAFT Capital Facilities Plan — September 2024 Page 22 

Wastewater Treatment Facility (WWTF) 

The Wastewater Treatment Facility (WWTF) is located at 13114 63rd Street East, at the 
confluence of the Puyallup and White (Stuck) rivers (Figure 3-5). The WWTF provides sanitary 
sewer treatment to all of the current plan area as well as the City of Bonney Lake. The City 
maintains an agreement with the City of Bonney Lake which allows Bonney Lake to use up to 
approximately 54% of the plant’s capacity, while the remaining approximately 46% of the 
plant’s capacity is reserved for flows from the Sumner service area. 

The WWTF is a secondary treatment facility and discharges treated effluent to the White 
(Stuck) River. The last major upgrade to the WWTF was completed in 2016. Capacity 
measurements for treatment plants include wastewater flow (measured in gallons per day) 
and organic influent loadings (or solids). The most common measurements of organic 
loadings are 5-day biochemical oxygen demand (BOD5) and total suspended solids (TSS). 
According to the 2020 General Sewer Plan, the WWTF treats an average wet weather 
wastewater flow of 1.67 MGD.  

The resulting treatment capacity of the WWTF upgrade is as follows: 

• Maximum Month (Design Flow):  6.10 MGD 
• Peak Day Flow: 11.66 MGD 
• Peak Hour Flow: 19.87 MGD 
• Influent BOD5: 10,900 lbs/day 
• Influent TSS: 12,660 lbs/day 

As City of Bonney Lake anticipates more rapid growth of its sewer area than Sumner in the 
future, another WWTF expansion may be necessary and would likely be funded heavily by 
the City of Bonney Lake. A WWTF Feasibility Study was completed in 2016, concluding that a 
maximum month WWTF capacity of 9.2 MGD was achievable at the existing treatment facility 
site. 
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Figure 3-5: Wastewater Treatment Facility – 13114 63rd Street East 

 

Source: Google Earth, 2023. 
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3.5 Stormwater Facilities 

The information in this section is based on the City of Sumner 2011 Stormwater 
Comprehensive Plan Update (City of Sumner 2011), which is an update to the City of Sumner 
Stormwater Comprehensive Plan adopted in 1992 and is incorporated in this study by 
reference. This section deals with the capacity issues associated with the physical stormwater 
collection and discharge system.  Additionally, the City completed a 2020 Stormwater Capital 
Improvement Plan to update the planned project list 

The Sumner Valley has historically been drained to lower the natural water table, control 
flooding, and create land that was more conducive for agriculture. As more intensive 
commercial/industrial and residential development has occurred, expansion of the 
stormwater system has been necessary to collect and convey stormwater to the rivers and to 
prevent flooding.  

The Sumner Stormwater Comprehensive Plan was completed in 2011 and projects capacity 
infrastructure needs within the City’s stormwater system based on changes in state and 
federal water quality regulations, stormwater retention and detention standards, and other 
parameters that have an effect on the overall system. The Stormwater Comprehensive Plan 
contains projects which try to offset the impact to surface waters that land uses have, and 
establishes a System Development Charge and monthly stormwater fee to fund construction 
and operation of the system. Sufficient revenue is needed to construct the new projects and 
to maintain the existing and new infrastructure.  

The Washington State Department of Ecology (Ecology) issues an NPDES Phase II Stormwater 
Permit every 5 years with the current permit set to expire in 2024. The 2020 Stormwater 
Management Program is developed and implemented as part of the NPDES Permit and 
consists of 8 actions/activities, participation in a monitoring program, and additional work to 
remove Salmon Creek from Ecology’s 303d impaired waters list by reducing fecal coliform 
levels. 

Stormwater Facilities Inventory 

The 1992 Stormwater Comprehensive Plan identified 44 drainage basins that generate and 
affect stormwater flows within the city limits. These basins were further divided into 115 sub 
basins. See Figure 3-6. The majority of these basins were modeled in 1992 for the 25-year, 
24-hour event and the 100-year, 24-hour event using Type 1A precipitation distribution. 

Page 57 of 949



 

_____________________________________________________________________________________ 

DRAFT Capital Facilities Plan — September 2024 Page 25 

Figure 3-6: Stormwater Subbasins 

 

Source: City of Sumner, 2023; Parametrix, 2023. 
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Hydraulic modeling was completed for the stormwater infrastructure to determine system 
deficiencies and identify potential capital improvement projects. The results of the modeling 
are contained in the 1992 Stormwater Comprehensive Plan. 

The 2004 Stormwater Comprehensive Plan update included remodeling up to four of the 
sub-basins because of a significant change of land use designation (i.e., allowable 
development density) between 1992 and present. When remodeling was done based on the 
2004 land use map and allowable land use densities, it was determined there was no 
significant increase in allowable density for developable areas located within the city limits 
over what was modeled in 1992.  

The 2004 Stormwater Comprehensive Plan identified stormwater capital improvement 
projects from the 1992 Stormwater Comprehensive Plan that had been completed, which 
projects were no longer needed, that needed to be carried forward, and additional projects 
that were needed. A Stormwater Comprehensive Plan Update was completed in 2011. 

Low Impact Development 

The 2013 NPDES permit required the City to update development regulations, code, and 
long range plans to make low-impact development the preferred and commonly-used 
approach to site development. This can range from capital projects identified in the 2020 
Stormwater Capital Improvement Plan that infiltrate water at a level to mimic predeveloped 
condition or to changes n that allow for denser development, reducing the overall 
impervious surface of a site. The permit requires annual evaluation of tactics to further 
increase the implementation of Low Impact Development. These annual evaluations typically 
involve review of City code and City Development Specifications and Standard Details.  

The inventory of storm sewer facilities in the City of Sumner is shown in Figure 3-7. 
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Figure 3-7: Stormwater Drainage Facilities Map 

 

Source: City of Sumner 2023; BERK 2023. 
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Flood Protection 

Most stormwater Capital Improvement Projects involve reduction of flooding related to storm 
events. Localized street flooding is an issue, but the City also faces a significant riverine 
flooding threat from the White River during storm events and subsequent releases from Mud 
Mountain Dam. In the 2011 Capital Improvement Plan, projects to combat riverine flooding 
were identified along the White River. Additionally, adoption of new FEMA maps has led to 
an increased identified need for floodplain restoration to protect threatened populated 
areas. This resulted in the expansion of levee and floodplain protection projects in a suite of 
projects identified as the White River Restoration project. These projects reserve 200+ acres 
of land along the White River which will be used to increase flood conveyance and prevent 
flooding of the manufacturing industrial center.  

3.6 Parks Facilities 

The City offers a variety of parks with amenities ranging from picnic areas to tennis courts and 
regulation softball fields. The schools in Sumner also provide a substantial number of fields 
and facilities for the community, including soccer fields. An inventory of park facilities and 
acreage is shown in Table 3-7 and mapped in Figure 3-8 (per the 20182024 Parks and Trails 
Plan).  
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Table 3-7: Summary of City Park Spaces 

(this table has been replaced with new info from 2024 Parks and Trails Plan) 

Park Areas and Facilities Acres 

Developed Local Parks 9.8 

Rainier View Park 3.9 

Loyalty Park 3.3 

Seibenthaler Park 2.3 

Undeveloped Local Parks 4.5 

Bennett Property 4.2 

Qunell Family Park 0.3 

Special Facilities 1.1 

Reuben A. Knoblauch Heritage Park 0.8 

Lucy V. Ryan Park* 0.4 

Regional Parks 7.0 

Bill Heath Sports Complex 7.0 

Linear Parks Along Sumner Link Trail 16.7 

Total City Parks Acreage 38.8 

Open Space Areas 33.5 

Trails 5.5 miles 

Sumner Link Trail 5.5 miles 

Source: City of Sumner Parks and Trails Plan, 2024 
Notes: *The Ryan House is expected to be demolished, with the site remaining as a park.  
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Source: Sumner Parks and Trails Plan, 2024. 

Figure 3-8: Parks and Open Space Map (updated) 
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The Parks and Open Space Element of the Comprehensive Plan sets forth policies relating to 
concurrency, requiring that new development which impacts the park system pay its fair 
share of the cost of providing new park facilities. 

3.7 Fire Facilities 

Inventory 

In 2008, the City of Sumner and Pierce County Fire District 1 joined East Pierce Fire and 
Rescue District (EPFR). EPFR serves a population of more than 88,200 living in and around 
Bonney Lake, Sumner, Lake Tapps, the Ridge Communities, South Prairie, Edgewood, Milton, 
and Wilkeson. The district covers approximately 151 square miles and protects residents 
from eleven stations – five staffed stations and six volunteer stations. This includes 1 Fire 
Chief, 1 Deputy Chief, 4 Assistant Chiefs, 4 Battalion Chiefs, 9 administrative support staff, 34 
career firefighter-EMTs, 49 career Firefighter-Paramedics, 44 volunteer firefighters, and 7 
EMS-only volunteers. All full-time firefighters are cross trained as either emergency medical 
technicians (EMTs) or paramedics and can respond to both medical emergencies and fires. 
An independently elected board of citizens, called Fire Commissioners, governs the agency.  

Three EPFR stations are located within and near the current plan area. Station 113 (Sumner 
Station) is located at 800 Harrison Street in Downtown Sumner (see Figure 3-9). This facility is 
approximately 8,200 square feet and includes sleeping quarters, a large drive-through 
apparatus bay, dayroom, conference room, and fitness space. The station is staffed by a 
minimum of 5 career personnel. Equipment available at Station 113 includes: 

 2 medic units 
 1 ladder truck 
 1 rescue vehicle  
 1 rescue trailer 

Station 114 (West Tapps Station) is located within the East Hill UGA of the current plan area. 
The station is located at 3206 West Tapps Drive. Station 114 is approximately 3,616 square 
feet in size and is staffed by a minimum of 2 career fire personnel. Equipment available at 
Station 114 includes: 

 1 fire engine 
 1 medic unit 

Station 122 (Boat House) is located at 2905 Sumner-Tapps Hwy. E. within the East Hill UGA 
and is used to store the following: 

 1 pontoon rescue boat. 
(Source: EPFR Capital Facilities Plan) 
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Figure 3-9: Fire Facilities 

 

Source: Pierce County, 2023; City of Sumner, 2023; BERK, 2024. 
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3.8 Public School Facilities   

Public schools are operated by local school districts and governed by State and federal laws 
and regulations. State funds provide a large part of school financing. School districts raise 
additional funds from local property taxes. State laws set standards for service levels and 
facility development, such as the site size and enrollment. They also specify funding methods. 
These laws perform much of the role of a functional plan for schools. For school districts to be 
eligible for development impact fees, the State GMA requires school capital facilities plans to 
be adopted and incorporated into city capital facilities plans. 

The City of Sumner is served by the Sumner-Bonney Lake and Dieringer School Districts, 
which also serve surrounding cities and unincorporated areas.  

According to the Washington State Office of the Superintendent of Public Instruction (OPSI), 
the Sumner-Bonney Lake School District had a districtwide enrollment of 10,622 students for 
the 2022-23 school year, with the four Sumner schools accounting for 3,651 students. 
Enrollment and capacity figures are shown in Table 4-9. Sumner Middle School is the only 
school under its enrollment capacity2. The following schools serve the City of Sumner:  

• Sumner High School  
• Sumner Middle School  
• Daffodil Valley Elementary  
• Maple Lawn Elementary  

Sumner-Bonney Lake School District 

The Sumner-Bonney Lake School District 2021-2027 Capital Facilities Plan was adopted in 
2021. The Sumner School District operates within Sumner city limits and also encompasses 
the cities of Bonney Lake, portions of Edgewood, Pacific and unincorporated Pierce County. 
The district consists of 16 schools total, 5 of which are in Sumner (see Figure 3-10); a 
performing arts center, community swimming pool, a public gymnasium, and a recreation 
department. The Sumner-Bonney Lake School District serves over 9,500 students. Table 2-9 
shows existing schools in Sumner, in addition to locations, capacities of each, and support 
facilities serving the entire district. 

 

2 OPSI Report Card, 2023. Retrieved from 
https://washingtonstatereportcard.ospi.k12.wa.us/ReportCard/ViewSchoolOrDistrict/100259
.   
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Table 2-9: Inventory of Existing School Facilities 

Name Net Capacity 
(Number of 
Students) 

Acres Location 

Schools    

Daffodil Valley Elementary 481 12.7 1509 Valley Avenue 

Maple Lawn Elementary 454 8.5 230 Wood Avenue 

Sumner Middle School 722 23 1508 Willow Street 

Sumner High School  1,260 26.8 1707 Main Street 

Elhi Hill Program* NA 0.10 802 Alder Ave 

Total 2,917 71.13  

    

Support Facilities    

Central Office (Administration)   1202 Wood Avenue 

District Athletics Office   1707 Main Street 

Sunset Stadium   1707 Main Street 

Robert Miller Gym   1509 Valley Avenue 

Source: Sumner-Bonney Lake School District Capital Facilities Plan 2021-2027 
* Elhi Hill is a program offered to high school students who need services beyond the traditional 
school day. 

Dieringer School District 

The Dieringer School District includes three schools: Lake Tapps Elementary School, 
Dieringer Heights Elementary School, and North Tapps Middle School, all of which are 
located outside of Sumner. The majority of Dieringer School District is located in 
unincorporated Pierce County, bounded by the eastern arm of the White River, on the west 
by the White River, on the north by the city of Auburn, and on the south by the cities of 
Bonney Lake and Sumner. The District surrounds the northern two-thirds of Lake Tapps and 
covers approximately 5.5 square miles (Dieringer School District, 2020). In the Sumner 
current plan area, the Dieringer School District serves the northeast Sumner city limits along 
East Valley Highway. 
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Figure 3-10: Schools and School Districts 

 

Source: Pierce County, 2023; City of Sumner, 2023; BERK, 2024.  
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3.9 Transportation Facilities 

The transportation system within the City of Sumner includes streets and highways, pedestrian 
and bicycle facilities, and transit and rail service. The city’s functional classifications for 
roadways include principal arterials, minor arterials, collectors, and local streets. Arterial 
streets serve higher traffic volumes and may have few access points. Collector streets link 
arterials and local streets and may provide access to individual parcels. Collectors are also 
vital in connecting the residential areas to the central business district and are excellent 
candidates for multimodal facilities. Local streets provide neighborhood circulation and 
access to individual parcels. 

The city also has two freeways, State Route (SR) 167 and 410 that run through it. The State has 
designated SR 167 as a Highway of Statewide Significance (HSS). HSS facilities provide and 
support transportation functions that promote and maintain significant statewide travel and 
economic linkages. Improvement plans for this HSS facility are developed from a statewide 
perspective. This planning includes policy development and accompanying funding support 
to represent a broad range of interests that depend on the facility. Because of its designation 
as an HSS facility, the State has the authority of setting the level of service (LOS) standards for 
SR 167. SR 410 is a State Highway of Regional Significance. LOS standards for SR 410 are 
established by the Puget Sound Regional Council (PSRC), in consultation with WSDOT. 

Table 3-8 provides a summary of the key characteristics of the roadway serving Sumner.  

Table 3-8: Characteristics of Key Roadways Serving Sumner 

Roadway Classification Jurisdiction # of Travel 

Lanes 

Posted 

Speed Limit 

Parking? Sidewalks? Bicycle 

Facilities 

North-South Roadways 

SR 167 Freeway WSDOT 4 60 mph No No No 

Valley 

Avenue 

Minor/Princi

pal Arterial1 

Sumner 2 to 3 25 mph No Yes Yes 

Traffic 

Avenue 

Minor 

Arterial2 

Sumner 4 to 5 25 mph No Yes No 

Fryar 

Avenue 

Minor 

Arterial 

Sumner 3 25 mph No Yes Yes 

142nd 

Avenue E 

Minor 

Arterial 

Sumner 5 35 mph No Yes No 

136th 

Avenue E 

Minor 

Arterial 

Sumner 3 30 mph No Yes No 

East Valley 

Highway 

Minor 

Arterial3 

Sumner 2 to 3 25 mph No No No 
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Roadway Classification Jurisdiction # of Travel 

Lanes 

Posted 

Speed Limit 

Parking? Sidewalks? Bicycle 

Facilities 

West Valley 

Highway 

Minor 

Arterial 

Sumner 2 to 4 35 mph No Yes No 

Sumner-

Tapps 

Highway 

Minor 

Arterial 

Sumner 2 45 mph No No No 

Cannery 

Way 

(formerly 

Bridge 

Street) 

Minor 

Arterial 

Sumner 2 25 mph No Yes No 

Valley 

Avenue E 

Minor 

Arterial 

Sumner 2 25 mph No No No 

160th 

Avenue E 

Minor 

Arterial4 

Sumner 2 25 mph Yes No No 

Sumner 

Heights 

Drive 

Collector Sumner 2 25 mph No Yes No 

Alder 

Avenue 

Collector Sumner 2 25 mph Yes Yes No 

Wood 

Avenue 

Collector Sumner 2 25 mph Yes Yes No 

158th 

Avenue E 

Collector Sumner 2 25 mph No Yes No 

Parker Road Collector Sumner 2 25 mph No Yes No 

East-West Roadways 

SR 410 Freeway WSDOT 4 55 mph No No no 

24th Street 

E 

Minor 

Arterial 

Sumner 2 to 5 35 mph No Yes No 

Main Street Minor 

Arterial 

Sumner 2 25 mph Yes Yes No 

Stewart 

Road 

Principal 

Arterial 

Sumner 2-5 35 mph No Yes No 

Puyallup 

Street 

Minor 

Arterial 

Sumner 2 25 mph No Yes No 

Forest 

Canyon 

Road 

Minor 

Arterial 

Sumner 2 25 mph No No No 
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Roadway Classification Jurisdiction # of Travel 

Lanes 

Posted 

Speed Limit 

Parking? Sidewalks? Bicycle 

Facilities 

64th 

Avenue E 

Minor 

Arterial 

Sumner 2 25 mph Yes Yes No 

Zehnder 

Street 

Collector Sumner 2 25 mph No Yes No 

Thompson 

Street 

Collector Sumner 2 25 mph Yes Yes No 

Elm Street Minor 

Arterial 

Collector5 

Sumner 2 to 3 25 mph No Some6 No 

Meade-

McCumber 

Road 

Collector Sumner 2 25 mph Yes Yes No 

Washington 

Street 

Collector Sumner 2 25 mph No Yes No 

Rivergrove 

Drive 

Collector Sumner 2 25 mph Yes Yes No 

Riverside 

Drive 

Collector Sumner 2 35 mph No No No 

Note: WSDOT = Washington State Department of Transportation; mph = miles per hour  
1. Principal arterial south of SR 410 
2. Principal arterial south of Thompson Street 
3. Principal arterial north of Forest Canyon Road 
4. Collector north of Main Street E 
5. Minor Arterial between Valley Avenue and East Valley Highway and Collector Arterial from Valley 
Avenue and Wood Avenue and East Valley Highway and 160th Avenue E.  
6. Elm Street does not have sidewalks on portions between Valley Avenue and Wood Avenue 

Sumner is also striving to create a fully integrated system for pedestrian and bicycle modes. 
The existing transportation network provides access for people on food, bike, and other 
modes primarily with sidewalks, bike lanes, and off-street trails (see Figure 3-11). Sidewalks 
are located intermittently around the city, mostly along arterial roadways in the Sumner 
downtown and nearby neighborhoods. Bicyclists mostly share the roads with motorized 
traffic or use paved roadway shoulders where available, however formal bike lanes are 
present along Valley Avenue, Fryar Avenue, and Academy Street. The Sumner Link Trail also 
serves bicycle and pedestrian modes. See the City’s Transportation Plan for more details on 
the Sumner non-motorized transportation network. 
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Figure 3-11: Existing Non-Motorized Facilities (new) 

 

Source: City of Sumner, 2024; Transpo, 2024. 
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Chapter 4: Planning Assumptions and Levels of Service 

4.1 Introduction 

GMA Administrative Code (WAC 365-195-315) recommends that local capital facilities plans 
include a discussion on “ . . .the selection of levels of service or planning assumptions for the 
various facilities to apply during the planning period (twenty years or more) and which reflect 
community goals.” This chapter will constitute that discussion for the Sumner Capital Facilities 
Plan. 

Table 4-1 describes the population and employment assumptions used to calculate current 
and future levels of service. The population and employment assumptions are consistent with 
those to be used in the draft 2024 Comprehensive Plan and account for growth for the next 
20 years. In 2022, Sumner’s estimated population was 10,800. The City is planning for a 2044 
population of 15,525/17,321 (depending on which 2024 DEIS Alternative selected), based on 
anticipated housing growth. The City’s Urban Growth Area (UGA) has an estimated 2022 
population of 1,839 and is expected to grow to approximately 3,030 residents by 2044. 

Table 4-1: Population and Employment Assumptions 

 2022 City 2022 
Unincorporated 
UGA 

2044 City 2044 
Unincorporated 
UGA 

Population 10,800 1,839 15,525 / 17,321 3,030 
Housing Units 4,575 618 6,477 / 7,492 1,018 
Employment 18,861* 411* 23,419 493 

Source: Census 2020, OFM April 1 Population and Housing Estimates 2022, OFM Small Area Estimates 
2022, Pierce County CPPs Appendix A, CensusOnTheMap 
Notes: *2022 data not available for employment. Numbers shown are from 2021 (CensusOnTheMap). 
Unincorporated UGA numbers are estimates based on share of growth allocated in 2030, as Pierce 
County has yet to release allocations for specific UGAs. 

4.2 General Government Facilities 

General government planning assumptions are based on the projected population growth 
for the City and UGA. Table 4-2 shows the 2022 and 2044 needs for general government, 
police, and public works facilities based on the adopted levels of service. If the City were to 
annex the UGA within the planning period, total service population could reach 18,555 / 
20,351 residents and these facility needs would increase. 
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General Government 

The 2015 adopted level of service (LOS) for general government facilities is 1.13 square feet 
of building space per capita. This is to house City functions including Administration, Finance, 
Community Development, and Public Works. However, this LOS (adopted 2015) appears to 
be low, based on current space deficiencies at City Hall and does not account for additional 
space needed for a range of services provided by the City that are not directly correlated with 
a “per capita” LOS. Other factors that should be considered in establishing a realistic LOS: 

• The above services are conducted in City Hall, which was built for different functions 
in 1935, and which has a high proportion of non-office, non-service-related square 
footage, such as large lobbies, unusable dormer/attic space, etc.   

• Between 2020-2023, the City hired a number of additional staff at City Hall, who are 
currently sharing office space due to lack of useable floor area. There are 50 non-
police related employees at city hall. 

• Parks staff (5 FTE) are currently not housed at City Hall but are using temporary 
construction trailers off-site. 

• Based on an estimate of City Hall floor area that can be used for functional office 
space needed to house staff that provide a range of services, the general government 
2022 LOS would be closer to 170-180 square feet per employee (see separate 
discussion related to space needs for the Police Department). With 50 non-police 
department employees the existing ratio of gross square foot per employee is 294, 
the same as the Police Department. 

• An adjusted LOS of 1.36 square foot per capita based on current building size and 
population would increase the needed building area in 2044.   

Table 4-2: City Government Buildings Level of Service 

City 
Facility 

Req’d LOS  Exist. 
Area 
(s.f.) 

2022 need 
(City Pop. 
10,800) 

 

2044 need 
(City Pop. 
15,525 / 
17,321) 

2044 with UGA 
annexed (Pop. 
18,555/20,351) 

General 
Gov. 

1.36 

(s.f./capita) 

14,577 14,577 21,114 / 23,557 25,235 / 27,677 

Police 294 

s.f./employ

ee 

7,654  7,654 11,466 / 12,936 13,524 / 14,700 

Public 
Works 
Shops 

1.80 

(s.f./capita) 

17,136 19,440 27,945 / 31,178 33,399 / 36,632 

Source: City of Sumner Comprehensive Plan 2021; Sumner 2023; BERK 2023. 
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Police Services 

The Police Department building area has a 2015 adopted level of service of 0.44 square feet 
per capita. However, this LOS appears to be low based on current space deficiencies, and 
does not account for additional space needed for ancillary functions (e.g. evidence storage, 
processing area, locker facilities, interview rooms, etc.). Table 4-2 shows a LOS that is 
Building Area/Employee that is needed to accommodate both the office and other functional 
spaces and ancillary spaces. The LOS is calculated at 294 s.f. per employee. Table 4-3 
shows the LOS demand for commissioned offers and the resulting need for non-
commissioned staff and support and total employment. The area needs for the Police 
Department are based on these projected employment needs as the City grows. 

The police service demands are a factor of population demographics, employment growth, 
and types of business and land use. Statewide data from the 2022 Crime in Washington 
annual report suggests some offenses, including violent crime and some kinds of property 
crime, overwhelmingly occur at residences, so residential areas may have more demand for 
police and court services. Generally, industrial development does not generate the same 
service demands, but there is a significant demand for police service due to property crime, 
theft, and vehicle collisions. The current LOS of 2 officers per 1,000 population therefore is 
too low to account for service in non-residential areas. Of the total number of calls for police 
service noted above, approximately 24% of those calls are to the Manufacturing-Industrial 
Center. Therefore, the projected LOS standards for police should be reevaluated relative to 
not just population but also employment growth expected in Sumner. Further, Sumner’s 
service demands are also affected by its geographic location between two State highways 
and borders with much larger cities. Level of service standards as proposed in the 2024 
Comprehensive Plan are as follows (proposed changes from adopted plan shown in red): 

7. Provide and maintain a police system sufficient to meet the community's public safety 
needs. This system may include normal police functions, responding to calls for 
service, community policing, care and custody of prisoners, and animal control. 

7.1 Level of Service: 

i. Maintain a ratio of at least two (2) commissioned officers per 1,000 
population. 

ii. Maintain a ratio of not less than 1 commissioned patrol officer for every 1000 
calls for service per year. Patrol Officers should have at least 40% of their patrol 
shift available for proactive policing activities. 

iii. Provide one sergeant for every 5 commissioned patrol officers. 

iv. Provide and maintain one detective position at a ratio of 1/400 part A offenses.  
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Table 4-3 shows the 2022 and 2044 commissioned officer needs based on the existing and 
projected population in the city. The 2044 need is projected to be 31 / 35 officers. If the City 
were to annex the UGA within the planning period, this could increase to 37 / 41 officers to 
meet the needs of a total population of 18,555 / 20,351.  

Table 4-3: Police Level of Service 

Staffing  Req’d LOS  Existing 2022 need (City 
Pop. 10,800) 

 

2044 need (City 
Pop. 15,525 / 
17,321) 

2044 with UGA 
annexed (Pop. 
18,555/20,351) 

Commissioned 

Officers 

2 per 1,000 

population 

21 22 31 / 35 37/41 

Special 

Commissioned 

Officers 

NA 1 1 2/2 2/2 

Non 

Commissioned 

Staff 

NA 4 4 6/7 7/7 

Total 

Employees 

NA 26 26 39/44 46/50 

Source: City of Sumner Comprehensive Plan 2021; Sumner 2023; BERK 2023. 

Public Works Shops 

The Public Works Shops have a LOS of 1.80 square feet per capita. See Table 4-2 for 2022 
and 2044 needs compared to existing square footage. 

4.3 Water Facilities 

The Sumner General Water Plan projected demands look out 20 years to 2038 and a 
residential population within the water service area of 13,343 and 5,436 connections and a 
total average daily demand of 1.99 MGD (see Table 4-4). Using water consumption records 
from 2014 to 2017, the City’s single family residential usage rate was estimated to be 189.6 
gallons per day. 

Table 4-4: Projected Max Day Demand and Peak Hour Demand with DSL 

 2018 2024 2028 2038 

Residential Population
1
 11,044 11,793 12,321 13,343 

Average-Day Demand (ADD) 

(MGD)
2
 

1.77 1.81 1.87 1.99 
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 2018 2024 2028 2038 

Maximum Daily Demand 

(MDD): --DOH Guideline 

Method (MGD3 

3.36 3.52 3.64 3.89 

Peak-Hour Demand (PHD): --

DOH Guideline Method 

(gpm
4
)
5
 

3,764 3,979 4,111 4,389 

1. Population projections based on the City’s 2020 General Water Plan Update. 
2. Average-demand requirement are calculated based on the per capita usage rates of the residential 

and employment population from 2014 to 2017. 
3. DOH Water System Design Manual, August 2001. MDD = 2*ADD. 
4. gpm = gallons per minute. 

5. PHD = (MDD/1,440)[1.6*N+225] + 18. Use peak to average day factor in MDD. 

The City of Sumner must comply with water quality regulations on both the federal and state 
level. State regulations enforced by the Washington State Department of Health (DOH) may 
be the same as or more stringent than the federal regulations. DOH regulates water quality of 
public water systems under the State Drinking Water Regulations, WAC 246-290-300 through 
320. The DOH also has enforcement responsibility for federal regulations included in primacy 
agreements with the United States Environmental Protection Agency (EPA). Water quality 
regulations are currently evolving, and will continue to evolve, becoming more stringent due 
to implementation of the Safe Drinking Water Act and other state and federal legislation.  

These water quality regulations address contaminant levels for inorganic chemicals, organic 
chemicals, heavy metals, pesticides, coliform, and other substances. The water system is 
regularly monitored to address levels of contamination and corrective actions are taken as 
needed to remain in compliance with state and federal laws. 

4.4 Policy in the Comprehensive Plan 

The Capital Facilities Element of the Comprehensive Plan contains the following policies in 
accordance with the Water System Plan: 

11. Maintain an efficient water system to meet the needs of the community’s residential, 
commercial and industrial community as set forth in the City’s most recently adopted 
Water System Plan. 

 11.1 Establish the following Levels of Service for water supply: 

 Demand 

 Residential Demand - 72.73 gpd 

 Employee Demand - 25.28 gpd/employee 
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Fire Flow 

Use Min. Flow (gpm) Required Duration 
(hours) 

Medium and low density 
residential 

1,000 2 

High density residential and 
commercial 

1,500 2 

Industrial   3,500 3 

Several existing buildings 4,500 4 
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Water System Reliability LOS 

Criteria Level of Service 

  A B C F 

Conveyance Reliability; 
Loop (min. 6" pipe) 
System 

95% + of 
services on 
loop lines 

90% + of 
services on 
loop lines 

80% + of 
services on 
loop lines 

Less than 80% of 
services on loop 
lines 

Source Reliability;   

 

Meets peak day 
w/ largest 
supply out 

Meets peak 
day w/all 
supplies on 

 

Meets 95% of 
peak day - 
use storage 

Water restriction 
required 

Distribution System 
Reliability; Isolation 
valves a min of 660 ft. 

 

95% + of 
services meet 
these criteria 

 

90% + of 
services meet 
these criteria 

 

80% + of 
services meet 
these criteria 

 

<80% of services 
meet these 
criteria 

Power Backup for 
Supply Pumps;(standby 
generators) 

100% of pumps 
with backup 
gen. 

 

Sufficient 
backup for 
meeting 
MMADF 

 

Sufficient 
backup for 
avg. daily 
flow 

Less backup than 
needed for ADF 

Emergency Response 
by Repair Crew 

 

< 4 hrs. on 24-7 
basis 

 

< 8 hrs. on 
24-7 basis 

 

< 24 hrs on a 
24-7 basis 

 

> 24 hrs on a 24-7 
basis  

 The minimum LOS for reliability is “B” as outlined above. 

 11.2 Deliver a high degree of water quality which satisfies federal, state and local 
regulations as follows: 

LOS “A”:  Water quality that meets both Primary and Secondary Public Health 
Standards 

  LOS “B”:  Water quality meets only Primary Drinking Water Standards 

  For water quality, Sumner chooses a LOS “A”. 
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The following is the level of service standard in the draft 2024 Comprehensive Plan, Capital 
Facilities and Public Services Element: 

11.3 Require water services for new development, unless otherwise allowed by state 
or county regulations. 

11.3.1 Encourage the design, siting, construction, operation, and relocation or 
closure of water infrastructure in a manner that is cost effective, 
environmentally sensitive, appropriate to the location and need, minimizes and 
mitigates impacts on adjacent land uses, and prioritizes action to protect 
vulnerable populations. 

11.3.2 Require all new development to avoid or mitigate adverse impacts to 
functioning water, sanitary sewer, or septic systems. 

11.4 Implement water conservation programs for residential, commercial, and 
industrial users consistent with the Sumner Water Plan. 

 11.4.1 Require new and existing businesses to use water at or below the average 
per capita employee level and businesses that use higher than average 
rates of water to mitigate their impacts. 

11.4.2 Implement water service technologies, such as “smart meters,” that 
assist customers in monitoring and reducing water usage. 

11.4.3 Support existing public education and outreach campaigns to address 
and promote water conservation. 

Average 2044 daily water demand for each growth alternative evaluated in the 
Comprehensive Plan DEIS is estimated using factors in the Water System Plan (72.73 
gpd/resident and 25.28 gpd/employee). Using the peaking factor of 2.05 established in the 
Water System Plan, the total additional maximum daily water demand for residents and 
employees is approx. 1.01 mgd from Alternative 1 and 1.27 mgd from Alternatives 2 and 3 by 
2044. 

4.5 Sanitary Sewer  

The City has discretion in setting performance and design criteria and standards for its sewer 
system, so long as they meet or exceed the minimum standards for public sewers as set forth 
by the Washington State Department of Ecology (DOE) through Chapters 90.48, 90.52, and 
90.54 of the Revised Code of Washington (RCW). The criteria focus on planning, design 
parameters, and other details that have been developed to establish consistency and to 
ensure that adequate levels of service are provided throughout the system. The criteria also 
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provides the planning process with measuring tools to identify areas of the existing system 
that need to be improved to achieve the desired level of customer service. The sewer system 
is regularly monitored to address concerns and corrective actions are taken as needed to 
remain in compliance with state and federal laws. 

The following is the level of service standard as identified in the draft 2024 Comprehensive 
Plan, draft Capital Facilities and Public Services Element: 

12. Provide a sanitary sewer system adequate to meet the demands of the community, 
that ensures public health and safety, and protects the environment.   

12.1 Establish and provide for a Level of Service as defined in the adopted Sanitary 
Sewer Plan. 

12.2 Require sanitary sewer services for new development, unless otherwise allowed 
by state or county regulations. 

12.2.1 Encourage the design, siting, construction, operation, and relocation or 
closure of sanitary sewer infrastructure in a manner that is cost effective, 
environmentally sensitive, appropriate to the location and need, minimizes, 
and mitigates impacts on adjacent land uses, and prioritizes action to protect 
vulnerable populations. 

12.2.2 Require all new development to avoid or mitigate adverse impacts to 
functioning water, sanitary sewer, or septic systems. 

12.3 SEPTIC SYSTEMS Ensure existing on-site septic systems may continue to serve 
existing residents as long as they are properly functioning, well maintained, and 
remain in compliance with Tacoma-Pierce County Health Department requirements. 

12.3.1 Allow interim onsite Tacoma-Pierce County Health Department 
approved septic systems where sewer facilities are not available, but prohibit 
on-site treatment in new development. 

12.3.2 Encourage homeowners to connect to the sanitary sewer system where 
available. 

12.3.3 Require homeowners to connect to the sanitary sewer system if existing 
onsite septic systems fail to maintain compliance with Tacoma-Pierce County 
Health Department requirements. 

The Sanitary Sewer Plan establishes the following per capita flows to project future flows: 

 Residential per capita flow: 68 gpd/resident 
 Commercial and industrial per employee flow: 23 gpd/employee 
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Table 4-5: Existing and Projected WWTF Sumner Influent Flows (mgd) 

 Average Annual 
Flow 

Maximum 
Month Flow 

Peak Day 
Flow 

Peak Hour 
Flow 

WWTF Rated Capacity1 4.27 6.10 11.66 19.87 

Sumner Allocated WWTF Capacity2 1.74 2.80 6.02 7.64 

Existing 2016 Flows 1.06 1.71 6.67 4.66 

Year 2024 Flows 1.23 1.86 3.93 5.00 

Year 2038 Flows 1.53 2.32 4.38 5.56 

2038 Surplus/(Deficit) Based on 
Sumner’s Allocated Capacity 

0.21 0.48 1.64 2.08 

1 The rated WWTF capacity numbers are taken from the City of Sumner Wastewater Treatment Facility 
Final Comprehensive Facility Plan Addendum No. 2 approved by Ecology.  
2 The maximum month flow of 2.8 mgd is the only specified capacity for Sumner stated within the 
WWTF Operating Agreement between the Cities of Sumner and Bonney Lake. Other values are 
interpolated using the peaking factors for flow established within Chapter 6 of the 2020 Sanitary Sewer 
Comprehensive Plan for purposes of illustrating hydraulic adequacy of the existing WWTF to meet 
future projections. Sources: BHC Consultants (Table 8-1), 2020; BERK, 2020.  

Based on the per capita flow rates from the Sanitary Sewer Plan (68 gpd/resident and 23 
gpd/employee), the total additional maximum month flow for residents and employees 
(using the peaking factor of 1.61 established in the 2020 Plan) is approx. 0.73 mgd from 
Alternative 1 and 0.93 mgd from Alternatives 2 and 3 by 2044. It may be possible that the 
anticipated deficit can be accommodated through regular monitoring and capital planning 
for all alternatives. 

As Bonney Lake anticipates more rapid growth of its sewer service area than Sumner in the 
future, another plant expansion might become necessary. In anticipation of this need, the 
Wastewater Treatment Facility Phase III Feasibility Study was completed in 2016 and 
examines a service area that includes the city limits and the entire UGA. This study concluded 
that a maximum month WWTF capacity of 9.2 mgd was achievable on the current site. At 
such a time that influent flows necessitate the initiation of another expansion, the agreement 
would need to be updated to reallocate new capacity shares (BHC Consultants, 2020). 

Per the Sanitary Sewer Plan, with the completion of the WWTF expansion in 2016, the WWTP 
has sufficient capacity to accommodate projected influent 5-day BOD5 and TSS loads 
through 2038. The 2038 projected maximum month influent loadings to the WWTF are 8,620 
pounds/day for 5-day BOD5 and 9,400 pounds/day for TSS, approximately 2,280 and 3,260 
pounds/day less than the respective permitted capacities (BHC Consultants, 2020, pp. 5-9, 8-
2). 
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4.6 Stormwater Facilities 

The following is the level of service standard as identified in the draft 2024 Comprehensive 
Plan, Capital Facilities and Public Services Element: 

15. In conjunction with existing system providers, provide surface and storm drainage 
collection and discharge systems to protect water quality, public and private property, 
and the natural environment. 

15.1 Establish and maintain the Level of Service as the 25-year storm event, except in 
those areas where the 100-year storm design is appropriate to protect the natural 
environment. 

15.2 Require new development to provide for facilities to reduce water quantity and 
quality impacts associated with new development. 

15.2.1 Encourage the design, siting, construction, operation, and relocation or closure 
of storm drainage infrastructure in a manner that is cost effective, environmentally 
sensitive, appropriate to the location and need, minimizes and mitigates impacts on 
adjacent land uses, and prioritizes action to protect vulnerable populations. 

15.2.2 Encourage the use of low impact development (LID) and stormwater best 
management practices to manage stormwater runoff where feasible. 

The Sumner Municipal Code reflects adoption of the Department of Ecology Stormwater 
Management Manual for Western Washington, adoption of the minimum requirements in 
Appendix I of the NPDES Phase II Permit with some exceptions, and adoption of the Puget 
Sound Partnership (PSP) Low Impact Development Technical Guidance Manual for Puget 
Sound. 

In addition to program elements required under existing regulations, it is anticipated that 
additional steps will be necessary to protect habitat and promote salmon recovery, both 
under the federal Endangered Species Act and the salmon restoration initiatives undertaken 
by the Governor and the legislature and to meet the NPDES II permit requirements.   

4.7 Parks Facilities 

Minimum levels of service for parks include the following: 

• Investment: Maintain a level of investment per capita (resident equivalent) that is 
consistent with the current value of the system per person. The 2024 value is $1,652 
per resident equivalent, as may be adjusted periodically for system value, inflation, or 
annexation. 

• Recreation Facilities: Provide for a mix of parks and recreation facilities at a level 
consistent with the community’s current level of facilities: 
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o Active Recreation Facilities (fields, courts, skate parks, and similar): Sumner 
facility per 1,000 resident equivalents consistent with the 2024 ratio of  0.4 
facilities per 1,000. 

o Informal Recreation Facilities (playgrounds, picnic shelters, open lawn areas, 
and similar):  Sumner facility per 1,000 resident equivalents consistent with the 
2024 ratio of  3.4  facilities per 1,000. 

o Parks: Sumner park acres per 1,000 resident equivalents consistent with the 
2024 ratio of 3.2 acres per 1,000. 

Target levels of service for parks include the following: 

• Investment: Achieve a level of investment per capita (resident equivalent) that is 
consistent with a 30% increase in the current value of the system per person. The 2024 
value is $2,148 per resident equivalent, as may be adjusted periodically for system 
value, inflation, or annexation. 

• Recreation Facilities:  
o Active Recreation Facilities (fields, courts, skate parks, and similar):0.5 facilities 

per 1,000 resident equivalents. 
o Informal Recreation Facilities (playgrounds, picnic shelters, open lawn areas, 

and similar):  4.4  facilities per 1,000 resident equivalents. 
o Parks: 5.4 acres per 1,000 resident equivalents. 

• Open Space (including increases to tree canopy cover): 3.8 acres per 1,000 resident 
equivalents. 

• Access: 10-minute maximum walk to a park for all Sumner residents. 

Resident equivalent population is a calculation based on the number of residents and 
number of jobs in Sumner, considering an individual’s estimated time available to use parks 
in a given week.  

The City collects a Park Mitigation Fee to address level of investment per capita. Adoption of 
the fee by the City Council is done under a separate action and not as part of the adoption of 
the Capital Facilities Plan. 

Adopted levels of service for parks include the following, as detailed in the 2018 Parks and 
Trails Plan: 

 Investment: Maintain a level of investment per capita (resident equivalent) that is 
consistent with the current value of the system per person. The 2017 value is $1,060 
per resident equivalent, as may be adjusted periodically for system value, inflation, or 
annexation. 

 Recreation Facilities: Provide for a mix of parks and recreation facilities at a level 
consistent with the community’s current level of facilities: 
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o Active Recreation Facilities: Fields, Courts, Tracks, Gyms: Resident equivalent 
population per Sumner facility consistent with the current ratio. The current 
2017 ratio is 1,700 resident equivalent per facility. 

o Informal Recreation Facilities: Picnic Shelters, Off Leash Areas, Playgrounds, 
Paths, Community Gardens, Flexible Open Turf Areas, Gathering Spaces and 
Amphitheaters: Resident equivalent population per facility consistent with the 
current ratio. The current 2017 ratio is 1,500 resident equivalent per facility. 

o Trails: Resident equivalent population per trail mile consistent with the current 
ratio of 1,600. 

o Parks: Resident equivalent population per acre consistent with the current ratio 
of 500. 

 Access and Distribution: Resident properties are located within 1/4 mile of a Sumner 
Park accessible by pedestrian or bicycle facilities. 

The City currently collects a Park and Trails Mitigation Fee to address level of investment per 
capita. Adoption of the fee by the City Council is done under a separate action and not as 
part of the adoption of the Capital Facilities Plan.   

Access to and distribution of parks facilities will be evaluated separately under the 2024 Parks 
and Trails Plan update. 

Table 4-6 illustrates the existing and future level of service for recreation facilities compared 
to the required level of service. Items in red are deficits.  

Table 4-6: Existing Park Facilities and Minimum LOS  

Activity Req’d LOS 
(2024 
conditions) 

Exist. # 2044 Demand 

Active 

Recreation 

Facilities 

0.4 per 1,000 

resident equiv. 

5 7 

Informal 

Recreation 

Facilities 

3.4 per 1,000 

resident equiv. 

41 56 

Parks 3.2 acres per 

1,000 resident 

equiv. 

38.8 

acres*  

53 

Source: Parks and Trails Plan, 2024; Sumner Public Works, 2024. 
* Includes 16.7 acres along the Sumner Link Trail maintained by Parks staff that are commonly used for 
picnics and other recreation activities. 
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Deficits are expected for active recreation facilities, informal recreation facilities, and park 
acreage in 2044 based on the current facilities. The City will need to add 2 more active 
recreation facilities, 15 more informal recreation facilities, and more than 14.7 acres of parks 
to meet the community’s needs. 

To reach target levels of service, the City would need to invest in 4 active recreation facilities, 
32 informal recreation facilities, and 51.6 acres of parks over the 2024 system inventory, as 
well as 30.5 acres of open space or tree canopy, and targeted investments to ensure all 
residents have access to a park within a 10-minute walk. 

The current adopted levels of service continue to be met for the 2022 population. However, 
deficits are expected for all activity types in 2044 based on current facilities. Minimum 
facilities for each activity are in Error! Reference source not found.. Items in red are deficits. 

The City will be updating the Parks and Trails Plan in 2024. These discrepancies will be 
addressed during that update.  

 

Activity Exist. # 2022 
City 
Minimum 
Facilities 

2044 City 
Minimum 
Facilities 

Active 

Recreation 

Facilities 

9 6 9 / 10 

Informal 

Recreation 

Facilities 

10 7 10 / 12 

Trails 9.3 6.8 9.7 / 10.8 

Parks 28.6 21.60 31.1 / 34.6 

Source: Parks and Trails Plan, 2018; BERK, 2023. 

4.8 Fire Facilities 

The City of Sumner contracts with East Pierce Fire and Rescue District (EPFR) and therefore 
adopts the fire district’s level of service standards. These standards are based on first unit 
arrival time and the arrival of minimum acceptable (effective) response. The adopted fire 
service and EMS minimum level of service was reiterated as part of the most recent EPFR Unit 
and Response Benchmarks.   
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Sufficient “first alarm” staff and unit deployment for each different fire or emergency medical 
incident under Sumner’s contract with EPFR has been summarized in Chapter 7 of the 2022 
Standards of Cover Study. This study published on the EPFR website highlights 
recommended minimum staffing needed to mitigate active incidents but notes that 
additional staff and units may be required to handle complex rescues, fires, or medical 
emergencies. 

When applied to the arrival of the first unit, the 2023 EPFR Unit and Response Benchmarks 
document states that for urban areas the established benchmark is 90% of calls will have a 
first unit on site within 8 minutes and 30 seconds. The same document states that 90% of calls 
will have an effective response force (ERF) in urban areas within 13 minutes and 30 seconds. 

When applied to the arrival of the minimum ERF, the 2022 standards of coverage document 
describes an effective first alarm response force (ERF) by call type in Table 4-7 below: 

Table 4-7: Effective Response Force Personnel by Call-Type 

Incident Type Low Risk Medium Risk High Risk 

Structure Fire 
 

16 21 27-28 

Emergency Medical 

Services 
 

2-5 
 

5 8-10 

Rescue 
 

4 10-15 17-20 

HazMat 
 

3 - 17-20 

Wildland Fire 
 

6  24 

Risk Definitions Incidents involving 

small fires (fire flow 

less than 250 gallons 

per minute), single 

patient non‐life‐
threatening medical 

incidents, minor 

rescues, small fuel 

spills, and small 

wildland fires 

without unusual 

weather or fire 

behavior. 

Incidents involving 

fires in single‐family 

dwellings and 

equivalently sized  

commercial office 

properties (fire flow 

between 250 gallons 

per minute to 1,000 

gallons per minute), 

life 

threatening medical 

emergencies, 

hazardous materials 

emergencies 

Incidents involving 

fires in larger 

commercial 

properties with 

sustained attack (fire 

flows more than 

1,000 gallons per 

minute), multiple 

patient medical 

incidents, major 

releases of hazardous 

materials, high risk 

rescues, and wildland 

fires with extreme 
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Incident Type Low Risk Medium Risk High Risk 

requiring specialized 

skills and equipment, 

rescues involving 

specialized skills and 

equipment, and 

larger wildland fires. 

 

weather or fire 

behavior. 
 

Source: EPFR Unit and Response Benchmarks, 2023 https://www.eastpiercefire.org/wp-
content/uploads/EPFR-Unit-and-Response-Benchmarks.pdf  

As of 2009, EPFR was meeting its 5-minute response time goal only 60% of the time for fire 
response, though its 90% performance was 5 minutes and 37 seconds. For EMS-only 
responses, the district met its goal only 59% of the time, and its 90% performance was 6 
minutes and 4 seconds. 

Between the 2014 EPFR Standards of Cover report and 2023 Standards of Cover Report, the 
district has opted to raise the minimum travel time for first unit and ERF from 5 minutes to 8 
minutes and 30 seconds for a Fire and EMS calls. This standard excludes medic unit specific 
calls which have an 11 minute first unit travel time target and HazMat, water, tech, and 
wildland calls which all have 12 minute first unit travel time targets. 

In 2022 EPFR’s urban response was slightly below target levels of service for each call type 
measured. 8,292 calls were made in urban areas and 48% were EMS incidents. Benchmarks 
and achievements in 2022 are listed in Table 4-8. 

Table 4-8: 2022 EPFR Minimum Response Times by Incident Type and Count 

2022 Call Type Benchmark 
(mm:ss) 

90th Percentile Total Incidents % 
Achieving 
Benchmark 

Turn out times 2:00 2:32 12,653* 74% 

Travel Time 1st Unit (Urban) 

Fire (All) 8:30 9:24 151 76.9% 

EMS (All) 8:30 8:59 4014 87.7% 

Medic Unit (All) 11:00 12:27 4044 86% 

HazMat 12:00 12:37 39 87.2% 

Water Rescue 12:00 8:32 2 100% 

Technical Rescue 12:00 4:30 1 100% 

Wildland Fire 12:00 13:07 41 85.4% 
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Source: EPFR 2022 Annual Report, BERK 2023 

Of the 12,653 calls received within EPFR district and the associated 22,000 turnouts, 2,846 
were responded to by Station 113 – Sumner. This is the highest number of calls by station 
within the district. The vast majority of these 12,653 calls were emergency medical calls 
(73.7%).  

Currently EPFR staffs the Sumner Fire Station (Station 113) with 5 personnel 24 hours per day. 
Based on the number of Sumner housing units as well as housing units within the 
unincorporated UGA there are roughly 2,527 citizens for each staff firefighter/EMS at any 
given moment in Sumner and its UGA. In projecting growth over the next 20 years, the city 
and UGA are estimated to grow by 5,916 / 7,712  residents to reach a total of 18,555 / 20,351 
residents. To maintain the same level of service, 2 / 3 additional fire personnel will likely be 
needed at Station 113.  

Given the size of the station as noted in section Inventory, there is ample space for these 
additional staff but an additional apparatus for these staff may be required to meet the 
growing need in the service area.  

The 2022 EPFR Annual Report also notes the aging population throughout the EPFR service 
area and the increased likelihood for older adults to require EMS response. The report states 
that in the service area, adults over 65 years of age call for EMS response 2-3 times more 
often than those under 65. While population and level of service can be extrapolated linearly 
to 2044, the growth in the population over age 65 could result in call volumes increasing at a 
higher rate than the rate of population growth, which could increase staffing and equipment 
needs. 

The City collects mitigation fees for fire protection. Adoption of fees by the City Council is 
done under a separate action and not as part of the adoption of the Capital Facilities Plan.   

4.9 Public School Facilities 

Sumner-Bonney Lake School District 

The Sumner-Bonney Lake School District’s 2021-2027 Capital Facilities Plan provides for a 
variety of district standards intended to meet state requirements and provide for a quality 
education.  

Class Size Standards 

Standards are anticipated to remain approximately the same as the 2017 class size standards: 

Grade level:   Students/Classroom (Average): 

Kindergarten  - 19 
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Grades 1  - 21 

Grades 2  - 22 

Grades 3  - 22 

Grade 4-5  - 27 

Grade 6-12  - 30 

School Size 

In general, the District seeks to design new schools to have the following student capacity: 

o Elementary School: 500-650 Students 
o Middle School: 750 -950 Students 
o High School: 1,700-1,800 Students 

Generally, the District seeks to acquire school sites of the following sizes in order to comply 
with development regulations: 

o Elementary School: 15 acres 
o Middle School: 25 acres 
o High School: 40 acres 

Enrollment and Capacity 

Currently, most of the Sumner-Bonney Lake School District schools in Sumner are at or over 
capacity, with the exception of Sumner Middle School, which is operating 6 percent under 
student capacity (Table 4-9). 

Table 4-9: Sumner School Enrollment and Capacity 

School Capacity 
(Students) 

2022-23 
Enrollment 
(Students) 

Percent 
Over/Under 
Capacity 

Sumner High 

School 

1,260 1,844 46% 

Sumner Middle 

School 

722 681 -6% 

Daffodil Valley 

Elementary 

481 492 0.2% 

Maple Lawn 

Elementary 

454 634 40% 
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School Capacity 
(Students) 

2022-23 
Enrollment 
(Students) 

Percent 
Over/Under 
Capacity 

Sumner Early 

Learning Center 

168 -- -- 

Source: Enrollment: OPSI Report Card, 2023.  

The Sumner-Bonney Lake School District maintains student generation numbers to 
determine the number of students that can be expected from new residential construction. 
These numbers are shown in Table 4-10. 

Table 4-10: Student Generation Rates, Sumner-Bonney Lake School District 
School Type  Single Family  Multifamily  

Elementary School  0.403  0.095  
Middle School   0.140  0.043  
High School  0.099  0.033  

Source: Sumner-Bonney Lake School District Capital Facilities Master Plan, 2021-2027, 2021.   

Enrollment Projections: The Sumner-Bonney Lake School District Capital Facilities Plan 
includes district-wide enrollment projections based on a Demographic Study prepared for 
the District. See Table 4-11. 

Table 4-11: Enrollment Projections for Sumner-Bonney Lake School District 

 2021 2022 2023 2024 2025 2026 2027 Change 

Daffodil 

Valley 

Elementary 

430 449 456 451 448 450 453 +23 

Maple 

Lawn 

Elementary 

569 637 624 618 611 614 626 +57 

Sumner 

Middle 

School 

725 702 708 741 773 796 809 +84 

Sumner 

High 

School 

1594 1661 1741 1768 1760 1772 1806 +212 
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Source: Sumner-Bonney Lake School District Capital Facilities Master Plan, 2021-2027, 2021. Retrieved 
from 
https://www.sumnersd.org/cms/lib/WA01919505/Centricity/Domain/253/Master%20Copy%20SBLSD
%20CFP%202021-2027.pdf. 
1.  Projections were calculated by Educational Data Solutions for a Demographic Study for Sumner-

Bonney Lake School District  

Beyond 2027, Sumner is expected to continue to grow, resulting in more students at Sumner 
schools by 2044, impacting school capacity. Table 4-12 shows estimated student growth 
between 2020 and 2044 for each development Alternative evaluated in the 2024 
Comprehensive Plan DEIS, based on the housing capacity in the district and assumed student 
generation rates.   

Table 4-12: Sumner-Bonney Lake School District: Student Growth 2020-2044 (updated)  
Additional Students  

(1,975 new housing 
units in the City 
portion of district)  

Sumner-Bonney Lake 
School District  

682 

Elementary School  413 

Middle School   156 

High School  113 

Source: Sumner-Bonney Lake School District 2022; Dieringer School District 2021; Sumner 2023; BERK 

2023.  

With growth in the city, the Sumner-Bonney Lake School District could see a total of between 
approximately 618513 and 998 new students from Sumner city limits, depending on the 
alternative. This could include 413between 302 and 603 elementary school students, 156121 
and 228 middle school students, and 11390 and 166 high school students. As shown in Table 
4-9, all Sumner-Bonney Lake School District schools located in the City of Sumner are over or 
nearing capacity (as of the 2022-23 school year). Since all alternatives add new students to 
the District, it Based on planned growth, it is likely the schools located in Sumner will further 
exceed their capacities. Growth is also expected to occur outside of city limits in the Sumner 
UGA, which could further impact Sumner school capacity. The reader is referred to the 
Sumner-Bonney Lake School District's Capital Facilities Plan for additional discussion of 
assumptions and LOS standards.  

The City is authorized to collect mitigation fees for schools (see Appendix E). Adoption of 
school mitigation fees by the City Council is done under a separate action and not as part of 
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the adoption of the Capital Facilities Plan. A summary table of impact fees is contained in 
Appendix E. 

Dieringer School District 

Enrollment and Capacity 

Dieringer School District schools are close to or over capacity for the 2022-2023 school year. 
Lake Tapps Elementary school is 26 percent over capacity, while Dieringer Heights 
Elementary School and North Tapps Middle School are slightly under capacity (Table 4-13). 

Table 4-13: Dieringer School District – Enrollment and Capacity 

School  Capacity 2022-23 
Enrollment   

Percent 
Over/Under 
Capacity 

Lake Tapps 

Elementary 

School  

357 451  26% 

Dieringer 

Heights 

Elementary 

School  

508 472  -7% 

North Tapps 

Middle School  

536 521  -3% 

Source: Enrollment: OPSI Report Card, 2023. Capacity: Dieringer School District Capital Facilities Plan, 
2020.  

The Dieringer School District establishes student generation rates for the purposes of facility 
planning, see Table 4-14. 

Table 4-14: Student Generation Rates, Dieringer School District 

School Type  Single 
Family  

Multifamily  

Elementary School  0.322  0.172  

Middle School   0.13  0.07  

Source: Dieringer School District Capital Facilities Plan, 2021-2026, 2020.   

Under Based on Sumner’s planned growth, all three alternatives evaluated in the 2024 
Comprehensive Plan DEIS, the Dieringer School District is likely to would serve more students 
in 2044 than it does currently (Table 4-15). There may be approximately 4 new students from 

Page 93 of 949



 

_____________________________________________________________________________________ 

DRAFT Capital Facilities Plan — September 2024 Page 61 

housing growth in Sumner city limits could be between 7 and 35, depending on the 
alternative. This could include including between 5 and 25 3 elementary students and 2 to 10 
1 middle school students.  

Table 4-15: Dieringer School District: Student Growth 2020-2044  (updated)  
Preferred 
Alternative: 
Additional Students  

(10 new housing 
units in the City 
portion of district)  

Dieringer School District  4 

Elementary School  3 

Middle School   1 

Source: Sumner-Bonney Lake School District 2022; Dieringer School District 2021; Sumner 2023; BERK 

2023.  

4.10 Transportation Facilities 

Multimodal level of service standards are required for non-motorized transportation facilities, 
locally owned arterials, and transit routes that serve urban growth areas, to serve as a gauge 
to judge system performance, and to help achieve the statewide goal of environmental 
justice. LOS standards establish the basis for the concurrency requirements in the GMA and 
are used to evaluate impacts as part of the State Environmental Protection Act (SEPA). 
Agencies are required to show concurrency—i.e., to “adopt and enforce ordinances which 
prohibit development approval if the development causes the level of service on a 
transportation facility to decline below the standards adopted in the transportation element 
of the comprehensive plan, unless transportation improvements or strategies to 
accommodate the impacts of development are made concurrent with development” (RCW 
36.70A.070(6)(b)).  

Vehicle 

Level of service is both a qualitative and quantitative measure of roadway and intersection 
operations. Vehicle level of service uses an “A” to “F” scale to define the operation of 
roadways and intersections as follows: 
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LOS A: Primarily free flow traffic operations at average travel 
speeds. Vehicles are completely unimpeded in their ability to 
maneuver within the traffic stream. Control delays at 
intersections are minimal. 

LOS B: Reasonably unimpeded traffic flow operations at 
average travel speeds. 

LOS C: Stable traffic flow operations. However, ability to 
maneuver and change lanes may be more restricted than in  

LOS B, and longer queues may contribute to lower-than-
average travel speeds. 

LOS D: Small increases in traffic flow may cause substantial 
increases in approach delays and decreases in speed.  

LOS E: Significant delays in traffic flow operations and lower 
operating speeds.  

LOS F: Traffic flows at extremely low speeds. Intersection 
congestion is likely, with high delays and extensive vehicle 
queuing. 

Sumner LOS Standards 

Sumner has established intersection LOS standards. The standards are applied to the 
weekday PM peak hour and to other time periods as appropriate based on the type and 
location of development. The LOS standards are:  

 Signalized, Roundabout, and All-way Stop Controlled Intersections 

• LOS D based on average performance of all traffic movements consistent with the 
current HCM method: 

• Exception is LOS F at the following:   

• Traffic Avenue/Main Street/Fryar Avenue (Signal 

• Main Street/Alder Avenue (Signal) 

• Valley Avenue East/Main Street (Signal) 

• West Valley Highway East/Valley Avenue/Sumner Heights Drive (Signal)  

 Two-way, Stop Controlled, Unsignalized Intersections 

• LOS D or better based on the average delay per vehicle for each approach or 
separate traffic movement at the intersection using the latest methodologies in the 
Highway Capacity Manual 

Figure 4-1: Illustration of Vehicle LOS 
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• Exception allows left turns and through movements on side streets intersecting with 
arterials to operate below the adopted LOS D standard when the LOS affects 
relatively low traffic volumes and may not meet warrants for traffic signals.   

State Highway LOS Standards 

The City of Sumner is served by SR 167 and SR 410. SR 167 is classified as a Highway of 
Statewide Significance (HSS). Per WSDOT’s Highway Systems Plan, the LOS standards for HSS 
facilities are set forth by State law. State law sets LOS D for HSS facilities in urban areas and 
LOS C for HSS facilities in rural areas. Since SR 167 is located within the Sumner urban area, 
the LOS D standard applies. GMA concurrency requirements do not apply to HSS facilities, 
per State legislation. 

SR 410 is a State Highway of Regional Significance, Tier 2. The level of service standard for 
regionally significant state highways in the central Puget Sound region is set by PSRC in 
consultation with WSDOT and the region’s cities and counties. PSRC established LOS D for 
SR 410 in Sumner. PSRC notes that it will measure the level of service for regionally significant 
state highways on a one-hour PM peak period basis. Furthermore, PSRC notes that local 
agencies will need to decide whether to apply concurrency to state highways of regional 
significance. 

Traffic Operations  

Traffic operations were evaluated based on intersection operations and the HCM 
methodology consistent with the existing conditions analysis. Intersection improvements 
were assumed based on the transportation improvement list outlined at the beginning of this. 
Traffic signal timing was optimized for each alternative in consideration of changes that 
would occur with intersection maintenance to address growth in traffic volumes.  

Overall, the analysis finds that most of the study intersections operate at LOS D or better 
during the weekday PM peak hour with the projected growth under the alternatives. Table 
4-16 summarizes the existing, Alternative 1, and Alternative 2 and projected operations at 
intersections where further review and potential improvements may be needed. The key 
finding of the analysis is that the city should consider potentially changing the adopted LOS 
standards. The 2015 Comprehensive Plan LOS policy changed the LOS standard to F at 
several intersections where operations were forecast to be LOS F with little or no feasible 
improvement projects. Due to shifts in traffic patterns and decreases in traffic volumes, 
operations at some intersections have improved. In addition, feasible improvements can be 
identified at intersections that are projected to operate at LOS E or F. The trip generation for 
Alternatives 2 and 3 is similar with Alternative 2 being slightly higher. As such, intersection 
operations between Alternatives 2 and 3 are anticipated to be the same and would in the 
same recommended improvements. 
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Table 4-16: Weekday PM Peak Hour LOS Summary 

Intersection Current 
LOS 

Standard 

2023 Existing 2044 Draft EIS 
Alternative 
1/Preferred 
Alternative 

LOS1 Delay
2 

V/C3 
or 

WM4 

LOS Delay V/C or 

WM 

Stewart Road 

SE/Butte Avenue SE 

D F 186 SB C 33 - 

E Valley Highway 

E/Forest Canyon 

Road E 

D F >180 WB F >180 WB 

Puyallup 

Street/Tacoma 

Avenue 

D C 19 - F 84 - 

E Valley Highway 

E/Elm Street E 

D D 30 NBL F 57 NBL 

Valley Avenue/Elm 

Street E 

D D 31 NBL E 43 NBL 

Sumner Heights 

Drive E/W Valley 

Highway E 

F C 29 - D 41 - 

Traffic Avenue/Main 

Street 

F D 43 - E 58 - 

Alder Avenue/Main 

Street 

F B 11 - B 14 - 

Valley Avenue/Main 

Street 

F C 23 - C 32 - 

Parker Road E/Main 

Street E 

D C 24 SB F 56 SB 

160th Avenue 

E/Main Street (60th 

Street E) 

D C 16 - E 47 - 

Sumner-Tapps 

Highway E/SR 410 

WB Ramp 

D F 61 WB A 7 0.54 
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Intersection Current 
LOS 

Standard 

2023 Existing 2044 Draft EIS 
Alternative 
1/Preferred 
Alternative 

LOS1 Delay
2 

V/C3 
or 

WM4 

LOS Delay V/C or 

WM 

Valley Avenue/SR 

410 EB Ramp 

D F 80 - B 12 0.87 

Valley Avenue/74th 

Street E 

D F 110 EB F >180 EB 

Source: Transpo, 2024. 
Notes:  
1. Level of service, based on 2010 Highway Capacity Manual methodology. 
2. Average delay in seconds per vehicle. 
3. Volume-to-capacity ratio reported for signalized intersections. 
4. Worst movement reported for unsignalized intersections. 

As shown in Table 4-16, the following intersections are anticipated to improve with the action 
Alternatives compared to existing conditions during weekday PM peak hour with the planned 
and funded improvements: 

 Stewart Road SE/Butte Avenue SE – Completion of the traffic signal is anticipated to 
improve operations to LOS D 

 Sumner-Tapps Highway E/SR 410 WB Ramp – The planned roundabout results in LOS 
A conditions  

 Valley Avenue/SR 410 EB Ramp – The planned roundabout results in LOS B conditions 

There are currently three intersections (Sumner Heights Drive E/W Valley Highway E, Alder 
Avenue/Main Street, and Valley Avenue/Main Street) that have a LOS F standard but are 
forecast to operate at LOS D or better with the alternatives during the weekday PM peak 
hour. One intersection, Traffic Avenue/Main Street, has a LOS F standard but is forecast to 
operate at LOS E.  

The remaining intersections summarized in Table 4-16 are forecast to degrade below LOS D 
during the weekday PM peak hour with the alternatives. Most of the poor intersection 
operations during the weekday PM peak hour under the Alternatives is projected along E 
Valley Highway and Valley Avenue. This is consistent with the observed regional cut-through 
traffic, which avoids congestion along SR 167 and uses routes through Sumner. Other 
intersections impacted by shifts in traffic and growth in the City of Sumner are the Parker 
Road E/Main Street E and 160th Avenue E/Main Street E intersections. Potential 
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improvements at these intersections and the Traffic Avenue/Main Street intersection are 
discussed in Chapter 5. 

Pedestrian 

The pedestrian network has been identified through a series of Primary or Secondary Routes. 
Corridors identified as Primary or Secondary Routes are not indicative of a hierarchy or 
priority for future non-motorized transportation sidewalk facility development, rather they are 
used to make a distinction between routes that are more regional or that extend completely 
through the community (primary), and those that serve to make the second leg of the journey 
to connect to destinations, extend into neighborhoods, or complete a loop (secondary). 

The sidewalk LOS standards shown in Figure 4-2 emphasize system completion of sidewalks, 
pathways, or multi-use trails on arterial and collector roadways. The LOS designations are 
shown in green, orange, and red.  

A green LOS indicates a facility meets adopted roadway standards. An orange LOS indicates 
a facility has sidewalks on only one side of the roadway, when both sides are the standard. A 
red LOS indicates no designated facilities are provided for sidewalk users and is considered 
unacceptable.  

Figure 4-2: Pedestrian LOS Standard 

   

Source: Transpo Group, 2023 

The City has established level of service standards for its pedestrian network based on the 
methodology in Figure 4-2 and the future network identified on Figure 4-3. A green LOS is 
the standard for secondary routes, while an orange LOS is the standard for primary routes. 
The city utilizes these standards to prioritize investments in the non-motorized transportation 
network and identify where significant gaps in the system need to be addressed to serve the 
Sumner land use plan.  

Applying the standards described above, the pedestrian LOS analysis is shown on Figure 4-5. 
The LOS is determined by comparing the 2044 future pedestrian network to the existing, 
planned, and funded pedestrian network. The pedestrian LOS analysis shows most of the 
future pedestrian network meets standard. There are some key connections to trails south of 
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SR 410 that are missing as well as corridors such as Elm Street and 160th Avenue E that have 
missing sidewalk. The long-term project list identified in the Transportation Plan Chapter 5 
would implement the orange LOS for primary routes and green LOS for secondary routes. 

 

Bike 

A future bike network was identified and is shown on Figure 4-4. The bike LOS identified 
through an understanding of the availability of bike facilities along designated routes. Bike 
facilities could include sharrows, dedicated bike lanes, or protected bike lanes. A green LOS 
is the standard for the bike routes. Like the pedestrian LOS, Sumner utilizes these bike 
standards to prioritize investments in the non-motorized transportation network and identify 
where significant gaps in the system need to be addressed to serve the City’s land use plan.  

The LOS analysis for the bike network is shown on Figure 4-6. The LOS is determined by 
comparing the 2044 future bike network to the existing, planned, and funded bike network. 
The bike LOS analysis shows that bike connectivity east-west is limited and there is a lack of 
facilities within the east part of Sumner. The East Sumner Subarea Plan envisioned additional 
bike connectivity in this area as development occurred. The long-term project list identified in 
Table 6-6 would implement the green LOS for bike routes.  
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Figure 4-3: Future Pedestrian Network 

 

Source: City of Sumner, 2024; Transpo, 2024. 
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Figure 4-4: Future Bicycle Network 

 

Source: City of Sumner, 2024; Transpo, 2024. 
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Figure 4-5: Future Pedestrian Level of Service 

 

Source: City of Sumner, 2024; Transpo, 2024. 
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Figure 4-6: Future Bike Level of Service 

 

Source: City of Sumner, 2024; Transpo, 2024. 
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Chapter 5: Existing Deficiencies, Future Needs, and 
Recommendations 

5.1 Introduction 

The Capital Facilities Plan is required by GMA to identify deficiencies in capital facilities, 
which are not eligible for development impact fee support. City facilities which are deficient 
are those which do not now exist in number, size, or location to satisfy levels of service as set 
forth in City plans for its existing populations. 

This chapter also identifies deficits that may occur in the future if new facilities are not added 
as the City grows through 2044 and recommendations to address these deficits. 

5.2 General Government Facilities 

Existing Deficiencies 

There is currently a deficit of 1 police officer, as shown in Table 5-2. The City has also 
identified existing capacity issues for general government and police facilities. Space for 
general government is at capacity, with some staff working from temporary construction 
trailers. The Police Department has identified needs beyond office space provided in the 
current area at City Hall including secure evidence storage, prisoner holding cells, a BAC 
processing area, secure records storage, an exercise area, restroom, locker facilities, private 
interview rooms, and secure police vehicle storage and equipment storage. 

Future Needs and Recommendations 

There is expected to be a deficit of 6,537/8,980 square feet of general government buildings 
by 2044 based on the updated LOS and city population (see Table 5-1). Police facilities are 
expected to have a deficit of 3,812 s.f. (Alternative 1) or 5,282 s.f. (Alternative 2 or 3). Public 
Works Shops would also see a deficit by 2044 with the current facilities, but the City is in the 
process of replacing the existing shops with a new 83,050 square-foot facility, which exceeds 
2044 needs. 
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Table 5-1: City Government Buildings LOS Deficits 

 Required LOS 

(s.f./capita) 

Exist. 
Area 
(s.f.) 

2022 need 
(City Pop. 
10,800) 

2044 need 
(City Pop. 
15,525 / 
17,321) 

Surplus/Deficit (s.f.) 

     2022 2044 
General 

Government 

1.36 14,577 14,577 21,114 / 

23,557 
 -   (6,537) / 

(8,980) 

Police 294 s.f./employee 7,654 7,654 11,466 / 

12,936 
 -    (3,812) / 

(5,282) 

Public Works 

Shops 

1.80 17,136 19,440 27,945 / 

31,178 
(2,304) (10,809) / 

(14,042) 

Table 5-2: Police LOS Deficits 

 Required 
LOS 

Existing 2022 need 

(City Pop. 
10,800) 

2044 need 
(City Pop. 
15,525 / 
17,321) 

Surplus/Deficit (s.f.) 

2022 2044 

Police 

Officers 
2 per 1,000 

population 
21 22 31 / 35 (1) (10) / (14) 

10/14 additional police officers will also be needed to serve the 2044 population at 2 
commissioned officers per 1,000 population. 

If the City were to annex the UGA during the planning period, square footage and police 
officer needs would increase to 13,524 / 14,700 s.f. and 37/41 police officers. 

5.3 Water Facilities 

Existing Deficiencies 

Deficiencies in the water system are identified in the 2020 Water System Plan, summarized in 
the excerpts below: 

Distribution System 

“The City plans to continue to expand the water system as development occurs. The City also 
has existing pipes that need replacement due to age, disrepair, or lack of capacity.” 
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Source Improvements 

“The City of Sumner’s existing source water rights capacity is sufficient to meet the projected 
MDD through 2038. The City has filed application G2-30534 to increase the approved 
combined withdrawal rate from the West, South, and Central Wells from 1,250 gpm to 2,250 
gpm. Pending approval of this application by 2024, the City will have sufficient production 
capacity to meet the source reliability criteria…” 

Storage Improvements 

“The City of Sumner has adequate storage capacity projected through 2038. Storage 
improvement projects detailed herein are not related to storage capacity, but address tank 
site and functionality improvements.” 

Operations and Maintenance 

“Although the City continues to operate and maintain the system, additional projects have 
been identified to increase the operational effectiveness of the system. The Water Use 
Efficiency Program also implements requirements for additional operations and maintenance 
projects.” 

Future Needs and Recommendations 

The Sumner Water System Plan anticipates growth to 2068 and associated strategies and 
investments. Growth assumptions for the 2068 high growth scenario in the Water System 
Plan are higher than the plannedalternatives growth being evaluated in the 2024 DEIS, and it 
is possible that the 2044 growth alternatives could be accommodated. Growth timing can be 
addressed through regular monitoring and capital planning, as the Water System Plan is 
updated every 6-10 years.  

5.4 Sanitary Sewer 

Existing Deficiencies 

Table 7-3 in the 2020 Sanitary Sewer Plan describes existing gravity sewer deficiencies. There 
are no pump station or force main deficiencies. 

Future Needs and Recommendations 

The 2020 Sanitary Sewer Plan identifies projected deficiencies through 2038 (Section 7.8.4). 
Population and job growth to 2044 in Alternative 1 of the DEIS generally aligns with the 
projected growth rate through 2038 in the Sanitary Sewer Plan. Alternatives 2 and 3 include a 
population growth rate to 2044 that is higher than the rate projected through 2038 in the 
Sanitary Sewer Plan. It may be possible that the anticipated deficit can be accommodated 
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through regular monitoring and capital planning for all alternatives. If the preferred 
alternative is closest to DEIS Alternatives 2 and 3, the Sanitary Sewer Plan assumptions should 
be revised in the next update to reflect this higher rate of population growth. 

Chapter 10 of the 2020 Sanitary Sewer Plan lists capital projects to correct deficiencies and 
upgrade and expand the system. This includes a 20-year capital improvement program 
through 2038.  

5.5 Stormwater Facilities 

The 2020 Stormwater Capital Improvement Plan outlines recommended capital improvement 
projects based on existing deficiencies in the system.  

5.6 Parks Facilities 

Existing Deficiencies 

No existing deficiencies for parks and recreation facilities are identified based on the 2024 
Sumner resident equivalent population and minimum levels of service, as the level of service 
is based on 2024 conditions. and the adopted 2018 Parks & Trails Plan. Access to and 
distribution deficiencies may be present and will be analyzed further under the 2024 Parks 
and Trails plan update. 

Future Needs and Recommendations 

City population and job growth to 2044, under the alternatives studied in the DEIS, is likely to 
result in deficits for active recreation facilities, informal recreation facilities, trails, and parks. 
The City will be updating the Parks and Open Space Plan in 2024. The update will consider 
these deficits in prioritizing future projects. 

The City will also need to invest $1,6521,060 per resident equivalent to meet the minimum 
LOS, which could amount to more than $7.5 between five and seven million for growth 
occurring through 2044. 

To achieve the City’s target LOS, Sumner would need to make further investments in active 
recreation facilities, informal recreation facilities, parks, and open space and tree canopy, in 
addition to targeted investments to ensure all residents have access to a park within a 10-
minute walk. To meet the target level of investment of $2,148 per resident equivalent, the 
City would need to invest more than $9.8 million in the parks system through 2044. 
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5.7 Fire Facilities 

Existing Deficiencies 

Staffing at Station 113 meets the minimum recommended firefighters per the 2015 CFP. In 
2022, EPFR’s urban response was slightly below target levels of service. 

Future Needs and Recommendations 

The increase in number of calls requiring dispatch means that Station 113 may struggle to 
meet minimum levels of service in coming years. To meet LOS standards for first-due 
response units and minimum ERF through 2044, EPFR’s staffing of fire stations serving the 
current area should be increased by at least 2 / 3 fire personnel. 

For EPFR to achieve all the LOS standards necessary to accomplish critical tasking, mount an 
effective response force, and achieve acceptable response times, additional fire stations 
strategically located in the current plan area may also be required. Plans for additional 
stations are described in Chapter 6. 

5.8 Public School Facilities 

Sumner-Bonney Lake School District 

Existing Deficiencies 

As described in Table 4-9, Sumner High School, Daffodil Valley Elementary, and Maple Lawn 
Elementary are currently enrolled over their student capacity. 

Future Needs and Recommendations 

Based on school capacity, current enrollment, and projected additional students, the 
Sumner-Bonney Lake School District is expected to need to add capacity in Sumner before 
2044, particularly for elementary and high school students. See Table 5-3. 

Table 5-3: Sumner-Bonney Lake School District Projected Capacity Deficit/Surplus (updated) 

School Type Total 
Capacity 
(Students) 

2022-2023 
Total 
Enrollment 
(Students) 

2044 
Projected 
Additional 
Students 
(City only) 

2044 
Projected 
Total 
Students 

2044 Projected 
Capacity 
Deficit/Surplus 

Elementary 

School 

935 1,126 413 1,539 (604) 

Middle School 722 681 156 837 (115) 
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School Type Total 
Capacity 
(Students) 

2022-2023 
Total 
Enrollment 
(Students) 

2044 
Projected 
Additional 
Students 
(City only) 

2044 
Projected 
Total 
Students 

2044 Projected 
Capacity 
Deficit/Surplus 

High School 1,260 1,844 113 1,957 (697) 

Source: Sumner-Bonney Lake School District Capital Facilities Plan 2021-2027; BERK, 2024. 
Note: The total student count and deficit/surplus accounts for existing students and growth in Sumner. 
It does not account for growth outside of city limits. 

The Sumner-Bonney Lake School District updates its Capital Facilities Plan typically annually, 
which allows the district to plan for future capacity needs. The district will consider projected 
growth in Sumner and in other parts of the service area in planning future projects. 

The 2021-2027 Sumney-Bonney Lake School District Capital Facilities Plan identifies a project 
in 2023 to add net capacity for 1,660 high school students at Sumner High School, which is 
expected to be enough capacity to serve growth through 2044 within Sumner city limits. 
However, Sumner High School serves areas outside of Sumner, and the district will need to 
consider how growth in those locations will affect capacity long-term. The school district also 
allows waivers from other schools, which will also affect facility planning. 

No projects are identified by the district for middle school or elementary capacity increases in 
Sumner before 2027. The plan does anticipate districtwide needs for two more elementary 
schools, a new middle school, and potentially new or expanded high school facilities beyond 
2027. This facility planning is in part due to development of the Tehaleh planned community, 
located outside of Sumner. 

Dieringer School District 

Existing Deficiencies 

As shown in Table 4-13, Lake Tapps Elementary school is already enrolled over capacity by 
26 percent. 

Future Needs and Recommendations 

The Dieringer School District is also expected to need to add capacity by 2044, at both the 
elementary and middle school level. While growth in Sumner is expected to only add a few 
students (since most of Sumner is not within the Dieringer School District), there will be 
growth in other parts of the district that will further affect capacity. See Table 5-4. 
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Table 5-4: Dieringer School District Projected Capacity Deficit/Surplus (updated) 

School Type Total Capacity 
(Students) 

2022-2023 
Total 
Enrollment 
(Students) 

2044 
Projected 
Additional 
Students (City 
only) 

2044 
Projected 
Total 
Students 

2044 Projected 
Capacity 
Deficit/Surplus 

Elementary 

School 

865 923 3 926 (61) 

Middle School 536 521 1 522 14 

Source: Dieringer School District Capital Facilities Plan, 2021-2026, 2020; BERK, 2024. 
Note: The total student count and deficit/surplus accounts for existing students and growth in Sumner. 
It does not account for growth outside of city limits. 

The Dieringer School District updates its Capital Facilities Plan every few years, which is an 
opportunity to plan for future needs. The district will consider impacts of growth in Sumner 
and in other parts of its service area in its capital facilities planning process. The district’s 
2020 plan identifies a project for a new elementary school (“Elementary #3”), adding capacity 
for 433 more students, which will help address elementary school needs. There are no 
projects identified through 2026 for capacity increases for middle schools—while growth in 
Sumner city limits is not expected to cause capacity issues, this growth combined with growth 
in other parts of the service area could cause a deficit. The district will need to address 2044 
projected needs in their future Capital Facilities Plan updates. 

5.9 Transportation Facilities 

Existing Deficiencies 

The Transportation Plan sets forth the current and future deficiencies in the city’s street and 
roadtransportation network. See the Transportation Improvement Program in Appendix D. 

Future Needs and Recommendations 

The Draft Transportation Plan sets forth a list of 20-year Transportation Improvement Projects 
to address projected growth, shown in Table 6-6.
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Chapter 6: Capital Facilities Plan Projects and Financial Plans 

6.1 Capital Facilities Plan Projects 

General Government Facilities 

The City has identified several projects relating to general government facilities over the next 
six years (Table 6-1). 

Table 6-1: General Government Facilities Capital Improvement Plan—2023-2028 

Project Funding 
Source 

2023 2024 2025 2026 2027 2028 Total 

City Hall - 

HVAC 

Replacement 

Facilities 

Capital 

Fund 

25,000 25,000 - - - - 50,000 

City Hall - 

Roof 

Replacement 

Facilities 

Capital 

Fund 

350,000 - - - - - 350,000 

Senior Center 

- Exterior 

Painting 

Facilities 

Capital 

Fund 

40,000 - - - - - 40,000 

  540,000 25,000 0 0 0 0 565,000 

Source: Sumner 2023-2024 Budget. 

The above projects do not add square footage to any facility and therefore do not impact 
LOS. However, the City’s new public works facility, not included above, will also start 
construction in 2024-25, which will provide capacity above and beyond the adopted public 
works shops LOS for the projected 2044 population. As discussed above in Chapter 5, the 
City will also need to add square footage of general government facilities before 2044 to 
meet the adopted level of service. Additional police officers will also be needed. 

The City will be considering options for increasing general government capacity that include 
expansion of existing facilities, acquiring land and building new facilities, or locating offices 
within other city facilities such as the planned Operations Facility or new events building at 
Heritage Park. These options need to be evaluated in a detailed facilities needs analysis that 
considers staffing demands, etc. Finally, funding plans for additional general government 
facilities will need to be considered based on the preferred options. There is not enough 
detail in the capital facilities plan to assess those details.  
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Water Facilities 

The 2020 Capital Improvement Plan for water facilities (in the 2020 Water System Plan) has 
projects related to the distribution system, source improvements, storage, and operations 
and maintenance. The total for the 20 year duration of the Plan (2018-2038) is: $32.88 million. 

Appendix B contains the Water System Capital Improvement Plan and Schedule. 

Sanitary Sewer 

The 2020 Capital Improvement Program for sanitary sewer shows a number of projects in the 
20-year planning period (2018-2038) including sewer line extension, replacement, and 
relocation; wastewater treatment upgrades; pump and equipment replacement; totaling 
$8.81 million from 2018-2023 and $17.75 million from 2024-2038. 

Appendix C contains the 2020 Sewer Capital Improvement Plan and Schedule. 

Stormwater Facilities 

The 2020 Stormwater Capital Improvement Plan includes projects scheduled through 2026 
and projects for after 2026. These projects include levee improvements, culvert 
replacements, and numerous other system improvements totaling $82.7 million. 

Table 6-2 contains the 2020 Stormwater Management Plan Capital Improvement Projects.  

Table 6-2: Proposed Capital Improvement Projects, Stormwater 

Capital Improvement Project Project 
Priority1 

Total Cost Year 2019 Year of 
Completion 

CIP No. 1—Railroad Street 

Improvements 

Medium $353,000 2023 

CIP No. 2 – 63rd Street Court E 

Improvements 

High $221,000 2022 

CIP No. 3—151st Avenue E and 152nd 

Avenue E Improvements 

Medium $918,000 2026 

CIP No. 4—63rd Street Court E 

Improvements 

Medium $293,000 2022 

CIP No. 5—North 160th Avenue E 

Improvements 

High $1,051,000 2022 

CIP No. 6—Willow Street Interceptor 

and Tributary Improvements 

Medium $2,098,000 2026 

CIP No. 7—Meade McCumber Street 

Improvements 

Medium $282,000 2025 
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Capital Improvement Project Project 
Priority1 

Total Cost Year 2019 Year of 
Completion 

CIP No. 8—162nd Ave E (Poole Road) 

Outfall Improvements 

Low $143,000 After 2026 

CIP No. 9—47th Street Court E Culvert 

Improvements (CEG Site E) 

High $125,000 2024 

CIP No. 10—160th Avenue E Culvert 

Improvements (CEG Sites H, I, 106th 

Ave E) 

High $1,451,000 2022 

CIP No. 11—162nd Avenue E Culvert 

Improvements (CEG Sites J, K, L) 

High $365,000 2024 

CIP No. 12—East Main Street Culvert 

Improvements 

High-

Medium 

$41,000 2024 

CIP No. 13—Salmon Creek Restoration Medium $675,000 2024 

CIP No. 14—64th Street E Culvert 

Improvements 

High-

Medium 

$675,000 2024 

CIP No. 15—White River Levee 

Improvements 

High-

Medium 

$3,800,000 2024 

CIP No. 16— 24th Street Setback Levee High-

Medium 

$45,123,000 After 2026 

CIP No. 17—Rivergrove Puyallup River 

Improvements 

Medium $15,611,000 2026 

CIP No. 18 – 24th and 142nd 

Intersection Treatment 

High $171,000 2021 

CIP No. 19 – Stewart Road Pond Repair 

and Enhancement (full project) 

High $356,000 2022 

CIP No. 20 – Treatment in Drainage 

District 11 

Medium $98,000 2026 

CIP No. 21 – Wood Ave Conveyance, 

Zehnder to 16th 

Low $157,000 After 2026 

CIP No. 22 – Meade Ave 

improvements one block south of 

Main St 

High-

Medium 

$170,000 2023 

CIP No. 23 – Sumner-Tapps Highway 

and 60th Street East 

High $100,000 2021 

CIP No. 24 – SR 410/166th Ave E I/C Medium $4,427,000 2025 

CIP No. 25 – Main Street and 160th Ave Medium $296,000 2023 

CIP No. 26 – 62nd St: 166th Ave to 160th 

Ave E 

Medium $1,476,000 2022 
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Capital Improvement Project Project 
Priority1 

Total Cost Year 2019 Year of 
Completion 

CIP No. 27 – Elm St: East Valley 

Highway to 160th Ave East 

Medium $1,063,000 2023 

CIP No. 28 – Parker Road: 62nd to 63rd Medium $114,765 2023 

CIP No. 29 – Parker Road: Main to 50th Medium $583,000 2024 

CIP No. 30 – Sidewalk Replacement 

Program 

High-

Medium 

$22,000 2024 

CIP No. 31 – Volunteer Sidewalk 

Program 

High-

Medium 

$35,000 2024 

CIP No. 32 – Mountain Circle Outfall 

Replacement 

Medium $507,000 2024 

Total Capital Asset Funds (Includes 
inflation) (City-funded only—exclude 
developer or LID-funded projects) 

 
$82,728,000 

 

Source: 2020 Stormwater Capital Improvement Plan 
High = Completed 0–5 years; Medium = Completed 5–10 years: low = Completed within 10–20 years 

Parks Facilities 

Parks and Opens Space capital projects biennium are listed in Table 6-3 and are based on 
the adopted 2023-24 Sumner budget. Projects outlined in the budget include replacement 
of Rainier View Park playground, continued funding of improvements to Seibenthaler park 
and the proposed Bennet Park property, and projects to replace playground equipment, add 
shelters and picnic areas, totaling $5.13 million.  

The City will be updating the Parks and Open Space Plan in 2024 and a new capital facilities 
park implementation and acquisition plan will be developed at that time and address any 
deficiencies and to plan for further capital expenditures. The City’s Parks and Open Space Plan 
also identified capital projects through 2030, which are outlined in Table 6-4. 
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Table 6-3: Improvement Plan for Parks and Open Space — 2023-2028 

Facility Funding 
Sources 

2023 2024 2025 2026 2027 2028 Total  

Seibenthaler Park Parks & Trail 

Capital 

 1,525,000     1,525,000 

Loyalty Park 

Improvement 

 250,000      250,000 

Rainier View Park  795,545      795,545 

Bennett Park Property   868,170     868,170 

TC: Heritage Park 

Remediation 

 860,000      860,000 

Trails - Fryar Ave  453,696 378,696     832,392 

  2,359,241 2,771,866 0 0 0 0 5,131,107 

Source: Sumner 2023/2024 Adopted Budget

Page 116 of 949



   

 

_____________________________________________________________________________________ 

DRAFT Capital Facilities Plan — September 2024 Page 84 

Table 6-4: 2024 Parks and Trails Plan Capital Projects  
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Source: Sumner 2024 Parks & Trails Plan. 
Note: Some cost estimates may be adjusted in the final CFP presented to City Council per more recent 
information on facility type costs and specific sites
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Fire Facilities 

A voter-approved bond passed in 2018 in the East Pierce Fire and Rescue district. This bond 
made it possible for EPFR to upgrade or re-construct five fire stations in the district. In 
Autumn 2021, station 118 broke ground and is near completion. Construction of Bonney 
Lake Fire Station (headquarters) began in Autumn 2022 and is anticipated to be completed in 
early 2024. Two more stations, Station 117, and Station 114 will begin construction in 2023 
and fire station 124 is slated for a renovation in 2024. A Full list of EPFR projects and their 
status can be found on the EPFR website or below in Table 6-5. 

Table 6-5: Improvement Plan for Fire and Emergency Services — 2023 - 2024 

Station Status Cost 
Estimate 

Estimated 
Date of 
Completion 

Notes 

118 Under Construction 8,367,000 2023 Construction of new 17,100 

sq. foot fire station and 

apparatus storage area 

111 Under Construction 18,950,000 2024 Construction of new 36,000 

sq. foot, two-story fire 

station with administrative 

offices for EPFR 

headquarters and fire 

apparatus storage. 

117 Contract Awarded 9,266,000 2024 Construction of new 16,000 

sq. foot fire facility and fire 

apparatus storage area. 

114 Contract Awarded 7,425,000 2024 demolition of existing fire 

station, construction of new 

10,000 sq. foot fire station 

and apparatus storage area 

124 Invitation to Bid out N/A 2024 Kitchen, Electrical, and 

Plumbing renovations for 

Station 124. 

Source: East Pierce Fire and Rescue 2018 Capital Facilities Plan 

While none of the voter-approved bonds will go directly to Station 113 renovations, 
additional capacity, updated facilities, and new stations elsewhere in the district can increase 
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the overall level of service within Sumner due to equipment, staff, and dispatch overlap. Most 
recent data show that Station 113 was at 80%-unit reliability meaning that the station’s staff 
responded to 80% of calls within the City of Sumner. The remaining 20% of calls were 
responded to from elsewhere in the fire district and updated facilities elsewhere in the district 
can help close the level of service deficits that are both ongoing and would be exacerbated 
in the coming decades without intervention.  

Public School Facilities 

The 2021-2027 Sumner School District Capital Facilities Plan is adopted in this plan by 
reference. Portion of qualifying improvements can be paid for through school mitigation fees. 
The fees are intended to cover the cost of development between the time of the impact and 
the time taxes from developed properties begins to cover costs. The City Council has elected 
to adopt the school mitigation fee and to determine how much the fee will be. 

The district’s financing plan shows various sources of funding identified for the District, 
including State school money and impact fees. Appendix E shows capital improvement 
projects planned for the next six years and their estimated costs and funding sources. The 
local funding sources listed in the capital projects and finance plan include bond revenue, 
impact fees and other District funds. Longer-term capital projects are still in early planning 
phases and estimated costs and funding sources have yet to be determined. 

The 2021-2026 Dieringer School District Capital Facilities Plan is also adopted in this plan by 
reference. The plan includes several capital projects to add student capacity and a summary 
of revenue sources and use of funds from 2020-2025. 

Appendix E contains the summary of the Sumner Bonney-Lake School District and Dieringer 
School District calculations for school impact fees, which are collected through ordinance 
adopted by the City. 

Transportation Facilities 

The 2024 Draft Transportation Plan contains numerous transportation improvements and 
projects that will be necessary to maintain the level of service. The projects will be funded 
through a combination of federal, state, and local general fund monies.  

Appendix D contains the Six-year Transportation Improvement Program. Table 6-6 includes a 
list of 20-year needs and costs from the Draft Transportation Plan. 
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Table 6-6: 20-Year Transportation Improvement Projects and Costs 

Map ID1 Title and Location Description Project Cost2 

SP1 E Valley Highway 
E/Forest Canyon 
Road E 

Construction of a new signal or roundabout $3,000,000 

SP2 Puyallup 

Street/Tacoma 

Avenue and overlay 

Puyallup Street to 

White River Bridge 

(WSDOT SUM-30) 

Plane, repair, and overlay, complete intersection 

channelization improvements, add an eastbound 

left-turn pocket on Puyallup Street at Tacoma 

Avenue. Add a signal at the Puyallup 

Street/Tacoma Avenue intersection 

$2,600,000 

SP3 E Valley Highway 
E/Elm Street E 

New signal when warranted $1,500,000 

SP4 Valley Avenue/Elm 
Street E 

New signal when warranted $1,500,000 

SP5 Traffic 
Avenue/Main 
Street 

Add EB right-turn overlap. Convert W Main 
Street to one-way facility westbound.  

$150,000 

SP6 Parker Road E/Main 

Street E 

New signal when warranted $1,650,000 

SP7 160th Avenue 

E/Main Street (60th 

Street E)  

New signal or RAB when warranted $3,000,000 

SP8 Valley 
Avenue/74th 
Street E 

Add EB/WB left-turn restrictions. Shift WB 
left-turns to U-turning movement at Valley 
Avenue/SR 410 EB Ramp RAB 

$75,000 

SP9 Sumner Tapps 

Highway/60th 

Street E 

Signalization of the intersection. Construct EB 

right-turn lane  

$3,400,000 

  Sport/Intersection Subtotal $16,875,000 

RW1 166th Avenue E 

Widening; SR 410 

WB ramps to 64th 

St E (WSDOT SUM-

24) 

Widen to 4-5 lanes, includes new roundabouts at 

WB ramp and 64th Street E 

$19,000,000 
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Map ID1 Title and Location Description Project Cost2 

RW2 160th Avenue E; 

Main Street to 64th 

Street E 

Improve and widen streets to minor arterial 

standards with bike paths and sidewalks  

$500,000 

RW3 Valley Avenue; 

South City Limits to 

Main Street 

Overlay existing roadway surface, ADA upgrades $1,850,750 

RW4 Stewart Rd Corridor 

ITS improvements; 

SR 167 to Lakeland 

Hills (WSDOT SUM-

27) 

Connect traffic signals and railroad crossings to 

coordinate signal timing 

$3,500,000 

RW5 160th Avenue E; 

Elm St to Main 

Street 

Improve to collector standards with curb, gutter, 

sidewalks on both sides, and bike facilities 

$2,900,000 

RW6 Elm Street; E Valley 

Hwy to 160th 

Avenue E 

Improve to collector standards with curb, gutter, 

sidewalks on both sides, and bike facilities 

$2,600,000 

RW7 Parker Road E; 

62nd Street to 63rd 

Street 

Construct curb, gutter, and sidewalk on east side 

of street 

$250,000 

RW8 Parker Road E; Main 

Street to Elm Street 

Improve to collector standards with curb, gutter, 

and sidewalks on both sides 

$1,300,000 

RW9 Zehnder Street; 

Pease Avenue to 

Wood Avenue 

Railroad Crossing Improvements $1,000,000 

RW10 162nd Avenue E 

Segment Extension; 

64th Street to 60th 

Street 

Construct 2-lane facility $3,000,000 

RW11 164th Avenue Court 

E Segment 

Extension; 160th 

Avenue E to 

existing 164th 

Avenue Court E 

Construct 2-lane facility $2,000,000 
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Map ID1 Title and Location Description Project Cost2 

RW12 Systemic Horizontal 

Curve and Roadway 

Departure Safety 

Improvements 

(WSDOT SUM-28) 

East Valley Highway, West Valley Highway, 

Sumner-Tapps Highway/166th Avenue E, 142nd 

Avenue E/24th Street E. Install static and/or 

dynamic curve warning signs, speed feedback 

signs, centerline and edge lie profiled striping, 

rumble strips, reflective markers on-pavement as 

appropriate to delineate roadside objects, 

channelization, guardrail/roadway shouldering, 

and street lighting 

$903,000 

- Stewart Road SW: 

Butte Avenue SE to 

140th Avenue Court 

E4 

Widen to 5 lanes including a center two-way left-

turn lane 

- 

  Roadway Subtotal $38,803,750 

NM1 West Valley 
Highway 
Sidewalks 

Complete missing sidewalk facilities on the 
east side between 16th Street E and SR 167 
SB Ramps 

$1,000,000 

NM2 16th Street E 
Ped/Bike 

Construct ped/bike facilities between 
Valentine Avenue and 138th Avenue E 

$2,000,000 

NM3 White River 

Restoration Tail 

#9 Ditch to area north of 16th Street $3,000,000 

NM4 Tacoma Avenue 
Trail 

New trail facilities between the White River 
and 45th Street E 

$150,000 

NM5 Salmon Creek Trail New trail between current end at 149th 
Avenue E and Sumner-Tapps Highway E 

$3,000,000 

NM6 Edgewood Drive 
Sidewalks 

Complete missing sidewalk facilities between 
SR 167 and Sumner Heights Drive E 

$550,000 

NM7 Fryar Avenue Trail 

(WSDOT SUM-17) 

West Main Street to Puyallup Street $7,200,000 

NM8 Zehnder Street/Elm 

Street Sidewalks 

"Construct pedestrian and bike facilities. Bike 

lanes from Valley Avenue to Main Street 

Complete missing sidewalk facilities between 

Pease Avenue and Wright Avenue" 

$1,600,000 

NM9 Academy Street 
Bike Facilities 

Construct bike facilities between Wood 
Avenue and Valley Avenue E 

$800,000 

Page 123 of 949



   

 

_____________________________________________________________________________________ 

DRAFT Capital Facilities Plan — September 2024 Page 91 

Map ID1 Title and Location Description Project Cost2 

NM10 Wood 
Avenue/Meade 
McCumber Road 

Construct bike facilities between Main Street 
E and Valley Avenue 

$1,800,000 

NM11 62nd Street Court E 

Trail 

Construct trail east of 62nd Street Court E 

between Parker Road and 160th Avenue E 

$1,000,000 

NM12 Main Street E 
Sidewalks 

Construct missing sidewalk facilities between 
162nd Avenue E and Sumner-Tapps Highway 
E 

$575,000 

NM13 Puyallup River 

Crossing  

Over White River. Two-part project: 

1. Study best location for trail crossing 

2. Construct ped/bike trail crossing 

$4,000,000 

NM15 Construct 
sidewalks on one 
side of 72nd 
Street E 

Between River Street and 143rd Avenue E $250,000 

NM16 Rivergrove 

Pedestrian Bridge  

(WSDOT SUM-29) 

Trail overpass connecting the vicinity of Alder 

Ave. to 143rd Ave. E over SR 410 

$11,200,000 

NM17 Puyallup River Trail 

Bridge  

Bridge and trail connections to the Foothills Trail. 

Trail overpass connecting 144th Ave E to 143rd 

Ave E 

$6,000,000 

NM18 Mead McCumber 
Road/64th Street 
E Non-motor 

Construct pedestrian and bike facilities 
between Valley Avenue E and Sumner-Tapps 
Highway 

$900,000 

NM19 Sumner-Tapps 
Highway 
Sidewalks 

Construct missing sidewalk facilities between 
Main Street E and the southern City Limits 

$1,000,000 

NM20 Rainier Street 
Sidewalks 

Construct missing sidewalk facilities between 
Sumner Avenue and Guptil Avenue 

$150,000 

NM21 Traffic Avenue 

Pedestrian Signal 

(WSDOT SUM-25) 

Replace existing pedestrian rectangular rapid 

flashing beacon with pedestrian signal 

$616,753 

NM22 Alder Avenue 
Sidewalks 

Construct pedestrian and bike facilities 
between SR 410 and Academy Street 

$950,000 

NM23 Houston Road E 
Sidewalks 

Construct pedestrian facilities between Valley 
Avenue E and the west City limits 

$850,000 
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Map ID1 Title and Location Description Project Cost2 

  Non-Motorized Subtotal $49,366,753 

  Total $105,045,503 

Notes for Table 6-6:  
BOLD indicates a new project that has been identified based on the transportation analysis of the land 
use alternatives. 
1. Map identification references to Exhibit 5-6, 20-Year Transportation Improvement Projects.  
2. Project cost represents 2023 dollars. Source:  
Transpo Group 2023 
3. Identifies current WSDOT or grant funding. 
4. This project is fully funded and will be completed before 2044; however, to remain eligible for 
transportation impact fees already set aside for the project, it is included on the 20-year project list.  
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Figure 6-1: 20-Year Improvement Projects 

Source: City of Sumner, 2024; Transpo, 2024. 
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6.2 Financial Analysis 

Note: This section is to be revised to reflect a new Park Impact Fee and Transportation Impact 
Fee pending further discussion with City Council.  

Overview  

The revenue analysis of the Capital Facilities Plan supports the financing for providing 
facilities and services, as required by RCW 36.70A.070(3)(d). Revenue estimates, using 
assumptions that are based on historical trends, are used to represent realistic expectations 
for revenue that may be available for capital funding.  

This revenue analysis looks at the City of Sumner’s capital facility revenues for municipal 
services. Through identifying fiscal constraints in the future, and potential gap funding 
options, project prioritization can be incorporated into the capital planning process.   

The revenue analysis provides an approximate forecast of future revenue sources. The 
numbers projected in this analysis are for planning purposes and do not account for 
sensitivities such as local, state, and federal policy, economic trends, and other factors.  

Funding the Capital Facilities Plan 

Estimated future revenues are projected for the Plan’s 2024 – 2044 planning period, in year of 
expenditure dollars. The following revenue analysis is organized according to the following 
categories:  

 General Capital Revenues. Revenues under the category of general capital revenues 
are the revenues required by law to be used for capital projects. The general capital 
revenues in Sumner consist of REET 1 and REET 2.  

 Dedicated Capital Revenues. Dedicated revenues are required to be used for certain 
types of capital spending, outlined by the law. The dedicated capital revenues in Sumner 
include transportation impact fees, park impact fees, grants, interlocal awards, and other 
capital contributions.  

 Operating Transfers. Operating transfers are revenue sources that are transferred to 
capital improvement funds from operating funds. Although these are not dedicated 
sources to be relied on for capital funding, it has been the historical practice of the City 
to regularly make transfers into capital improvement funds for projects. Any operating 
transfers from the General Fund for capital projects are defined through the regular 
biennial budget process.  
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 Potential Policy Options. There are additional policy tools and sources available to fund 
capital projects.   

Assumptions  

The assumptions used in this analysis may not align with the City’s future budget assumptions 
around the same revenue sources as the purpose of the two analyses is different. The City’s 
budget estimates how much money the City will have available for spending in the coming 
biennium while this CFP revenue analysis estimates how much revenue, that will be 
specifically allocated to capital projects, the City is likely to receive in total over the next six 
and 20 years.   

The City’s 2023-2024 budget identifies revenue sources for capital projects in this timeframe. 
Revenues are projected for 2025 to 2044 using various methodologies, depending on trends 
in historical revenues and best available information. These methodologies are as follows:  

 Projecting revenues based on a historical per capita rate and growing based on 
population growth.  

 Projecting revenues based on projected housing unit growth rates. 

 Projecting revenues based on a constant historical value.   

 Projecting revenues based on existing revenue projections.   

Projected revenue amounts are shown in year of expenditure (YOE) dollars, meaning they are 
adjusted for future inflation. The inflation rate used in this analysis is 3.34%, which is the ten-
year historical average inflation rate for Seattle-Tacoma-Bellevue. Population growth and 
housing unit growth is assumed to be consistent with projections outlined in the City’s 
Comprehensive Plan Land Use Element.  

General Capital Revenues  

REET 1 and 2 

Real Estate Excise Tax (REET) revenues are collected on property sales at the point of sale. 
They are required by law to be spent on capital projects. REET is based on the total value of 
real estate transactions in a given year, and the amount received annually can vary 
significantly based on fluctuations in the real estate market and trends in the economy.   

Sumner is authorized by the state to impose two separate REET levies. REET 1 and REET 2 
each allow for a levy of 0.25% on the assessed value of a sale, for a total tax of 0.5% of total 
assessed value. All proceeds must be used for capital spending or limited maintenance, as 
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defined in RCW 35.43.040. REET 2 is more restricted than REET 1, as it may not be spent on 
acquisition of land for parks, recreation facilities, law enforcement facilities, fire protection 
facilities, trails, libraries, or administrative or judicial facilities (RCW 82.46.035). REET 2, 
specifically, can only be levied by those cities and counties that are planning under GMA. For 
REET 2, the capital projects must be those specifically listed in RCW 82.46.035(5):  

Public works projects of a local government for planning, acquisition, construction, 
reconstruction, repair, replacement, rehabilitation, or improvement of streets, 
roads, highways, sidewalks, streets and road lighting systems, traffic signals, 
bridges, domestic water systems, storm and sanitary sewer systems, and planning, 
constructions, reconstruction, repair, rehabilitation, or improvement of parks.  

Sumner typically uses REET revenues to support City capital projects, leveraging REET funds 
as matches to generate successful grant applications from other sources.  

REET revenues have historically averaged approximately $840,000 annually from 2018 to 
2022. The projections in Figure 6-2 are based on the historical average amount annually 
adjusted for inflation.  

Figure 6-2: REET Revenues, 2019-2044 (YOE$) 

 
Notes: Projections shown above are designed to estimate expected cumulative revenues for the planning period; annual 
amounts shown above are not meant to reflect actual expected revenues in each specific year. Amounts are rounded to 
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the nearest $1,000. 
Sources: City of Sumner, 2023; City of Sumner 2023 – 2024 Biennial Budget; BERK, 2023.  

Dedicated Capital Revenues 

Transportation 

The City has two capital funds for Transportation Projects: the Street Capital Fund and the 
Sidewalk Construction Fund. The Street Capital Fund accounts for capital expenditures 
relating to the City’s transportation infrastructure. Funding sources for the Street Capital Fund 
include REET 1 and REET 2, impact fees, grants, and intergovernmental revenues from 
operating funds. The Sidewalk Construction Fund pays for sidewalk improvements and ADA-
related projects. Funding sources for the Sidewalk Construction Fund include impact fees, 
grants, intergovernmental revenues. 

Transportation Impact Fees 

Transportation impact fees are assessed on new development and used for projects to serve 
additional growth in the City. These revenues are collected in the Development Impact Fee 
Fund and transferred to the Street Capital Fund and Sidewalk Fund. Future transportation 
impact fee revenues are projected using the current, single-family transportation impact fees 
(which are adjusted for inflation across future dates), and an estimate of annual housing units 
added through 2044. This projection is relatively conservative because it is based on the 
development of housing units and does not include commercial or industrial development. 
The large amount of impact fee revenue collected between 2019 and 2022 reflects a higher 
level of development activity than is projected over the planning period. See Figure 6-3. 
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Figure 6-3: Transportation Impact Fee Revenues, 2019-2044 (YOE$) 

 
Notes: Projections shown above are designed to estimate expected cumulative revenues for the planning period; annual 
amounts shown above are not meant to reflect actual expected revenues in each specific year. Amounts are rounded to 
the nearest $1,000. 
Sources: City of Sumner, 2023; City of Sumner 2023 – 2024 Biennial Budget; BERK, 2023. 

Transportation Grants 

The City receives state and local grants to support transportation projects. These revenues 
have historically represented approximately $659 per capita, on average, from 2018 to 2022. 
Projections are based on the per capita average amount, annually adjusted for inflation. See 
Figure 6-4. 
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Figure 6-4: Transportation Grant Revenues, 2019-2044 (YOE$) 

Notes: 
Projections shown above are designed to estimate expected cumulative revenues for the planning period; annual amounts 
shown above are not meant to reflect actual expected revenues in each specific year. Amounts are rounded to the nearest 
$1,000. 
Sources: City of Sumner, 2023; City of Sumner 2023 – 2024 Biennial Budget; BERK, 2023. 

Parks 

The City’s Parks and Trails Capital Fund pays for parks and recreation capital projects. 
Funding sources for the Parks Capital Fund consist of REET 1 and 2, park impact fees, grants, 
and transfers in from operating funds.  

Park Impact Fees 

Park impact fees are collected on new residential dwelling units and on new 
commercial/industrial development. Park impact fees are restricted for the establishment of 
parks, open spaces, and recreational facilities to serve the expanding population of the city. 
These revenues are collected in the Development Impact Fee Fund and transferred to the 
Parks Capital Fund. Future parks impact fee revenues are projected using the current, single-
family park impact fees (which are adjusted for inflation across future dates) and an estimate 
of annual housing units added through 2044. This projection is relatively conservative 
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because it is based on the development of housing units and does not include commercial or 
industrial development. The large amount of impact fee revenue collected between 2019 
and 2022 reflects a higher level of development activity than is projected over the planning 
period. See Figure 6-5. 

Figure 6-5: Park Impact Fee Revenue, 2019-2044 (YOE$) 

 
Notes: Projections shown above are designed to estimate expected cumulative revenues for the planning period; annual 
amounts shown above are not meant to reflect actual expected revenues in each specific year. Amounts are rounded to 
the nearest $1,000. 
Sources: City of Sumner, 2023; City of Sumner 2023 – 2024 Biennial Budget; BERK, 2023. 

Parks Grants 

The City receives state and local grants to support parks projects. These revenues have 
historically represented approximately $4 per capita, on average, from 2018 to 2022. 
Projections are based on the per capita average amount, annually adjusted for inflation. See 
Figure 6-6. Grant revenue can vary significantly from year to year. The City is including a large 
amount of grant revenue from the State and Pierce County in the 2023-2024 budget. Future 
projections reflect the historical average, which is smaller than this budgeted amount. The 
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City noted that recreation grants are competitive, and that Sumner does not always score 
highly when projects are reviewed. 

Figure 6-6: Parks Grant Revenues, 2019-2044 (YOE$)  

 
Notes: Projections shown above are designed to estimate expected cumulative revenues for the planning period; annual 
amounts shown above are not meant to reflect actual expected revenues in each specific year. Amounts are rounded to 
the nearest $1,000. 
Sources: City of Sumner, 2023; City of Sumner 2023 – 2024 Biennial Budget; BERK, 2023. 

Six-Year Cost and Revenue Comparison  

This six-year comparison looks at the total dedicated revenue sources with the City’s planned 
project costs for the six-year planning horizon of 2024-2029 in order to understand the 
difference between future dedicated capital costs and potential future revenues. This analysis 
is done for the six-year period rather than the 20-year period because project lists are 
constantly evolving, and a longer-term outlook would provide an increasingly less accurate 
estimate of a potential funding gap or surplus.  

Table 6-7 details total estimated dedicated capital revenues and total estimated dedicated 
capital costs for the City over the six-year period. The City is projected to have sufficient 
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revenues to pay for planned capital projects over the six-year period. The project costs reflect 
budgeted expenditures in the City’s 2023-2024 budget and do not include costs from parks 
and transportation planning documents. 

Table 6-7: Projected Total Capital Revenues and Costs, 2024-2029 (YOE$) 

Category  Revenues and Costs 

Estimated General Capital Revenues  $5,841,000 

Estimated Transportation Dedicated Capital 

Revenues 

 $59,208,000 

Estimated Parks Dedicated Capital Revenues   $3,723,000 

Total Capital Revenues Available  $68,772,000 

Total Capital Costs   $31,202,000 

Estimated Funding Surplus / (Deficit)  $37,570,000 
Notes: Projections shown above are designed to estimate expected cumulative revenues for the planning period. Amounts 
are rounded to the nearest $1,000. 
Sources: City of Sumner, 2023; City of Sumner 2023 – 2024 Biennial Budget; BERK, 2023. 

Policy Options and Other Funding Sources  

There are additional policy tools and sources available to the City to fund capital projects. 
These policy tools and sources include:  

 Property Tax Levy Lid Lift. Per RCW 84.55.050, cities may increase property taxes by 
more than one percent with a levy lid lift. A levy lid lift occurs when taxing jurisdictions 
with a tax rate less than their statutory maximum rate ask voters to increase their tax rate 
to an amount equal to or less than the statutory maximum rate, effectively lifting the lid 
on the levy rate. Levy lid lifts are authorized through public vote, which requires a simple 
majority to pass. The use of the revenue would be defined at the time of the vote but 
could fund capital improvements or maintenance.  

 Special Taxing Districts. The City could establish a special taxing district to collect 
additional revenue for capital projects or maintenance. One option is a Metropolitan 
Park District (MPD), which is formed to manage, maintain, or acquire park and recreation 
facilities. The formation of an MPD requires voter approval. It is funded by a regular 
property tax levy. Another option is a Transportation Benefit District (TBD), which is 
funded by a vehicle license fee and/or a sales tax. TBD revenue may be used for 
transportation improvements included in a local, regional, or state transportation plan. 
Improvements can range from roads and transit service to sidewalks and transportation 
demand management. Construction, maintenance, and operation costs are eligible.  
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 Automated Traffic Safety Cameras. The City could use automated traffic safety cameras 
to detect violations. 

 Bonds. The City has used and can use bonds to support capital facilities funding. The 
City anticipates issuing debt in the 2023-2024 budget to fund the Public Works 
Operations Facility. 

 Local Improvement District/Road Improvement District (LID/RID). The City has the 
authority to create LIDs and RIDs. These are districts used to levy additional property tax 
to cover debt service payments on the sale of bonds purchased to finance projects within 
the district. Revenues from the levy must be used for local, clearly defined areas where 
the landowners are being assessed the additional tax benefit. LIDs, by law, can be used 
for water, sewer, and stormwater projects. RIDs may be used for road funding and street 
improvements.   

 State Infrastructure Authorities. The City has options for creating specialized 
authorities to fund public infrastructure, such as Public Facility Districts and Public 
Development Authorities. These authorities each have specific purposes and formation 
requirements. In 2021, the Washington State Legislature authorized local jurisdictions to 
form tax increment financing (TIF) districts. Under this new authority, the City can have up 
to two TIF districts at any one time. As authorized, TIF districts can collect incremental 
increases in property taxes within a defined area to pay for public improvements.  

 Grants. State and Federal grant programs can be pursued for competitive regional 
priorities for infrastructure investments. Pursuing grant opportunities requires resources, 
and success is not guaranteed.  

 Public-Private Partnerships. Public-private partnerships are joint agreements between 
a governmental jurisdiction and private corporation (including 501(c)3s). Public-Private 
Partnerships have legal requirements and issues of control that must be considered on a 
case-by-case basis. Washington State’s constitutional restriction on public entities giving 
or lending funds and credit to private enterprises requires that public entities need to 
demonstrate that any partnership with a private entity will generate public good worth 
more than the value provided to the private entity.1  

 Development Project Mitigation. Under the Washington State Environmental Policy 
Act, the City can require mitigation measures from individual private development 
projects. These mitigation measures can take the form of fees, specified public 
infrastructure, or changes to project design.  
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Appendix "A” Glossary of Terms 

Adequate public facilities. Facilities that have the capacity to serve development without 
decreasing levels of service below locally established minimums. 

Assessed Valuation. Refers to how much the total real estate and personal property within a 
jurisdiction is worth. The value is established by the County Assessor at 100% of appraised 
market value, and adjusted by the State to account for variations in assessment practices 
among counties. 

Available public facilities. Facilities or services are in place or that a financial commitment is 
in place to provide the facilities or services within a specified time. In the case of 
transportation, the specified time is six years from the time of development. 

Bonding. Is the act of issuing the debt to finance capital projects and other expenditures. 

Budget. A plan of financial operation embodying an estimate of proposed expenditures for a 
given period and the proposed means of financing them. 

Capital Program. A plan for capital expenditures to be incurred each year over a fixed 
period of years to meet capital needs arising from the long-term work program or otherwise.  
It sets forth each project or other contemplated expenditure in which the government is to 
have a part and specifies the full resources estimated to be available to finance the projected 
expenditures. 

Centennial Clean Water Program (“CCWP”). In 1986, legislation was passed which 
provides grants to public entities for financing water pollution control activities and facilities 
to protect surface and underground water from pollution. In addition, a State revolving loan 
program was established to provide loans or combinations of grants/loans to finance public 
facilities. 

Community Park. Those parks so designated in the City of Sumner Parks and Recreation 
Plan. 

Concurrent or Concurrency. Means that adequate public facilities are available when the 
impacts of development occur. This definition includes the two concepts or “adequate public 
facilities” and of “available public facilities” as defined above. 

Councilmanic General Obligation Debt. Councilmanic bonds refer to bonds issued with the 
approval of the Council, as opposed to voted bonds, which must be approved by vote of the 
public. Councilmanic bonds must not exceed 0.75 percent of the assessed valuation and 
voted bonds 1.75 percent.  
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Debt Limit. The maximum amount of gross or net debt that is legally permitted under state 
law. Debt is an obligation resulting from the borrowing of money.  

Development Activity. Any construction or expansion of a building, structure, or use, any 
change in use of a building or structure, or any change in the use of land, that creates 
additional demand and need for public facilities. 

Encumbered. To reserve, set aside or otherwise earmark, the impact fees in order to pay for 
commitments, contractual obligations or other liabilities incurred for public facilities. 

Enterprise Fund. Governmental services supported mainly by rates and user fees. A fund 
established to account for operations: (a) that are financed and operated in a manner similar 
to private business enterprises - where the intent of the governing body is that the costs 
(expenses, including depreciation) of providing goods or services to the general public on a 
continuing basis be financed or recovered primarily through user charges; or (b) where the 
governing body has decided that periodic determination of revenues earned, expenses 
incurred, and/or net income is appropriate for capital, maintenance, public policy, 
management control, accountability, or other purposes (i.e. (water, sewer, stormwater). 

Fee in Lieu of Charge (“FILO”). Charges are contributions made by developers toward 
future improvements of City facilities resulting from the additional demand on the City's 
facilities generated from the development. See also Mitigation Fees. 

General Obligation Debt. Debt that will be repaid mainly by taxes and other general 
governmental revenues. This debt includes limited and unlimited general obligation bonds, 
capital leases and other notes and contracts issued with the full faith and credit of the 
government. 

Guaranty Fund. A fund established by a bond issuer that is pledged as security for the 
payment of one or more bond issues. Normally used for Local Improvement Districts (LID). 

Impact Fee. A fee assessed on new development that creates additional demand and need 
for public facilities. 

Infiltration of stormwater. Groundwater that seeps into the wastewater collection system 
through pipe cracks, faulty joints, and faulty manholes. 

Inflow of stormwater. Consists of water that may enter the wastewater system through 
illegal connections such as roof gutters, area drains, catch basins, and unplugged clean out 
openings. 
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Infrastructure. The underlying foundation, especially the basic installations and facilities on 
which the continuance and growth of a jurisdiction depends, i.e., streets, and roads, sewer, 
and water systems. 

Latecomer Fees. Fees paid by developers or future service users for their share of past 
improvements financed by others. 

Leasing. A financing technique whereby ownership of the project or equipment remains with 
the financing entity, and where title may or may not transfer to the City at the end of the 
lease. 

Levy Lid. A statutory restriction on the annual increase in the amount of property tax a given 
public jurisdiction can assess on regular or excess levies. 

Local Improvement District (“LID”). A method of carrying out a specific improvement by 
allocating the costs among the benefiting properties. The project is usually financed through 
a long term bond issue, and the repayment of which is mainly from the collection of special 
assessments from the benefiting properties. 

Mitigation Fees. Contributions made by developers toward future improvements of City 
facilities resulting from the additional demand on the City’s facilities generated from the 
development. See also Fee in Lieu of Charge. 

Public Facilities. The capital facilities owned or operated by the City or other governmental 
entities. 

Public Works Trust Fund (“PWTF”). A low-interest revolving loan fund which helps local 
governments finance critical public works needs. To be eligible for trust fund financing, the 
applicant must be a local government entity that has a long-term plan for financing public 
works needs. If the applicant is a city or county, it must be imposing the optional one-quarter 
percent real estate excise tax for capital purposes. Eligible projects include streets and roads, 
bridges, storm sewers, sanitary sewers, and water system. Loans will only be made for the 
purpose of repairs, replacement, reconstruction, or improvements of existing eligible public 
works systems to meet current standards and to adequately serve the needs of the existing 
populations. New capital improvement projects are not eligible. The maximum loan amount 
has been one million with a minimum local match of ten percent. Interest rates vary from one 
to three percent, depending on the match. 

Real Estate Excise Tax (“REET”). A tax upon the sale of real property from one person or 
company to another. 
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Revenue Bonds. Bonds whose principal and interest are payable exclusively from earnings 
of an enterprise fund.   

Special Assessment. A compulsory levy made against certain properties to defray part or all 
of the cost of a specific improvement or service deemed to primarily benefit those properties. 
See also Utility Local Improvement District. 

System Improvement. Public facilities included in the Capital Facilities Plan and designed to 
provide service within the community, in contrast to project improvements. 

Transportation Improvement Account (“TIA”). Provides funding for transportation projects 
through two programs: The urban program and the small cities program. Urban projects 
must be attributable to congestion caused by economic development or growth. They must 
be consistent with State, regional, and local transportation plans (including transit and rail) be 
partially funded by local contributions. Through its urban program project selection process, 
the TIA requires multi-agency planning and coordination and public/private cooperation to 
further the goal of achieving a balanced transportation system in Washington State. Small 
cities program projects are primarily selected on the basis of pavement condition and 
substandard roadway width. Funding is 1-1/2 cents a gallon on the State gas tax.  

Transportation Improvement Board (“TIB”). The purpose of the TIB is to administer 
funding for local governments for transportation projects. Revenues are from the State fuel 
tax, local matching funds, and private sector contributions. 

Utility Local Improvement District (“ULID”). Created for improvement to sewer, water, and 
other utilities and differs from a LID in that all assessment revenues is pledged for payment of 
debt service of bonds issued to finance the improvements. See also Special Assessment. 
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Appendix "B" 2020 Water System Plan Capital Improvement 
Plan  
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Appendix "C" 2020 Sewer Capital Improvement Plan and 
Schedule 
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Appendix “D” 2024 6-Year Transportation 
Improvement Program
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Arterials 

A1 – Stewart Rd (8th St) White River Bridge 

Replace existing 2-lane bridge with new bridge with two unequal length spans. New structure 
will accommodate 4 vehicle lanes, a sidewalk, and a trail crossing. 

 Location: Stewart Road at White River 
 Total Cost: $35,000,000 
 Funded: Yes 
 Planning: Complete 
 Design: 2023 
 ROW/Permit: 2023 
 Construction: 2024-2027 
 Remarks: Project funded by Federal STP Grant, FMSIB Grant, Pierce County, Port of 

Tacoma, TIB, Congressional Allocation, NHFP and City of Auburn.  

A2 – 166th Ave E Widening 

Widen 166th Ave E to 4-5 lanes through the identified corridor and improve 
lane configuration and intersection control at the two existing intersections. 

 Location: SR 410 WB ramp terminals to just north of 64th St E 
 Total Costs: $18,000,000 
 Funded: Partial 
 Planning: Complete 
 Design: 2022-2025 
 ROW/Permit: 2026 
 Construction: 2027 
 Remarks: Design is funded by Federal STP and Port of Tacoma Grants 

A3 – Main St. and Wood Ave. Intersection Improvements 

Construct pedestrian improvements and upgrade signal to current standards 

 Location: Main St. and Wood Ave. intersection 
 Total Cost: $3,580,000 
 Funded: Yes 
 Planning: Complete 
 Design: Completing in 2022 
 ROW/Permit: Completing in 2022 
 Construction: 2022-2023 
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 Remarks: Funding Secured. Project schedule for construction Summer 2022. 

A4 – Maple Street Pedestrian Signal and Citywide Signal Backplates 

Replace existing pedestrian-activated rectangular rapid flashing beacons with signal 
(expected to be a High Intensity Activated Crosswalk (HAWK) signal), add retroreflective back 
plates to upgrade signal heads citywide. 

 Location: Traffic Avenue and Maple Street Ped Signal, Backplates Various 
Locations Citywide 

 Total Cost: $431,000 
 Funded: Yes 
 Planning: Complete 
 Design: Comple 
 ROW/Permit: Complete 
 Construction: 2023 – 2024 
 Remarks: Over 90% funded by a Highway Safety Improvement Program grant. 

A5 – 160th Ave. E 

Improve and widen streets to minor arterial standards with bike paths and sidewalks. 

 Location: Main Street to 64th St. E. 
 Total Cost: $500,000 
 Funded: No 
 Planning: Complete 
 Design: Complete 
 ROW/Permit: Complete 
 Construction: 2027 
 Remarks: Sidewalk on east side of 160th completing in 2021. Remaining upgrades 

unfunded. Installing sidewalk on west side of 160th. Project is unfunded. Sidewalks on 
east side of 160th were completed in 2022. 

A6 – Valley Avenue 

Overlay existing roadway surface, complete required ADA upgrades 

 Location: From SR 410 to Main Street 
 Total Cost: $1,500,000 
 Funded: Partial 
 Planning: Complete 
 Design: 2025 
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 ROW/Permit: N/A 
 Construction: 2026 
 Received STP grant funding for the section between SR 410 and Meade McCumber. 

A7 – Stewart Road Corridor ITS Improvements 

Connect traffic signals and the railroad crossing to coordinate signal timing to increase 
vehicular traffic flow and reduce peak-hour delay. 

 Location: Stewart Road from SR 167 toward Lakeland Hills 
 Total Cost: $3,500,000 
 Funded: Partial 
 Planning: Complete 
 Design: 2025 
 ROW/Permit: 2026 
 Construction: 2027 
 Remarks: Received STP grant funding for design in 2025. 

A8 – Systemic Horizontal Curve and Roadway Departure Safety Improvements 

Install curve warning signs, speed feedback signs, rumble strips, profiled striping, reflective 
markers, guardrail, street lighting and shouldering to improve safety conditions on north-
south roadways that have a history of vehicle departures 

 Location: East Valley Highway, West Valley Highway, 142nd Ave. E, and Sumner-
Tapps Highway 

 Total Cost: $903,000 
 Funded: Yes 
 Planning: 2023 
 Design: 2024 
 ROW/Permit: 2024 
 Construction: 2026 
 Remarks: Received HSIP funding to complete the project, reimbursing 100% of 

project costs 

A9 – Puyallup Street and Tacoma Avenue Intersection Improvements 

Evaluate intersection for an upgrade to a signal and provide sidewalks/ADA improvements.  

 Location: Intersection of Puyallup Street and Tacoma Avenue 
 Total Cost: $1,500,000 
 Funded: No 
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 Planning: Complete 
 Design: 2023 – 2025 
 ROW/Permit: 2026 
 Construction: 2027 
 Remarks: Seeking grant funding for design phase of the project. 

A10 – SR 167 / I-5 Connection Project 

WSDOT Gateway Program Project – The SR 167 Completion project will build the remaining 
four miles of SR 167 between Meridian and I-5, completing a long-planned connection to I-5. 
The project also includes a two mile connection from I-5 to the Port of Tacoma. 

 Location: Puyallup to Fife 
 Total Cost: $1,000,000,000* 
 Funded: Yes 
 Planning: Complete 
 Design: 2017-2025 
 ROW/Permit: 2017-2025 
 Construction: 2019-2030 
 Remarks: WSDOT-led regional project. Sumner has agreed to commit $500,000 as a 

local agency contribution to the project 

A11 – SR 167 

 Add southbound HOT lane 
 Location: From SR 410 Interchange to 15th St SW (Auburn) 
 Total Cost: Unknown* 
 Funded: No 
 Planning: Complete 
 Design: 2023-2025 
 ROW/Permit: N/A 
 Construction: 2025-2027 
 Remarks: This is a WSDOT-led project on a state highway. Sumner has not taken an 

active role in WSDOT’s project and has not committed any funds to the project to 
date. 

A12 – Sumner Tapps Highway/60th St E Intersection Improvements 

Rebuild existing intersection to improve roadway geometrics and add a traffic signal to 
increase allowable movements 

 Location: Sumner Tapps Highway and 60th St E Intersection 

Page 156 of 949



   

 

__________________________________________________________________________ 

DRAFT Capital Facilities Plan — September 2024 Page 124 

 Total Cost: $3,400,000 
 Funded: No 
 Planning: 2026 
 Design: 2027 
 ROW/Permit: 2028 
 Construction: 2029 
 Remarks: Potential for partial funding through TIF. 

A13- SR 410 / SR 162 Interchange Improvements 

Construct a one-lane roundabout configuration at each of the interchange ramps. 

 Location: Interchange ramps at SR 410 
 Total Cost: $6,650,000* 
 Funded: Yes 
 Planning: Complete 
 Design: 2026 
 ROW/Permit: 2028 
 Construction: 2030 
 Remarks: WSDOT-led project that will improve traffic flow at the existing interchange. 

Sumner has not taken an active role in WSDOT’s project and has not committed any 
funds to the project to date. 

A14 – Hwy. 162 Improvements 

Construct one additional southbound lane on SR 162. 

 Location: From southern city limits to SR410 EB On/Off Ramps 
 Total Cost: $7,400,000* 
 Funded: No 
 Planning: Complete 
 Design: 2026 
 ROW/Permit: 2028 
 Construction: 2030 
 Remarks: This is a WSDOT-led project on a state highway. Sumner has not taken an 

active role in WSDOT’s project and has not committed any funds to the project to 
date. 

A15 – Main Street and 160th Intersection Improvements 

Evaluate intersection for an upgrade to a signal and provide sidewalks/ADA improvements 
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 Location: Main Street and 166th Ave E. Intersection 
 Total Cost: $2,000,000 
 Funded: No 
 Planning: 2026 
 Design: 2027 
 ROW/Permit: 2028 
 Construction: 2029 
 Remarks: This is a future project that will be evaluated in the coming years. 

* Denotes that project is largely funded by WSDOT, and City has either committed a small 
percentage contribution or no contribution to date. 

** Denotes that project is largely funded by City of Pacific, and Sumner has either committed 
a small percentage contribution or no contribution to date. 

Collector Street Program 

C1 – Elm Street Sidewalk Improvements 

Extend the sidewalk on the north side of Elm Street to connect to Bonney Ave and 
Seibenthaller Park 

 Location: Bonney Ave to Wright Ave 
 Total Cost: $550,000 
 Funded: Yes 
 Planning: Complete 
 Design: 2023 
 ROW/Permit: 2023 
 Construction: 2024 
 Remarks: Project funded by TIB grant. 

C2 – Alder & Kincaid Utility Improvements Phase 2 

Replacement of aging utilities in support of the Town Center Plan redevelopment.   

 Location: Cherry Ave, Maple St and Academy St 
 Total Cost: $3,000,000 
 Funded: Yes 
 Planning: Complete 
 Design: 2023 
 ROW/Permit: N/A 
 Construction: 2024-2025 
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 Remarks: Budget includes roadway restoration. 

C3 – 160th Ave. E. 

Improve 160th Ave. E. to Collector St. standards with curb, gutter and sidewalks on each side. 
Portions may be completed as parts of development prior to this time. 

 Location: Elm St. to Main St. 
 Total Cost: $2,700,000 
 Funded: partial by developers 
 Planning: Complete 
 Design: 2025 
 ROW/Permit: 2026 
 Construction: 2027 
 Remarks: Project partially completed by developers. 

C4 – Elm St. 

Improve Elm St. to Collector St. standards with curb, gutter and sidewalks on each side. Work 
will include storm drainage facilities and utility replacement 

 Location: E. Valley Highway to 160th Ave. E. 
 Total Cost: $2,400,000 
 Funded: partial by developers 
 Planning: Complete 
 Design: 2025 
 ROW/Permit: 2026 
 Construction: 2027 
 Remarks: Project partially completed by developers. 

C5 – Parker Rd E 

Construct curb, gutter and sidewalk on east side of the street 

 Location: 62nd St. to 63rd St. 
 Total Cost: $250,000 
 Funded: Partial 
 Planning: Complete 
 Design: 2025 
 ROW/Permit: 2026 
 Construction: 2027 
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 Remarks: Funding will likely come from a combination of developer-built 
improvements, Street and Storm funds. 

C6 – Parker Rd E 

Reconstruct Parker Road to Collector St. standards with curbs, gutters, sidewalks, and 
drainage utilities. Portions have been completed by developer projects and sidewalk grants. 

 Location: From Main St. to Elm St. 
 Total Cost: $1,300,000 
 Funded: Partial 
 Planning: Complete 
 Design: 2025 
 ROW/Permit: 2026 
 Construction: 2027 
 Remarks: Funding will likely come from a combination of developer-built 

improvements, Street and  Storm funds. 

C7 – Zehnder St 

Railroad Crossing Improvements to at-grade BNSF rail crossing 

 Location: From Pease Ave to Wood Ave 
 Total Cost: $1,000,000 
 Funded: No 
 Planning: 2025 
 Design: 2025 
 ROW/Permit: 2026 
 Construction: 2027 
 Remarks: Identified Road-Rail conflict point where upgrades could be beneficial. 

C8 – 162nd Ave. E Segment Extension 

Construct new 2-lane roadway section with sidewalks 

 Location: 64th St. E to 60th St. E 
 Total Cost: $3,000,000 
 Funded: No 
 Planning: 2026 
 Design: 2027 
 ROW/Permit: 2028 
 Construction: 2029 
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 Remarks: Element of East Sumner Neighborhood Plan, likely completed by 
development or LID. 

C9 – 164th Ave. Ct. E Segment Extension 

Construct new 2-lane roadway section with sidewalks 

 Location: 160th Ave. E to Existing 164th Ave. Ct. E 
 Total Cost: $2,000,000 
 Funded: No 
 Planning: 2026 
 Design: 2027 
 ROW/Permit: 2028 
 Construction: 2029 
 Remarks: Element of East Sumner Neighborhood Plan, likely completed by 

development or LID. 

C10 – Meade McCumber & Gary Street Sidewalk Improvements 

Complete the sidewalk gaps at these two locations 

 Location: Wood Ave to Valley Ave 
 Total Cost: $650,000 
 Funded: No 
 Planning: Complete 
 Design: 2026 
 ROW/Permit: 2027 
 Construction: 2028 
 Remarks: This is a future project that will be evaluated in the coming years. 

Trail Projects 

T1 – Fryar Ave. Trail 

 Location: West Main St. to Puyallup St. 
 Complete trail connection through town. 
 Total Cost: $7,200,000 
 Funded: Partial 
 Planning: Complete 
 Design: Completing in 2023 
 ROW/Permit: 2024 
 Construction: 2025 
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 Remarks: Design and ROW partially funded by federal grant. No construction funding 
identified. 

T2 – White River Restoration Trail 

 Location: #9 Ditch to area north of 16th Street 
 Construct 8000 LF trail in conjunction with adjacent development 
 Total Cost: $3,000,000 
 Funded: Partial 
 Planning: Complete 
 Design: Completing 2023 
 ROW/Permit: N/A 
 Construction: 2026 
 Remarks: Partially funded by developers 

T3 – Rivergrove Pedestrian Bridge 

Construct trail bridge to provide a new trail connection between Sumner Town Center and 
the Rivergrove neighborhood over SR 410. 

 Location: Trail overpass connecting the vicinity of Alder Ave. to 143rd Ave. E 
 Total Cost: $11,200,000 
 Funded: Partial 
 Planning: Complete 
 Design: 2025 
 ROW/Permit: N/A 
 Construction: 2026 
 Remarks: Design funding provided by ST3 grant. No construction funding identified. 

T4 – Puyallup River Crossing 

Provides improved connection with the Puyallup and Foothills trail system 

 Location: From Sumner Wastewater Treatment Facility to Puyallup trail 
 Total Cost: $4,000,000 
 Funded: No 
 Planning: 2027 
 Design: 2028 
 ROW/Permit: 2029 
 Construction: 2030 
 Remarks: Potential joint project with Puyallup. Eligible for federal CMAQ funding. 
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T5 – Puyallup River Trail Bridge 

Construct a trail bridge and trail connections to provide a connection to the Foothills Trail per 
the Sumner Parks and Trails Plan. 

 Location: Trail overpass connecting 144th Ave E to 143rd Ave E 
 Total Cost: $6,000,000 
 Funded: No 
 Planning: 2027 
 ROW/Permit: 2028 
 Design: 2029 
 Construction: 2030 
 Remarks: Identified in Draft Parks and Trails Plan. No funding source secured 

Recurring Annual Programs 

R1 – Street Overlay Program 

Overlay and rebuild existing streets throughout the City. 

 Annual Costs: $150,000 
 Funded: Yes 
 Remarks: Street Operating General Fund Budget 

R2 – Roadway Paint Line Application 

Program to repaint lane lines within the City 

 Total Costs: $40,000 
 Funded: Yes 
 Remarks: Street Operating General Fund Budget 

R3 – Pavement Repairs 

Repair spot surface and subgrade failures through dig-outs throughout the City. 

 Total Costs: $66,150 
 Funded: Yes 
 Remarks: Street Operating General Fund Budget 

R4 – Roadway Plastic Marking Application 

Program to replace crosswalk, stop bar, and arrow markings within the City 
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 Total Costs: $56,100 
 Funded: Yes 
 Remarks: Street Operating General Fund Budget 

R5 – Chip Seal Application 

Program to apply a chip seal treatment to asphalt roads throughout the City. 

 Total Costs: $136,500 
 Funded: Yes 
 Remarks: Street Operating General Fund Budget 

R6 – Crack Seal Application 

Maintain roads with crack seal throughout the City 

 Total Costs: $78,750 
 Funded: Yes 
 Remarks: Street Operating General Fund Budget 

R7 – Neighborhood Traffic Control Program 

Modify residential streets to enhance pedestrian safety, slow traffic, and minimize cut-through 
traffic on collector and local roadways. 

 Total Cost: $28,000 
 Funded: Yes 
 Remarks: Street Operating General Fund Budget 

R8 –  ADA Transition Plan 

Address the projects identified in the ADA Transition Plan 

 Total Cost: $40,000 
 Funded: Yes 
 Remarks: Sidewalks Construction Capital Fund Budget 

R9 – Sidewalk Maintenance Program 

Replace/rebuild existing failing sidewalks due to damage caused by street trees. 

 Total Cost: $250,000 
 Funded: Yes 
 Remarks: Sidewalks Construction Capital Fund Budget. Formerly the Volunteer 

Sidewalk Program. 
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R11 – Safe Routes to School 

Fill in gaps in sidewalks, provide repairs to existing ADA ramps, and replace ramps that do 
not meet current code. Continue educational components and install speed feed back signs. 

 Total Cost: N/A 
 Funded: No 
 Remarks: City will fund local match as needed. Continue to apply for SRTS Grants. 

*Project is largely funded by WSDOT, and City of Sumner has either committed a small 
percentage contribution or no contribution to date. 

**Project is largely funded by City of Pacific, and the City of Sumner has either 
committed a small percentage contribution or no contribution to date.  

TRANSPORTATION PROJECTS COMPLETING IN 2023 

Stewart Rd (8th St.) Railroad Crossing 

Widen Stewart Rd from 2 lanes to 4/5 lanes, widen the Union Pacific Railroad Crossing, Install 
a new signal at Butte Avenue 

 Location: Valentine Ave to Butte Ave (in the City of Pacific) 
 Total Cost: $6,000,000 
 Estimated Completion: 2023 
 Remarks: Project was run by City of Pacific. City of Sumner contributed $700,000 of 

TIF funds to the project.  

Alder & Kincaid Utility Improvements Phase 1 

Replacement of aging utilities in support of the Town Center Plan redevelopment 

 Location: Park St. to Main St. 
 Total Cost: $6,000,000 
 Estimated Completion: 2023 
 Remarks: Project includes Heritage park woonerf construction. 

Academy Street: Bicycle Lanes 

Improve and reconfigure existing Academy Street to accommodate dedicated bicycle lanes. 

 Location: Narrow St. to Wood Ave 
 Total Cost: $875,000 
 Estimated Completion: 2023 

Page 165 of 949



   

 

__________________________________________________________________________ 

DRAFT Capital Facilities Plan — September 2024 Page 133 

 Remarks: Design funding provided by ST3 grant. 
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Appendix "E" School Districts Impact Fees 
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Note that the adopted fees for Sumner-Bonney Lake School District as of 2023 are as follows: 

• Single Family: $4791.83 
• Mobile Homes: Same as above 
• Multi-Family: $2351.32 
• Zero lot line houses: Same as above
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Appendix "F" City Council Final Ordinance [to be included 
after adoption] 
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PLANNING COMMISSION MEETING 
DATE: September 19, 2024 

AGENDA BILL: 24-512 

 
SUBJECT: 2024 Comprehensive Plan Update – Action: Comprehensive Plan, DEIS, 
Transportation Plan, Capital Facilities Plan 

CATEGORY: Motion 

 
BUDGET IMPACT:   
Expenditure Required: None Within Budget Allocation: N/A 
 

 
ATTACHMENTS:   
1. Staff Report - 2024 Comp Plan - 091124 
2. Ordinance - CompPlan, EIS, TMP, CFP - 091224 
3. Draft Comprehensive Plan - September 2024 
4. Draft Transportation Plan - September 2024 
5. Draft Capital Facilities Plan - September 2024 
6. Draft Environmental Impact Statement - March 1, 2024 
   
STAFF CONTACT:  Ann Siegenthaler, Senior Planner 

 
SUMMARY BACKGROUND:   
 
During 2023-2024, the Planning Commission reviewed proposed updates to elements (chapters) of the 2024 Comprehensive Plan 
(Comp Plan), related plans and development regulations.  The Commission held several study sessions and held a public hearing in 
April 2024.  In September 2024, the Planning Commission completed its review of all the drafts. 
  
The purpose of this meeting is for the Commission to take action on the proposed amendments.  There are 5 ordinances that will be 
used to officially adopt the Comprehensive Plan documents, and the Commission will be asked to make a motion on each ordinance: 

1. Draft Comp Plan, Transportation Plan, Capital Facilities Plan and Draft EIS 
2. Draft Housing/Land Use Regulations 
3. Draft Historic/Cultural Resources Regulations 
4. Draft Critical Areas Regulations  
5. Draft Multifamily Tax Exemption Regulations.   

  
Note that this agenda item is Item 1 related to the Comprehensive Plan and EIS documents.  For the other agenda items (related to 
regulations), please see the separate items and separate staff reports and ordinances. 

 
 
COUNCIL COMMITTEE/STUDY SESSION: n/a 
MEETING/STUDY SESSION DATE:  
COMMITTEE RECOMMENDATION:  
 
STAFF RECOMMENDATIONS/MOTION:   
 
Move to recommend to the City Council approval of the Draft Ordinance for the 2024 Comprehensive Plan and Environmental Impact 
Statement dated September 10, 2024.  
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STAFF REPORT 
 
DATE:  September 10, 2024 
TO:  PLANNING COMMISSION 
FROM:  Ann Siegenthaler, Senior Planner 
RE:  2024 Comprehensive Plan Update – Comprehensive Plan, EIS, TMP, CFP 
 File #CPA-2024-0001 

 
I. BACKGROUND  

 
Purpose:  The Planning Commission is being asked to take final action (make a recommendation) on the 
2024 Comprehensive Plan documents. 
 
Why amendments are being proposed 
 
The State Growth Management Act (GMA) requires cities to periodically update their Comprehensive Plans. 
The State also requires cities to complete a “10-year periodic update,” which must occur by the end of 
December 2024.  The process for amending the City Comprehensive Plan is specified in the Sumner Municipal 
Code section 18.56.147 and in the state Growth Management Act (GMA) (RCW 36.70A).  The Planning 
Commission is designated as the first review body, and makes recommendations to the City Council who 
makes the final decision on proposed amendments.   
 
This 10-year update involves extensive revisions to the Comprehensive Plan and regulations to reflect new 
laws and changes that have occurred over the last decade.  Major changes at the state and regional level have 
shaped this 2024 update including: 
 

• New regional growth targets have been established by the State and County, requiring each city to 
plan for its fair share of jobs and housing growth.  The assigned growth targets for Sumner for 2020-
2044 are 1,985 housing units, 5,313 jobs, and 4,904 residents.  

• Sumner is required to plan for increased housing capacity and capacity for housing that is affordable 
to all income bands, particularly low- to moderate-income households.  

• The Comprehensive Plan must also now address racially disparate impacts, displacement and inclusion 
(HB1220). 

• The Comprehensive Plan now must include a climate change/resiliency element (HB 1181). 
 

The policies proposed in the 2024 Sumner Comprehensive Plan (Comp Plan) are intended to address these 
and other mandates under GMA, new State laws and Countywide Planning Policies.  The updates are described 
in more detail in the 2024 Draft Comprehensive Plan (Volume I) dated September 2024 (Exhibit A), and the 
Draft Environmental Impact Statement (DEIS) for the 2024 Comprehensive Plan (Volume II) dated March 1, 
2024 (Exhibit B), attached.  
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Public meetings and participation 
 
In January 2023, the City Council opened the Comp Plan amendment cycle for 2023-2024.  The City published 
notice of the open amendment cycle to allow private individuals and firms the opportunity to submit 
applications for changes. No applications from private parties were received during the open amendment 
cycle; the 2024 amendments are all proposed by City staff.   
 
A Public Participation Plan (PPP) was developed for the 2024 Comp Plan Update.  The PPP was developed by 
staff, approved by the Planning Commission on March 2, 2023, and reviewed by the City Council in March 
2023.  A summary of public outreach efforts as of March 1, 2024 is included in the Draft EIS (DEIS). 
 
The Planning Commission had a number of study sessions on the 2024 Comprehensive Plan during 2023-
2024, and held a public hearing on April 4, 2024. Background materials have been provided in Commission 
meeting packets.  Prior to the Planning Commission public hearing, a public notice for the 2024 Comp 
Plan/DEIS package was published March 1, with a public comment period from March 1 to April 30, 2024.  An 
additional 15-day notice of the Planning Commission public hearing was published on March 12 with a 
comment period ending March 27. All comments received were forwarded to the Planning Commission prior to 
their final recommendations.  Comments received and staff responses will be contained in the Final EIS. In 
addition to these efforts, the City provided a dedicated project website for the 2024 Comprehensive Plan 
Periodic Update that contained documents, schedules, notices, and other pertinent information that was 
timely, accessible and readily available to the public. The City Council is scheduled to conduct another public 
hearing in Fall 2024. 
 
 
II. SUMMARY OF PROPOSAL 
 

The proposed 2024 Comprehensive Plan (Comp Plan) consists of amendments to each element (chapter) of 
the Comp Plan, a new Transportation Management Plan, and Capital Facilities Plan.  It also includes a Draft 
Environmental Impact Statement (DEIS). The update process also includes updates to certain development 
regulations that implement the Comp Plan. (Changes to development regulations are discussed elsewhere in 
the Staff Reports dated September 10, 2024 for each set of regulations.)   
 
A summary of the key Comp Plan amendments is provided below. More details are included in the published 
2024 Comp Plan dated September 2024, and Draft Environmental Impact Statement dated March 1, 2024.  
 
1. Introduction  

• Minor updates to text, background, chronology. 
 

2. Community Vision (not policies) 
• Updates to reflect more current city characteristics, demographics, etc., since 2015 
• Empasis on walkable neighborhoods 
• Removed protection of views, which Sumner does not regulate 
• De-emphasized focus on single-family only, include residents not just owners 
• Added allowing other housing types 
• Higher density in Town Center and East Sumner anticipated 
• Includes protection of natural resources 
• New text includes consideration of environmental justice in projects 
• Includes support for visual/cultural arts & awareness of history 
• Added encouragement for innovative incubator business. 
 

3. Community Values (not policies) 
• Updates to reflect more current city characteristics, demographics, etc. 
• More inclusive statements related to diversity 
• Added text about treating each other with respect and helping with community safety 
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• Added text about maintaining and recruiting businesses 
• Added text about having a fair and fiscally responsible government 
• Added text about providing an inclusive educational system. 

 
4. Plan Monitoring and Amendment Element 

• New policy adding State-required wording for emergency amendments  
• New policy to avoid reducing the UGA unless the areas cannot be served. 

 
5. Governance and Permit Process Element 

• Consideration of decision impacts on historically underserved populations 
• Raising awareness related to diversity, equity and inclusion 
• Updating how City business is communicated to the public, improving accessibility 
• Streamlining permit processes 
• New policy providing for tribal government participation in land use decisions  

 
6. Community Character Element 

• Clarify wording in Design Guidelines policy to respect historic context and use high quality materials 
• Change emphasis on single family dwellings to emphasis on small-scale residential character 
• New policy about Sign Code to allow reasonable advertising for owners while protecting the 

community from adverse impacts 
• New policy to support a graffiti removal program 
• New policy to clarify that East Sumner allows ground floor multifamily, but not on East Main or 160th 

Avenue (in current code) 
• New policy that supports alternative approaches to parking in East Sumner (in current code) 
• New policy supporting neighborhood centers (focal point) and encouraging services within walking 

distance of these 
• New policy to distribute streetscape amenities equitably across neighborhoods 
• New policy supporting transit linkages from neighborhoods to the transit station 
• Replaced specific historical society reference with generic historic preservation organizations; replaced 

specific downtown & chamber group names with generic names 
• New policy to clarify what is actual area of “historic downtown” term used elsewhere 
• Added policy to implement the 2021 Main Street Visioning Plan 
• New policy that supports alternative approaches to parking in Town Center (in current code) 
• Clarified policy about creating gateways by adding the adopted concept plan sketch 
• New policy to implement the adopted East Main Street Design Strategy 
• New policy to maintain Tree City USA designation 
• New policies about providing pedestrian connections to transit and services, and working to reduce 

through-traffic 
• New policy to require development in Manufacturing Industrial Center (MIC) to provide adequate 

screening. 
 

7. Family and Human Services Element 
• Extensive updates to clarify City’s role in the various community programs (provided mostly by other 

agencies and school district); examples: promoting healthy behaviors 
• Wording changed throughout the chapter to put City in a supporting role working with other agencies, 

not as provider 
• Removed policy about human services committee since City does not have such a committee 
• New policy asserting City role to “support funding” for the school district recreation programs 
• New policy to support food programs through information and supportive regulations 
• New policy to prohibit marijuana/cannabis businesses 
• New policy to support housing programs and regulations for historically underserved populations 
• New policy to provide incentives for affordable senior housing. 
• New policy to develop emergency response procedures for senior center patrons 
• New policy to promote programs for older adults to work and volunteer 
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• New policy to distribute parks facilities equitably throughout the community 
• New policy to maintain sidewalk system that connects services 
• New policies to further climate resiliency and emergency preparedness. 

 
8. Economic Development and Employment Element 

• Policy updated to identify redevelopment opportunities as land supply decreases 
• Policy updated to encourage agritourism 
• Update to encourage industries that are sustainable and environmentally responsible 
• New policy to coordinate economic development regionally 
• Updated policy wording to support infrastructure and programs that promotes qualified workforce 
• New policy to monitor policy impacts on historically underserved communities 
• Policies added about improving the resiliency of the local economy to withstand climate change and 

reduce carbon emissions 
• New policy to invest in programs that enhance downtown public safety 
• Updates references to specific downtown organizations to be more generic  
• Added policies from existing MIC area plan about supporting the MIC. 
 

9. Land Use Element 
• New policy about considering impacts to tribal treaty rights in land use decisions (Countywide policies) 
• Clarifying policies to implement the Town Center Plan and the MIC goals 
• New policy to encourage “healthy communities” in land use, design and programs 
• New policy to plan for standards/programs to reduce wildfire risk 
• New policy to support small-scale agriculture and non-profit community gardens 
• Updates to descriptions of land use designations to reflect proposed density increases and allow more 

housing types. 
 
9. Essential Public Facilities Element 

• Extensive policy updates and new policies to establish guidelines for siting facilities and complying with 
new State guidelines. 
 

10. Historic & Cultural Resources Element 
• Updates to support preventing or mitigating impacts to historic/cultural resources 
• Updated policy to require documentation of how impacts were avoided 
• New policy requires consultation with DAHP on sites in Town Center with structures over 45 years old 
• New policies related to inadvertent discoveries of artifacts 
• New policy to encourage measures to protect culturally significant plants and foods 
• Updates to reflect Sumner’s current practices and agency roles, changing references to historic 

preservation organizations to be more generic 
• Updated references to the Ryan House and modifying “mandate” language to provide more flexibility 

in implementing policies 
o Numerous changes are proposed to reflect the City Council decision in September 2023 to proceed 

with demolition of the Ryan House, and Superior Court’s March 2024 ruling that demolition is not 
consistent with the policies in the Comp Plan 

• New policy addressing adaptation of historic sites vulnerable to climate change 
• New policy to encourage cultural arts that reflect various ethnic groups’ history. 

 
11. Environment Element 

• New policies related to environmental stewardship, education 
• New policy to consider environmental justice in project decisions 
• Added policies related to preparedness for extreme weather events 
• New policy related to air quality impacts on overburdened populations 
• New policies related to protecting water quality with buffers 
• Policy added to protect vegetation as a means to protect groundwater recharge 
• Policy added to consider diversity and accessibility in emergency notification plans 
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• Numerous new policies on floodplain protection and mitigation, adding references to current programs 
• New policies related to urban forest management and protecting forested hillsides 
• Policies added related to reducing greenhouse gas emissions and supporting alternative energy 

technologies 
 
12. Climate Change and Resiliency Element 

• This required Plan element contains no policies; rather it is a list of policies throughout the Plan that 
address climate change and resiliency topics. 

 
13. Housing Element 

• Extensive updates to outdated language 
• Removal of policies that contradict new State requirements for housing 
• New policy to support the preservation of manufactured home parks as affordable housing 
• Updated policies to plan for adequate housing supply for all income bands and to allow for various 

housing types 
• New policy to allow 2 dwelling units per lot per State requirement 
• New policy to allow triplexes and fourplexes on larger residential lots 
• Added policies to allow ADUs and streamline process 
• New policy to maintain multifamily zones for multifamily units (not single family) 
• Various policies related to supporting affordable housing 
• New policy to re-establish SEPA review thresholds to streamline housing developments 
• Added policies related to encouraging energy efficiency and reducing greenhouse gases 
• Change in policies to apply MFTE tax credit in Town Center and East Sumner for affordable units  
• New policies to help support protections for tenants vulnerable to displacement. 

 
14. Parks and Open Space Element 

• Policies from the recently adopted 2024 Parks and Trails Plan have been added.   
 
15. Transportation Element and Transportation Management Plan (See Exhibit C) 

• Extensive revisions to clean up redundancies and outdated info 
• New policy stressing importance of maintenance 
• New policy supporting food truck parking on streets where appropriate 
• Added existing policies from Town Center Plan and East Sumner Plan to support the street design and 

circulation guidelines in those plans 
• New policy to pursue the expansion of the Pierce Transit district to Sumner 
• Updated and new policies to support multimodal (ped and bike) modes 
• New policy to prioritize commuter connections to MIC as primary employment center 
• Added policies to consider transportation decision impacts on underserved populations 
• Strengthen policies related to reducing environmental impacts and considering environmental justice 

in decisions about transportation/streets 
• Updated existing and added new policies about improving air quality to emphasize reducing 

greenhouse gas emissions 
• Added policy to consider in prioritizing projects the needs of underserved communities 
• New policy that supports charging a multimodal transportation impact fee (new State allowance) 
• Transportation Management Plan: 

o Updates to Level of Service (LOS) at various intersections 
o Integrating additional pedestrian/bicycle routes into the mapped system 
o Revised project costs/revenues for various transportation projects  
o Revised Traffic Impact Fees (TIFs), including a potential increase in TIFs. 

 
16. Capital Facilities Element and Capital Facilities Plan (See Exhibit D) 

 
• New policies related to social equity in capital facilities planning and programs 
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• Update policies to advance actions that reduce carbon footprint, greenhouse gases and promote 
climate resiliency 

• New policy to specifically address actions to protect the Rivergrove neighborhood from flooding 
• Updated policies to address more current Police Level of Service (LOS).  New LOS is recommended 

based on new demographics of population, number of calls for service and other factors 
• Updated policies to match current Fire District LOS 
• Updated policies related to Government Services LOS. New LOS is recommended to replace 2015 

estimate based on current data. 
• Updated policies to align current LOS for water and sewer with adopted plans 
• New policies to address regional coordination and emergency response to utility issues 
• Added policies to promote equitable access to utility services for underserved populations. 

 
17. Utilities Element 

• Extensive revisions to clean up redundancies and outdated info 
• New policies to support alternative energy and technology 
• New policy to encourage undergrounding of utilities, particularly in Town Center 
• New policy to require telecommunications facilities to avoid impacts to residential areas 
• Added policies to support utility access to historically underserved communities 
• New policies to support cooperative planning amongst providers. 
 

18. Shoreline Master Program Element 
• Introduction text modified for clarity, but no changes to shoreline policies or regulations. 

 
The full scope of the proposed amendments is described in detail in the attached Exhibits.   
 
 
III. DRAFT EIS AND PREFERRED ALTERNATIVE 
 
The 2024 Comprehensive Plan Draft Environmental Impact Statement (DEIS) evaluated three Alternative 
growth scenarios.  These focus primarily on alternative approaches to accommodating State and regional 
requirements for housing capacity and housing affordability. The Planning Commission reviewed the range of 
Alternatives at its meeting on June 6, 2024, and voted to accept the recommended “Preferred Alternative,” 
which guides the Comp Plan’s policies and new regulations.  In summary, the Preferred Alternative that was 
selected is a modification of Alternative 2 in the DEIS. The Preferred Alternative includes similar policies and 
meets State requirements. It provides incentives for affordable housing and additional allowances to promote 
housing capacity, with strategies such as:   
• Plan for housing growth target of 1,985 units to meet the State- and County-assigned targets 
• Not redesignate/increase density on the Cava Mine Site at this time. 
• Allow multiplexes on large lots in LDR, but not require any of them to be affordable. 
• Change the MFTE in Town Center (TCP) to allow MFTE only for affordable housing (incentive). 
• Expand the MFTE in East Sumner to offer the affordable housing incentive to all properties within the East 

Sumner Neighborhood Plan boundary. 
• Propose a density increase in MDR zone from 15 to 22 du/ac, in order to balance out potential loss of 

affordable housing units if other affordability options are not pursued. 
 

The original 3 Alternatives are described in detail in the Draft EIS for the 2024 Comprehensive Plan dated 
March 1, 2024 (Exhibit B). 
 

 
IV. COMPREHENSIVE PLAN AMENDMENT 

CRITERIA                                                                                                                                                                                                                                                                  
 
Only those amendments which are found to be in substantial compliance with all criteria listed below shall be 
approved (SMC 18.56.147(N)).  Below is an analysis of how the proposal meets the criteria:   
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1. An amendment is necessary to resolve inconsistencies between the Sumner Comprehensive 

Plan and other city plans or ordinances; or, to resolve inconsistencies between the Sumner 
Comprehensive Plan and other jurisdictions’ plans or ordinances. 
  
The proposed amendments would resolve inconsistencies between the Sumner Comprehensive Plan and 
new State legislation, State GMA, Multi-county Planning Policies (Vision 2050) and Countywide Planning 
Policies requirements.  
 

2. Conditions have so changed since the adoption of the Sumner Comprehensive Plan that the 
existing goals, policies, objectives, and/or map classifications are inappropriate.  
 
Conditions have so changed since the adoption of the Comprehensive Plan that the text updates are 
necessary.  The Comprehensive Plan has not undergone an extensive periodic review since 2015. There 
are new State requirements that must be addressed; there are also new development conditions and 
demographics in the community that have dramatically changed over the years.  Many of the existing 
policies use outdated language, do not reflect new City practices or new technologies, nor address 
emerging needs related to climate change, underserved communities, or needs for affordable housing. 
The proposed update would make the Plan text more consistent with the Zoning Code. 
  

3. The proposed amendment is consistent with the overall intent of the goals of the Sumner 
Comprehensive Plan.  
 
The existing Comprehensive Plan includes goals related to maintaining Sumner’s character, encouraging 
housing, supporting seniors and youth, promoting economic development, and protecting the 
community’s natural environment.  The proposed amendments support and are consistent with all of 
these goals, while addressing new State requirements and changes as described above. 

 
4. The proposed amendment is consistent with chapter 36.70A RCW, the county-wide planning 

policies for Pierce County, and the applicable multi-county planning policies.  
 
Consistency with Growth Management Act (RCW 36.70A) 
The proposed Comprehensive Plan text amendments are consistent with the GMA.  The text updates will 
address the new requirements of the GMA and State legislation, such as increasing housing density and 
types as required, addressing equity and disparate impacts, and addressing climate change and “Best 
Available Science” for protecting critical areas. Based on this, the proposal is consistent with the Growth 
Management Act.  
 
Consistency with countywide planning policies 
The County-wide planning policies (CPPs) for Pierce County, which Sumner and other cities have ratified, 
establish goals and policies related to such issues as:  Transportation facilities, allocation of housing and 
affordable housing, equity and inclusion, healthy communities, and climate resiliency. The CPPs also 
allocate population, housing, and employment growth targets to Sumner and other cities for the 2020-
2044 period. The proposed Sumner Comprehensive Plan text amendments include extensive updates in 
order to be consistent with the CPPs.   
 
Consistency with multi-county planning policies (Vision 2050) 
VISION 2050 contains multicounty planning policies, as required by GMA, and a regional growth 
strategy through the year 2050.  It is the multi-county-level planning document for King, Kitsap, Pierce, 
and Snohomish Counties. VISION 2050 calls for focusing housing and job growth within regional growth 
centers and near high-capacity transit, such as in Sumner’s Town Center and in the Sumner-Pacific 
Manufacturing Industrial Center. The CPPs are developed by Pierce County jurisdictions to be consistent 
with VISION 2050, and Sumner’s Comprehensive Plan amendments have been developed to be 
consistent with the CPPs and VISION 2050. 
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5. Where an amendment to the Comprehensive Plan map is proposed, the proposed designation 

is adjacent to property having a similar and compatible designation, or the subject property is 
of sufficient size, or other conditions are present.  
 
There are no proposed amendments to the map. 

 
6. Environmental impacts have been disclosed, and measures have been included to reduce 

possible adverse impacts.  
 
Potential impacts of the proposed 2024 Comprehensive Plan text amendments have been addressed 
through the Draft Environmental Impact Statement (DEIS) for the 2024 Comprehensive Plan (Volume 
II) published March 1, 2024 (see Exhibit B).  This document is also available for review on the City’s 
website at:  https://connects.sumnerwa.gov/planning-sumners-future.  The DEIS analyzes impacts 
related to the environment including: earth, water quality, plants and animals, noise, land use, 
transportation and housing. The preliminary determination in the DEIS is that any potential effects are 
not significant or are addressed through mitigation measures.  

 
7. Potential ramifications of the proposed amendment to other Comprehensive Plan elements 

and supporting plans have been considered and satisfactorily addressed. 
 
The potential ramifications of the proposed amendments to other Comprehensive Plan elements have 
been addressed. The proposed amendments have been evaluated for consistency across Plan elements 
and supporting plans. The Comprehensive Plan update also includes updates to the Transportation 
Management Plan and the Capital Facilities Plan that support the proposed amendments in the land use 
and housing elements. Potential ramifications and impacts have been evaluated in the Draft 
Environmental Impact Statement for the 2024 Comprehensive Plan (Volume II) issued March 1, 2024, 
which concludes the proposed text amendments will have a negligible impact.    

  
CONCLUSION:  The proposal is consistent with the criteria for a Comprehensive Plan amendment.  
Additional analysis is contained in the Draft Environmental Impact Statement for the 2024 Comprehensive 
Plan (Volume II), issued March 1, 2024 (see Exhibit B).  

 
V. PUBLIC & AGENCY COMMENTS 
  
The public notice for the 2024 Comp Plan and Draft EIS was issued March 1, 2024, with a public comment 
period from March 1 to April 30, 2024.  An additional 15-day notice of the Planning Commission public hearing 
was published on March 12. Comments received were forwarded to the Planning Commission prior to final 
recommendations.   
 
VI. SEPA ENVIRONMENTAL REVIEW 
 
The State Environmental Policy Act (SEPA) establishes a process for SEPA review of Comprehensive Plan 
updates. In compliance with State SEPA environmental regulations, the 2024 Draft Comprehensive Plan 
(Volume I) and Draft Environmental Impact Statement for the 2024 Comprehensive Plan (Volume II) were 
issued March 1, 2024 for a 60-day public review through April 30, 2024.   Comments received during the 
comment period were forwarded to the Planning Commission for consideration before final recommendations.  
 
VII. STAFF RECOMMENDATION 
 
Staff recommends that the Planning Commission “Move to recommend to the City Council approval of the 
Draft Ordinance for the 2024 Comprehensive Plan and Environmental Impact Statement dated September 10, 
2024.”  
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VIII. EXHIBITS & REFERENCES 

 
A. Draft Ordinance:  2024 Comprehensive Plan and Environmental Impact Statement dated September 10, 

2024. 
B. 2024 Draft Comprehensive Plan (Volume I) dated September 2024.  
C. Draft Environmental Impact Statement (DEIS) for the 2024 Comprehensive Plan (Volume II) dated March 

1, 2024 
D. Draft Transportation Plan dated September 2024 
E. Draft Capital Facilities Plan dated September 2024 

 
Documents are also available for review on the City’s website at:  https://connects.sumnerwa.gov/planning-
sumners-future 
 
See also Staff reports for: Critical Areas regulations, Housing regulations, Historic and cultural resources 
regulations, Multifamily Tax Exemption regulations 
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Draft Ordinance September 10, 2024 
2024 COMPREHENSIVE PLAN and ENVIRONMENTAL IMPACT 

STATEMENT 
 
 

ORDINANCE NO. XXXX 
CITY OF SUMNER, WASHINGTON 

 
AN ORDINANCE OF THE CITY COUNCIL OF THE CITY OF SUMNER, WASHINGTION, ADOPTING 
THE SUMNER 2024 COMPREHENSIVE PLAN, TRANSPORTATION MANAGEMENT PLAN, 
CAPITAL FACILITIES PLAN AND THE 2024 COMPREHENSIVE PLAN ENVIRONMENTAL IMPACT 
STATEMENT. 

 

WHEREAS, the City of Sumner’s Comprehensive Plan was originally adopted by Ordinance No. 
1625 on April 4, 1994 to comply with the Growth Management Act, addressing land use, community character, 
transportation, regional planning, the environment, open-space and parks, capital facilities and utilities; and 

WHEREAS, the Washington State Growth Management Act, per RCW 36.70A.130 requires periodic 
updates of the Comprehensive Plan, development regulations, critical areas regulations and other supporting 
plans and documents; and 

 
WHEREAS, the City’s 2024 Comprehensive Plan update contains multiple amendments and 

revisions to different sections of the Municipal Code and development standards. This ordinance relates solely 
to the adoption of the Comprehensive Plan and Comprehensive Plan Environmental Impact Statement, the 
Transportation Management Plan and the Capital Facilities Plan. Separate ordinances will adopt amendments 
to the Zoning Code Title 18 and other provisions in the Sumner Municipal Code, Critical Areas Ordinance in 
Environment Title 16, and Multifamily Tax Exemption in SMC 3.52; and   

 
WHEREAS, the City conducted a public outreach process including public open houses and other 

community meetings, website postings, public meetings with the Planning Commission and City Council, 
and public hearings and public notices; and 

 
WHEREAS, in compliance with the State Environmental Policy Act (SEPA) the City issued a 

Determination of Significance on this proposal on May 18, 2023and scoping was conducted and the 21-day 
comment period was open until June 8, 2023; and the City issued a Draft Environmental Impact Statement 
(DEIS) on this proposal on March 1, 2024 for a 60-day comment period ending April 30, 2024 and a Final 
Supplemental Environmental Impact Statement (FEIS) was issued on __________; and 

 
WHEREAS, on February 29, 2024 this proposal was forwarded to the Washington State 

Department of Commerce for the mandatory 60-day state review per the Growth Management Act; and 
 
WHEREAS, on April 4, 2024, the Planning Commission held a duly-advertised public hearing 

on the proposed amendments, after multiple study sessions during 2023, with additional study sessions on 
June 6, 2024 and September 5, 2024; and on __________2024  voted by a _________ vote to recommend 
that the City Council adopt the proposed 2024 Comprehensive Plan dated September 2024, including the 
Draft Transportation Plan and Draft Capital Facilities Plan; and that the DEIS dated March 1, 2024, be 
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updated via the FEIS based on responses to comments; and that the FEIS reflect the Preferred Alternative 
selected out of the Alternatives described in the DEIS; and      
 

WHEREAS, on ________ 2024, the City Council held a duly advertised public hearing 
followed by subsequent study sessions to review the Planning Commission’s recommendation(s) and 
deliberate and discuss alternatives; and on  ________ 2025 voted by a  ______ vote to adopt the 
proposed amendments to the Comprehensive Plan, adopt the FEIS; and adopt the Preferred Alternative 
__________as set forth in the FEIS; and 
 

WHEREAS, the basis for the proposed amendments has been set forth in the staff reports for the 
amendments, including an analysis of the amendments’ consistency with the City’s adopted policies and 
regulations; and  

 
WHEREAS, the City Council finds the proposed amendments to be consistent with the Sumner 

Municipal Code criteria for Comprehensive Plan and Zoning Code amendments, Growth Management Act, 
VISION 2050 Multi-county planning policies, and Pierce County Countywide Planning Policies;  
 
 
NOW, THEREFORE, THE CITY COUNCIL OF THE CITY OF SUMNER, WASHINGTON DO 
ORDAIN AS FOLLOWS: 
 
Section 1. That the “Sumner 2020 Comprehensive Plan with 2022 Amendments” is hereby repealed and 
replaced with the Sumner 2024 Comprehensive Plan dated September 2024, as shown in Exhibit A, and 
available for review on the City’s website at: https://connects.sumnerwa.gov/planning-sumners-future. 
 
Section 2. That the following environmental documents are incorporated herein by reference and hereby 
adopted:  The 2024 Comprehensive Plan Final Environmental Impact Statement _______ (date) (FEIS), 
including by incorporation the associated 2024 Draft Environmental Impact Statement March 1, 2024 
(DEIS) as shown in Exhibit B, and available for review on the City’s website at: 
https://connects.sumnerwa.gov/planning-sumners-future. 
 
Section 3. That the “2015 Sumner Transportation Plan – June 2015” is hereby repealed and replaced with 
the 2024 Transportation Plan Draft dated September 2024 as shown in Exhibit C and incorporated herein 
by reference; and available for review on the City’s website at: https://connects.sumnerwa.gov/planning-
sumners-future. 
 
Section 4. That the “2015-2021 Sumner Capital Facilities Plan” is hereby repealed and replaced with the 
2024 Sumner Draft Capital Facilities Plan dated September 2024 as shown in Exhibit D and incorporated 
herein by reference; and available for review on the City’s website at:  
https://connects.sumnerwa.gov/planning-sumners-future. 
 
Section 5. That the amendments and associated exhibits contained herein shall constitute the 2024 Sumner 
Comprehensive Plan Update, and are hereby adopted.   
 
Section 6. Severability.  Should any section, paragraph, sentence, clause or phrase of this Ordinance, or 
its application to any person or circumstance, be declared unconstitutional or invalid for any reason, or 
should any portion of this Ordinance be preempted by state or federal law or regulation, such decision or 
preemption shall not affect the validity of the remaining portions of this Ordinance or its application to 
other persons or circumstances. 
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Section 7.   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 ordinance, including the 
correction of clerical errors; ordinance, section, or subsection numbering; or references to other local, 
state, or federal laws, codes, rules, or regulations. 
 
Section 8.   Effective Date.  This ordinance This ordinance shall take effect five (5) days from the date 
of publication in the City’s official newspaper.   
 
Section 9. 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 ordinance, including the 
correction of clerical errors; ordinance, section, or subsection numbering; or references to other local, 
state, or federal laws, codes, rules, or regulations. 
 

Passed by the City Council and approved by the Mayor of the City of Sumner, Washington, at a regular 
meeting thereof this _____day of ____________ 

 
 
       __________________________________ 
      Mayor Kathy Hayden 
 
ATTEST:     APPROVED AS TO FORM: 
 
 
 

_____________________________________ ____________________________________ 

City Clerk Michelle Converse, CMC Andrea Marquez, City Attorney 

 
First Reading:   
Date Adopted:   
Date of Publication:   
Effective Date: 
 
EXHIBIT A - Sumner 2024 Draft Comprehensive Plan (Volume I) dated September 2024 
EXHIBIT B – Draft Environmental Impact Statement for the 2024 Comprehensive Plan (Volume II) 

dated March 1, 2024 
EXHIBIT C - Draft Transportation Plan dated September 2024 
EXHIBIT D - Draft Capital Facilities Plan dated September 2024 
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1. Introduction 
City of Sumner Planning  

A comprehensive plan is a community’s guide to how it will grow and change, how people will live, work, 
get around, and how businesses and the economy will be supported and grow.  serves as a community's 
constitution for.development and the use of its land It provides direction for the long-term as well as the 
short-term, and covers multiple subjects.  It is a statement of policy identifying environmental, social, and 
economic desires, and its accompanying maps are a reflection of stated policies. The City of Sumner was 
one of the earliest communities in the region to begin planning with its first Comprehensive Plan 
completed in 1960. Sumner’s Comprehensive Plan contains the community’s goals and policies about 
land use, housing, transportation, environment, economic development, governance, historic/cultural 
preservation, capital facilities and other topics.  The Plan has been updated throughout the years, 
following the State Growth Management Act requirements for updates. 

The City of Sumner was one of the earliest communities in the region to begin planning with its first 
Comprehensive Plan completed in 1960, referenced in Ordinance 676.  The Plan was updated 
thoroughly in the 1980s.  The City of Sumner completed the first Growth Management Act (GMA) 
compliant Comprehensive Plan in 1994 with a 10-year update in 2004, a major update in 2010, and a 
second 10-year update in 2015. 

As needed, the City will consider amendments to the Plan annually in accordance with the GMA. 

Growth Management Act  

Despite the planning efforts of many regional and local jurisdictions, wWestern Washington began to 
grow rapidly in the 1970s and 1980s leading to additional population, sprawl, and increased traffic 
congestion.  Growth also resulted in impacts to the natural environment and threatened the state’s 
quality of life.  To address the increasing concerns of citizens, the Washington State Legislature passed, 
and the Governor signed into law, the Growth Management Act (GMA) of 1990.  Subsequent 
amendments to the Act GMA have been made by the Legislature almost every year since. 

The GMA requires urban counties and cities within the counties to do the following: 

 Prepare Countywide planning policies.  Each jurisdiction's comprehensive plan will be reviewed 
against the countywide policies for consistency. 

 Prepare multi-county planning policies which are required for two or more counties with a 
population of 450,000 or more, and with contiguous urban areas. This has culminated in the VISION 
2040 and 2050 plans prepared by the Puget Sound Regional Council (PSRC). 

 Require coordination between counties and cities to define urban growth areas (i.e. the extent of 
urban development).  Population is allocated among the urban growth areas (UGA) within the 
county.  Each jurisdiction must plan appropriately in its UGA to accommodate the population growth 
expected. 
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 Define critical areas and adopt regulations for critical areas such as wetlands, mineral resources, 
aquifer recharge areas, geologic hazard areas, etc. and require that future updates to the critical 
areas regulations be based on “best available science” and give special consideration to habitat for 
anadromous fisheries. 

 Prepare a comprehensive plan which must include the following elements:   

 Land Use 

 Housing – Recent changes to GMA require jurisdictions to identify sufficient capacity for to meet 
housing needs of all income bands, identify local policies and regulations that result in racially 
disparate impacts, establish anti displacement policies, allow two or more units per lot in all 
residential zones, and allow two accessory dwelling units (ADUs) per lot in zones that allow 
single-family homes.  

 Transportation 

 Capital Facilities 

 Utilities  

 Parks and Recreation and Economic Development are also identified elements under GMA, that 
should be incorporated when the state provides funding at least two years ahead of periodic 
reviews (RCW 36.70A.070 and RCW 36.70A.130). 

 As an option, the comprehensive plans may include elements for Conservation, Solar Energy, 
and Sub-Area Plans. The elements must address State Planning Goals identified in the Growth 
Management Act and Countywide planning policies.  

 Climate Change & Resiliency – In 2023, the State Legislature added a new requirement to GMA 
for local jurisdictions to include a Climate Change & Resiliency element to their comprehensive 
plan, along with the inclusion of new topics in other plan elements, such as wildfire risk and tree 
canopy cover. 

 Adopt regulations consistent with and implement the comprehensive plan (e.g. revise the zoning 
ordinance, subdivision ordinance, etc., or prepare new implementation mechanisms). 

 Prepare a Shoreline Master Program consistent with RCW 90.58. Its goals and policies are 
considered an element of the Comprehensive Plan and its regulations are considered part of the 
City’s development regulations (RCW 36.70A.480) 

The City has chosen, over the years, to implement the GMA in a number of ways with additional planning 
and guidance as follows: 

 1994—Community Character Strategy 

 1996—Design and Development Guidelines 

 2001—East Sumner Neighborhood Plan 

 2002—East Main Street Design Strategy 

 2015—East Sumner Neighborhood Plan Update 

 2018—Sumner -Pacific Manufacturing Industrial Center Subarea Plan 

 2018—Town Center Plan 

 2020—East Sumner Neighborhood Plan Update 
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 2021—Main Street Visioning Plan  

 2021—Housing Action Plan 

Coordination with State and Regional Goals and Policies  

State Goals  

Section RCW 36.70A.020 of the Growth Management Act lists the 153 planning goals which are to guide 
the preparation of a community's comprehensive plan and development regulations. The fourteenth 
goal was added to address climate change and aA fifteenth fourteenth goal was added to address the 
State’s shoreline policy of appropriate shoreline uses, public access, and ecological conservation. 

The goals address the following topics: 

 Urban Growth 

 Reduce Sprawl 

 Transportation 

 Housing 

 Economic Development 

 Property Rights 

 Permits 

 Natural Resource Industries 

 Open Space and Recreation 

 Environment 

 Citizen Participation and Coordination 

 Public Facilities and Services 

 Historic Preservation 

 Climate Change & Resiliency  

 Shorelines 

Each comprehensive plan should consider and be consistent with the State goals. The state goals were 
reviewed by staff and decision makers as this Comprehensive Plan was prepared. The Draft EIS contains 
a policy analysis. 

Multi-County Planning Policies (VISION 2040 2050) 

Multi-county planning policies are required by RCW Section 36.70A.210 of the GMA for two or more 
counties with a population of 450,000 or more, and with contiguous urban areas. King, Pierce, and 
Snohomish Counties were required to adopt multi-county planning policies. Kitsap County chose to also 
participate in this effort. 

VISION 2040 2050 is a regional plan facilitated by the Puget Sound Regional Council (PSRC) and 
adopted by local governments in the four-county Puget Sound region (King, Kitsap, Pierce, and 
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Snohomish Counties).  The original regional plan, VISION 2020, was adopted as the Multi-County 
Planning policies in March 1993 and amended in 1995. In April 2008, following several years of public 
process, PSRC the Puget Sound Regional Council adopted VISION 2040 as an update to VISION 2020, 
and later adopted VISION 2050 in October 2020.    

VISION 2040 2050 includes framework policies, designation of urban growth areas, contiguous and 
orderly development (including “Regional Growth Centers” and “Manufacturing/Industrial Centers”), 
transportation facilities and strategies, regional capital facilities, inter-jurisdictional planning, economic 
development, affordable housing, and open space linkages, resource protection and critical areas. 
VISION 2040 2050 and the Multi-County Planning Policies were reviewed by staff and decision makers as 
this Comprehensive Plan was developed and for all subsequent amendments and updates. Further, the 
Draft EIS, and supplemental EISs, contain a policy analysis. 

One of the important functions of the PSRC is to certify jurisdictions’ Transportation Plans to ensure that 
they are consistent with the regional Transportation Plan and VISION 2040 2050 and therefore eligible 
for federal funding. 

Countywide Planning Policies for Pierce County 

In accordance with the Growth Management Act, Pierce County and the cities and towns located in the 
County prepared Countywide Planning Policies (CPPs).  They were ratified and adopted by the local 
jurisdictions and Pierce County Council in 1992.  The CWPPs were amended in 1996 to incorporate 
elements that are consistent with VISION 2020,2050, namely providing policies specifically addressing 
the achievement of compact urban development and concentrated growth in centers served by multi-
modal transportation systems. The CPPs have been amended over the years to include, among other 
things, an update to the designation of “Urban Centers” and “Manufacturing/Industrial Centers”. The 
CPPs were again updated in May 2020, with input from the various jurisdictions in Pierce County, for 
consistency with the new VISION 2050. The CPPs Countywide Planning Policies address required topics 
outlined in the Growth Management Act as well as optional topics considered important to the region.  
The eleven areas addressed include: 

 Affordable Housing 

 Agricultural Lands 

 Economic Development and Employment 

 Education 

 Fiscal Impact 

 Historic, Archaeological and Cultural Preservation 

 Natural Resources, Open Space and Protection of Environmentally Sensitive Lands 

 Siting of Public Capital Facilities of a Countywide or State-Wide Nature 

 Transportation Facilities and Strategies 

 Urban Growth Areas 

 Amendments and Transition 
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The Countywide Planning Policies CPPs provide a framework for the preparation of local jurisdictions’ 
comprehensive plans.  Since all jurisdictions must meet these policies, consistency between plans is 
more assured.  The CPPs were reviewed as this Comprehensive Plan was originally prepared.  
Amendments and updates to the Comprehensive Plan have been reviewed for consistency with the 
CPPs. 

The City of Sumner Comprehensive Plan promotes a sustainable growth pattern in support of VISION 
2040 2050 and Pierce County Countywide Planning Polices the CPPs through its environmental policies 
promoting low impact development and critical areas protection, enhancement of parks and trails 
systems, multimodal travel and mixed use growth in the Town Center around the Sounder Station and in 
East Sumner along the East Main Street Corridor, fiscal and capital investment policies that promote 
growth concurrent with transportation, sewer and water infrastructure, compact residential 
neighborhoods in traditional grid patterns, and service as a regional family wage industrial hub for east 
Pierce County. 

GMA 

Sumner’s Comprehensive Plan History  

The City of Sumner was one of the earliest communities in the region to begin planning with its first 
Comprehensive Plan, completed in 1960, referenced in Ordinance 676.  The Plan was updated 
thoroughly underwent major updates in the 1980s. , The City of Sumner completed the first Growth 
Management Act (GMA) compliant Comprehensive Plan,  in 1994, with a 10-year update in 2004, a major 
update in 2010, and a second 10-year update again in 2015.  As needed, the City will consider considers 
amendments to the Plan annually in accordance with the GMA. 

1994 Comprehensive Plan 

The Comprehensive Plan Advisory Committee was appointed by the Mayor in February 1992, consisting 
of 15 members, including 7 Planning Commissioners.  Between February 1992 and October 1993, the 
Committee held over 40 public meetings, hearings, and workshops as they conducted visioning 
exercises, prepared a vision statement, determined urban growth boundary recommendations, 
prepared alternative plans, conducted environmental review, and lastly selected a preferred plan with 
accompanying goals, policies and objectives. Committee activities were advertised through newspaper 
articles, display ads, legal ads, posted agendas/notices, bulk mailings, and letters sent to those on a 
mailing list.   In addition to regular meetings, the Committee members and City staff participated in an 
outreach process by attending 14 meetings of community groups such as Rotary, Sumner Promotion, 
Sumner Senior Center, Sumner Historical Society, neighborhood community halls, as well as others, 
during the visioning process and alternative plan review process.  In addition to meetings by the 
Advisory Committee, the City Council held three public hearings to consider comments on the 
Comprehensive Plan.  The Plan was adopted via Ordinance No. 1625. These hearings were held on 
November 8 and November 16, 1993, and March 23, 1994.  They were advertised through mailings, 
legal ads, and display ads. 

Public participation is documented under separate cover in the related plan documents. 
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The final adoption of the Comprehensive Plan occurred on April 4, 1994 via Ordinance No. 1625. Nearly 
annual amendments were approved for the Comprehensive Plan and are listed in the side bar above. 

2004 Comprehensive Plan Amendments (Shoreline Master Program) 

When the Shoreline Master Program was updated in 2004, the Comprehensive Plan was amended to 
include a Shoreline Master Program Element that contains the goals as presented in the Shoreline Master 
Program.  The update to the Shoreline Master Program involved 13 public meetings and notice to all 
property owners along the rivers as well as notice in the newspaper and articles in the City newsletter. 
This amendment was outside the annual amendment process and is allowed per GMA. Ordinance No. 
2091, July 25, 2004. 

2004 Comprehensive Plan Update  

The City provided information to the public through public hearing notices in the newspaper, articles in 
the community bi-monthly newsletter, mailed notice and posting information on the City’s website. There 
were a total of 9 location-specific Comprehensive Plan map amendment requests, as well as 
amendments to the East Sumner Neighborhood Plan area map designations and creation of a Town 
Center Plan.  The 2004 Comprehensive Plan update involved the public in several ways and on two 
different “tracks”. The most significant was the development of the Town Center Plan as part of this 
update. Public outreach included two public workshops one in July 2003 and one in September 2004; a 
focus group of consultants, business owners, residents and City representatives to discuss potential for 
downtown in December 2002; a housing charrette in January 2004 that included local stakeholders and 
developers and finally several public workshops with the community to finalize the recommendations in 
the Town Center Plan. The Economic Development element was also updated after a business survey, 
individual interviews with businesses, and a workshop in May 2004 asking for recommendations on how 
the City could assist businesses.  Both the Planning Commission and the City Council held public 
hearings. The amendments were adopted on June 20, 2005 via Ordinance No. 2133 for the 
Comprehensive Plan in general, and Substitute Ordinance No. 2133A was adopted on December 5, 
2005 to include the Town Center Plan. 

Amendments to the 2004 Comprehensive Plan  

2007 Amendments 

Ordinance No. 2221, adopted July 16, 2007, amended the Comprehensive Plan Map and Zoning Map as 
it pertains to three separate proposals; 1) amended the map to show changes in ownership between 
private to public entities and where necessary changes in the zoning; 2) amended the urban growth 
boundary line to include parcels that are more than 50% within the urban growth area; and 3) 
redesignated/rezoned property in the vicinity the 700 Block of Cherry and Narrow Streets.  

2008 Amendments 

Ordinance No. 2276, adopted December 1, 2008, amended the Comprehensive Plan Map and Zoning 
Map as it pertains to three separate proposals summarized as follows: 1) amended both maps such that 
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0.18 acres at 914 Meeker Street is redesignated/rezoned to Central Business District (CBD); 2) amended 
the Comprehensive Plan Map such that 90 acres in proximity of 14218 Stewart Road contains an Urban 
Village Overlay District; and 4) amended the Comprehensive Plan Map to add a Low Density Residential-
3 designation on approximately 265 acres. 

2009 Amendments 

Ordinance No. 2298, adopted December 7, 2009, amended the Comprehensive Plan policy and text to 
include those related to: Community Linkages and the Community Linkages Map; City Mission, Vision, 
and Values; Code Enforcement; Staff Qualifications and Training; Low Impact Development; and Historic 
Preservation.  

Ordinance No. 2299, adopted October 5, 2009 amended the Comprehensive Plan policy and text to 
include a Manufacturing/Industrial Center (MIC) designation on generally all the industrially zoned land 
in the northern area of the City. This designation does not include any commercially zoned land but 
would increase in a limited way opportunity for commercial/retail and office development in the 
industrial zones. This MIC designation included areas within the City of Pacific and created an 
opportunity for the MIC to become a Countywide center as well as a regional center. In 2016, the MIC 
was designated a Regional Manufacturing/Industrial Center.  Such centers are characterized by a 
significant amount of manufacturing, industrial, and advanced technology employment uses. Being a 
regional MIC would allow allows access to more funding sources for transportation improvements. 

2010 Major Amendments-Update 

Ordinance No. 2342, adopted November 15, 2010, amended the Comprehensive Plan policy and text 
and the Comprehensive Plan Land Use map to include amendments to the urban growth area that 
resulted in a net decrease of residential capacity.  The urban growth area was expanded to the south by 
approximately 188 acres and reduced by approximately 250 acres on the east hill for a net reduction in 
the overall UGA area of 62 acres. A Draft Supplemental Environmental Impact Statement (DSEIS) and a 
Final Supplemental Environmental Impact Statement (FSEIS) were prepared for this major amendment. 

These amendments also included a private proposal to amend the MIC designation in the vicinity of the 
old Fleischmann Yeast Plant and was denied. The Fleischmann Industrial Park, LLC appealed the City’s 
decision to the Growth Management Hearings Board and the Board ruled that the City had complied 
with GMA but not the procedural requirements of the State Environmental Policy Act and ordered the 
City to prepare further environmental review specific to the Fleischmann Industrial Park, LLC proposal for 
amending the MIC. The City completed a Supplemental EIS and on April 16, 2012 the City Council 
adopted the Supplemental EIS, but continued to deny the MIC amendment request. Minor clarifying 
amendments that had been in the original ordinance were retained. 

In 2011 the City applied to Pierce County for an amendment to the urban growth area consistent with the 
2010 amendments to the City’s Comprehensive Plan. The amendment was approved by the Pierce 
County Council on October 25, 2011 and subsequently appealed to the Growth Management Hearings 
Board and denied.  
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2013 Amendments 

Ordinance No. 2494, adopted September 15, 2014, amended the Comprehensive Plan as it related to 
the surplus of the city-owned Sumner Meadows Golf Course and subsequent sale. The amendments 
redesignated approximately 154 acres from a Private-Public Utility-Facilities designation to M-1 Light 
Manufacturing along with re-designating additional commercial and high density residential zoning in 
the immediate vicinity. Additional policy amendments were made to reflect that the golf course was no 
longer operating and available as park and open space. A Draft Supplemental Environmental Impact 
Statement (DSEIS) and a Final Supplemental Environmental Impact Statement (FSEIS) were prepared for 
this annual amendment. 

2015 10-year Update 

In 2015 the City underwent a major 10-year update to the Comprehensive Plan as mandated by GMA. 
The Update included adopting updates to the East Sumner Neighborhood plan, adopting and updated 
Transportation Plan and Capital Facilities Plan, six Comprehensive Plan Map amendments including 
rezoning Agricultural lands to Residential Protection along with numerous minor text amendments. The 
Amendments were adopted on July 27, 2015, Ordinance No. 2530. Through Ordinance 2530, a Planned 
Action Ordinance was also adopted pursuant to RCW 43.21C.440 following completion of a 
Supplemental Environmental Impact Statement. 

2017 Amendment 

Ordinance No. 2645, adopted June 4, 2018, amended the Comprehensive Plan Map and Zoning Map as 
it pertains to two separate proposals summarized as follows: 1) amended both maps such that 23.05 
acres at 5710 160th Avenue East is re-designated/rezoned to Low Density Residential 1 (LDR 1) and Low 
Density Residential 6,000 (LDR-6) respectively; and 2) amended both maps such that 2.78 acres located 
along the north portion of the 15800 block of Elm Street is re-designated/rezoned to Medium Density 
Residential (MDR). 

2018 Amendments-Updated Town Center Subarea Plan 

Ordinance No. 2652 adopted August 6, 2018 amended the Comprehensive Plan as it related to the 
Sumner-Pacific Manufacturing/Industrial Center. The amendments created a Sumner- Pacific 
Manufacturing/Industrial Center Subarea Plan with goals and polices that ensured a coordinated 
approach to development, environmental review, and strategic capital investments in the Sumner-Pacific 
Manufacturing/Industrial Center. A Determination of Non-significance for this amendment was issued on 
this proposal on June 6, 2018 in compliance with the State Environmental Policy Act. 

2020 Amendments 

Sumner Comprehensive Plan and Zoning Amendments 2020 and East Sumner Neighborhood Plan 
Update and Planned Action Ordinance 2773 amended the Comprehensive Plan and zoning addressing 
annual map and text amendments across the city, with a particular focus on East Sumner Neighborhood 
Plan. A Supplemental EIS was prepared and the 2015 Planned Action Ordinance for East Sumner was 
updated. 

Page 198 of 949



Sumner Draft Comprehensive Plan Ch. 1 ▪ Introduction 
September 2024 

 9 

2022 Amendments 

Amendments in 2022 consisted of City-initiated updates to: Land use descriptions in the Comprehensive 
Plan related to density ranges, a zoning code update related to restricting gas stations in commercial 
areas, and a sign code update to electronic readerboard sign allowances. The Planning Commission 
held a public hearing on the proposed amendments, and the City Council adopted the proposals with 
revisions in Ordinances No. 2822, 2823, and 2824. 

2024 10-Year Periodic Update  

The City began this update process in January 2023, inviting the public to submit proposals for text or 
map amendments. No private proposals were received.  This update consisted primarily of: Updates to 
Housing Element to address new State requirements for affordability, Environment Element and Critical 
Areas Ordinance to address current Best Available Science, Essential Public Facilities Element and 
related zoning code revisions to respond to State requirements for facilities; and a new Transportation 
Plan and Capital Facilities Plan. Information was provided to the public through public hearing notices in 
the newspaper, articles in the community quarterly newsletter and City e-news, posting information on 
the City’s website, postcard mailings to agencies and service providers, flyers provided at community 
events, and information provided at several City open house drop-in sessions. In addition, both the 
Planning Commission and the City Council held public hearings with required notices published. The 
amendments were adopted on _____ via Ordinance No. ____ for the Comprehensive Plan in general, and 
Ordinance No. ____for related zoning code amendments. 

Plan Documents  

The State Environmental Policy Act (SEPA) (RCW 43.21C) requires government officials to consider the 
environmental impacts consequences of actions they are about to take and identify reasonable 
alternatives and mitigation measures that would avoid or minimized environmental impacts of the 
proposed action. seek better or less damaging ways to accomplish those proposed actions.  They must 
consider whether the proposed action will have a probable, significant, adverse environmental impact 
on the following elements of the natural and built environment: earth, air, water, plants and animals, 
housing, employment, aesthetics, energy and natural resources, environmental health, land and 
shoreline use, transportation, and public services and utilities.  

The Growth Management Act (GMA) requires preparation of a Comprehensive Plan addressing several 
elements including Land Use, Housing, Transportation, Utilities, Capital Facilities, Economic 
Development, and Parks and Recreation, and Climate Change. 

SEPA and GMA requirements are similar in many ways. Integration of SEPA with GMA eliminates 
duplication of effort and assures consistency between SEPA and GMA requirements.  

As adopted by Ordinance No.        2530, the Sumner Comprehensive Plan consists of this 
Comprehensive Plan document, the East Sumner Neighborhood Plan, and the Draft and Final 
Supplemental EIS as described below: 

 Sumner Comprehensive Plan Update, Draft Environmental Impact Statement. In compliance with the 
State Environmental Policy Act, the Draft EIS analyzes twenty-six twenty-nine different environmental 
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topics comparing the impacts of their plan alternatives: the Existing Comprehensive Plan (No Action 
Alternative) and two Proposed Action Alternatives. Since many requirements for SEPA analysis are 
similar to the analysis required by the Growth Management Act for plan elements, the Draft EIS was 
prepared in a manner to combine documentation as allowed in WAC 197-11-210 through 238 and 
197-11-640. The background information to support the Plan Elements - as required by the Growth 
Management Act - is provided in this document. Many of the proposed mitigation measures have 
been incorporated as goals, policies, and objectives in this Comprehensive Plan. 

 Sumner Comprehensive Plan Update, Final Environmental Impact Statement. The Final EIS analyzes 
the Preferred Alternative Sumner Comprehensive Plan. It provides an updated project description of 
the Preferred Alternative, supplements the Draft EIS analysis, and responds to comments received 
on the Draft EIS.  It also documents how the Preferred Alternative incorporates many of the Draft EIS 
mitigation measures.  With the provisions of Ordinance No.         2530, the City Council adopted the 
Preferred Plan as the Comprehensive Plan. 

 East Sumner Neighborhood Plan, 2020. The East Sumner sub-area is approximately 174 acres of 
lowland located in the eastern portion of the City of Sumner. The core of the area is bordered by 
160th Avenue East, 64th Street East, Main Street East, Sumner-Tapps Highway East, and State Route 
410. The East Sumner Neighborhood Plan (ESNP) was updated in 2001, 2015, and again in 2020.  In 
2020, the plan was amended to focus on conservation of the central wetland and Salmon Creek 
corridor, and creating a variety of housing and employment opportunities on less constrained 
property. The plan also included adoption of a planned action ordinance to further expedite 
environmental review and encourage development. 

Related Documents  

Sumner’s 2015 Comprehensive Plan Update process is documented in several texts:  

 Community Survey Report. This report is a compilation and summary of a Community survey that 
was conducted in December 2014. The purpose of the Survey was to assess quality of life, 
perceptions of community services, and economic and business-related information. 

The following documents support the Comprehensive Plan and should be consulted for more detailed 
information on strategies, planned facilities, financing, etc.: 

 Sumner Parks and Open Space Plan. This plan, adopted in 2024February 2018, presents the 
recommendations of the Sumner Parks Board and Planning Commission. The plan includes an 
inventory of parks and facilities, recommended benchmarkslevels of service, open space programs, 
proposed park improvements, funding, a 20-year facility plan and a detailed 6-year capital 
improvement program, and goals, policies and objectives which have been incorporated in this 
Comprehensive Plan. 

 Community Character Strategy. Prepared by A. Nelessen Associates, Inc. for the City of Sumner in 
May 1993, and amended and adopted on April 4, 1994. This Strategy documents the findings of the 
Community Character Workshops, and uses ideas from the workshops on how to maintain and 
improve Sumner's character.  Recommendations and implementation strategies are provided for 
Downtown, East Main Street, the Eastside Urban Village, West Sumner, various districts and 
neighborhoods, and Employment Centers.  The document also establishes a basis for a community 
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linkage network between the various parts of the community.  The Community Character Element 
chapter of this Comprehensive Plan is based upon this referenced document, and utilizes many of 
the Community Design Principles and Implementation Strategies.   

 Sumner Comprehensive Transportation Plan, 202415. Prepared by the Transpo Group, Inc. for the 
City of Sumner the plan addresses existing traffic conditions, future traffic conditions, and proposes 
a package of network improvements as well as goals, policies, objectives, and level of service 
standards for a variety of transportation modes. The plan also contains an analysis for transportation 
impact fees. The study area includes the City limits as well as a larger analysis area where 
development may impact the Sumner transportation system. Refer to the Transportation Element for 
the goals, policies, and objectives. 

 Sumner Capital Facilities Plan, 2024. Prepared by BERK Consulting, Transpo Group, Inc., and 
Parametrix, the Capital Facilities Plan was updated to reflect data in the various system plans and to 
analyze future levels of service and funding impacts. 

 General Water Plan, Update, 2020. Prepared by BHC Consultants for City of Sumner, the Water 
System Plan details current water system facilities, water supply, water storage, water quality, and 
other issues for the City and future service area.  A list of proposed capital facilities and funding 
mechanisms are included.   

 Stormwater Comprehensive Plan, 2011. Prepared by Parametrix for the City of Sumner this plan 
describes existing drainage facilities, deficiencies, water quality, proposed plan improvements, and 
funding mechanisms for the City and future service area and addresses NPDES requirements.   

 Sewer Collection System Comprehensive Plan, Update 202000. Originally Pprepared by Parametrix 
for the City of Sumner in 2000, the plan describes existing sewer facilities, deficiencies, proposed 
plan improvements, and funding mechanisms for the City and future service area. The plan also 
discusses the wastewater treatment plant and contractual arrangement with the City of Bonney Lake 
regarding capacity. The Plan was updated by BHC Consultants in 2020.  

 Critical Areas Ordinance. This document was updated with the 2024 periodic update to reflect best 
available science. 

 Best Available Science Report, 2015. This document was updated and approved by the Department 
of Ecology in 2014.  Its purpose is to protect the shoreline and increase public access.  The plan 
includes five shoreline designations (urban, shoreline residential, urban conservancy, natural and 
aquatic) along the Puyallup and White Rivers and policy and development standards for each 
category. A periodic review was completed in 2020 to refresh the plan to address changed 
conditions including the Town Center Plan and associated building heights as well as updates to the 
Shoreline Management Act and implementing rules. 

 Sumner Shoreline  Master Program, 2014 and Periodic Review 2020. This document was updated 
and approved by the Department of Ecology in 2014.  Its purpose is to protect the shoreline and 
increase public access.  The plan includes five shoreline designations (urban, shoreline residential, 
urban conservancy, natural and aquatic) along the Puyallup and White Rivers and policy and 
development standards for each category. A periodic review was completed in 2020 to refresh the 
plan to address changed conditions including the Town Center Plan and associated building heights 
as well as updates to the Shoreline Management Act and implementing rules. 
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 School District Capital Facilities Plans, 2015. Both the Sumner-Bonney Lake and Dieringer School 
Districts have adopted respective capital facilities plans that contain projected student population, 
demand for new facilities and costs over the next 20 years. Sumner-Bonney Lake’s Plan was last 
updated in October 2021 and Dieringer’s Plan was last updated in August 2020. These plans also 
provide the background documentation for the school impact fees adopted by the City of Sumner. 

 Sumner-Pacific Manufacturing/Industrial Center Subarea Plan. Prepared by BERK Consulting for the 
City of Sumner, in July 2018. The Plan details existing land use, transportation, environmental, 
economic, and market conditions, a shared vision, and goals, policies and objectives for the 
Sumner-Pacific Manufacturing Industrial Center, which have been incorporated in this 
Comprehensive Plan. 

Implementing Plans and Strategies  

To implement the Sumner Comprehensive Plan, the following plans and strategies have been 
completed:  

 Sumner Urban Design Concept Plan, 1995.  Prepared by Dennis Tate Associates and Kasprisin 
Pettinari Design, July 1995.  It ensures a unified approach to community development to reinforce 
Sumner's small town character and addresses City gateways, pedestrian linkages, building scale and 
character, signage, and streetscape. 

 Urban Forestry Strategy, 1996.  The City’s Forestry Commission, this Strategy is intended to guide 
the community’s investment in trees on public and private property for the subsequent 5 years.  The 
Strategy inventories the state of the City’s urban forest and proposes numerous projects to 
implement the policies of the Comprehensive Plan.  The Strategy was adopted in February 1996 by 
Resolution No. 912. 

 Cemetery Master Plan.  Prepared by the Community Development Department, the Cemetery 
Advisory Committee, and the consulting firm of WCA Northwest, this Master Plan outlines the 
policies for operation and capital improvements to the City’s cemetery.  The Plan was adopted 
November 3, 1997 by Resolution No. 968. The Cemetery Plan is being updated in 2015. 

 Sumner Parks and Trails Plan, 202418.  This Plan provides the location, and standards, and cost 
estimates for the trail system which extends from the King County Interurban Trail in the City of 
Algona to the Pierce County Foothills Trail in the City of Puyallup.  The plan was originally adopted 
June 2, 2008  and updated in 202418. 

 Sumner Comprehensive Transportation Plan, 2024. Prepared by the Transpo Group, Inc. for the City 
of Sumner the plan addresses existing traffic conditions, future traffic conditions, and proposes a 
package of network improvements as well as goals, policies, objectives, and level of service 
standards for a variety of transportation modes. The plan also contains an analysis for transportation 
impact fees. The study area includes the City limits as well as a larger analysis area where 
development may impact the Sumner transportation system. Refer to the Transportation Element for 
the goals, policies, and objectives. 

 Sumner Capital Facilities Plan, 201524. Prepared by BERK Consulting, Transpo Group, Inc., and 
Parametrix. the Community Development Department, with With approval by the Planning 
Commission and City Council, this document provides an inventory of existing capital facilities; 
establishes the level of service for transportation, water, sewer, storm sewer, parks, police, fire, 
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schools, and general government facilities; analyzes them for deficiencies; and sets forth a 6-year 
financial plan for funding any improvements. A capital facilities plan is a required element of the 
Growth Management Act and was adopted with the 202415 Comprehensive Plan Update.  

 East Main Street Design Strategy, 2002. The design strategy was originally adopted on May 16, 2002 
(Ordinance No. 2056) and is intended to provide a framework for converting the section of Main 
Street from Valley Avenue to 160th Street East from a largely automobile oriented landscape to a 
more walking friendly environment. The strategy was implemented in the zoning ordinance and will 
result in wider sidewalks, connected parking, reduced driveways and buildings closer to the street.  

 Town Center Plan, 2018. The update to the 2005 subarea plan was completed with assistance from 
consultant team BERK, The Transpo Group and ECONW. This document provides the policy and real 
estate market analysis for revitalizing the downtown core and encouraging development of more 
housing to serve local businesses and utilize the Sounder station. The update included adoption of a 
Planned Action Ordinance per RCW 43.21C.440 following completion of a Supplemental 
Environmental Impact Statement 

 Design and Development Guidelines, 2018. The design guidelines supplement the zoning code and 
provide a greater level of detail regarding landscaping, building and architectural treatments and 
pedestrian friendly amenities. The design guidelines were originally adopted in 1996 and 
underwent a major rewrite in 2008 with minor updates in 2018. 

Plan Boundaries 

The adopted Pierce County Comprehensive Plan, November 1994, which took effect January 1, 1995, 
establishes two types of boundaries: the Comprehensive Urban Growth Boundary (CUGA) and Urban 
Service Areas (USAs). The Comprehensive Urban Growth Boundary is Pierce County's 20-year Urban 
Growth Boundary for unincorporated Pierce County and for the cities and towns within the CUGA, which 
includes the cities of Edgewood, Fife, Fircrest, Lakewood, Milton, Puyallup, Ruston, Steilacoom, Sumner, 
Tacoma and University Place. 

USA's are located within the CUGA as being those areas proposed by the cities where urban growth and 
urban services will occur.  USA's do not extend beyond the CUGA.   

Refer to Figure 9-1 regarding the location of the City’s Urban Growth/Urban Service Area. In addition, 
the City identifies the area south of SR-410 and east of SR-162 be considered a joint planning area with 
Pierce County, although not included in Sumner's future urban service area.  Also, negotiations with the 
City of Pacific include commitments to ongoing joint planning as it relates to the Sumner-Pacific 
Manufacturing/Industrial Center.   

Definitions 

This section describes the definitions of key words, the document format, and interpretation of the text. 

Goal 

A goal is a broad statement of what ought to exist in a community or what is desired to be achieved in 
the future, usually determined through a citizen involvement process.  (Washington State Planning and 
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Community Affairs Agency, The Language of Planning: A Glossary of Selected Land Use Planning and 
Zoning Words and Phrases, 1981) 

Policy  

A policy is a more specific statement than a goal which describes a particular course of action to 
accomplish the purposes of the comprehensive plan.  Policies represent the will of the people translated 
into decision oriented statements which are continuously available to the legislative body while 
evaluating a new project or proposed change in ordinance.  (Washington State Planning and Community 
Affairs Agency, The Language of Planning:  A Glossary of Selected Land Use Planning and Zoning Words 
and Phrases, 1981) 

Objective  

An objective is something toward which effort is directed:  an aim or end of action.  (Merriam-Webster, 
Webster's Ninth New Collegiate Dictionary, 1986. 

Format of Sumner elements 

The text in the Comprehensive Plan includes: 

 Goals which are highlighted in a bold cursive italic font; 

 Policies with a related numbering system to the goals they support (e.g. # 1.1); and 

 Objectives Implementation strategies which indicate quantified targets or specific actions with a 
related numbering system to the policies they implement (e.g. # 1.1.1). 

Interpretation  

The words and terms used in the Sumner Comprehensive Plan Update are defined as set forth in the 
Growth Management Act, Procedural Criteria, Countywide Planning Policies, and other Sumner plans 
and ordinances.  Where terms are not defined in such documents, words and terms shall be given their 
plain and ordinary meanings. 

It is understood that the City of Sumner is responsible for implementing the goals, policies, and 
objectives of this plan, unless otherwise stated. There is no prioritization of the goals, policies, and 
objectives; decisions based on the Plan will have to balance the applicable goals, policies, and 
objectives and apply whatever weighting that may be appropriate. 

The timing of implementation and the amount of resources devoted to the goals, policies, and objectives 
shall be determined by the City Council through the budget and resource allocation process over the 20-
year horizon of the Plan. 

The Plan has been prepared with the understanding that it will be amended as needed in the future. 
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2. Community Vision 

“The City of Sumner will set the standard of excellence for a progressive small city.”  

Note: moved to paragraph below.   

Through the Community Vision element, Sumner sets out its long-term aspirations for the community 
relative to the health and well-being of people, economic vitality, protection of resources and heritage, 
and maintaining community character. These vision statements are broad statements of desired 
outcomes, and are not to be construed as policies or mandates.  

Sumner: The Vision 

Today and into the future, Sumner is bound together by its community pride, respect for neighbors, 
agricultural and small town heritage, support for small businesses as well as industry, and concern for the 
environment protecting our community’s natural resources.  We recognize that there are community 
needs, such as the improvement of the Downtown business area, repair of streets and sidewalks and 
management of traffic, along with maintaining adequate public services and parks, and family and 
human services for our residents. In the coming decades the community works together to maintain a 
high quality of life and to address community needs. 

In 2050 Sumner shows strongly its unique "small town" characteristics and appeal, even in the face of a 
changing world.  In embracing our heritage while also looking forward, we set the standard of excellence 
for a progressive small city.  Through ongoing cooperation and communication between residents, 
business, industry, schools, and local government, an environment exists which reflects the community's 
pride in itself.  This environment reflects our our agricultural small town heritage, our desire for open 
space, our support for quality education and human services, our commitment to responsible 
governance, and our readiness for the future. 

Community Layout 

In 2050, the community is committed to planning for sustainability through our physical layout, the 
character of our residential districts, our growth patterns, the maintenance of our parks and recreation 
investments, and our continued economic development.  

In 2050, the streets of Sumner are primarily a gridded layout of surfaced streets with curbs, gutters, and 
sidewalks, and accessibility features.  The City promotes a complete street grid and walkable 
neighborhoods, that include alternative connections between residential and commercial areas such as 
alleys and pedestrian access corridors. through development incentives, and the most garages are 
entered from them, making the sidewalks straight, flat and in good repair.  The yards are well kept, many 
with various trees.  Scenic views are maintained where possible.  As a result of the Clean Air Act, many 
properties have a crystal clear view of Mt. Rainier. 
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The community recognizes the central role that the downtown transit station plays in providing alternate 
modes of transportation for Sumner residents and workers and for the region.  Neighborhoods are 
connected to the transit station and each other through an efficient transit network. In 2050, streets are 
maintained, clean and have been improved to accommodate growth demands so that residents have 
adequate sidewalks and reduced congestion. Major streets in town are designed for vehicles, 
pedestrians, bicycles and transit.  

It is easy to see that the owners of the homes and business buildings as well, Homeowners, residents and 
business owners take care of their properties, showing great pride in their surroundings as well as pride 
in the community as a whole. Buildings and property are maintained and in good repair, designed to 
encourage walking and community interaction, and exemplifies our small town character andwhich 
promotes mental and physical wellbeing. 

Pride in the community goes beyond the homes in the residential section, beyond the commercial 
section, beyond the industrial section, in fact much of the source of pride is in the ground where, due to 
the foresight of the City Council, administrators, and leading citizens, Sumner has developed and 
maintained Sumner maintains its investments in an adequate water system, tertiary sewage treatment 
facility, and adequate storm water system.  Utilities are provided to all neighborhoods and businesses 
and support everyday resident needs and economic growth have been and are encouraged to place as 
many of their systems as is practical underground.  

Sumner remains "quiet" with a retains its small town atmosphere and “walkability”, by building an 
extension of 24th Street to East Valley Highway and to the north, working with WSDOT to complete 
improvements to the interchanges on SR410, and reducing by taking appropriate steps to improve the 
street system and to reduce commuter traffic through town.  Sumner is unique in that most of the traffic 
on the streets is local and very few of the cars or trucks pass through. Traffic calming and other measures 
have been taken to reduce speeds, making streets safer for pedestrians and bicyclists.  

Where appropriate, Sumner has maintained the separation of incompatible uses by using and 
strengthening the Comprehensive Land Use Plan and Zoning Code. Where compatible, there are areas 
of “mixed-use,” predominately around the train/transit station and in the Town Center, where a mix of 
housing and businesses creates a vibrant and diverse living environment.  Sumner has found a balance 
between parking for transit riders to gain access to a regional transit system and maintaining the City’s 
small town atmosphere and character.  

Through adequate planning for both jobs and housing, we strive to have a larger portion of the nearby 
workforce living in the City and using alternate modes of transportation.  There are numerous options for 
commuters to use rail, buses, bicycles, and other choices to travel back and forth from work and 
shopping.  Sumner neighborhoods are linked by a network of sidewalks, trails, bicycle routes and a 
small-scale inter-city transit system. 

New parks, recreational areas, greenbelts, and buffers have been added to the landscape of the City to 
define the various districts as well as provide open space and recreational opportunities within walking 
distance of all neighborhoods.   
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Residential Character  

In 2050, Sumner's housing is predominately owner-occupied, and the community enjoys more residents 
are able to enjoy the benefits of home-ownership, and others are able to find high quality, well-
maintained residences close to services.  Primarily, The majority of residential areas consist of single-
family and owner-occupied multifamily housing.  A diversity of housing styles, sizes and types is found, 
creating  to the community's character and creates housing opportunities for all of life’s stages and 
various incomes.  Many homes include porches and yards where families and neighbors interact, adding 
to the community character and neighborhood connections.  Where renter-occupied multifamily is 
found, the developments are Multi-family housing that is leased is well-designed with attractive features, 
and well managed and maintained through voluntary programs and partnerships and proper and timely 
enforcement of nuisance codes. Such developments provide safe connections to schools and services, 
attractive amenities, and provide outdoor green spaces and recreation spaces for residents. 

In 2050, Sumner continues to be a place where we and our children can afford to live and work, and 
where older residents can continue to age in place. The improvements envisioned in this statement shall 
not be allowed to create an upscale community that is beyond the financial resources of our people.1  To 
that end, we are willing to see lot sizes decrease and to allow other housing types if that becomes 
necessary,  in appropriate ways and areas, to make lots, houses, and accompanying utilities affordable to 
our growing population. City codes and plans support a diversity of lot sizes and variety of housing types 
to meet the varied needs and lifestyles found in Sumner. 

A higher density of housing that is typically owner-occupied and small-lot single family homes in a more 
traditional neighborhood pattern is concentrated in the downtown area, where it reflects the overall 
small town character of Sumner, is concentrated in the downtown and where it is within easy walking 
distance of downtown services and the train station. In the Town Center area and East Sumner area, 
higher density multifamily is allowed, providing alternative housing options for a range of incomes and 
lifestyles. These neighborhoods include a mix of commercial uses that provide nearby services to 
residents and promote community interaction. 

Growth 

Sumner is the envy of many of our neighboring cities in the year 2050, as an outstanding model of many 
years of good planning and a common sense approach to applying zoning and environmental codes, 
where community character has been maintained while allowing for growth.  By listening to the people 
of the community, then passing and enforcing laws they desired, and providing incentives, Sumner has 
been able to encourage and promote the development of "vacant areas" in the downtown where public 
utilities and services were available vacant and underutilized areas before allowing growth to stretch out 

 

1City monthly operating expenses, and, therefore, individual taxes shall not increase to the point that 
living in Sumner is beyond the financial resources of our people.  However, because there is not always a 
direct relationship between cost and quality, we realize that if the market determines that homes and 
other real estate is worth more in Sumner than other areas, we cannot control this factor.  But we can 
control our homeowners' costs for City government expenses. 
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and create sprawl.  Infill is the rule, as far as practical, within the limits of our growth area. 

Environment 

Sumner has preserved its system of natural resources through innovative, sustainable and 
environmentally responsible practices.  Infill, clustering, and other types of techniques help protect 
valuable natural resources and focus density away from valuable resource areas such as farmland, 
mineral resource lands, rivers, streams, wetlands, groundwater, and forested hillsides, while allowing 
site-sensitive, sustainable development.  As appropriate to a site's constraints, lower density 
development is supported in environmentally sensitive areas.  However, Sumner continues to recognizes 
that the long-term needs of the City may necessitate further growth to the southinto our Urban Growth 
Area. While agriculture is no longer one of the mainstays of the area, Sumner is committed to the "right-
to-farm" in certain areas where some agriculture is allowed to still exist. 

Along with the desire to protect valuable resources and sensitive areas, City plans and ordinances 
ensure protection of property rights.  Fair compensation practices are in place to compensate owners if 
property rights are taken for public use.  Consideration is also given to environmental justice implications 
of proposed projects and policies, such as disproportionate exposure of communities of color and the 
poor to pollution, noise and other environmental and health hazards.  

 

Parks, Recreation, and Open Space 

In 2050, Sumner's park system is a unified system of a variety of parks and recreation opportunities, such 
as a major sports complex, community parks, and neighborhood parks situated in the various areas of 
the City.  Each residential neighborhood has access to a neighborhood park which becomes a focal 
point for interaction.  Residents and workers alike enjoy active and inclusive recreational facilities and 
programs such as baseball, soccer, tennis, or others.  Picnic areas, grandstands and other amenities 
allow opportunities for concerts and community gatherings.  Community partnerships, such as with the 
City, YMCA and school district, provide a cost-effective, collaborative approach to filling out the range of 
recreation facilities. Sumner's recreational facilities are linked by a safe network of sidewalks and trails 
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along the Puyallup and White Rivers and connecting other areas throughout town. 

The trail system provides recreational pleasure for non-motorized cyclists, walkers, and joggers  all ages 
and abilities as well as aesthetic enjoyment of our natural resources and provides options for exercise 
and healthy living. Trails and park features are designed to protect riparian buffers and assist in the 
preservation of our natural resources. The City has preserved lands in a natural state along rivers and 
wetlands for passive enjoyment and to benefit fish and wildlife and biodiversity. 

Sumner's park and recreational system is designed for the benefit of all ages, including persons with 
physical limitations.  The safety of adults and children is considered in the design, maintenance and 
management of system parks and recreational areas.  Maintenance of the parks and trails system is a 
cooperative effort of the City and community.  Volunteer assistance by residents, youth, local 
organizations, and Adopt-a-Stream/Parks programs assist with the upkeep and enhancement of facilities, 
as well as promote community pride.  Maintenance of existing recreational facilities is a priority ahead of 
the development of new facilities.  Land is acquired as needed for future park needs.  

History and Culture 

Sumner expresses its history, heritage and uniqueness through historic preservation, the arts, and 
community events. Art is incorporated into the community through design and features of public spaces, 
entrance ways, concerts, events, murals, and sculptures. Preservation of historical and cultural landmarks 
helps sustain our city’s heritage.  Historical, cultural, and educational features are seen throughout our 
recreation system and throughout downtown in a variety of ways, such as interpretive signs on trails, an 
old-fashioned bandstand/gazebo in Loyalty Park, murals reflecting history and nature, and community 
events celebrating agricultural heritage as well as the traditions of indigenous and ethnic communities.  
Sumner’s visual, cultural and environmental connection to Mt. Rainier is celebrated in the arts and events. 
The Sumner Historical Society finds support from a community aware The community supports 
organizations that help further awareness of Sumner's history and heritage. History and heritage are also 
maintained through established landmark and historic programs that preserve the character of buildings 
in the downtown. The City will have an active Historic Preservation Board that also helps promote the 
preservation of the historic downtown as the heart of and collective memory of the community.  The City, 
in partnership with the downtown business association and others, promotes events such as parades and 
festivals that strengthen the sense of community and place that is Sumner. 
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Economic Development 

In 2050, small businesses are supported and nurtured throughout the community.  Essential business 
services are found within walking distance of most neighborhoods.  Our City policies and strategies 
provide opportunities for businesses that conform to our small town atmosphere.  We also encourage 
innovative, incubator businesses that add variety to our economy through alternative products and 
workstyles. A viable, economically stable business community is promoted which includes and 
celebrates minority, women and veteran owned businesses and is distinct and separate from the 
manufacturing and industrial center.  

In appropriate areas, planned industrial and commercial uses are encouraged and these uses employ 
measures  to ensure compatibility with surrounding neighborhoods, such as landscaping and limiting 
noise, lighting, and traffic. Employment in manufacturing is encouraged over warehouse distribution for 
quality jobs and reduced truck traffic. The north end of the city has become a burgeoning, modern 
manufacturing and industrial center of regional significance that accommodates growth and 
redevelopment while integrating environmental sustainability. Through lasting partnerships with 
educational institutions, business interests, and developers the city has a well trained workforce for 
industry and manufacturing.  

Downtown and the main commercial core of the city are enhanced with pedestrian amenities, landscape, 
streetscape, and other improvements which complement the efforts of Downtown businesses to create a 
coherent theme.  These improvements play a major role in linking Downtown with West Sumner and East 
Main Street and help create a unified and seamless whole. New buildings along Main Street, both in the 
Downtown but further east on East Main Street, are built in close relation to the street with parking to the 
rear of buildings creating a place that is more welcoming for walking and interaction.  

Governance 

In 2050, all residences and businesses are served by full City services including water, sewer, storm 
drainage, fire protection, emergency medical care, police protection and others.  The City government 
strives for equity, respect and accountability with the mission statement: “The City of Sumner will set the 
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standard of excellence for a progressive small city.”  Sumner is a community that takes financial 
responsibility for its needs.  New development contributes its fair share towards improvements in 
proportion to its impacts on the community.   

Local government, the school district, and private schools work together in the planning process for 
quality education.  Good leadership and educational programs are supported.  A primary focal point of 
the community is the local schools. The school system serves Sumner and Bonney Lake and these 
communities are able to partner and combine resources to the benefit of the entire school district and all 
students regardless of City boundaries and ethnic or demographic backgrounds. The community 
supports integrated educational, recreational, and cultural activities at the performing arts center, 
stadium, gymnasium, sports complex, public library and other places.  The City continues to work 
actively to address emerging issues related to land use, the environment, economic and business 
development, energy needs and engage the public to provide guidance for these decisions.  

Communication between residents, businesses, industry, and government enables responsive, effective, 
thoughtful, and fair governance.  City meetings are open and accessible to all. Town hall meetings 
provide a forum for community issues to be discussed in a relaxed setting. Sumner University, Police 
Citizen’s Academy and other formats are utilized to educate youth and other residents about their 
community and government.  The City strives to increase communication, and uses a variety of 
established and innovative techniques to keep residents and local businesses informed.  The City’s 
website is used to communicate to the public and is a major resource for quick and reliable information 
and the strategic use of social media. A local newspaper keeps local citizens and businesses informed 
and is part of an increased effort at communication.  Our cooperative spirit maintains our community 
pride, builds community ties, and ensures our readiness for the future. 
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3. Community Values 

The Sumner Values Statement is the result of the community creating its Vision Statement developing its 
vision of who and what it aspires to be in the future, and from public participation during the various 
Comprehensive Plan updates over the years, which have elicited several main community values. The 
statements in this Element are broad statements of common values and are not to be construed as 
policies or mandates. Rather, Tthese community values provide a framework for developing the policies 
in the Sumner Comprehensive Plan. These values are people, environment, security, community, 
economy, good government, foresight, stewardship, and education.  

People 

Sumner is made up of many diverse and valuable people with various backgrounds and differences in 
abilities, ages, race, ethnicity, gender, sexual orientation and religion.  We value the shared commonalities 
and the differences. All people are recognized as vital to the future of the City and to the quality of life we 
strive to achieve.  Residents, property owners, business owners and operators, industry, people who work 
here, people who play and shop here, children, seniors; all are vital to our collective future. 

Environment  
The people of Sumner respect the environment in which we live and strive to reduce the impacts our activities 
have on the environment.  We strive to protect the environment and replenish what we must take from it.  We 
recognize the biologically rich and diverse area adjacent to the White and Puyallup Rivers as a unique and 
special place and strive to protect and restore these areas to maintain and increase biodiversity. We 
recognize the benefits and importance of a healthy and functioning natural environment to the continued 
prosperity and quality of life in the city, the region, and the world. We examine our daily activities to 
determine how we can do things differently to reduce our impact on the planet, climate change and use of 
the earth's resources.  We look at the long-term effects of our activities, and we strive to mitigate those 
effects.  We are proactive and innovative about taking steps to improve the environment.  We use our 
resources whenever possible to educate our children and our adults about the environment. 

Security 
Our security not only comes from our continuing investment in the public safety services available through 
the City government, but it comes from ourselves.  The community’s commitment to treating each other with 
kindness and respect helps keep us safe; our neighbors are our greatest source of security and a source of 
help when we need it.  Through education, our children know the importance of avoiding drugs and gangs 
and alcohol, and are aware of the dangers of crime.  Our schools, parks, families and community offer 
constructive alternatives for young and old alike.  We keep our eyes and ears open, and we design places 
where we can be secure.  Our security includes preparation for all types of emergencies.  We will be ready 
when they happen. 
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Community 
Our sense of community is our greatest strength.  Our understanding and respect for each other, our 
commonalities, and our diversity make our community stronger and better able to handle the tough 
challenges we face.  Our sense of community brings together the places we work, live, play, learn, worship 
and govern to create the true "City of Sumner." 

Economy 
The people of Sumner support a strong and diverse economy, the retention of existing businesses and 
recruitment of new businesses.  As such, a variety of industrial, business and employment opportunities are 
supported within the city.  Large employers are encouraged, and the services they require are provided.  
Similarly, small business is fostered and opportunities for entrepreneurship and innovation are created.  A 
strong economy provides opportunity for our residents, tax base to support our services, employment for the 
region, security for our people and balance to our community.  Our economy respects our values and does 
not overwhelm us. 

Government 
We value the role of good government in our society.  We understand and appreciate its responsibilities and 
work with its limitations. Our government is responsive to the people, ethical and fair in its conduct, and 
fiscally responsible. We participate in solving regional problems and planning. Communication between 
government and the people exists in all forums.  Government is 'by the people', invites the people to actively 
participate, and seeks innovation to solve complex problems.  The people take the time to participate 
responsibly and address issues.  City resources support participation and encourage citizen boards and 
commissions, public notice and information, and volunteerism.  

Foresight 
The City plans ahead for its future. Through comprehensive planning, utility and infrastructure planning, 
coordination with neighboring jurisdictions, and capital facilities programs, the City is able to ensure it has 
the resources for future needs.  The City uses this foresight to maintain its vision of the future.  We 
communicate regularly and determine if we are achieving the vision we desire. 

Stewardship 
The settlers of the Sumner valley left us is filled with many beautiful and valuable resources.  The rivers, 
streams, open spaces, historic buildings, parks, hillsides, watersheds, and downtown are all vital to the 
physical and mental well-being of our community.  We use our skills, resources, and determination to 
preserve these as best we can as stewards for the future. 

Education and Human Services 
Our public school system is at the center of our community.  It is a source of pride and provides community 
identity, education to our young people, and a variety of resources for our residents.  We strive for our own 
broad educational system open to everyone. We strive to provide an inclusive educational system that meets 
the needs of diverse cultural groups.  Our residents have access to a range of family and human services, 
particularly those services that support vulnerable youth and seniors. 

Page 213 of 949



Sumner Draft Comprehensive Plan Ch. 4 ▪ Plan Monitoring and Amendment 
September 2024 

 24 

4. Plan Monitoring and Amendment 

Introduction 

The Sumner Vision Statement mentions a number of measures that relate to governance and the role of 
City government in the community.  The community vision anticipates a government that is 
representative, open, and responsible; and one that is fair and accessible to all segments of the 
community.  These policies are not all inclusive with regard to governance of a historic growing 
community, but attempt to address the concerns expressed during the vision process as they relate most 
directly to planning and implementing a desired future for the community. The policies in this chapter 
are not exhaustive, but attempt to address the role of City government in the community and the role of 
government in maintaining permitting and enforcement measures that support residents, employees, 
and business owners. 

Goals, Policies, and Objectives 

1. Monitor implementation of the Comprehensive Plan for consistency with the City vision, Growth 
Management Act requirements and policies, Multi-County Planning Policies (VISION 20540), and 
Pierce County Countywide Planning Policies and make amendments to the plan as necessary.  

1.1. Consistent with the reporting requirements of the Growth Management Act, report Make an 
annual report, due April 1 of each year, to the City Council and general public on 
implementation of the Comprehensive Plan, identifying the degrees to which City policies are 
being implemented.  

1.1.1. Develop and implement a system of benchmarks and indicators to track and 
communicate implementation of this Plan.  

1.2. Implement procedures for no more than annual amendment of the Comprehensive Plan, and 
less frequently after a periodic 10-year update.  Specific plan amendments may be initiated by 
the City Council, Planning Commission, City staff, or the general public.  

1.2.1. Where the City determines that a Comprehensive Plan amendment is warranted as an 
emergency action under RCW 36.70A.130(2)(b), the City Council may adopt 
amendments or revisions to the Plan outside of the annual amendment process, after 
providing for adequate opportunities for public participation.  

1.3. Implement and adopt a public participation strategy appropriate for each amendment cycle.  

1.4. Review and revise the Comprehensive Plan on a 810-year cycle pursuant to the Growth 
Management Act.  

1.5. As required by the Countywide Planning Policies, inventory and monitor buildable lands and 
report such findings as necessary.  
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2. Review Sumner’s Urban Growth Area (UGA) boundaries, patterns of development within the UGA, 
and the densities permitted during the regularly scheduled comprehensive plan update cycle.  

2.1. During the update cycle, determine whether the UGA boundary warrants adjustment to 
accommodate development pressures.  

2.2. Sumner’s UGA shall only be reduced where it is determined that a)  In the present and 
foreseeable future it will be infeasible to serve the area with utilities and other urban services; 
and b) The area will not likely be needed to accommodate future growth and needed housing 
for the next 20-year period.  
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5. Governance and Permit Process 

Introduction 

The Sumner Vision Statement mentions a number of measures that relate to governance and the role of 
City government in the community.  The community vision anticipates a government that is 
representative, open, and responsible; and one that is fair and accessible to all segments of the 
community.  These policies are not all inclusive with regard to governance of a historic growing 
community, but attempt to address the concerns expressed during the vision process as they relate most 
directly to planning and implementing a desired future for the community. The policies in this chapter 
are not exhaustive, but attempt to address the role of City government in the community and the role of 
government in maintaining permitting and enforcement measures that support residents, employees, 
and business owners. 

Goals, Policies, and Objectives 

Governance 

1. Seek broad Strive for a civic government that is broadly representative of the community, dedicated, 
participatory, open, visionary and responsible civic government.  

1.1. Recognize all members of the community, such as residents, property owners, business 
owners and operators, industry, people who work here, people who play and shop here, 
children, and older adults senior citizens, as stakeholders in the future of the City.   

1.2. Strengthen communication between government, residents and customers and the people 
through the use of technology, between the government, residents, and customers.   

1.3. Seek broad and diverse representation on boards, commissions and advisory groups in terms 
of diverse backgrounds, ethnicity, ages, gender and geographical location.  

1.4. Promote volunteerism to address appropriate public needs by providing for recruiting, 
training, organization and recognition of volunteers within the community including high 
school students.  

1.5. Promote creative, progressive, and innovative solutions to the problems and issues that face 
the City. The City shall strive for progressive and innovative solutions that involve partnerships 
and collaboration with affected parties.  

1.6. Work with civic organizations and the school district to educate the general public on the 
responsibilities of government and the importance of their participation.  

1.6.1. Make available on the City’s website information on appointed and elected bodies, and 
local civic organizations to inform citizens on how they may actively be involved.  
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1.6.2. Continue to provide educational events such as Sumner University and the Police 
Academy.  

1.6.3. Actively engage the public in government processes and decisions in a manner that is 
inclusive, meaningful, educates, inspires, and empowers.  

1.7. Ensure that City government meets environmental and social policies sets the example for 
compliance and innovation in its own operations and facilities with regard to such as water 
and energy efficiency, conservation, compatible and sustainable building design, low impact 
development, noise and glare reduction, accommodations for the disabled, outreach 
services, and water and air quality, and accessibility for people with disabilities.   

2. Equitably distribute City resources and the costs of regulations.   

2.1. Seek to equitably distribute City resources between existing, older areas of the City and 
newer growing areas.  

2.2. In the decision process regarding distribution of City resources and services, consider impacts 
to and needs of historically underserved populations and groups vulnerable to displacement.  

2.3. Compensate property owners when property is taken for public use.   

2.4. Protect the rights of property owners from arbitrary and discriminatory actions, consistent with 
statutory requirements.   

3. Carry out the City of Sumner’s adopted mission statement, vision statement and values through daily 
operations of the City.    

3.1. MISSION: To provide needed and valued services that promote our sense of community.  

3.2. VISION: Sumner will set the standard of excellence for a progressive small city.   

3.3. VALUES:   

3.3.1. We are collaborative and professional.   

3.3.2. We are innovative and visionary.   

3.3.3. We are responsive and accountable.   

3.3.4. We serve with respect and integrity.   

4. Employ well-trained and highly qualified staff.   

4.1. Provide opportunities for training and education to ensure that City staff have the necessary 
knowledge and skills for peak performance.  

4.2. Provide training opportunities that expose employees to different government functions and 
disciplines to build a better team and collaboration.   

4.3. Provide competitive salaries and benefits.   
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4.4. Provide training for, and increase awareness in City staff of concepts related to diversity, 
equity and inclusion.  

5. Enforce the City’s Municipal Code fairly and efficiently.  

5.1. Provide necessary resources to adequately and efficiently enforce code violations.  

5.2. Seek innovative and collaborative solutions to code violations through communication and 
education of the public, and focus on solutions that enable compliance versus punitive 
measures.  

X.X Adopt regulations that are clear, concise, and enforceable and periodically review regulations for 
improvement.   

Note: Moved to Permitting Policy 7.1 below.  

5.3. Ensure that regulations and enforcement measures are applied equitably across all segments 
of the community, considering unintentional impacts on diverse and underserved 
populations.  

Permitting Process 

The State Growth Management Act (GMA) provides a planning goal for permits, stating "Applications for 
state and local government permits should be processed in a timely and fair manner to ensure 
predictability."  The policies below will support efforts to carry out this mandate. Further, the City’s 
permitting policies encourage an inclusive and accessible process for all. 

6. Communicate regularly with developers, business, industry and residents with regard to policies and 
regulations which could affect development.   

6.1. Encourage City staff and elected officials to regularly attend civic and community organization 
meetings.  

X.X. Working with the Communications Director, provide a regular newsletter to the general public 
and work with local newspapers and other regularly published periodicals to provide information 
about policies and regulations.   

6.2. Provide information to the public about policies and regulations through a variety of means, 
such as a regular newsletter to the general public, electronic media such as social media, 
Pierce County TV, and on the City website; neighborhood forums and advisory committees; 
and City open houses.   

6.3. Support and create communication avenues that reach historically underserved communities, 
such as providing City information in multiple languages and partnering with community 
organizations that serve these communities.   

X.X. --Use other methods of communication, such as focus groups, advisory committees, the City’s 
website, e-media, surveys and consultations to inform the business and development community 
about regulations, plans and programs to get feedback.  
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Note: Redundant with above   

7. Develop and implement a permit process for land use and other local government approvals which 
is timely, efficient, and fair to all affected parties.   

7.1. Adopt regulations that are clear, concise, and enforceable and periodically review regulations 
for improvement.   

7.2. Review development regulations periodically to ensure they are necessary to implement the 
adopted Comprehensive Plan and other state and federal mandates.   

7.3. Eliminate duplicative, unnecessary, and unclear regulations.   

7.4. Provide procedures to process permits in a timely fashion.   

7.5. Establish processes that streamline the permit process to the extent possible, such as 
combined permit processing, uniform applications, standardized public notices, and efficient 
permit review and appeal procedures. Establish a combined permit process system and 
uniform application, public notice, permit review and appeal procedures.   

7.6. Implement an online permit system that provides value and convenience to the applicant.  

7.7. Prepare necessary documents based on the level of environmental impacts to allow for 
“planned action” as allowed by state law to expedite the review of projects in the Town 
Center, East Sumner Urban Village and other subareas.  

7.8. Provide resources, staffing and procedures sufficient to ensure development permit review is 
adequate to achieve consistency with adopted City policies and regulations within reasonable 
timeframes.   

Tribal Participation 

Tribal treaty rights, like fishing and hunting, occur both within reservation lands and in the tribes’ “Usual 
and Accustomed Areas” which were part of their traditional territory.  In order to maintain the integrity of 
federal/tribal treaties, local governments should recognize tribal issues related to land use and planning 
that may affect treaty resources.  In addition to adhering to federal laws regarding required tribal 
consultations (e.g. Section 106 cultural resources) the Countywide Planning Policies require local 
jurisdictions to engage tribes in the local land use planning processes. 

8. Recognize the importance of early and continuous tribal government participation in local planning 
activities, acknowledging a tribe’s status as a sovereign government with a unique history and 
interest in the land and natural environment,  

8.1. Provide meaningful and substantial opportunities for tribal government participation and 
consultation in significant land use decisions that may have potential impacts to treaty rights.   

8.2. Tribal governments shall be included in public notices and comment procedures for land use 
actions that require SEPA environmental review, comprehensive planning efforts, and long-
range planning activities.  
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Figure 5-1. NW Indian Fisheries Commission Member Tribes 

 
(Sumner/Tacoma area) - from NW Indian Fisheries Commission 

Stakeholder Involvement 

9. Strive to involve the public in the permit process such that their comments may be heard and 
considered.   

9.1. Consider accessibility in public notices, publications and website content so that permit 
information is available to all segments of the community, including traditionally underserved 
populations.  

9.2. Provide public notice of major development proposals through a variety of means, such as 
notices that are published in the newspaper, mailed, emailed, posted on site, and posted on 
the City’s website.   

9.3. Encourage, and facilitate where possible, early communication between developers and 
neighbors about the project and its impacts. When appropriate, organize meetings with 
residents citizens to discuss concerns and potential impacts.   

9.4. Educate the citizens residents about development rules and help them effectively participate 
in the development and land use regulation process.  Reports and documents should be 
available in advance and available at appropriate locations, such as City Hall, the library, and 
other public locations. Use the City’s website as a resource for communication material.   
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6. Community Character  

Introduction 

As evidenced in the Vision Statement Sumner’s Community Vision chapter and Community Character 
Strategy neighborhood plans such as the East Sumner Neighborhood, the Town Center and the 
Manufacturing/Industrial Center identify key issues for the community, includeing  maintaining and 
promoting Sumner's small town atmosphere, enhancing downtown, providing beneficial employment, 
ensuring a compatible variety of uses, managing a reasonable rate of growth, protecting and enhancing 
cultural and environmental resources, providing adequate infrastructure, and promoting property 
maintenance, among others. This image of Sumner is consistent with the regional strategy (VISION 20450) 
by envisioning the City as having both a regionally designated town center and a regional manufacturing 
and industrial center. The variety and concentration of land uses in the downtown core, and proximity to the 
commuter rail and transit station, creates a strong town center. In addition, the manufacturing and industrial 
development on the north end of the city has become a regional center for this activity, and will be has been 
formally designated by the Pierce County Council and Puget Sound Regional Council.  

The goals, policies and objectives below are based on these themes and are intended to enhance the sense 
of community through design of the built environment. 

Goals, Policies, and Objectives 

1. Maintain and enrich Sumner’s quality of life encompassed in its walkable, friendly, small town 
atmosphere, while allowing a more urban scale and density in key areas close to services.  

1.1. Encourage development that enhances the human/pedestrian scale, creating a sense of 
community and place.  

1.2. Endeavor to maintain a complete community, consistent and compatible in character and 
design, containing housing, shops, work places, schools, parks, civic facilities, and community 
services essential to the daily life of residents.  

1.3. Design Guidelines  

In concert with the Sumner citizens and business community, Maintain design guidelines and a 
design code , as appropriate, and/or a form-based code that which address streetscape, 
landscape, and building design to ensure high quality and compatible development.  Materials 
and methods of construction should be of high quality, be specific to the region, exhibit 
continuity of history and culture, be compatible with the climate., protect historic and 
archaeological resources, and promote the community's character and identity The design 
should reflect the historic context of Sumner, respect the historic character and scale of nearby 
development, and promote an attractive, pedestrian-scale streetscape.   

1.3.1. Implement design guidelines that discourage the use of franchise and corporate 
architecture that detracts from Sumner’s unique sense of place.   
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1.4. Implement and maintain a Zoning Code which implements the comprehensive plan and 
community vision.   

1.5. Encourage in the community a continuous commitment to maintaining Sumner's character 
and quality of place, including land natural resource conservation and stewardship, wise 
management of attractive streetscapes and public viewsheds, property maintenance, and 
historic preservation, which enhance Sumner’s community character and sense of place.  

1.6. Preserve the single-family residential scale and historic Maintain a small-scale residential 
character along residential streetscapes through various means such as floor area ratio, small 
lots, and setback requirements.   

1.7. Maintain a Sign Code that allows reasonable and fair access to advertising for business 
owners, while protecting the community from adverse aesthetic impacts, including excessive 
clutter, distracting animation and excessive lighting and glare.  

1.8. Maintain a consistent and prompt graffiti removal program, and work with property owners to 
prevent and abate graffiti.   

2. The Sumner community should be designed so that housing, jobs, daily needs, and other activities 
are within easy walking distance of each other. 

2.1. Urban Villages.  Establish and support Urban Villages in key areas in the Planning Area. that 
allow a mix of residential and commercial uses that support each other and help reduce 
automobile trips.  A mix of uses shall be allowed.  Area plans shall be prepared to indicate in 
more detail allowable uses, design themes, buffering, public spaces, etc.   

2.1.1. Urban Villages include: 

a. Town Center 

b. East Sumner Neighborhood.   

2.1.2. In the East Sumner Urban Village, allow ground floor multifamily (except fronting on East 
Main and 160th Avenue East) in order to expand the range of housing types available in 
the city, and to support commercial development in that area.   

2.1.3. To encourage businesses that serve nearby residents in the Urban Village, support 
alternative approaches to required parking for retail, eating and small commercial 
services establishments, such as reduced on-site private parking, credits for on-street 
and off-site parking, and parking in split zoning areas, where appropriate.   

X.X. Define neighborhoods and districts by walking distance to neighborhood centers and other 
community facilities.     

Note: Police deleted, since Sumner no longer defines neighborhoods in this way. However, policies below 

carry forward the goal of establishing services and transit within walking distance of residents.  
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Figure 6-1. Urban Village Concept 

 

2.2. Neighborhood Centers. Identify neighborhood centers for residential neighborhoods as a 
durable focal point for the neighborhood. This may be a singly important building or a 
multiple-block area that provides an important “community amenity” to the neighborhood. 
Examples of a community amenity are: 

 Park or recreation facility, or community recreation center such as the YMCA; 

 Library, City Hall, or other civic/cultural center; 

 Schools; 

 Commercial services (neighborhood commercial zones); 

 Commuter transit station.  

2.3. Identify for each neighborhood center a walking distance area. A walking distance area is 
indicated by a circle with a radius of generally 1,500 feet (one-quarter mile) and an estimated 
walking time of approximately 5 minutes.   

2.3.1. Encourage a mix of residential-scale civic, commercial, and service uses, and other 
community amenities to locate in neighborhood centers and within the walking distance 
area.  Small community parks or greens, or similar neighborhood gathering spaces, shall 
should be established where appropriate.   

2.3.2. Together with Pierce Transit and other agencies explore the feasibility of a transit system 
for Sumner that is cost effective and is based on a network of transit stops and a transit 
system in transit linkages connecting the neighborhoods to each other and districts 
consistent with the Community Linkages Map, connecting to and to the commuter rail 
stations, and neighborhoods.   

2.3.3. In establishing transit stops and linkages, give priority to improvements located within 
walking distance of neighborhood centers and in neighborhoods most in need of transit 
options.   
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2.4. In recognition of the need for a variety of housing, allow through the Comprehensive Plan and 
Zoning Code a mix of residential uses as appropriate to the neighborhood character of the 
particular neighborhood.  

2.5. Through the use of form-based code, street and design standards, promote pedestrian and 
bicycle friendly streets with trees and other amenities that enhance the streetscape.  

2.5.1. Prioritize sidewalk improvements within neighborhood centers’ walking distance, 
ensuring adequate and accessible sidewalks, ramps and street crossings.  

2.5.2. Ensure that streetscape amenities, such as sidewalks and street trees, are equitably 
distributed amongst neighborhoods.  

2.6. Create unique and safe walking and pedestrian crossings at major intersections through street 
and crosswalk design and incorporation of art. 

2.7. In conjunction with the Sumner-Bonney Lake School District, and the Dieringer School District, 
encourage the location of schools within walking distance of a majority of the population they 
are intending to serve. 

Figure 6-2. Example of a Community Amenity  
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Figure 6-3: Neighborhood Centers and Walking Distance 

 

3. Reinforce the Town Center Plan area as the downtown as the town center and commercial and 
cultural center of Sumner.   

3.1. Plan for the downtown as Establish the Town Center Plan area and as the community core 
encouraging a combination of commercial, civic, cultural, recreational, and residential uses.   

3.2. In cooperation with Pierce Transit and Sound Transit, establish the DowntownTown Center 
area as the intra-community transit hub and Town Center.  
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3.2.1. Where feasible, create transit linkages from all neighborhoods in Sumner to the transit 
hub.  

3.2.2. Prioritize the establishment of a transit service along Main Street between East Sumner 
and the Town Center.  

3.3. Continue Apply a form-based code and/or design review process for new and expanded uses 
in the Town Center. Any future amendments to the Sumner design guidelines shall should 
include consultation with Sumner Downtown Association the downtown business 
association(s), Chamber of Commerce, Sumner Historical Society historic preservation 
organizations, other civic groups, and citizens residents.  

3.4. Within the Town Center area, promote the core area as the historic “downtown.” This is 
generally the area one block north and south of Main Street, within the Historic District and 
Station District boundaries.  

Figure 6-4. Area of the Historic Downtown 

 

3.4.1. Through the Comprehensive Plan and Zoning Code and form based code, ensure a 
central role of the historic central business district, and limit competitive uses as 
appropriate.  

3.4.2. Maintain a high quality and attractive appearance.  Work with Sumner Downtown 
Promotion Association downtown business association(s), Chamber of Commerce and 
others to seasonally decorate Downtown with decorations, hanging baskets, lights, etc.    

3.4.3. Provide and fund maintenance of public restroom facilities for the Downtown Business 
District.   

3.4.4. Implement the actions and strategies outlined in the 2021 Main Street Visioning Plan for 
the downtown core area.   
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3.5. Subject to a form-based code and design review, encourage infill residential development in 
the Downtown Town Center, 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.  

Figure 6-5. Mix of Uses – Commercial on ground floor, residential above  

 

X.X. Work with stakeholders to visually and functionally link the Main Street Corridor from Highway 
167 to the Urban Village.   

Note: Moved to Policy #4 below about connections/gateways. 

3.6. The City should, in partnership with the Sumner Downtown Promotion Association downtown 
business association(s) and Chamber of Commerce, actively recruit and promote pedestrian-
oriented retail, service, and mixed uses.  Uses that require outdoor storage, provide offsite 
services, or have little walk-in trade as primary parts of their businesses should be oriented to 
secondary locations in Downtown the Town Center, away from Main Street and Alder Avenue 
and designated Activity Centers Nodes.  

X.X. Allow and encourage activities catering to a range of ages, interests, ethnicities, and other diverse 
attributes.   

Note: Combined with policy below. 

3.7. Encourage more housing in Town Center and near Downtown to strengthen downtown 
businesses, take advantage of the commuter train, offer a range of housing in the community, 
and to provide an active, social character in the daytime and evenings.   

Page 227 of 949



Sumner Draft Comprehensive Plan Ch. 6 ▪ Community Character 
September 2024 

 38 

3.8. Allow dining and other retail activities in the street right-of-way where adequate public 
sidewalk widths are found and explore the potential for seating space in the form of “parklets” 
in the right of way and in alleys where appropriate.  

3.9. Provide for community festivals, outdoor markets, performing arts, or other community events 
and activities for all ages and backgrounds to promote business and activities in the 
Downtown Town Center, and particularly in the historic downtown core.  

3.10. Ensure Downtown that the Town Center is a clean, safe, and convenient neighborhood, and 
that it maintains a high quality and attractive appearance.   

3.11. Enhance “wayfinding” to and throughout Downtown the Town Center.  Have signs on the 
State routes, at gateways into Downtown, landmarks, the river trail, public spaces, public 
parking and other areas.  

3.12. Improve existing public parking lots with signage, landscaping, lighting, and drainage.  

3.13. Support alternative approaches to required parking for retail, eating and small commercial 
services establishments in the Town Center, such as reduced parking and credits for on-street 
and off-site parking, to encourage such businesses that are patronized by nearby residents.  

3.14. Prohibit franchise architecture within the Town Center and regulate design through form-
based code and design and development guidelines.   

3.15. Discourage, and in some cases prohibit, drive-thru businesses in the Town Center and on 
Main Street to encourage pedestrian oriented design and uses.   

3.16. Through the use of form-based code require new development within the Town Center to 
provide pedestrian amenities such as landscaping, plazas and fountains and buffers where 
appropriate.   

3.17. Adopt a “form-based code” in the Town Center to ensure that the design standards for multi-
family and mixed use development are specific enough to create high quality designs and 
were appropriate to be compatible with the historic architectural context, and scale of Main 
Street.  

3.18. Development along Traffic Avenue should be in a range of 4-6 stories and be of a mid-rise 
urban style and provide for underbuilding parking.  

3.19. The height in the Historic Subdistrict should be 3-4 stories to protect and preserve the small 
town character and scale of Main Street and reduce conflicts with adjacent residential uses.  

3.20. Ensure that adequate off-street parking is provided for multi-family development that is 
reflective of the transit-oriented nature of the Town Center Plan area without requiring 
expensive construction of parking that exceeds demand.   

3.21. Every 5 years following adoption of the Town Center Plan conduct a study reviewing parking 
utilization and parking issues and make policy adjustments as needed.  
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4. Establish a community entry statement into and out of Sumner.  

4.1. Through street standards, design guidelines and land use regulations, promote all entrances 
to the City, including Traffic Avenue and Valley Avenue, 166th Street as gateways to the 
community.  Gateways should be located at key street intersections or along major vehicular 
routes.  The character of the Avenues shall be a boulevard with median or other treatments. 
Gateway design standards for community entrances, as described in the 2003 Urban Design 
Concept Plan, shall be applied.   

4.1.1. Gateway intersections were identified in the 2003 Urban Design Concept Plan and 
include the following: 

 Traffic Avenue at SR410 

 Traffic Avenue at Old Cannery Bridge  

 Valley Avenue at SR410/Orting Highway 

 166th Avenue East at SR410 

 East Valley Highway at Elm Street  

Figure 6-6. Concept for Gateways 

 
 

4.2. Require pedestrian and bicycle oriented amenities and facilities at neighborhood centers and 
existing civic and community uses.   

4.3. Work with stakeholders to visually and functionally link the Main Street Corridor from Highway 
167 to the East Sumner Urban Village.   

4.3.1. Implement the actions and strategies in the 2002 East Main Street Design Strategy to 
promote pedestrian-oriented development and a pedestrian-friendly streetscape along 
Main Street.   
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4.3.2. Establish a consistent and attractive streetscape along the extent of the corridor, such as 
through the use of flower baskets, pedestrian amenities and wayfinding features.  

5. Provide for open space and recreation and protect sensitive areas from degradation.    

5.1. In reviewing plans and development proposals, consider both long and short term 
environmental impacts and encourage design that complements the area’s natural and 
cultural features.   Natural and significant cultural features should be integrated into the 
design of the community.    

5.2. Promote the preservation of the natural terrain, drainage, and vegetation of the community.    

5.3. Provide appropriate infrastructure to ensure environmental quality.    

5.4. Promote the efficient use of renewable resources, water and energy through the use of natural 
drainage, indigenous landscaping, energy efficient siting and building construction, and 
recycling.  

5.5. Promote adequate provision of peripheral and internal open space and recreation uses 
through implementation of the Parks and Open Space plan.    

5.6. Encourage tree planting in the Town Center and along major community streets along 
sidewalks and in public open spaces.   

5.7. Maintain Sumner’s Tree City USA designation through supporting the urban forestry program 
for maintaining and restoring tree canopy throughout the city.   

5.8. Expand Heritage Park to a full block. Maintain Reuben A. Knoblauch Heritage Park as a key 
open space in the downtown and support activities and events that complement downtown 
businesses and residences.    

5.9. Acquire and improve small parcels of land for developing parks and open spaces in the Town 
Center.  

6. Promote a compatible and varied mix of land uses across the city.    

6.1. Promote a compact development pattern that exhibits variety in building types and scale.  
Historic and vernacular architectural styles should be respected and encouraged.  Both sides 
of the streetscape should complement each other.    

6.2. Where appropriate, utilize subarea planning to ensure that newly annexed and developed 
areas promote a walkable, transit friendly neighborhood with pedestrian-friendly streets and a 
varied mix of land uses that are compatible with, and provide connections to, surrounding 
areas.    

7. Promote the movement of people and goods and lessen the reliance on the automobile. 

7.1. Streets should be designed to accommodate vehicles and emergency access, but not at the 
expense of pedestrians.  Community streets, pedestrian paths, and bike paths should 
contribute to be provided to create a system of fully-connected and interesting routes to all 
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destinations.  Street design should encourage pedestrian and bicycle use and discourage 
high speed traffic.     

7.2. All new development shall provide appropriate pedestrian connections that connect 
residential areas to nearby commercial areas, recreation areas, transit stops and community or 
civic centers that provide services.    

7.3. Transit station traffic should be discouraged and limited on neighborhood streets, and 
instead directed to arterials and freeways.    

7.4. Work with Sound Transit, Pierce Transit and other providers to explore ways to reduce 
through-traffic in Sumner, such as additional park and ride sites outside of Sumner and shuttle 
services.    

7.5. To lessen strip-commercial development and continued reliance on the automobile in new 
developments, encourage a balance of uses along East Main Street.  Certain highway oriented 
uses which rely on the private automobile for their primary source of access shall be limited.  
Front-yard parking shall be prohibited and interconnection of all parking lots shall be 
required where appropriate. Highway-oriented uses which rely on the private automobile for 
their primary source of access shall be limited.   Infill multi-family developments may be 
allowed, including units above ground-floor commercial uses.    

7.6. Pedestrian-friendly streets with shade trees as well as landscaped boulevard medians shall be 
included in street standards for employment areas industrial and commercial areas where 
practicable.    

7.7. New development shall provide appropriate improvements and connections to the city street 
grid, as shown in adopted City policies, City street plans, and neighborhood circulation plans, 
in order to promote a connected street system that increases walkability and diffuses traffic.  
Prepare and implement a local street plan to promote a grid pattern and alleys.    

X.X. Strive for continuity in the sidewalk system that links new development to the existing sidewalk 
network. This may include pedestrian routes through a development for more direct access to transit 
stops.    

Note: Rewrote this into policy 7.2 above.  

7.8.  Enhance circulation in Downtown the Town Center by implementing the Town Center Plan 
street prototypes and cross-sections. Sumner Transportation Plan.    

Note: Deleted remainder of this policy as redundant with other policies.    

Circulation improvements should enhance auto and non-motorized travel and provide landscaping 
and gateway features:. 

 Improve the gateway Wood Avenue and Main Street intersection; 

 Further promote travel modes by commuter rail and bus and explore additional 
alternative modes; 

 Complete the nonmotorized trail system along the White/Stuck River. 
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7.9. Complete Sumner’s segments of the nonmotorized regional trail system along the White and 
Puyallup Rivers, and support connections from all neighborhoods, downtown and 
employment centers to this regional trail.  

8. Promote the development of the Manufacturing/Industrial Center (MIC) and ensure integration and 
compatibility of this area with adjacent neighborhoods and encourage pedestrian and transit 
connectivity and access.    

8.1. Require development in the MIC to provide adequate screening, landscaping and pedestrian 
amenities, and to employ good design principles to ensure an attractive, functional 
employment center.    
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7. Family and Human Services 

Introduction 

The Growth Management Act (GMA) stipulates mandatory and optional elements in a comprehensive 
plan.  Family and human services are among the optional elements considered by communities. The City 
of Sumner encourages practices that lead to healthy living.  It is not the intent of the City to decide on 
what the definition of healthy is for individuals.  This The purpose of this element is to identify where the 
City of Sumner can support a vision of a comprehensive integrated system of human services through 
policies, programs, and actions to help empower community members to be healthy and safe. 

Goals, Policies, and Objectives 

1. Support and monitor collaborative and cost-effective human services to meet community needs.    

1.1. Utilize the following criteria when supporting, funding and evaluating human services:    

1.1.1. Demonstrated Need. Encourage the development of programs Programs should 
address specific, identified needs.    

1.1.2. Priority Needs.  Encourage programs Programs should to serve the basic human needs 
of the community with a strong emphasis on affordable housing, food security, domestic 
violence prevention and substance abuse prevention.    

1.1.3. Accountability.  Support activities that meet applicable performance standards, are 
monitored and evaluated and provide a measurable unit of service outcomes.    

1.1.4. Families. Emphasize programs which support strong, healthy and nurturing families.    

1.1.5. Diverse Funding Support. Encourage human service Prioritize programs to that have 
consider multiple funding sources so as not to be dependent on one.  For example, 
municipalities could partner with private agencies, businesses and with public funding 
agencies to share the expense of providing service so that no single entity would bear 
the total cost.    

1.1.6. Accessibility.  Support local programs that are affordable, physically accessible, and 
culturally sensitive. help meet the needs of communities affected by poverty, exclusion 
and discrimination, and other historically underserved communities.    

1.1.7. Feasibility.  Support Prioritize programs that have a history of success and that have the 
necessary resources to provide the services.    

X.X.X. Evaluation. Support programs that have proven systems of evaluation.    
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1.1.8. Coordination. Support programs that value, and have demonstrated the ability to 
coordinate with other human service delivery systems on both the local and regional 
levels.    

1.1.9. Consistency with existing services and plans. Support proposals that are consistent with 
the goals of the Sumner Comprehensive Plan.    

1.1.10. Community Partnerships/Involvement. Encourage programs that promote the active 
participation of Sumner community in their development and implementation.    

1.1.11. Community Information and Education.  Encourage programs and activities that develop 
and implement a community education plan to increase the community’s awareness of 
services and resources.    

X.X. When making decisions regarding jurisdiction activities and expenditures, the following are the 
priority human service needs:    

X.X.X. Crisis and survival services, including emergency food and shelter, domestic violence 
response, sexual assault response and emergency health care services.    

X.X.X. Access to services that may include information and referral, transportation services, and 
prevention services.    

X.X.X Family support services for children, youth, families, seniors and special needs populations.    

X.X.X. Programs that promote healthy behaviors, advocacy and self-care practices while enabling 
citizens to have choices.    

X.X.X. Health promotion/disease prevention programs and access to services, while 
communicating the location and availability of community based resources.    

X.X.X. Programs that promote healthy behaviors, self-care practices, and health care advocacy.    

X.X.X. Programs that are consistent with the State and county prevention priorities.    

Note: Policy and sub policies deleted since they are all covered in 1.1 above. 

1.2. Work collaboratively with the Sumner-Bonney Lake School District and other human service 
organizations (faith-based, human service providers, health care agencies, not-for-profits, etc.) to 
coordinate the implementation of these goals, policies, and objectives service providers to 
support the following goals.    

1.2.1. Participate in an annual Sumner/Bonney Lake community summit.    

1.2.2. Following the community summit, meet with human service providers and citizens to 
advise and recommend to the City ideas and suggestions to address emerging issues.    

1.2.3. Support educational initiatives in the Sumner-Bonney Lake and Dieringer Schools that 
focus on violence prevention and reduction.    
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1.2.4. Coordinate with human service providers to advise and recommend to the City 
Council ideas or suggestions to address needs and concerns identified by providers.     

Maintain an appointed human services advisory committee composed of human service 
providers and citizens to advise and recommend to the city ideas or suggestions to address 
identified concerns and to regularly convene, no less than twice a year. 

 This committee will work with human service providers and consumers to review best 
practices, service needs, programs, evaluations, assessments and the progress toward 
established goals. 

 The committee will present an annual report to the Sumner City Council on 
accomplishments and continued goal setting.    

Note: Was 1.3.3, policy replaced by 1.2.4, since City does not have this committee. 

1.2.5. Support the identification of community needs through a variety of accessible, inclusive 
methods that may include surveys, needs assessments, focus groups, or using existing 
data.    

1.2.6. Work with human service providers in their efforts to attain grants.    

1.2.7. Advocate Fund for the presence of school resource officers in our schools.    

1.2.8. Advocate to maintain or develop after school activities for youth.    

1.2.9. Support funding for the Sumner-Bonney Lake recreation program or pursue other 
options for providing these services.    

1.2.10. Partner with other human service agencies to regularly inventory community services 
and programs.    

X.X Partner and collaborate with other human service organizations (faith-based, human service 
providers, health care agencies, not-for-profits, etc.) to coordinate the implementation of these goals, 
policies, and objectives.    

Note: Redundant with Policy 1.2. 

1.3. Support local food banks and other no-cost food support programs by disseminating 
information, creating supportive development regulations and fees, and pursuing funding 
sources.  

2. Support human services programs that focus on prevention, education, and families community 
health and safety.    

2.1. Provide human services that directly relate to other City services and programs and facilitate 
the delivery of services with emphasis on families, prevention and education.    

X.X.X. Promote efforts that assist with access to primary health care with an emphasis on 
prevention.     
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Land Use and Zoning: 

2.1.1. Develop Review jurisdictional land use policies, development codes, charges, system 
impact fees, and other actions that encourage human service programs for all segments 
of the population in the community.    

Healthcare and Drug Prevention: 

2.1.2. Use non-financial jurisdictional resources. (i.e., grant applications, support letters, or 
shared space to support primary health facilities)    

2.1.3. Continue to prohibit marijuana and cannabis businesses including retail sales, cultivation 
and processing.    

X.X.X. Support disease prevention and early intervention services on the condition that people 
have the right of refusal and are educated about choices.    

X.X.X. Support local efforts to prevent the occurrence of substance abuse.    

Note: Redundant with policies below. 

X.X.X. Encourage the provision of pre-natal and maternal programs and educate the community 
on the importance of maternal care.    

2.1.4. Promote basic prevention safety education and activities that may include bicycle safety 
information, driver education for seniors and teens, and fire prevention, tobacco 
prevention.    

2.1.5. Maintain a Comprehensive Emergency Management Plan.  

2.1.6. Support school-based education programs that prevent alcohol and tobacco use and 
other drug use and teach about other unsafe practices and habits.    

2.1.7. Support substance abuse referral programs and local efforts to educate the public and 
City employees about substance abuse and local services.    

Day Care Childcare Availability and Affordability 

2.1.8. Support efforts for adequate and affordable child childcare and adult daycare including:    

 Promote the City’s land uses, development codes, and fees that encourage day care.    

 Support neighborhood, school and business plans, and both public and public-private 
projects that include provision for daycare childcare.    

X.X.X. Advocate for efforts to maintain or develop after-school activities.    

X.X.X. Support linkages that promote work programs, job retraining, internships, the private 
industry council, and similar opportunities for training and placement.    
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X.X.X. Support local efforts that prevent the initiation of tobacco use, promote cessation, and 
encourage smoke-free environments.    

X.X.X. Emphasize programs which support developing and sustaining healthy families.    

2.2. As prescribed in the City of Sumner’s Housing Element, support the development and 
implementation of programs that offer increase access to housing for all stages of life.    

2.2.1. Support programs, partnerships and regulations that promote develop adequate access 
to emergency and temporary housing.   

2.2.2. Support programs and regulations that increase access to housing for historically 
underserved populations and people of diverse backgrounds, ethnicity and 
socioeconomic levels.    

2.2.3. Through the Housing Element, provide incentives for the development of affordable 
senior housing and other options to allow ageing in place.    

Figure 7-1. Sumner Senior Center 

 

2.3. Consistent with the City’s Transportation Element, support provide access to adequate and 
affordable transportation.    

2.3.1. Work with Pierce Transit and Sound Transit to support programs for mass transit that is 
affordable, accessible, and safe.    

2.3.2. Recognize the importance of adequate and accessible roads, and sidewalks.    

2.4. Support programs that assist and empower older adults.    

2.4.1. Support Continue to fund the Sumner Senior Center programs.    

2.4.2. Encourage the development of programs to extend services to isolated seniors older 
adults.    

2.4.3. Assist in activities that educate the community on aging concerns.    
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2.4.4. Develop response and recovery procedures that speak to the specific needs of the 
population served by the Sumner Senior Center.   

2.4.5. Promote programs within City government, local businesses and schools that provide 
opportunities for older adults to work and volunteer in the community.    

2.5. Support youth programs and involve youth in planning and implementation.    

X.X.X. Maintain a Sumner youth commission to provide input on issues related to youth.  

2.5.1. Support the development of youth activity programs that may include late-night, after-
school, or vacation activities.  

2.5.2. Support and have city staff participate in forums as a method of hearing from youth 
about their concerns and to gain their involvement.  

2.5.3. Support programs that promote recreation for the Sumner-Bonney Lake areas.  

2.5.4. Encourage involvement of Sumner staff, officials and the business community in 
outreach to Sumner-Bonney Lake and Dieringer Schools that to further career 
exploration activities for youth that may include mentoring, reading programs, and job 
shadowing.  

2.5.5. Encourage youth involvement in activities that raise awareness of government roles and 
services.  

X.X. Encourage and support obtaining affordable health care coverage.  

X.X.X. Support efforts to educate the residents on affordable health care plans and to bring 
affordable health care programs into the community.  

X.X.X. Encourage small local businesses to organize and provide insurance for their employees.  

X.X.X. Encourage members of the community to participate in insurance programs that provide 
children with health care coverage.  

3. Support programs and services for intervention and treatment. Support better access to and 
education about counseling services and intervention.  

X.X. Support efforts to provide access and to educate the public about counseling services, domestic 
violence, suicide, elder care issues, and other resources.  

3.1. Encourage efforts to Educate public safety staff on crisis intervention and referrals.  

3.2. Support efforts to Integrate access to human services into the judicial system.  

3.3. Encourage the coordination of police, fire and social service providers regarding local human 
service resources and referral programs.  
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4. Support programs to address domestic violence.  

4.1. Support programs that provide referrals for victims of domestic violence.  

4.1.1. Support the training of public safety staff in appropriate response to issues and referral 
related to domestic violence.  

4.1.2. Work with other jurisdictions to coordinate a prosecution response to domestic violence 
cases.   

4.1.3. Support emergency shelter programs to provide a safe refuge for families in transition 
due to domestic violence.  

5. Support programs and services that promote a healthy and active lifestyle.  

5.1. Promote and encourage the location of a grocery store in the Town Center.  

5.2. Remove barriers or provide incentives for the location of medical facilities in the community 
and promote other options for affordable medical care.  

X.X Support events that promote and highlight family friendly businesses and activities.  

5.3. Encourage and promote events that encourage active lifestyles such as running and biking 
events.  

5.4. Complete and expand the Sumner trail system and look for areas to partner with others on 
additional recreational facilities.  

5.5. Ensure parks and recreation facilities are distributed equitably throughout the community and 
accessible within walking distance of most residences.  

5.6. Maintain a safe, attractive, interconnected sidewalk system to increase neighborhood 
walkability and connections to services. 

6. Support programs and services that advance climate resiliency and emergency preparedness in the 
community. 

6.1. Develop resilience hubs for distribution of resources and aid during emergencies that are 
readily accessible to all neighborhoods. 
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6.2. Ensure that parks and recreation facilities serve as refuges during extreme heat, cold, and 
smoke events. 

6.2.1. Identify indoor recreation facilities and potential refuges with the YMCA, School District, 
Senior Center and other partners.  

6.2.2. Provide for tree canopy and shade elements in parks and public lands. 

6.2.3. Enhance shoreline public access as a refuge from heat island effects, while protecting 
natural functions/features. 
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8. Economic Development and 
Employment  

Introduction 

The Growth Management Act provides a planning goal for Economic Development, although an 
economic development element is not mandatory.  There are standards proposed in the Act, should 
economic development elements be required in the future [RCW36.70A. (7) And (9)].  These standards 
and the document titled “City of Sumner: Economic Development Planning in Action” have guided the 
preparation of this element. The Countywide Planning Policies provide a framework for economic 
development and employment policies within Pierce County.  The Puget Sound Regional Council (PSRC) 
has adopted the Multicounty Planning Policies in VISION 2050 for a regional context.  

The policies identified below are intended to satisfy the economic development requirements of the 
Growth Management Act, the Countywide Planning Policies and the Multicounty Planning Policies.  
Economic development policies relate closely with other land use, infrastructure and environment 
policies and cannot be considered alone. Economic development should be used to drive the other 
goals and policies and never used solely for the sake of economic development. 

As of 2021, an estimated 19,300 people commute to Sumner for work, while 4,300 residents work 
outside of city limits, and only about 500 people both work and live in Sumner (according to 2021 data 
from Census OnTheMap). Sumner’s workers mostly live in other areas of Pierce County, with some 
commuting from King County as well. The city is a major employment hub regionally, largely due to the 
Sumner-Pacific Manufacturing Industrial Center (MIC), which has been designated as a “regional center” 
by the Puget Sound Regional Council. This creates a unique context for economic development in the 
city. 

Note: Narrative added in response to DEIS comments from PSRC. 

Goals, Policies, and Objectives 

1. Seek and maintain a strong and diverse economy for all people with a variety of different types and 
sizes of business, industry and employment.  

1.1. Provide adequate land for different kinds of businesses and development to support this 
element and identify strategic redevelopment opportunities as land supply decreases.   

1.2. Implement this Element in order to provide jobs for local residents, build and sustain a broad 
long-term tax base, drive redevelopment, create short-term tax base and improve 
infrastructure as a means of achieving other goals and policies within this plan. The provisions 
of this Element shall be used solely to drive the other elements of this Plan.  

1.3. Work with the Sumner Downtown Main Street Association, Chamber of Commerce, Tacoma 
Regional Convention & Visitor Bureau, Port of Tacoma, and the Tacoma-Pierce County 
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Economic Development Board to promote and market the economic development potential 
and amenities of the City and recruit new businesses.  

1.4. Work towards effective communication between the City and industrial and business interests 
through the city newsletter, annual visits, social media, and the City’s website.  

1.5. Build upon existing strength of community, small town character, and location to drive future 
policy decisions and actions.  

1.6. Encourage agriculture agritourism that expands options for local farms and open other 
markets for locally grown agricultural products such as farm-to-table programs and tourist 
activities related activities which support continued to support farming around the City.  

1.7. Encourage industries and industrial processes that are "clean" sustainable and 
environmentally responsible and do not degrade the natural and built environment in the and 
that contribute to the local community. 

1.8. Develop and sponsor a City-wide comprehensive and strategic economic development and 
marketing plan to implement the applicable sections of this plan.  

1.9. In collaboration with regional partners, Develop and implement a business retention 
program, which would regularly communicate with and support existing businesses.  

1.10. Recruit restaurants, cafés, microbreweries, public facilities and other similar uses, which serve 
as gathering spots within the community and encourage evening activity in commercial area.  

1.11. Maintain and enhance a partnership with many stakeholders downtown including Sumner 
Downtown Promotion Main Street Association or similar organization, property owners, 
residents, Sound Transit, and others.  

1.12. Provide and facilitate committed ongoing communication and collaboration between City and 
private sector leadership toward the goal of business development.  

1.13. 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.  

1.14. To achieve successful programs and projects, institute public and private performance 
standards that are flexible, dynamic, and enforceable, but which also provide incentives. 
Monitor the success of programs and projects by instituting public and private key 
performance indicators.  

X.X. Develop and implement a strategic communication and marketing plan for the City, especially 
Downtown.  

1.15. Periodically evaluate and review Town Center planning efforts. Adjust implementing methods 
to changing circumstances while using the Town Center vision as a continuing guidepost.  

Page 242 of 949



Sumner Draft Comprehensive Plan Ch. 8 ▪ Economic Development and Employment 
September 2024 

 53 

1.16. Explore the potential for and encourage the development of retail and shopping 
opportunities near major freeway interchanges that would serve a regional market.  Consider 
locations near major freeway interchanges as opportunity areas for this type of development.  

1.17. Keep the momentum for Downtown revitalization through implementation of many economic 
development, infrastructure and housing initiatives identified in the “Projects and Actions” 
section in the Town Center Plan.  Provide for strategies civic investment and an ongoing 
partnership with stakeholders to implement the various initiatives.  

1.18. Work with Pierce County and other cities and towns to coordinate economic development 
strategies and activities to support regional goals and objectives.   

1.19. Coordinate economic development policies and activities with other Comprehensive Plan 
Elements.  

2. Provide the necessary infrastructure, protections against incompatible uses, support facilities and 
services to attract and maintain a high quality manufacturing and industrial center and to make the 
City a desirable place to live, work, and do business Support the necessary infrastructure and 
programs to develop a talented and qualified workforce that can afford to live near where they work.  

2.1. Partner with educational providers to explore location of higher education opportunities, such 
as a college annex, within the city.  

2.2. Partner with education and employment organizations and businesses to help offer high-
quality and accessible training programs career exploration programs that give all people 
opportunities to learn, maintain, and upgrade skills necessary to ensure an adequate and 
trained labor pool.  

2.3. Encourage cultural activities such as visual, literary and performance art that involve the 
community and create a regional identity that celebrates diversity.  

2.4. Plan for adequate residential and commercial land to support a substantial work force and 
reduce worker commute times and maintain a good jobs to housing balance.  

2.5. In conjunction with transit providers, encourage an adequate transit system to serve the 
employment centers to allow connections to the transit centers within and outside the City 
and ensure transit access for those coming to work in the city.  

2.6. Encourage adequate child day care childcare and adult care facilities to support a diverse 
work force.  

2.7. Monitor demographic trends to ensure City policies and direction correspond City policies 
and direction are consistent with the needs of the local populations, with an emphasis on 
communities affected by poverty, exclusion and discrimination, and other historically 
underserved communities.  

X.X. Work with Pierce County and other cities and towns to ensure that economic development 
strategies are carried out consistently.  
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X.X. Coordinate economic development policies and activities with other Comprehensive Plan 
Elements.  

2.8. Organize City government to provide a business contact or other mechanism to ensure 
businesses have easy and reliable communication with City officials and leadership.  

3. Assure that adequate public facilities and public services are available to support industrial and 
commercial development.  

3.1. Develop and maintain accurate and up-to-date capital facility plans for domestic water, storm 
sewers, sanitary sewers, transportation and parks.  

3.1.1. Work with new development and other agencies to utilize effective and cooperative 
measures to fund capital facility costs.  

3.1.2. Review permit procedures bi-annually in conjunction with preparing the City’s budget to 
ensure fees, processing times and resources are sufficient to meet these goals.  

4. Encourage a supportive environment for small businesses, locally owned and women- and minority-
owned businesses as a vital part of the City’s economic framework.  

4.1. Allow for home occupations within residential zones consistent with the residential character.  

4.2. Encourage mixed-use areas where small scale commercial and light manufacturing uses can 
occur consistent with other Comprehensive Plan policies.  

4.3. Ensure regulations accommodate a variety of lot sizes and land uses for small business 
development.  

4.4. Market opportunities for small business and recruit small businesses for appropriate locations 
within the city.  

4.5. Use land use and other regulatory controls to allow for a mix of small businesses, chain and 
franchises operations, light manufacturing, artisan shops, craft production, small research and 
development businesses, and other innovative and emerging trends. Promote “innovation 
districts” in appropriate locations.  

5. Improve the resiliency of the local Sumner economy to climate change and reduce its carbon 
emissions where practicable.  

5.1. As part of the Sumner Emergency Management Plan, identify potential measure that could 
support a sustainable economic recovery after a disaster.  

5.2. Support local businesses’ efforts to bolster climate preparedness and continuity of operations 
by connecting them with programs that increase resiliency, such as onsite renewable energy 
generation, energy storage, and back-up power.  

5.3. Support where possible, programs and agencies that work with employees and businesses to 
facilitate a green jobs pipeline.  
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5.4. Support the resilience of the local food economy by encouraging farmers' markets and 
expanding community gardening opportunities on private development sites and non-profit 
agency sites. 

5.5. Promote purchasing from local businesses to support economic development and reduce 
emissions associated with the transportation, production, and distribution of goods. 

6. Promote downtown as the town’s cultural, historic and activity center of the entire community.  

6.1. Invest adequate resources in ways that strengthen downtown. Whenever possible, these 
monies shall be used to leverage additional dollars from public and private sources for 
improvements.  

6.1.1. Partnering with the Puyallup/Sumner Chamber of Commerce, and small downtown 
business association(s), and other agencies to work with local lenders to secure sources 
of capital for existing businesses’ building improvements and/or business expansion.  

6.1.2. Assist with business expansions and new establishments such as through pre-application 
review and consultation and permit fast track for businesses that are proven catalysts for 
economic growth such as: 

 Restaurants and eating establishments in the downtown; 

 Manufacturing and businesses that provide family wage jobs; 

 Alternative energy that furthers the community’s commitment to new technologies; 
and  

 Aerospace and other products or services that bring in money from outside the 
region.  

6.1.3. Invest in resources and programs that enhance public safety downtown.  

6.2. Every 5 years, in conjunction with interested parties, examine the needs for downtown parking 
within the Town Center and develop methods for providing attractive, safe, accessible, 
effective and well utilized parking. Modify and adjust on and off-street parking which serves 
retailers, other businesses, residents, and major employers downtown shall be implemented 
based on the 5-year parking study.  

6.2.1. Redesign and install new parking lot signs that are strategically placed throughout the 
downtown area.  Ensure designation of short and long-term parking, and enforcement of 
parking limitations.  

6.2.2. Improve safety by creating additional lighting and pedestrian facilities in parking areas.  

6.2.3. Implement short-term, medium-term, and long-term parking strategies as indicated by 
the 5-year parking study.  

6.2.4. Encourage businesses conducive to shared parking, or uses that provide onsite, under-
building parking.  
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6.3. Promote a diversity of uses within the downtown, which support the activity base by providing 
employment, recreational, residential, and a variety of commercial activities.  

6.4. Give downtown locations highest priority when siting city and government facilities such as 
libraries and administration offices, which have significant employment or destination 
potential.  

6.5. Adopt incentives and actively seek out and recruit developers to construct more housing in 
and near Downtown to strengthen Downtown businesses that will in turn offer goods and 
services for residents.  

6.6. In conjunction with interested parties, improve the visual appearance of downtown through 
public and private measures for beautification, facade improvements, and preservation of 
historic properties, design strategies, maintenance, and streetscape improvements.  

6.7. Work with other organizations to promote civic and community events which foster 
community pride and promote the downtown and other critical commercial areas.  

6.8. In conjunction with transit agencies, explore linking downtown with the other parts of the city 
with a community-based transit system, which compliments the special needs of downtown.  

6.9. Work with building owners to encourage viable uses on the second floors of existing 
buildings by exploring options in the building and fire codes.  

6.10. Work with downtown stakeholders and the Sumner Downtown Promotion Association to 
develop and implement a detailed downtown "Main Street"-based revitalization strategy 
addressing organization, design, economic restructuring and promotion.  

6.11. Promote and market the redevelopment potential of key downtown locations such as the 
Library site and the Red Apple Market site through partnering with property owners, 
developers, Sound Transit, and other key parties.  

6.12. Continue to provide and fund maintenance of public restroom facilities for the downtown 
business district.  

6.13. Create 350-500 new housing units in the Town Center in close proximity to the train station 
and existing businesses.  

6.14. Promote businesses that meet the daily needs of residents – markets, dry cleaners, 
laundromats, eateries, pharmacies, banks, pet stores, beauty salons/barbershops, etc.  

6.15. Encourage more mixed commercial/service/housing uses in the Town Center, along Traffic 
and Fryar Avenues. Discourage light industrial zoning in the Town Center in favor of mixed-
use zoning unless there is an educational or artist component.  

6.16. Create a market strategy to attract new business compatible with long-range plan and zoning 
intents, and strengthen and increase the variety of commercial shopping and service 
opportunities for the community. Allocate resources to implement market strategy.  
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6.17. Coordinate with Sumner Downtown Promotion Association downtown business association(s) 
and Puyallup/Sumner Chamber of Commerce on education, e.g. business management, 
business promotion ideas, entrepreneurship, etc.  

6.18. Create a mixed economy Downtown that provides basic and specialty retail, services, 
destination attractions, hospitality and entertainment uses.  

6.19. Accommodate mixed use developments with commercial on the ground floor. Require that 
mixed use buildings within the Town Center and that have the potential for businesses on 
ground floor install ceiling heights and infrastructure for future conversion of residential to 
commercial spaces.  

6.20. Reduce the parking requirement for multi-family developments within the Town Center to 
facilitate development that accommodates the transit rider, anticipates lower car ownership in 
this area because of transit, and changing trends and services related to transit and 
transportation such as on-demand services and autonomous vehicles.  

6.21. Within the Town Center allow for visitor parking for multi-family and portions of commercial 
parking to be counted toward parking capacity for such developments. Smaller retail, 
restaurants, and other desirable pedestrian-oriented businesses should be allowed without an 
off-street parking requirement provided they agree to not protest the formation of a future 
local improvement district for the construction of public parking in the Town Center.  

6.22. Pursue creative solutions to accommodate parking for development through the creation of 
local improvement districts and other means.  

6.23. In the Town Center structured and in-building or under-building parking is preferred over 
surface parking. Limit the development of surface parking.  

7. Support the Sumner-Pacific Manufacturing/Industrial Center (SPMIC) as a vibrant and successful 
industrial employment area with regional and local significance.  

7.1. Partner with the Ports of Seattle and Tacoma on regional economic development initiatives 
related to the industrial sector.  

7.2. Expand outreach to and maintain regular dialogue with the SPMIC business community.  

7.3. Connect local businesses with workforce development programs of regional organizations 
like the Pierce County Workforce Development Council and the Washington State 
Department of Commerce.  

7.4. Partner with the local School District, Community College, and SPMIC employers to create 
paid internship programs for students interested in Manufacturing, Food Processing, or 
Warehousing employment.  
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8. Encourage the SPMIC to retain and grow its existing industrial businesses as well as attracts new 
businesses.  

8.1. Raise the SEPA categorical exemption thresholds for industrial buildings and associated 
parking and land clearing provided there are sufficient building, grading, and critical area 
protections in place.  

8.2. Partner with the Department of Commerce on the Regulatory Roadmap Project, an online site 
selection tool that distills all local, regional, and state requirements into easy-to-understand 
checklists for gauging feasibility of sites for manufacturing facilities.  

9. The SPMIC should include a diverse range of small and large industrial businesses.  

9.1. Promote small business growth through incentives, business recruitment, and other forms of 
support. 

9.2. Encourage small businesses development and entrepreneurialism in the SPMIC by partnering 
with the Ports of Seattle and Tacoma to develop a local incubator for a range of industrial 
production uses, including food processing.  

9.3. Encourage the creation of a “specialty manufacturing and artisan district” in the Pacific portion 
of the SPMIC, and where appropriate in Sumner, that promotes the development, production, 
sale, and distribution of products and services in a street environment with coordinated 
pedestrian amenities, signage, and landscaping, with increased attention to building and site 
design. 

9.4. Encourage a modest-level of small-footprint businesses in the SPMIC that provide close-by 
services for workers, such as food establishments, medical services and daycare.  
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9. Land Use 

Introduction 

The Land Use Element plays the central role of correlating land use issues. It provides direction on land 
use patterns, compatibility, and orderly development.  The potential for rapid and incompatible 
development can be minimized through the coordination with infrastructure plans and through site and 
building design and buffering techniques. Its Land Use Element goals, policies, and objectives relate 
directly to the other elements of the Sumner Comprehensive Plan particularly the Community Character 
Element, Capital Facilities and Public Services Element, and Transportation Element.   

The Comprehensive Plan Land Use Map (Figure 9-2) category descriptions, and statistics are found 
following the goals, policies, and objectives provided below. 

The Land Use Element establishes the growth patterns and uses that the community anticipates will be 
needed to accommodate projected growth over the planning period (to 2044). Pierce County has 
adopted housing, employment, and population growth targets for Sumner for 2020-2044 as follows: 

 1,985 housing units 

 5,313 jobs 

 4,904 residents 

The Sumner-Pacific MIC also must plan for 20,000 jobs total in order to maintain its status as a 
Manufacturing Industrial Center, per PSRC requirements. 

The Land Use Element is divided into sub-elements due to the variety and complexity of issues. The 
section addresses: 

 Land Use  

 Historic and Cultural Resources 

 Essential Public Capital Facilities  

 Commuter Rail/Regional Transit  

 Permit Process 

 Plan Monitoring and Amendment 

 Governance 
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Goals, Policies, and Objectives 

1. Provide for a variety of land uses in Sumner while preventing adverse impacts and ensuring 
consistent implementation of policies and regulations orderly development within the Sumner 
community.  

1.1. Ensure appropriate transitions between land uses so that more intensive uses do not 
adversely impact adjacent uses.  

1.1.1. Maintain the design guidelines and ordinances Sumner design and development 
guidelines and zoning provisions to achieve compatible and attractive new residential, 
commercial, and industrial uses.  

1.1.2. Maintain zoning and subdivision regulations to ensure adequate setbacks, landscaping, 
and buffering where land use conflicts and impacts may occur.   

1.2. Encourage infill development on vacant properties with existing public services and public 
utilities, and new development in areas with existing or planned public facilities.  

1.2.1. Review existing capital facility plans and update them as necessary to ensure 
compatibility consistency with land use plans.  

1.2.2. Review and develop incentive based programs that would facilitate the development of 
vacant properties to leverage economic development potential.  

1.3. Through the Land Use Element and Community Character Element, strive to balance 
residential, commercial, industrial and public land uses.  

1.3.1. Periodically annually review development regulations to remove unnecessary 
requirements and to balance environmental protection, public participation, and 
housing and economic development goals.  

Note: The State requires a 5-year progress report on some Comprehensive Plan topics (e.g., Climate, 

Housing, Permitting) but not required for all elements.  

1.4. Planning sub-areas. Identify planning sub-areas that warrant further study and special design 
considerations and/or economic development focus.   

1.4.1. Planning sub-areas include: 

 Town Center Plan area 

 East Sumner Urban Village 

 East Main Street 

 Sumner-Pacific Manufacturing/Industrial Center.  

1.4.2. Where appropriate, prepare subarea plans to implement the Land Use and Community 
Character Elements of the Comprehensive Plan. Subarea plans shall specify in more 
detail the allowable uses, urban design quality themes, buffering, and protection of 
critical areas sensitive areas and resources.  
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1.4.3. Policies in other adopted City of Sumner plans that are identical to policies in the 
adopted Comprehensive Plan shall be updated automatically when those same 
Comprehensive Plan policies are updated through the legislative process. 

Note: In a few instances, the City has adopted subarea plans with policies specific to the subarea, and 

those policies were imported verbatim into the old Comprehensive Plan.  Where a policy is updated in the 2024 

Comprehensive Plan Update, that should supersede the older policy in the subarea plan. 

1.5. Integrate existing neighborhood plans, subarea plans, and design strategies into the 
Comprehensive Plan.  

1.6. Implement the land use map and accompanying designation descriptions as presented in the 
section titled "Land Use Designations" and Figure 9-2 titled "Comprehensive Plan Map" 
through the adoption and maintenance of the Zoning Map.  

1.7. Ensure new development is consistent with the policies of this Plan through implementation of 
regulations, programs, and project-specific review.  
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Figure 9-1. Vicinity and Plan Boundaries Map 

 
Source: Sumner, 2023; BERK, 2024. 
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2. Consider the potential impacts to Tribal treaty rights related to fishing, hunting, and gathering 
grounds in land use decisions, including decisions on development patterns, comprehensive plans 
and zoning designations.    

Note: Coordination with the tribes on potential land use impacts is required in the adopted Countywide 

Planning Policies.  

2.1. When notified by Tribes of treaty rights in a particular location, incorporate ways to preserve 
and address treaty rights in land use decisions and designations.  

2.2. Ensure that the tribes are provided timely and sufficient opportunity to comment on 
significant development projects and land use decisions.  

3. Consistent with the Growth Management Act, designate an Urban Growth Area (UGA) within which 
urban growth must be encouraged and outside of which growth may occur only if it is not urban in 
nature.   

3.1. Include sufficient areas within the UGA to accommodate the city’s projected urban growth 
and housing needs.  

3.2. Coordinate with adjacent jurisdictions and Pierce County through joint planning to ensure 
service provision and development is consistent with the goals of this Plan.  

3.3. In accordance with the Countywide Planning Policies, promote and participate in joint 
planning of unincorporated lands within the Sumner Urban Growth Boundary as shown on 
Figure 9-1.  

3.4. Request joint planning of lands immediately adjacent to the City limits and the Sumner Urban 
Growth Boundary including land south of SR-410 and along SR-162. See Figure 9-1.   

3.5. Joint planning would be completed prior to any modification of the Sumner Urban Growth 
Boundary and following review of growth demands and capacity.   

3.6. Consider annexing unincorporated lands addressed in the Sumner Comprehensive Plan and 
located within the Sumner Urban Growth when initiated by a private party and in order to 
resolve service conflicts and avoid creating unincorporated “islands”.  

3.7. Ensure newly annexed lands are zoned in conformance with the Sumner Comprehensive Plan 
Land Use Plan Map.  

3.8. A subarea plan should be required prior to any large annexation of the Urban Growth Area or 
request for expansion of the Urban Growth Areas to ensure that newly annexed areas are 
compatible with and do not adversely affect rural land uses.  

4. Support the Town Center Plan as a “Countywide Center” as it relates to transportation funding.  

4.1. Implement the Town Center Subarea Plan (TCP) and Form-Based Code, to support dense, 
mixed-use development and walkable neighborhoods near the transit center.  
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5. Support the Manufacturing/Industrial Center as a designated Regional Manufacturing/Industrial 
Center.  

5.1. Implement the goals and policies in the Sumner- Pacific Manufacturing/Industrial Center 
Subarea Plan (MIC) to ensure a coordinated approach to development, environmental review, 
and strategic capital investments in the Center.  

6. Encourage neighborhood development that supports healthy communities.  

Note: VISION 2050 (Multi-County Policies) and Pierce County Countywide Planning Policies require 

jurisdictions to address healthy communities.  These are generally defined in the CPPs as:  “…places where all 

individuals have access to healthy social, economic, built and natural environments that give everyone the 

opportunity to live to the fullest, regardless of race and ethnicity, gender, income, age, abilities, or other socially 

defined circumstances.” 

6.1. Promote land use planning that supports walkability, tree canopy, access to services that meet 
daily household needs, access to parks and open space, and access to healthy and culturally 
relevant foods.  

6.2. Consider the environmental health and other impacts of land use decisions on overburdened 
communities (minority, low-income, tribal, or indigenous populations that potentially 
experience disproportionate environmental harms and risks).  Encourage the participation of 
these communities in the decision-making process.  

Note: “Overburdened Communities” is a term used by federal agencies like the EPA in discussing 

environmental justice and groups that have often experienced disproportionate environmental impacts. 

6.3. Ensure that adequate landscape screening and trees are provided around sources of 
significant noise and air pollutants that may affect schools and neighborhoods. 

6.4. Mitigate the environmental health effects of climate change, including air quality, stormwater, 
and heat impacts, through the acquisition of parks and open space and tree planting, 
prioritizing overburdened communities. 

6.5. Engage with the community on the topic of climate impacts and adaptation strategies. 

6.6. Support energy efficiency and upgrade programs that reduce health risks for vulnerable 
populations due to extremes of heat and cold. 

Note: “Vulnerable populations” is a term used by health agencies to refer to groups that are more affected 

by extremes, such as children and older adults. 

6.7. Adopt land use standards and connect residents to informational resources to mitigate 
wildfire risk. 

6.8. Study the potential impacts of a citywide tree retention program on climate resilience and 
housing development. 

6.9. Support small-scale agricultural uses in residential developments, and local community 
gardens sponsored by public agencies, non-profit organizations, and private development. 
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Land Use Designations: 

7. The land use designations categories and target densities described in the sections below are to be 
utilized in conjunction with the Land Use Comprehensive Plan Map, shown in Figure 9-2. These 
designations guide the zoning districts in the adopted zoning map.  Table 9-1 summarizes the 
categories and densities of particular districts. 

7.1. Residential  

7.1.1. Resource Protection: The Resource Protection District applies to areas that have 
significant natural resources or potential for small- to -moderate-scale agricultural 
uses. The district’s purpose is to:  Protect natural resources such as agricultural, mineral 
resource, fish and wildlife habitat areas from the intrusion of non-resource based 
development; to promote the conservation of natural resource lands and related 
activities or operations; and to maintain large areas free of impervious surfaces in order 
to increase the potential for natural infiltration of rainfall and the retention of natural 
drainage water patterns, minimizing the need for storm water facilities and increasing 
the protection of ground water resources. 

7.1.2. Residential Protection: This designation is applied to areas adjacent to lands in resource 
production (e.g. agriculture, mineral extraction, forestry) and in sensitive critical areas as 
appropriate (e.g. landslide/erosion hazard areas). Uses in Residential-Protection uses  
act as a buffer between natural resource productions and environmentally sensitive 
areas and higher density/intensity developments.  Property owners would be on notice 
that in adjacent areas resource uses will be encouraged. 

The very low densities reflect the absence of City services and the desire to minimize 
potential land use conflicts when resource production areas cease extraction activities 
and become more urbanized in the future. and the desire to ensure that when areas 
become urbanized that previous land use patterns will not hinder future choices. 

Allowable primary uses include single-family detached homes.  Secondary uses include 
specialty farming, small-scale animal husbandry, home occupations, utilities subject to 
compatibility criteria, and other uses incidental to and compatible with the primary use. 

7.1.3. Low Density: This designation (LDR) provides for primarily single-family dwellings and 
duplexes in areas with current or planned access to City facilities and services.  At the 
higher end of the single family low density range (LDR-3 at 7-2010 du/ac), public transit 
can more easily be supported. Through a planned residential development permit 
process, this base density may be increased significantly for affordable senior housing. 
Low density residential uses provide a transition from rural residential the Residential 
Protection district and protected critical areas to higher density uses.  Primary uses 
include detached single-family residential dwellings, duplexes, private garages, and 
other accessory buildings.  Secondary uses allowed typically with appropriate criteria 
through a special permit process include accessory dwelling units ("mother-in-law 
units"), adult family homes, assisted living facilities, senior apartments and retirement 
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homes, manufactured home parks and subdivisions, hospitals, educational facilities, 
utilities subject to compatibility criteria, and churches and religious institutions.  Many of 
these secondary uses may bring a higher number of residents, visitors and vehicle trips 
than normally associated with low density residential areas. However, allowing such 
secondary uses reflects the desire to accommodate needed housing and human 
services uses that can be integrated into the neighborhood. 

Note: New state law (HB 1110) requires Sumner and other cities to allow at least 2 dwelling units per lot in 

zones that are primarily residential. New law also requires Sumner to allow up to 2 ADUs per lot.  

7.1.4. Medium Density: The medium density designation (MDR) is intended to provide for 
multi-family living to ensure that opportunities to obtain reasonable-cost housing exist 
for community residents.  Primary uses include multi-family housing of various types 
including duplexes, multiplexes, and low-rise apartments (three stories or fewer), zero-
lot line structures, townhouses, condominiums, senior apartments and retirement 
homes, etc., and may also include single-family dwellings. Secondary uses allowed 
typically with appropriate criteria through a special permit process can include accessory 
dwelling units, adult family homes, day care, educational facilities, utilities subject to 
compatibility criteria, churches and religious institutions, assisted living facilities, limited 
office/professional buildings, and manufactured home parks and subdivisions. Through 
a planned residential development permit process, the base density in Medium Density 
Residential may be increased significantly for affordable senior housing.  Medium 
density developments may require design review to ensure diversity of building 
types/avoidance of building form repetition, plan goal consistency, and neighborhood 
compatibility. 

Note: new state law requires jurisdictions to plan for and accommodate housing needs of all income 

bands. In Sumner, this means creating capacity for and encouraging more housing units and more affordable 

units. The policy question is where those units might best be accommodated in Sumner.  Currently, apartments 

are not allowed in MDR outside of East Sumner and Town Center. Staff recommends that the MDR zone be 

updated to allow low-rise apartments as part of our approach to meeting the state law requirement. 

7.1.5. High Density: This designation (HDR) allows for higher density multi-family 
developments to allow for a broad range of housing choices in areas with existing and 
planned infrastructure, and to allow for infill development and the reduction of sprawl. 
Primary uses include multi-family housing of various types including townhouses, 
condominiums, apartments, etc. Secondary uses can include low and moderate density 
residential developments, adult family homes, day care, manufactured home parks and 
subdivisions, and assisted living facilities. New single-family uses are prohibited so as not 
to take up housing capacity in the high density district, although existing single-family 
uses may remain. Through a planned residential development permit process, the base 
density in High Density Residential may be increased significantly for affordable senior 
housing. This designation may be applied in new areas as appropriate to the 
neighborhood's character (e.g. near commercial areas and transit).  High density 
developments may occur This designation should be applied where the following 
conditions exist: 
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 The area has access to appropriate services (e.g. near commercial services and 
transit); 

 An over-concentration of multi-family dwellings in a single area is avoided Where 
medium density residential or other moderate density use/mixed land use provides 
a buffer between low density and high density residential; 

 A repetition of building forms is avoided in the proposed development;  

 Design review will be required to ensure design appropriate to the neighborhood 
character; 

 Adequate public and community facilities exist to support the density. 

7.2. Mixed Use 

X.X.X. Historic Central Business District (Town Center) Town Center Plan Area: The 2018 Town 
Center Plan update re-designated the Central Business District to the Historic Central 
Business District which provides a focal point for the City and allows for retailing and other 
commercial services in a fashion that preserves and enhances the pedestrian scale and 
character of development in the Town Center area.  Small and medium independent shops 
and offices are typical to this district.  Primary uses include retail businesses, professional 
offices, hospitals, medical clinics, hotels, theaters, restaurants, personal service shops, multi-
family dwellings above ground floor commercial uses, and public/semi-public buildings.  
Secondary uses include, convenience stores, utilities subject to compatibility criteria, and 
small scale light manufacturing associated with artisan or craft production. The Historic 
Central Business District also functions as a “town center” because of its central location as a 
transit hub, the pedestrian scale and character, and the types of services provided..  The 
Town Center Plan district includes several sub-districts: the West Sumner district, riverside 
district, station district and the historic central business district. Each district has its own 
unique characteristics, and development requirements. 

Note: This policy to be removed, since the Town Center Plan absorbed the old Central Business District 

and all of Town Center Area is an Overlay District (described below). 

7.2.1. Urban Village: Urban villages are self-contained, tightly gridded, mixed use areas with a 
seamless mix of residential, commercial, and civic uses.  An urban village in Sumner 
would be different than an urban village in Seattle.  In Sumner, an urban village would be 
something like a "mini-Downtown" and would respect the "small town character" of 
Sumner by ensuring buildings are of appropriate height and scale. Urban villages are 
intended to be self-contained mixed use areas with a compact street grid and 
interconnected pedestrian corridors that promote walkability throughout the 
neighborhood.  They are intended to support a mix of residential, commercial and civic 
uses.  An urban village in Sumner would be something like a “mini-downtown.” 

The urban village(s) will provide a focus for neighborhoods outside of the downtown 
area.  Urban villages promote development that is pedestrian scale, transit-oriented 
developments and in harmony with the character of the community.  Primary uses 
include retailing and commercial services, banks (with no drive through facilities), 
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professional offices, bed-and-breakfasts, hotels, civic uses, multi-family dwellings of 
various types including duplexes, townhouses, condominiums, apartments, etc.  
Secondary uses can include single-family dwellings and accessory dwelling units in 
residential zones only, and other dwellings such as duplexes and townhomes. Other 
secondary uses include adult family homes, day care, public and private educational 
facilities, utilities subject to compatibility criteria, churches and religious institutions, 
convalescent care and rest homes.  Mixed uses, converted residential buildings, 
converted commercial buildings, and variable lot sizes are encouraged to ensure 
pedestrian orientation, visual interest, and historic character protection. 

Note: Currently the only designated Urban Village in Sumner is the East Sumner Urban Village (ESUV). It is 

comprised of different residential and commercial zones (e.g. ESUV/LDR, ESUV/GC).  

7.3. Commercial  

7.3.1. Neighborhood Commercial: This designation is intended to provide for neighborhood 
centers that include convenient retailing, small offices, and other commercial activities 
principally oriented to adjacent residential areas and neighborhoods.  Primary uses 
include convenience stores, eating and drinking establishments, personal service shops, 
day care, dry cleaners, laundromats, and others deemed to be neighborhood serving 
uses that serve primarily the immediate neighborhood, and are not auto-oriented uses.  
Secondary uses include public/quasi-public uses such as parks and other similar facilities 
as well as utilities subject to compatibility criteria.  Higher density residential 
developments may also be allowed in the specified neighborhood commercial areas 
where integrated appropriately with the commercial uses and surrounding 
neighborhood. 

7.3.2. General Commercial: This designation is applied to areas outside of the downtown area 
and urban villages where retailing, commercial, and office uses serving a larger market 
are promoted.  While the uses accommodate automobiles to a greater degree, 
buildings with a street orientation, screened parking, and ample landscaping ensure 
more attractive commercial areas.  Primary uses include retail businesses, automotive 
sales, professional offices, medical services and clinics, hotels, theaters, restaurants, 
personal service shops.  Secondary uses include convenience stores, utilities subject to 
compatibility criteria, and light manufacturing, assembling, and repairing where 
accessory to retail uses.   General commercial uses may occur in different forms to 
encourage specific uses.  For example, retail or commercial uses near large employment 
centers may be limited to commercial uses to support workers. Limited multi Multi-family 
residential uses may be incorporated (e.g. on second floors above retail) where it can be 
integrated into the proposed development and is compatible with the surrounding 
neighborhood. Existing general commercial areas will be encouraged to incorporate 
pedestrian-oriented elements and positive design features such as additional 
landscaping, reduced front setbacks, screened parking, and pedestrian scale street 
fronts, lighting and signage.  New development in general commercial areas will require 
design review to ensure these goals are met. Areas with this designation should provide 
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an appropriate mix and a balance in the accommodation of facilities for all transportation 
modes including transit, bicycle and modes pedestrians is achieved. 

7.3.3. Interchange Commercial: This designation applies to areas surrounding the 24th/28th 
street interchange on SR167 and the area south of SR410 near the 166th Avenue 
interchange. These areas are designated as Interchange Commercial (IC) because they 
function primarily as automobile dependent businesses, lack pedestrian connections to 
residential zoning and neighborhood services, and the future character is anticipated to 
be primarily automobile dependent. While not following as closely to the requirements 
for pedestrian oriented design, the design standards applied here will be require 
attractive and of high quality development. Primary uses in this zone will be similar to 
General Commercial such that there will be automotive sales, equipment sales, 
gas/convenience stores, automotive repair and maintenance, hotels/motels, theaters, 
and grocery stores. The area will have greater setbacks allowed than in General 
Commercial and have less emphasis on pedestrian connections to the street while 
internal pedestrian design amenities will still be required. 

7.4. Manufacturing and Industrial  

7.4.1. Light Manufacturing: This district allows for the following uses:  Principle uses in this 
district include light manufacturing (particularly assembling and manufacturing of 
products from previously prepared material),  office, warehouse/distribution, and 
packaging plants, and limited office uses.  Secondary uses include service retail services, 
restaurants, government uses, agricultural activities, and utilities subject to compatibility 
criteria.   

Goals for landscaping are to ensure adequate landscaping/screening: 

 Along streets  

 Within parking lots 

 Buffers next to lower intensive zones, and open public open space and critical 
areas  

 Some amortization of existing businesses 

 Screening of outdoor storage  

 Along side lot lines when not immediately adjacent to a parking lot/truck 
maneuvering area. 

Goals for Site Design site and building design are: 

 Design consistent with transit goals  

 Quality building materials and modulation along street fronts 

 Screening of parking and loading  

 Discourage multiple curb cuts.  

Note: Development in Industrial Zones currently must comply with Design Guidelines for industrial 

development, which are less stringent than guidelines for commercial, and which focus on landscape screening 

and building design along street fronts.  
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7.4.2. Heavy Manufacturing: This district provides areas for heavy industrial uses which are 
located appropriately to ensure minimal impacts to residential and commercial areas.  
Typical uses include processing of natural and manmade materials for use in general 
manufacturing, assembly, warehousing, and distribution. Secondary uses include office, 
limited retail establishments, agricultural activities, and utilities subject to compatibility 
criteria. 

7.4.3. Public and Private Facilities and Utilities: The primary purpose of this designation is to 
identify lands utilized to provide public and private utilities, facilities, and services. A 
secondary purpose of this designation is to allow manufacturing and industrial uses in 
specific areas as provided in the underlying zoning. Allowable uses include parks, 
schools, medical facilities, non-profit service uses/organizations, public and private 
utilities, and government buildings, as well as manufacturing and industrial uses in 
specific locations.  Portions of the area In some cases, properties designated as Public 
and Private Facilities and Utilities are also located within the manufacturing/industrial 
center Manufacturing/Industrial Center Overlay area; however, these properties have 
natural resource restoration and recreation uses only. identified in See Figure 9-2 
Comprehensive Plan Map.  Proposed parks are indicated in the Parks Plan. 

7.5. Overlay Designations   

7.5.1. Shoreline: This overlay references the Sumner Shoreline Master Program which indicates 
required setbacks and allowable uses for land in the affected shorelines within the 
shoreline jurisdiction (generally 200 feet from ordinary high water mark).  In Sumner, 
land along the Puyallup and White (Stuck) Rivers is governed by the State Shoreline 
Management Act and Sumner's Shoreline Master Program. There are three shoreline 
designations: urban, shoreline residential and urban conservancy. Refer to Figure 19-1 in 
the Shoreline Element. 

X.X.X. Neighborhood Plan Districts: Each neighborhood planning area is indicated in the form of 
a circle.  The circles and concurrently the neighborhood size are defined by walking distance from 
a center that serves as a focus for the neighborhood.  The radius is generally 1,500 feet and the 
walking time would be approximately 5 minutes.  A majority of the neighborhoods have a local 
focus.  The center of the neighborhood may be a park or a civic building.  Some neighborhoods 
such as downtown have a more regional focus. (Refer to the Districts and Neighborhoods Map in 
the Community Character Element). 

Note: This section proposed to be deleted, since Sumner no longer defines neighborhoods in this way; 

also, these have never been true overlay districts (e.g. with unique zoning or design standards). 

X.X.X. Community Linkages: The Community Linkages Map indicates potential future transit stops 
and neighborhood focus points similar to those in the Neighborhoods and District Map.  The 
future transit stops could be for a regional or a community transit system that could serve the 
commuter rail station. These potential transit stops would be within a 5 minute walk of much 
of the area to which they service similar to the neighborhood focal points and with a range 
between 500-1500 feet in diameter. 
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Note: Section proposed to be deleted, since this has never been a true overlay district.  The concept of 

walkable neighborhoods with transit is supported with policies in the community character element. 

7.5.2. Manufacturing/Industrial Center: The Manufacturing/Industrial Center (MIC) is part of the 
larger Sumner/Pacific MIC, (Figure 9-1)  an area that is targeted for high intensity 
industrial land uses for to create an employment and economic center on a local, county, 
and regional level. This area is characterized by light and heavy manufacturing uses, 
restrictions limits on retail uses, and a prohibition of residential uses in this area. The 
Sumner/Pacific MIC is designated a Regional MIC, giving it special status for 
infrastructure funding, and is a priority for infrastructure improvements to promote the 
industrial and economic development in the area. 

7.5.3. Innovation District and Enterprise Area: The Innovation District and Enterprise Area 
(IDEA District) is a flexible overlay designation that may be applied to non-residential 
areas at the request of a property owner. An IDEA overlay provides greater flexibility in 
the allowable uses and development standards than the underlying zone, in order to 
encourage and to expand economic opportunities for innovative, small-scale businesses 
to locate in Sumner. Criteria are established to ensure that proposed uses are 
compatible with surrounding properties.  The IDEA District could contain a combination 
of office, retail, residential, co-working spaces, a makerspace and entrepreneur support 
services.  

7.5.4. Planned Mixed Use Development and Planned Residential Development: The Planned 
Mixed Use Development (PMUD) overlay area requires a mix of commercial and 
residential development that will undergo extensive public process including design 
review, hearing examiner recommendation, and City Council approval. The PMUD offers 
greater flexibility to develop a mix of ground floor commercial, walkable 
neighborhoods, increased density as appropriate, adequate open space, complete 
street designs and opportunities for green and environmentally friendly development. 
The result is a development that fits the character of the surrounding neighborhood as a 
whole and is an asset to the community. A PMUD may have a mix of commercial, mixed 
use structures, and stand-alone multi-family residential in a variety of configurations from 
live/work units, residential over ground floor commercial, to townhouses, and cottages. 
Buffer areas can also be configured within a PMUD to minimize conflicts between uses 
such as agriculture and large-lot single-family or, between more intense uses such as 
industrial, depending on the neighborhood.  

7.5.5. Planned Residential Development: The Planned Residential Development (PRD) overlay 
is similar to a PMUD but for residential developments.  The PRD offers greater flexibility 
to develop a mix of housing types with varying lot sizes and dimensions, increased 
density as appropriate, adequate open space, and building setbacks and heights that 
are compatible with adjacent residential uses.  The result is a development that allows 
for a high level of variety in housing and flexibility in site design while remaining 
compatible with the character of the surrounding neighborhood. 
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7.5.6. Town Center Plan Area: The Town Center Plan covers an area within approximately one-
half mile radius of the Sumner commuter rail station. This is an area that is targeted for 
future residential and mixed use development that takes advantage of being near transit 
and amenities and conveniences in the downtown core. The increased population in the 
downtown would add to the market for  an “everyday” downtown and further strengthen 
the economic vitality of Main Street. The Town Center Plan also envisions a mixed of uses 
along Main Street, Traffic and Fryar Avenues and Activity Nodes. The Town Center Plan 
area has greater increase in heights and residential densities than other areas of the city. 
The Town Center Plan Subarea is implemented through design standards, and a “form 
based code.” The Town Center is also designated a “Countywide Growth Center.” A 
Form Based Code, adopted for the Town Center, contains design details on building 
forms and streetscapes. 

There are four districts within the Town Center Plan subarea: 

 Historic Central Business District (HCBD) 

 Station District (SD) 

 West Sumner District (WSD) 

 Riverfront District (RD)  

7.5.7. Manufactured Home Park Overlay: The Manufactured Home Park (MFHP) Overlay district 
applies to properties primarily in manufactured home park use where the MFHP was 
created prior to 2024. The purpose of the overlay is to support the continuation of 
manufactured homes as the primary use on the property and to help ensure that MFHPs 
continue to provide an affordable housing option for Sumner residents. The overlay is 
not intended to apply to new MFHPs, but may be applied in the future to MFH 
subdivisions if residents become vulnerable to displacement and apply to the Director 
for designation. The overlay is a land use designation only and is not intended to include 
provisions for rent control or tenant protections. 

Note: Sumner code defines MFHP as: “… a tract of land designed and maintained under a single 

ownership or unified control where two or more spaces or pads are provided solely for rent or lease for the 

placement of manufactured homes for residential purposes.” MFHPs require a conditional use permit; Sumner 

has 4 such parks. Sumner’s current code chapter 18.34 Manufactured Home Parks from the 1990s would be 

updated to reflect current conditions and appropriate standards. 

Note:  The State requires cities to address potential displacement of low income households. Adopting a 

MFHP designation has the potential to protect hundreds (approximately 260) of low-income households who 

live in Sumner.  This helps reduce the chance of re-development into market rate housing and displacing the 

low-income residents.  There is also a proposed policy in the Housing Element that supports MFHP protection. 

Future code updates to implement the policy would have more details regarding the range of uses allowed 

(e.g. manufactured homes or affordable cottages, etc.) and how the overlay would be applied. 
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Note:  REGARDING THE DENSITY TABLE BELOW:  The Land Use Designations here set a range of densities 

that may be adopted in the zoning code. For LDR: the density changes recommended below reflect new State 

legislation that allows 2 units on every lot in zones that allow single family homes. 

For MDR:  the density is proposed to increase slightly to support middle housing, such as small-scale 

apartment buildings and townhomes. This and proposed code changes will support such development 

primarily in MDR north of Main Street (where apartments not currently allowed).  Both proposals help meet 

Sumner’s assigned housing targets. These densities were reviewed and recommended by the Planning 

Commission on 6/6/24. 

Table 9-1: Land Use Designations 

CATEGORY DENSITY 

Residential  

Resource Protection (RES) 1 du/20 acres 

Residential-Protection (R-P) 1 du/20 acres 

Low Density Residential-1 (LDR-1) 2.9 – 10.0 5.0 du/acre* 

Low Density Residential-2 (LDR-2) 5.1- 13.0 6.5 du/acre* 

Low Density Residential-3 (LDR-3) 7.0- 20.0 10.0 du/acre* 

Medium Density (MDR) 8.1-15 22 du/acre* 

High Density (HDR) 12.1-25 du/acre* 

Commercial  

General Commercial (GC) 12.1-25 du/acre* 

Interchange Commercial (IC) -- 

Neighborhood Commercial (NC) 12.1-25 du/acre* 

Town Center Plan area Unlimited density per TCP Form Based Code 

Urban Village (UV) 26-40 du/acre* 

Manufacturing  

Light (M-1) -- 

Heavy (M-2) -- 

Public/Private Facilities & Utilities (P)  

Overlay Designations  

Shoreline Refer to Sumner SMP 

Planned Residential Development (PRD) Based on underlying zone 

Planned Mixed Use Development (PMUD) 5-37.5 du/acre 
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Town Center Plan Subarea Sub-Districts Unlimited if height, open space, setbacks, and 
parking are met. 

Innovation District & Enterprise Area Based on underlying zone 

Source: Sumner Community Development Department 
Notes: du = dwelling unit 
 SMP = Shoreline Master Program 
*Density may be increased to 30-50 du/ac for affordable senior housing through a PRD process, or for affordable 
housing on properties owned by religious organizations. 

Note: Governments are required by law (RCW 35a.63.300) to allow religious organizations an increased 

density bonus “consistent with local needs” for affordable housing development (must be exclusively for low-

income households for at least 50 years). The RCW does not define a specific density bonus number, but staff 

propose similar allowances to those for affordable senior housing. 
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Figure 9-2. Comprehensive Plan Map  

Note: No changes to existing comprehensive plan map.  
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10.  Essential Public Facilities 

Introduction 

The State Growth Management Act requires that local government comprehensive plans include a 
process for identifying and siting of essential public facilities.  Essential public facilities are typically 
difficult to site and include facilities such as airports, state educational facilities, state or regional 
transportation facilities, state and local correctional facilities, solid waste handling facilities, and in-patient 
facilities such as behavioral health facilities, which may include opioid treatment programs (including 
both mobile and fixed-site medication units), harm reduction programs excluding safe injection sites,  
substance abuse disorder treatment facilities, and mental health facilities, and group homes, recovery 
residences, community facilities, and secure community transition facilities.  No local comprehensive 
plan or development regulation may preclude the siting of essential public facilities per State law. In 
addition, the State encourages local jurisdictions to provide criteria for the siting of other behavioral 
health facilities. 

Note: Definitions and siting criteria for Essential Public Facilities have been updated for consistency with 

new state legislation.  “Essential Public Facilities” are defined by the state as different than “Behavioral Health 

Facilities.”  For example, an Opioid Treatment Clinic is a type of Behavioral Health Facility, but the state now 

also defines those as an Essential Public Facility, which provides less local control. 

Goals, Policies, and Objectives 

1. Allow Establish a process and criteria for the appropriate siting of essential public facilities of a State-
wide or Countywide nature.  

1.1. Identify essential public facilities based upon the Growth Management Act, State Office of 
Financial Management list of essential public facilities required or likely to be built, 
Countywide Planning Policies for Pierce County, and any City lists which may be developed.  

1.2. Through the Land Use Plan identify publicly owned lands and quasi-public uses on lands 
useful for public purposes, and incorporate such designations into the Land Use Plan.  

1.3. The criteria shall allow for Work with the County and other cities to establish a cooperative 
inter-jurisdictional approach to the siting of essential public facilities in accordance with the 
process established in the Countywide Planning Policies for Pierce County. Joint planning 
agreements shall be sought where appropriate. Through joint planning or interlocal 
agreements, the City shall seek to mitigate disproportionate financial and environmental 
burdens due to the siting of essential public facilities, particularly in communities that face 
disproportionate shares of noise, light, and air quality pollution impacts.  

1.4. Public review shall be carried out in accordance with the public process established by the 
state, regional, or local agency. When possible, public review materials should be made 
available in the most commonly spoken languages in Sumner.   
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Note: This comes from Countywide Planning Policies, which require a public review process where 

communities have an opportunity to comment. 

1.5. Siting criteria Facilities shall provide for amenities or incentives mitigative measures and 
amenities, including fiscal mitigation, as appropriate, for neighborhoods in which the facilities 
are located. Compensation for adverse impacts shall be a consideration in the siting criteria.   

1.6. Siting proposals of facilities in the City of Sumner and Sumner Urban Growth Area Planning 
Area shall be made in accordance with the following principles:  

 The State, regional, or local agency proposing the facility (Agency) shall provide 
demonstrate a justifiable need for the public facility and for its location in the Sumner 
Planning Area or adjacent areas based upon forecasted needs and a logical service 
area; 

Note: From Countywide Planning Policies.  

 In consultation with the City of Sumner, the State, regional, or local agency Agency shall 
establish a public process by which the residents of the County and the City "host" 
municipalities have a reasonable opportunity to participate in the site selection process 
and review of the impacts and benefits of the proposed facility; and  

Note: From Countywide Planning Policies.  

 Facilities shall be sited consistent with the siting criteria below and Sumner Municipal 
Code.  

1.7. Siting criteria for essential public facilities.  To promote consistency in essential public 
facility siting across Pierce County, adhere to the essential public facilities siting criteria laid 
out in the Pierce County Countywide Planning Policies for new or expanded essential public 
facilities in the Sumner Planning Area, including the following identified criteria: 

 Specific facility requirements 

 Impacts of the facility  

 Impacts of the facility siting on urban growth area designations and policies.  

Note: These 3 high-level criteria come from the Countywide Planning Policies. The specific criteria 

are in the proposed regulations.  

1.8. In addition to the siting criteria in the Pierce County Countywide Planning Policies, agencies 
shall consider the following when siting essential public facilities in the Sumner Planning Area: 

 Consistency with the Sumner Comprehensive Plan policies, capital facility plans, 
environmental regulations, and other implementing ordinances.  

 Impacts and benefits associated with the facility to ensure these impacts and burdens 
are equitably distributed. 

 Reduction and/or mitigation of risk of displacement of overburdened residents, 
affordable commercial space, small businesses and housing.  
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X.X. Promote facility siting consistent with the Sumner Comprehensive Plan policies, capital facility 
plans, environmental regulations and other implementing ordinances.  

Note: Combined into Policy 1.5. 

X.X. Through the zoning ordinance or other implementing ordinances, prepare siting criteria for 
essential public facilities which are difficult to site.  

Note: Policy and sub policies deleted. Existing Countywide Planning Policies are to be used instead (which 

are more comprehensive and adopted by all neighboring jurisdictions).  

X.X.X The criteria shall address: 

 Specific facility requirements 

 Impacts of the facility 

 Effects on urban growth area designations 

 Other standards and criteria as outlined State law, in the Countywide Planning Policies 
and other locally defined plans and ordinances.  

X.X.X. The criteria shall allow for a cooperative inter-jurisdictional approach to the siting of 
essential public facilities in accordance with the Countywide Planning Policies for Pierce 
County.  Joint planning agreements shall be sought where appropriate.  Through joint 
planning or interlocal agreements, the City shall seek to mitigate disproportionate financial 
and environmental burdens due to the siting of essential public facilities.   

Note: Moved to Policy 1.7 above.  

X.X.X. A public review process shall be established for essential public facilities which are difficult 
to site.  

Note:  Moved to Policy 1.4 above. 

X.X. Work with Pierce County and other municipalities to standardize review procedures and criteria 
for the siting of state-wide and county-wide essential public facilities and incorporate these 
procedures within inter-local agreements.  

Note: Deleted, since redundant with Policy 1.6 above which allows for interlocal agreements.  

2. Establish a process and criteria for the appropriate siting of local behavioral health facilities.   

2.1. Siting criteria for essential public facilities behavioral health facilities which are not difficult to 
site shall provide for site design and buffering techniques to ensure compatibility with 
surrounding uses., and enable the facility to be permitted outright in appropriate zoning 
classifications wherever feasible.  

2.2. The following criteria will be considered when siting behavioral health facilities: 

 Proximity and/or access to social services and other services to meet the needs of 
residents and support facility operations.  
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Note: These criteria come from the Department of Commerce Model Ordinance for Behavioral Health 

Facilities.  
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11.  Historic and Cultural Resources 

Introduction 

Sumner's beginnings and cultural features provide a source of pride for the community and a context for 
understanding Sumner today. The City of Sumner is located within the traditional homelands of the 
Coast Salish Tribes, including the Puyallup Tribe and the Muckleshoot Tribe. Sumner continues to be a 
place of cultural importance for local tribes. As described in the Draft Environmental Impact Statement, 
although local Native American tribes were prevalent prior to American settlers, However, despite the 
tribal history of the area, few tribal archaeological resources have been found due to the lack of surveys.  

 Several historic buildings have been surveyed and placed on the National Register of Historic Places.  
While there are a number of locally significant buildings within city limits, as of 2022, only three historic 
buildings have been surveyed and placed on the National Register of Historic Buildings. Without 
adequate planning and controls Adequate planning during a project is important, in order to avoid, 
where feasible or practical, development that could has the potential to disturb historic and cultural 
resources. In 2008, the City adopted the historic preservation ordinance that provides the ability for 
property owners to voluntarily place their properties on the Sumner Historic Register. 

Goals, Policies, and Objectives 

1. Identify, preserve, protect, and enhance restore areas of Sumner with historical, cultural, educational, 
or scientific values. the historic and prehistoric cultural resources of Sumner.  

X.X. Coordinate with local tribes and the State Department of Archaeology and Historic Preservation 
to conduct a general survey of the City limits and Planning Area to identify potential archaeological 
sites.  

[Note: A general survey is not the typical process. Instead, surveys are conducted as development is 

proposed.] 

1.1. Preserve and maintain the historic, cultural, scientific, or educational integrity of known 
resources of local, state, or national significance to the extent feasible, including properties 
listed on the National or State Register of Historic Places, if feasible. Developers should plan 
and design development on sites having historic, cultural, or archeological resources in a 
manner that prevents impacts to the resource and provides educational benefits to the public, 
where appropriate.   

1.1.1. Through the permitting and environmental review process, consider and avoid 
document how impacts to archaeological, historic, and cultural sites and resources were 
considered and how impacts were avoided or how avoidance is infeasible.  

[Note: Proposed wording removes the mandatory requirement to “avoid” impacts since that is not always 

possible. Also there is no State law that requires preservation of a listed building or historic non-listed 

properties. This policy requires the property developer to show due diligence in preservation efforts.] 
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1.1.2. Consider the potential impacts of development on culturally significant tribal sites and 
collaborate with the affected tribes, such as the Puyallup Tribe and Muckleshoot Tribe, to 
ensure the protection of tribal cultural resources.  

[Note: In response to DAHP comments.] 

1.1.3. Request consultation with the State Department of Archeology and Historic Preservation 
(DAHP) for demolition or construction projects on sites located in Town Center, with 
structures older than 45 years old, or with structures identified by the DAHP as 
potentially eligible for listing.  

[Note: In response to DAHP comments. Current Sumner code does not require consultation with DAHP, 

and the State does not require consultation on all projects; only projects receiving State funding. Consultation 

would help inform developers and reviewers of resources present and possible ways to protect them. Proposed 

regulations specify a more detailed process.] 

1.1.4. Require developers to immediately stop work and notify the City, DAHP, the Puyallup 
Tribe, and the Muckleshoot Tribe if any artifacts of possible historic, cultural, or 
archeological value are uncovered during excavation. 

1.1.5. Require Inadvertent Human Remains Discovery Language recommended by DAHP to be 
added to permits as a condition of project approval.  

1.2. Work with tribes, agencies and property owners to encourage measures that protect, 
enhance, and restore ecosystems that could be adversely impacted by climate change, in 
order to make available cultural foods and other resources for indigenous tribes. [Note: Based 

on State guidelines for climate resiliency] 

1.3. Work with the Sumner Historical Society and other Encourage the efforts of historic 
preservation organizations, such as the Sumner Historical Society, Puyallup Historical Society, 
the Japanese American Citizens League, the tribes, and other community groups to promote 
historic preservation, historic and cultural education, and recognition of Sumner’s history. 
[Note: In response to public comments to keep references to Sumner Historical Society.] 

X.X.X  Continue to support the Sumner Historical Society by providing the use of the Ryan House.   
[Note: Policy revised into new one below.] 

1.3.1. Consider partnerships with historical preservation organizations, such as the Sumner 
Historical Society, that could allow, where appropriate, an agreement for the use of city 
facilities. 

[Note: New policy in response to public comments. Also makes the policy broader to apply to other 

organizations or facilities.] 

1.3.2. Partner with the Sumner Historical Society Encourage historical societies, historic 
preservation agencies, community groups, and others to provide access to historic 
documents, such as maps, photos, and newspapers, for landowners, citizens, residents, 
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and others.  [Note: Moved from Policy 3.4. Revisions broaden the policy to apply to other 

organizations who may have a role.] 

1.3.3. Encourage community programs for the collection and preservation of oral histories of 
the community, through partnerships with schools, the senior center, and other groups.  
[Note: This is a new policy proposed by staff, with updated wording to clarify City’s role.] 

1.3.4. Encourage public awareness and understanding of prehistory and the history of tribes in 
the Sumner area.  

Figure 11-1. Tribal Reservations and Draft Treaty Ceded Areas (Washington Department of Ecology)  

 

1.4. Coordinate with community organizations, property owners, and local citizens residents to 
protect, acquire, and/or restore key historic properties where feasible.  

1.4.1. Promote the preservation and revitalization of significant lands, historic sites and 
structures, and historic trees through a combination of techniques such as landmark 
programs, incentives, and local government historic preservation programs.   
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1.4.2. Implement design guidelines that protect and promote the historic and community 
character of Sumner.  

1.4.3. Maintain a historic preservation program, that creates a the local historic preservation 
commission, and pursue in an effort to support Sumner’s designation as a Certified Local 
Government for historic preservation purposes. [Note: In response to DAHP comments. Also, 

a historic preservation commission already exists.] 

1.4.4. Maintain a local register of historic places Encourage the historic preservation 
commission to develop a local register of historic places and, with permission from the 
tribes, a list of traditional cultural properties.  

Note: There are no traditional cultural properties listed within Sumner. However, there are traditional and 

customary hunting and fishing areas within city limits. The tribes are given the opportunity to comment on 

environmental reviews of development projects, and potential impacts to the rivers. 

 Countywide Policies and State Law require jurisdictions to address protection of traditional cultural 

properties.  Per statutes, these are sites or areas that have “traditional cultural significance, are associated with 

the cultural practices or beliefs of a living community that are rooted in that community’s history, and are 

important in maintaining the continuing cultural identity of the community.”   

X.X.X. Nominate properties for listing in the Washington State and National Register of Historic 
Places.  [This policy is covered in Policy 1.4 above.] 

X.X.X. Develop Encourage the creation of a local historic preservation plan, including conducting 
surveys of cultural resources, and prepare preparing nomination documents for city-owned 
properties, and interested property owners, and assisting with listings in the Washington 
Heritage Register State and National Register of Historic Places.   [Note: Staff-suggested policy 

from previous draft not necessary; preservation plan covered under Policy 1.4.3 above] 

1.4.5. Analyze and consider a historic overlay zone in the Ddowntown area as a tool for 
preserving the character of Main Street. [Policy moved from 1.6 below.] 

X.X. Encourage private and public owners of historic sites to provide public access and educational 
opportunities in a manner consistent with long term protection of the resource.  [Note: Staff 

suggested policy from earlier is not needed. Access is governed by the State, under its rules for listed 

historic properties.] 

1.5. Actively seek Identify state and federal grants and other funding sources to support 
implement the historic preservation in Sumner.program such as developing a local historic 
preservation plan; conducting surveys of cultural resources; preparing nomination documents 
for Washington State and National Historic Places Registers; performing public education 
activities including presentations to citizens, articles in the city newsletter, school 
presentations, and booths at city events festivals. [Most of this policy is redundant with others.] 

X.X.  Analyze and consider a historic overlay zone in the Downtown area as a tool for preserving the 
character of Main Street. [Policy moved to 1.4.6 above.] 
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1.6. Encourage private property owners with eligible properties to voluntarily seek Register listing. 
Maintain a voluntary nomination program for single-family residential properties.   

[Note: Sumner does not maintain a separate program like this; nomination is always voluntary.] 

1.7. Work with property owners and historic preservation societies toward protecting or adapting 
significant historic sites prone to floods, extreme snow events, and other hazards worsened by 
climate change through building retrofits, green infrastructure, and other strategies. 

2. Enhance and improve the cultural arts environment.  

2.1. Work with other organizations to promote visual, literary, and cultural arts and events in the 
community.  

2.2. Maintain a cultural arts strategy reflective of Sumner’s history and diverse communities to 
implement the goals of this Plan.  

2.3. Partner with community or volunteer organizations, businesses and supporters to promote 
cultural arts Maintain a Cultural Arts Commission for the promotion of cultural arts throughout 
the community.partnering with other organizations, businesses, and supporters.   

2.4. Encourage a diverse range of cultural arts and events that recognize the experiences of, and 
contributions of various ethnic groups throughout Sumner’s history.  

3. Recognize Downtown’s historic meaning and the role of the historic downtown as the historic center 
of Sumner and role as the heart of the community.  

Figure 11-2. Historic Downtown Sumner 

 

3.1. Ensure Downtown’s the historic character of the historic downtown is retained as new 
businesses and buildings are established, such as through design standards, historic 
preservation ordinances, or other means.  
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X.X Analyze and consider a historic overlay zone in the Downtown area as a tool for preserving the 
character of Main Street.  

3.2. Ensure that the streets Encourage the incorporation of street furniture and features along 
streets in the historic downtown utilize, such as streetlights and benches, that are compatible 
with the historic character of the area.  

3.3. Enliven and refresh Downtown historic downtown by encouragingallowing adaptive reuse of 
buildings and new construction that respects acknowledges the historic character of the area.  

X.X Improve the Ryan House and public access to the Ryan House museum and consider other 
compatible public uses such as converting it to a visitor center.  

[Note: Policy to be deleted, since the City Council determined (09/2023) that due to the structure’s very poor 

condition, there is no feasible means of preserving the Ryan House. Adaptive reuse of listed and non-listed 

historic buildings is covered generally already in Policy 3.3.]  

X.X Partner with the Sumner Historical Society and others to provide access to historic documentation, 
to landowners, citizens, and others.   

[Note: Incorporated into Policy 1.3.2 above.] 

3.4. Provide ongoing support and expansion of Update walking tours that highlights public art, 
architecture, history, trees, and other icons of the historic downtown.  

[Note: Sumner has policies in the Community Character chapter in the Comprehensive Plan that promote 

beautification, events, and economic support of the Downtown Core.] 
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12.  Environment  

Introduction 

The Growth Management Act (GMA) requires that critical areas, natural resource lands and the 
environment be protected. Countywide Planning Policies and the Multi-County Planning Policies (VISION 
2050) also establish mandates for protection of the environment in the planning process. Updates to 
policies and regulations are required to be based on “best available science” and give special 
consideration to conservation or protection measures necessary to preserve or enhance habitat for 
anadromous fisheries. Recent Legislation further requires jurisdictions to address climate change and 
greenhouse gas reduction in their policies and regulations. In addition, the Draft Environmental Impact 
Statement, prepared for the Comprehensive Plan in compliance with the State Environmental Policy Act 
(SEPA), discloses a variety of environmental impacts that could result from implementing the 
Comprehensive Plan.  The policies below are intended to satisfy these statutory and regional policy 
directives.  

Critical Areas within the City of Sumner include wetlands, critical aquifer recharge areas, fish and wildlife 
habitat conservation areas, frequently flooded areas, and geologically hazardous areas. The beneficial 
functions and values they provide include water quality protection; fish and wildlife habitat; flood storage; 
groundwater recharge and discharge; drinking water protection; erosion control; protection from natural 
hazards; and recreation. 

Goals, Policies, and Objectives 

Overall 

1. Practice environmental stewardship by protecting, enhancing and promoting the natural 
environment in and around the City of Sumner.  

1.1. Maintain up to date regulations that protect critical areas, the function and values of the 
natural environment, and/or safeguard the public from hazards to health and safety.  

Note: This change is to meet WAC 365-196-830(3).  

1.2. Incorporate the use of “best available science” as required by the Growth Management Act 
when in developing policies and development regulations to protect the functions and values 
of implementing critical areas regulations. Give special consideration to conservation or 
protection measures necessary to preserve or enhance anadromous fisheries.  

Note: This change is to meet WAC 365.70A.172. 

1.3. Promote cultural events that celebrate and inform the community about natural areas, such as 
salmon-related events and tours of restoration sites.  
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1.4. Work with other agencies and the Sumner-Bonney Lake School District and other 
organizations to promote environmental education on topics such as local ecology, 
conservation, waste reduction, and environmental justice.  

1.5. Through the Parks Board, new development permits, community organizations, other 
agencies and other resources, promote equitable public access to unique and valuable 
natural areas, where access is designed to minimize impacts to the natural area.  

1.6. Consider environmental justice in future project and policy decisions and ensure the benefits 
associated with environmental stewardship projects are equitably distributed throughout the 
city.  

1.7. Develop a continuing program to assist the public with preventing storm damage through the 
proper use of vegetation and trimming of dangerous limbs.  

1.8. Work with Pierce County to continue education programs related to winter preparedness as 
part of their preparedness education program. 

1.9. Expand public education campaigns regarding fire safety, including information on wildfire 
hazards and protecting homes. 

1.10. Maintain a program of street tree planting to boost carbon sequestration, improve air quality, 
and counter heat island effects, particularly in overburdened communities.  

2. Protect air quality from adverse impacts.  

Air Quality 

2.1. In order to reduce emissions and reliance on the automobile as the primary method of 
transportation, encourage alternative modes of transportation. 

2.2. Require air quality impact analysis for major new developments which could adversely impact 
the air quality levels in the vicinity.  

2.3. Work with other agencies to educate the public about air quality impacts.  

2.4. Work with other agencies to monitor air quality within the planning area.  

2.5. Support infrastructure, codes and permit processes that encourage alternative fuels and 
electric vehicles. 

2.6. Require trees and other vegetated barriers between busy roadways and schools, residential 
areas and other places with a high concentration of vulnerable children and adults.  

2.7. Engage with the community, particularly overburdened populations, to understand and 
respond to local needs and concerns regarding air quality.  
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Noise 

3. Encourage a reduction in noise impacts associated with human activity and development.  

3.1. Require new developments which could generate substantial levels of noise or could expose 
people to substantial levels of noise from existing noise generators noise impacts sufficient to 
cause environmental health problems to submit an analysis of potential noise impacts and to 
propose mitigation.  

3.2. Maintain the noise ordinance to address various noise sources, and periodically update it for 
consistency with industry standards and new environmental health data and require 
mitigation of noise impacts if they are sufficient to cause environmental health problems or 
will exceed recognized health standards.  

Natural Resource Lands 

4. Protect viable long-term natural resource lands, including commercial agriculture and mining.  

4.1. In coordination with other jurisdictions, protect viable mining areas through allowances for 
permits, provisions for mitigation of impacts and restoration, notice to adjacent property 
owners, and compatibility of uses.  

4.2. In coordination Cooperate with Pierce County protect in protecting lands designated by the 
State as agricultural lands of long-term commercial significance, through conservation tools 
such as transfer of development rights, purchase of development rights, cluster zoning, and 
limitations on the extensions of public utilities and public facilities.  

Note: This policy is not applied in Sumner because Sumner has no commercially significant ag lands.  This 

does not affect a property owner’s ability to grow produce, gardens, etc. Since those lands are not designated 

by the state as lands with “long term commercial significance.” 

4.3. Protect farming as a viable activity within the city through Establish right-to-farm legislation to 
protect agricultural lands with significant long term commercial significance, including 
adjacent agricultural lands in the county. allowance of markets and roadside stands, and 
provision of necessary services.  

Note: Sumner, like many cities, has a “right to farm” ordinance (SMC Chapter 16.43).  However, Sumner 

code only allows agriculture in a few small areas where it’s mostly not viable or not likely:  1) Resource 

Protection Zones (City-owned property only, such as wetlands restoration); 2) Residential Protection Zone 

(which is the existing gravel mines); 3) Manufacturing Zones (not much land left for this.)  Sumner also allows 

keeping of farm animals (Chapter 16.18) regardless of zone provided it meets minimum acreage and setbacks. 

Sumner zoning code does not allow produce stands except in resource protection zone and for special events, 

and does not allow community pea-patches. 

X.X. Seek innovative ways to support agriculture through business development and flexible zoning.  

Note: This policy is more relevant to economic development. Staff propose adding a related policy in that 

element.  
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X.X. Where appropriate, utilize a planned mixed use development overlay zone or detailed subarea 
plan, to ensure buffers and other measures to reduce impacts to agricultural lands of long-term 
commercial significance from conflicts with development prior to annexation.  

Note: This policy no longer applicable/no commercial ag lands. 

Surface Water 

5. Protect surface water quality and quantity from significant degradation as required by state and 
federal law.  

5.1. Implement development regulations and a surface water quality management plan to protect 
water quality.  

5.2. Maintain regulatory requirements for adequate vegetated stream buffers to protect functions 
and values such as temperature reduction, as well as filtration and attenuation (slow release) 
of surface water runoff. 

5.3. Protect wetlands and wetland buffers to protect functions and values, such as flood 
attenuation, through water storage and water filtration.  

5.4. Monitor surface water quality discharges to provide a sufficient data base for determining if 
water quality is being degraded.  

5.5. Work with other agencies to educate the general public and developers on the potential 
surface water quality degradation resulting from development and human activity and how to 
reduce impacts. 

5.6. Maintain consistency with local, regional and federal water quality protection plans and 
permits.  

5.7. Continue to implement wetland protection regulations as an essential part of water quality 
protection. 

5.8. Continue to be a leader in developing and implementing state-of-the-art stormwater 
management techniques including low impact development. 

X.X Low impact development techniques will be encouraged for both private and public 
developments including retention of native vegetation, soil amendment, rainwater harvesting, 
pervious pavement and bio-retention.  

Note: Policy deleted as it is redundant with policy above.  

5.9. Incorporate low impact development principles and practices into the design, construction 
and operation of all city facilities and city-funded projects when economically feasible.  

5.10. Work with Require residential and commercial developers to incorporate low impact 
development techniques, where feasible, that preserve a site’s natural hydrologic functions 
and practices that protect native vegetation and soils, facilitate reuse of resources, such as 
reclaimed water, and reduce impervious surface.  
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5.11. Identify and evaluate potential changes to land use development regulations and building 
codes to support and promote low impact development. 

Groundwater 

6. Protect groundwater quality within the aquifer recharge area from substantial degradation.  

6.1. Implement regulations to prevent groundwater quality degradation. 

6.2. Work with other agencies to educate the general public Support inclusive educateion of the 
general public about potential groundwater quality issues resulting from development and 
human activity within the critical aquifer recharge areas (CARA).  

6.3. Collaborate with adjacent jurisdictions and agencies within watersheds of the White and 
Puyallup Rivers to protect groundwater resources which support the Sumner water supply.  

X.X Encourage the efficient use of energy as a means of practicing environmental stewardship.  

6.4. Protect trees and vegetation in areas that contribute groundwater discharge and recharge. 

Geologically Hazardous Areas and Special Flood Hazard Areas 

7. Protect life and property in natural geologically hazardous areas and special flood hazard areas. 
Geologically hazardous areas include landslide, erosion, seismic, and volcanic hazard areas.  

Note: Goal 7 and related policies have been updated to match terms in geo hazard areas: WAC 365-190-

120. Used special flood hazard areas per SMC 15.52. 

7.1. Work with other agencies to develop and implement inclusive public education and 
notification systems related to natural geologically hazardous areas.  

7.1.1. In conjunction with other agencies, including Pierce County, school districts, and East 
Pierce Fire and Rescue, implement an emergency notification system and evacuation 
plan to provide early warning of impending natural disasters. As necessitated by new 
development, the system and plan shall be periodically revised.  

7.1.2. Use title and plat notices for new development to inform current and future property 
owners of potential risk from applicable natural geologically hazardous areas and special 
flood hazard areas.  

7.1.3. In conjunction with Pierce County, the federal government, the Red Cross, and other 
applicable agencies, educate the general public about the risks associated with 
geologically hazardous areas and special flood hazard areas various natural hazards and 
methods to reduce risk.  

7.1.4. Create a disaster resistant and resilient community through proper design of critical 
facilities, inclusive public education of the public, and land use planning.  
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7.1.5. Emergency notification systems and evacuation plans should consider the diverse needs 
of the population to address accessibility, access to technology, and language.  

7.2. Minimize the potential for loss of life and damage to public and private investments resulting 
from flooding in special flood hazard areas, such as along the White (Stuck) and Puyallup 
Rivers.  

7.2.1. Work with the appropriate agencies to secure easements and make the necessary 
improvements along the riverbanks to ensure damage is minimized and environmental 
impacts are mitigated.  

7.2.2. Work with other agencies to modify the operational mandate of the Mud Mountain Dam 
to reduce flood risk.  

7.2.3. Work with appropriate agencies to develop and implement regulations to reduce flood 
damage, including reinforced building design, compensatory flood storage, limitations 
on the location of building in floodplains, and adoption of a “zero-rise” standard or 
floodplain development.  

7.2.4. Continue to implement wetland protection and stormwater management regulations to 
help mitigate flooding impacts to the community.  

7.2.5. Acquire property that is located within flood prone areas as necessary to implement 
flood protection projects and plans. 

7.2.6. Continue and expand public education related to floods. 

7.3. Implement and enforce the wetlands and floodplain regulations to retain the existing flood 
storage capacity. 

7.4. Seek mitigation projects to increase flood storage as necessary to meet the adopted level of 
service for stormwater and flood conveyance. 

7.5. In partnership with tribes, Pierce County, and private business, plan and develop a flood 
protection and habitat restoration area on 170 acres of city owned property generally east of 
the White River and south of Stewart Road.  

7.6. Work with surrounding jurisdictions including the Dieringer and Sumner-Bonney Lake School 
Districts; East Pierce Fire and Rescue, Pierce County, and nearby cities and towns to 
coordinate and collaborate where possible on the creation and implementation of 
appropriate flood hazard mitigation measures.  

7.7. Continue to update and implement floodplain development regulations which limit the 
opportunity for new homes and businesses to be constructed in flood hazard areas through 
the City’s Flood Damage Prevention Ordinance, Critical Areas Regulations and Shoreline 
Master Program. 

7.8. Continue to include and update mitigation requirements in floodplain development 
regulations which can significantly reduce the potential for flooding to negatively impact 
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drinking water sources, pipelines, septic systems, sewer lines, and water lines that intersect 
flood hazard areas. 

7.9. Take measures to reduce risk and hazard from volcanic mudflows hazards off Mount Rainier.  

7.9.1. Take measures to reduce the location of large occupancy assembly uses in areas of 
volcanic mudflow hazard risk.  

7.9.2. Require analysis of volcanic hazard risk and mitigation to accompany substantial new 
development in areas of identified volcanic hazard risk.  

7.10. Take measures to reduce risk and hazard from earthquakes (seismic hazards) and associated 
effects through disaster preparedness and public education, and facility design.  

7.11. Take measures Require new development to address potential landslides, runoff, and other 
geologic hazards, to protect hillsides and hillside surrounding development from landslides 
or other geologic hazards failures and the impacts associated with building on steep slopes.   

7.12. Take measures to reduce erosion and other geologic hazards in all areas, particularly in areas 
with high risk of erosion, and the associated impacts.  

7.13. Implement land use and environmental regulations with flexibility to assist include in 
protecting geologically hazardous areas.  

Fish and Wildlife Habitat Conservation Areas 

8. Protect and enhance unique, valuable, and critical plant, fish and wildlife habitat conservation areas 
and promote biodiversity.  

8.1. Implement regulations and programs to protect unique, valuable and critical plant, fish and 
wildlife habitat conservation areas, including flexible design standards.  

8.2. Protect shorelines, fish and wildlife habitat conservation areas, and wetlands through 
appropriate regulations, acquisition, and non-regulatory policies related such as to education, 
stewardship, density credits, restoration, etc.  

8.3. Maintain an urban forestry strategy to encourage the planting of trees on public and private 
property. 

8.3.1. Within the urban forestry strategy develop specific standards for planting of public trees 
such as minimum size, type, minimum soil conditions, and maintenance requirements.  

8.3.2. Incorporate climate resilience strategies into the City’s urban forest management, such 
as increasing citywide species diversity, native or climate resilient species, and 
increasing tree planting in areas with low canopy cover.  

8.3.3. Manage City watershed lands on forested hillsides to improve climate resiliency and 
resistance to extreme events such as wildfires. 
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8.4. Take measures to Protect forested hillside areas which provide environmental benefits, such 
as slope stability, wildlife habitat, water filtration and attenuation (slow release), from the 
impacts of development.  

8.5. Work with other agencies and the public to support restoration of the White River and its 
tributaries including develop a Salmon Creek, Restoration Plan and continue to support and 
implement the White River Restoration Project, to restore salmon habitat and reduce flood 
risks. 

8.6. Give special priority consideration to conservation and protection measures necessary to that 
preserve and enhance of areas where anadromous fisheries and listed or endangered, 
threatened endangered , and sensitive species have a primary association.  

8.7. Allow for the clustering of development at higher densities on a portion of a property when 
preserving fish and wildlife habitat conservation areas or wetlands on site.  

X.X. The City will collaborate with partners and volunteer citizen groups that make up the Piece 
County Biodiversity Alliance to assist in completing the Sumner Chapter of the Lower White River 
BMA Stewardship Plan.  

Note: Policy to be removed, since this plan was completed.  

Air Quality and Emissions  

9. Reduce greenhouse gas emissions and encourage energy efficiency. 

Note: Climate change policies are a required part of the Comprehensive Plan.  Some policies are included 

here while others are recommended for inclusion in other chapters (see climate analysis findings document). 

9.1. Encourage, through incentives and technical support, energy conservation, energy efficiency, 
efficiency in building materials and site design, and the application of sustainable, or “green” 
development design practices in all major public and private development including large 
commercial and industrial projects, and residential subdivisions, and infrastructure such as 
streets, within the City. 

9.2. Identify and evaluate potential changes to land use and development regulations to support 
and promote energy efficient, sustainable and green development. 

9.2.1. Ensure that the Sumner design guidelines and zoning regulations have the flexibility to 
accommodate, and provide incentives for, the installation of green energy features.  

9.2.2. Require street trees and on-site landscaping in all new developments.  

9.3. Conduct a greenhouse gas emissions analysis on alternatives for major updates to the 
comprehensive plan.  Require proposed rezones that significantly increase vehicle miles 
traveled to conduct a greenhouse gas emissions analysis and to propose mitigation. 

9.4. Promote a healthy and sustainable environment in terms of air quality and climate, energy 
resources, and active lifestyles by using prudent building design and construction methods 
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such as recycled construction materials, reducing space heating and electricity usage, 
reducing water consumption and waste generation, and encouraging alternative travel modes 
such as transit, walking, and biking.  

9.5. Consider adopting City purchasing policies that prioritize sustainable and recycled products. 

10. Establish regulations and processes to allow and streamline permits for new energy technologies, 
such as battery storage facilities, small- and large-scale solar facilities, and similar alternative 
technologies. 

10.1. Explore ways to streamline and reduce costs in the permitting process for residential-scale 
solar facilities. 
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Figure 12-1. Critical Areas Map  
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Figure 12-2. Aquifer Recharge Areas and Groundwater Resources 
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Figure 12-3. Flood Hazard Areas 
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Figure 12-4. Geologically Hazardous Areas  
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13.  Climate Change and Resiliency 

Introduction 
As of 2023, the Growth Management Act (GMA) requires comprehensive plans to include a Climate 
Change and Resiliency Element, with two subelements: greenhouse gas reduction and resiliency. The 
greenhouse gas emissions reduction subelement identifies actions the City will take to reduce 
greenhouse gas emissions and per capita vehicle miles traveled. The resiliency subelement includes 
policies that enhance resiliency to the impacts of climate change. Both elements must prioritize actions 
that benefit communities overburdened by environmental health and climate change impacts. 

Climate Change and Resiliency goals and policies are integrated throughout the Comprehensive Plan 
and cross-referenced in this element.  

Greenhouse Gas Emissions Reduction 

Key sources of greenhouse gas emissions in Sumner include electricity, heating, and cooling; 
transportation; solid waste and wastewater processing; natural gas and propane transport and use; 
industrial processes; land use; and tree loss. The Comprehensive Plan includes goals and policies 
intended to reduce these emissions that contribute to climate change. 

Goals and policies that reduce greenhouse gas emissions include: 

Governance and Permit Process: 1.7 

 Key topics: energy efficiency 

Community Character: 1.1, 2.3, 2.5, 2.6, 2.7, 3.2, 3.6, 5.4, 5.6, 5.7, 7 

 Key topics: walkability and pedestrian scale, bicycle-friendly streets, transit-oriented development, 
efficient use of water and energy, tree planting and urban forestry 

Family and Human Services: 5.4, 5.6 

 Key topics: walkability and bikeability 

Economic Development and Employment: 1.7, 5, 5.5 

 Key topics: sustainable industries and practices, reducing emissions 

Land Use: 4.1 

 Key topics: walkability and transit-oriented development 

Environment: 1.10, 2.1, 2.5, 8.3, 9, 9.1, 9.2, 9.3, 9.5, 10, 10.1 

 Key topics: tree planting and carbon sequestration, alternative energy technologies, alternative 
modes of transportation, alternative fuels and electric vehicles, energy conservation and efficiency, 
recycled materials 

Housing: 3, 3.1, 3.2, 3.3, 3.4, 3.4.1, 3.5, 3.6 
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 Key topics: energy conservation and efficiency, alternative modes of transportation, transit-oriented 
development, reducing pavement area to prevent heat loss 

Parks: 1.1.2, 2.1.1, 2.2.1, 3, 3.1, 3.3, 3.4 

 Key topics: walkability and bikeability 

Transportation: 6, 6.3, 6.4, 6.7, 7.2, 7.5, 8, 8.1, 8.2, 8.3, 8.4, 8.5, 8.6, 8.7, 10,10.3.1,10.6 ,10.7, 10.8, 10.9 

 Key topics: alternative fuels, electric vehicles, transportation demand management, walkability and 
bikeability, transit-oriented development 

Capital Facilities: 3, 3.1 ,3.2, 3.3, 3.4, 3.6, 3.8, 16.1 

 Key topics: recycling, energy efficiency and green development practices in City projects, tree 
planting for energy efficiency, alternative energy 

Utilities: 1, 1.4, 1.4.1, 1.4.2, 1.4.3 

 Key topics: alternative energy 

Resiliency 

Sumner and the rest of Pierce County are expected to be impacted by climate change over the next 20 
years and beyond. The area can expect increased precipitation, higher temperatures in the summer 
months, more high fire danger days, and increased streamflows. This is likely to increase the risk of heat 
waves, flooding, and wildfires which can impact infrastructure, the natural environment, and human 
health. Goals and policies in this plan are intended to make Sumner more resilient to these impacts.  

Goals and policies relating to resiliency include: 

Governance and Permit Process: 1.7 

 Key topics: water and air quality, sustainable building design, low impact development, energy 
efficiency 

Community Character: 1.5, 5.4, 5.6, 5.7, 5.9 

 Key topics: natural drainage, energy efficiency, recycling, tree planting, parks and open space 
preservation, natural resource conservation 

Family and Human Services: 1.3, 2.1.5, 2.2.1, 2.4.4, 5.5, 6.0, 6.1.1, 6.1.2, 6.1.3, 6.2 

 Key topics: emergency preparedness and management; food access; parks and open space; tree 
canopy and shade; refuges for heat, cold, and smoke 

Economic Development and Employment: 5, 5.4 

 Key topics: economic resiliency to climate change, food economy resiliency 

Land Use: 6.3, 6.4, 6.5, 6.6, 6.7, 6.8, 6.9 

 Key topics: tree canopy, landscape screening for air and noise pollutants, parks and open space, 
tree planting, reducing health risks, mitigating wildfire risk, supporting small-scale agricultural uses 

Historic and Cultural Resources: 1.1.4, 1.2, 1.8 
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 Key topics: protocol for artifact discovery, ecosystem protection, cultural foods and resources, 
protection of historic sites from climate impacts 

Environment: 1.7, 1.8, 1.9, 1.10, 5.1, 5.11, 5.2, 5.3 5.5, 5.7, 5.8, 5.9, 6.1, 6.3, 6.4, 7.1, 7.2, 7.2.5, 7.2.6, 7.3, 
7.4, 7.5, 7.6, 7.7, 7.8, 8.3, 8.3.2, 8.3.3, 8.5, 8.6, 9.1, 9.2, 9.2.1, 9.2.2, 9.4 

 Key topics: green energy, emergency preparedness, fire safety and wildfire prevention, water 
quality, low impact development, stream cooling, wetland protection, tree protection, flood 
resilience, protection of plans and animals, recycling, energy and resource efficiency 

Housing: 3.3, 3.4, 3.4.1, 3.6 

 Key topics: energy efficiency, shade, reducing pavement area, minimizing utility costs for residents 

Parks: 1.1.4, 2, 2.1, 2.2, 2.3, 3, 3.1, 3.3, 3.4 

 Key topics: habitat protection, open space protection, parks and recreation, urban tree canopy, 
stormwater filtration, accessibility 

Transportation: 1.5, 3.4, 10.1, 10.4, 10.5 

 Key topics: stormwater filtration, habitat protection, infrastructure resilience 

Capital Facilities: 3.0, 3.2, 3.3, 3.5, 3.6, 3.10, 3.11, 15.2.2, 15.4, 16.1, 16.2 

 Key topics: recycling, resiliency of capital facilities projects, energy efficiency, tree planting, 
stormwater management and water quality, solid waste reduction, generators for critical facilities, 
flood protection 

Utilities: 4.1.2, 6.2, 6.4, 7.1 

 Key topics: energy efficiency, weatherization, service continuity, emergency response, cost 
effectiveness 

Shoreline: 6.0, 7.0, 8.0 

 Key topics: shoreline protection, flood protection 
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14.  Housing 

Introduction 

The Growth Management Act (GMA) requires consideration of housing needs through the State 
Planning Goals and through the requirements for a housing element.  Housing Elements are required to 
recognize the vitality of existing neighborhoods, inventory existing and projected housing needs, 
identify sufficient land for a variety of housing types and needs, and make adequate provisions for the 
existing and projected needs for all economic segments of the community. 

The 2021 Sumner-Bonney Lake Housing Action Plan identified existing and future housing needs in 
Sumner. These needs include: increasing numbers of the elderly, female-headed households, smaller 
household sizes, and the homeless; very low vacancy rates for single-family units and somewhat low 
vacancy rates for multi-family units; a large percentage of households which earn less than the County 
median income; and single-family housing costs above county median and rental costs below the county 
median. Additional 2024 analysis as part of the Comprehensive Plan’s environmental review found that 
racially disparate impacts appear to be present in Sumner, particularly around homeownership and 
housing cost burden. Housing cost burden is also higher for renter households. Additionally, 
displacement risk is considered to be high in Sumner relative to other parts of Pierce County. Policy 
revisions as part of the 2024 Comprehensive Plan periodic update aim to reduce barriers to affordability 
and homeownership to address these impacts. 

[Note: content added to introduction in response to DEIS comments from the Washington State 

Department of Commerce] 

The Land Use Element and Comprehensive Plan Map (Figure 9-2) provide for a variety of housing 
densities and housing types including single-family, multi-family, and mixed uses. The goals, policies and 
objectives below are intended to reinforce other elements of the Comprehensive Plan, and to describe 
the community's commitment to housing. 

Pierce County has adopted housing targets for Sumner for each income band, per state requirements in 
the Growth Management Act: 

Figure 14-1: Adopted Housing Targets by Income Band (2020-2044)  

 Total 0-30% 
AMI 

Non-
PSH* 

0-30% 
AMI 

PSH* 

30-50% 
AMI 

50-80% 
AMI 

80-100% 
AMI 

100-
120% 
AMI 

>120
% 
AMI 

Emergency 
housing 
needs 
(beds) 

Estimated 
Supply 
(2020) 

4,492 73 0 445 1,334 1,049 518 1,073 0 
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 Total 0-30% 
AMI 

Non-
PSH* 

0-30% 
AMI 

PSH* 

30-50% 
AMI 

50-80% 
AMI 

80-100% 
AMI 

100-
120% 
AMI 

>120
% 
AMI 

Emergency 
housing 
needs 
(beds) 

Allocation 
(2020-2044) 

1,985 256 347 368 291 125 114 484 121 

Source: Pierce County Ordinance No. 2023-22s. 

Goals, Policies, and Objectives 

1. Encourage the maintenance and preservation of existing housing stock and residential 
neighborhoods. Encourage public and private reinvestment in older residential neighborhoods and 
private rehabilitation of housing.  

1.1. Encourage private reinvestment  in older residential neighborhoods and private rehabilitation 
of housing, such as temporarily Consider waiving or reducing permit fees for low-income 
housing rehabilitation projects. completing public works projects, etc.  

1.2. Review and revise regulations to encourage rehabilitation instead of demolition of existing 
homes, where feasible.  

1.3. Equitably invest in municipal infrastructure capital replacement, repair, and maintenance, 
including sidewalks, street trees, and parks. Support the revitalization of older neighborhoods 
by keeping the streets and other municipal systems in good repair.  

1.4. Establish programs focused on promoting good management and reducing criminal activity 
in multi-family developments and areas. This could include crime free/resistant housing 
programs Promote safety and deter vandalism in residential neighborhoods through  
environmental design best practices in development permits and “safe street” concepts. in 
multi-family design and maintenance.  

X.X. In cooperation with the County, promote the use of weatherization programs in existing housing.  

Note: Moved this under Goal 3.  

1.5. Promote County and local programs that reduce maintenance and rehabilitation costs for 
residents.  

Note: Pierce County has a Home Repair Program and a Home Rehabilitation Loan Program.  

X.X. 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.  

X.X.X. Maintain Design Guidelines to ensure new multi-family is consistent with the character of 
existing neighborhoods. Maintain design standards for neo-traditional single-family 
developments.  
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Note: This policy to be deleted because design guidelines for all types of development are already 

addressed in Community Character Element. 

X.X.X. Allow for accessory dwelling units in low density residential districts.  

X.X.X. Reduce regulatory obstacles to permitting accessory dwelling units.  

Note: Moved the above and reworded under Goal 2, to remove redundancy and consolidate under the 

most relevant goal.  

1.6. Accommodate local non-profit housing agencies’ efforts to purchase and rehabilitate housing 
to meet affordable housing needs and special needs of the community.  

X.X Multi-family housing outside the Town Center area and outside the East Sumner Urban Village 
should be “ground related” housing, such as single family attached, cottages, and townhouses.  This 
does not include mixed use commercial/residential buildings or “housing for the aged” such as 
assisted living facilities, continued care communities, board and care homes, hospices or nursing 
homes.  

Note: This policy to be deleted since new State housing legislation requires adding more affordable 

options. Town Center and East Sumner Area already allow apartments; proposed new regulations will allow 

small scale apartments in medium density residential zones. 

1.7. Support the preservation of existing mobile home/manufactured home parks as affordable 
housing.  

2. Provide a range of housing types for all life stages and economic segments of the Sumner 
community.  

X.X 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.  

X.X 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.  

Note: Policy to be deleted as no longer relevant; it has been superseded by housing legislation (HB 1220).  

2.1. Promote the development of senior housing units in proximity to needed services.  

2.2. Provide incentives for developing senior housing in the downtown such as permit fee waivers 
and reductions, parking requirement reductions, and multi-family tax exemptions.  

2.3. Provide for Encourage design elements in housing that support transit access, and pedestrian 
improvements to support connections, and universal access features for special needs 
populations, older adults, lower income, and residents with limited access to an automobile.  
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2.4. Provide residents with information on County, State, and other programs that support 
homeownership, such as loan and down payment assistance for first-time homebuyers, 
veterans, and residents with disabilities.  

Note: Homeownership support is a key topic in VISION 2050 and the Pierce County CPPs. 

2.5. Plan for an adequate supply of land in appropriate land use designations and zoning 
categories to accommodate projected housing needs for all income bands household 
growth.  

Note: This revision comes directly from State HB 1220 requirements.  

2.5.1. Through the Comprehensive Plan, Zoning 
Code, Subdivision code, and Design 
Guidelines, and other regulations and 
standards, 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. government-assisted housing; 
housing for moderate, low, very low, and 
extremely low-income households; 
manufactured housing; multifamily housing; 
group homes; foster care facilities; emergency 
housing; emergency shelters; permanent supportive housing; and duplexes, triplexes, 
and townhomes.  

Note: This revision aligns with Growth Management Act language.  

2.5.2. Allow for a variety of lot sizes in low density residential districts including a percentage of 
lots larger and smaller than the minimum lot size.  

2.5.3. Allow for at least two dwelling units on all lots zoned predominantly for residential use.  

Note: This is required in new State law HB 1110.  

2.5.4. Provide flexibility for larger lots in low density 
residential districts to build triplexes and 
fourplexes.   

Note:  This policy was reviewed and recommended by 

Planning Commission 6/6/24.  Policy supports small housing infill 

projects that add housing capacity. 

Figure 14-2: Duplex Example 
(Google Street View) 

Figure 14-3: Triplex Example 
(Sightline Institute) 
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2.5.5. Allow for accessory dwelling units in low density 
residential districts. Allow for two accessory 
dwelling units per lot in low density, medium 
density, and high density residential districts.  

2.5.6. Support the development of accessory dwelling 
units by reducing regulatory obstacles and 
streamlining permit procedures such as 
providing pre-approved plan sets and reduced 
permit fees.  

Note: New State legislation requires Sumner to allow 2 ADUs 

on a lot in all zones that allow single family homes, which includes LDR, MDR and HSR zones. New single family 

construction is not allowed in commercial and manufacturing zones. 

2.5.7. Incorporate reasonable measures as necessary to accommodate the projected 
population growth.  

2.5.8. Establish lot sizes and standards that maintain Medium- and High-Density Residential 
zoning districts for higher density residential development.  

Note: Sumner recently established a maximum lot size of 6,000s.f. for single family homes in these districts.  

2.5.9. Review the Zoning Code, Subdivision Code, Building Codes, and other development-
control ordinances to identify and remove address excessive, duplicative, unclear, or 
unnecessary regulations. The analysis should consider in particular unit type allowances; 
lot, site, and building dimensions; lot width, access widths, street improvement 
standards,; parking,; common service lines as well as other issues development 
standards.  

2.5.10. Review the City's administrative procedures and streamline the permit process for 
housing development, with affordable housing developments as a priority.  

2.5.11. Consider implementing strategies such as an inclusionary housing program, minimum 
densities, density bonuses, adaptive re-use, and others to promote affordable housing.   

2.5.12. Consider participation Participate, where appropriate, with developers and agencies in 
the preparation of applications for federal or state housing funds.   

2.5.13. Identify and catalogue real property owned by the City that is no longer required for its 
purposes that might be suitable for to assemble, reutilize, or redevelop for affordable 
housing projects. 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.  

Note: Policy revised since cataloging and reporting not actually required.  However, Countywide Planning 

Policies suggest that cities explore their surplus lands for possible affordable housing projects (e.g. sold to or 

partnered with third party). 

Figure 14-4: Townhouse Example 
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2.5.14. Implement the strategies in the 2021 Sumner-Bonney Lake Housing Action Plan.  

2.5.15. For SEPA environmental reviews of housing construction, establish thresholds for SEPA 
exemptions to streamline the review process, consistent with allowed State thresholds.  

2.5.16. Support affordable housing development by religious organizations through density 
bonuses and consider fee waivers.  

Note:  This policy was reviewed and recommended by the Planning Commission on 6/6/24.  Governments 

are required by law (RCW 35a.63.300) to allow religious organizations an increased density bonus “consistent 

with local needs” for affordable housing development (must be exclusively for low-income households for at 

least 50 years). The RCW does not define a specific density bonus number; but higher density can be achieved 

through the number of dwellings and number of floors. 

2.5.17. Evaluate potential impacts and benefits of short term rentals on the use of ADUs and 
other housing units. 

Note: The Planning Commission asked staff to explore code updates to limit short-term rentals to limit 

potential impacts on housing, and recommended this policy wording on 6/6/24. The Department of Commerce 

also recommends restricting short-term rentals of ADUs. 

2.6. Collaborate with other Pierce County jurisdictions on housing affordability through the South 
Sound Housing Affordability Partnership (SSHA3P).  

2.7. Support the reclamation of mine sites for housing once mining operations end.  

X.X Encourage a variety of housing available to all economic segments of the community.  

Note: Policy consolidated into Policy 2.5 above.  

2.8. Provide for a jobs and housing balance that satisfies the local need for employee housing and 
affordability.  

2.9. Promote fair and equal access to housing for all persons in accordance with state law by 
connecting residents to information on tenant protections.  

2.10. Make a biennial report to the City Council and the Pierce County Regional Council regarding 
the progress made in meeting community housing needs. Five years after the comprehensive 
plan periodic update, make a report to the City Council, Pierce County Regional Council, and 
Washington State Department of Commerce regarding the progress made in permit 
processing timelines, housing affordability, and housing availability.  

Note: RCW 36.70a.130 now requires a report five years after the periodic update adoption. This includes 

review of implementation of changes to the housing element and impacts to housing affordability and 

availability. 

2.11. Participate in the development of data for buildable lands analysis as required by the Growth 
Management Act  

X.X. Policy about town center transition areas moved to town center policies in 4.0 below.  
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X.X Policy about incentives for senior housing moved to goal 2.0.  

X.X Policy about crime resistant design moved to goal 1.0 above.  

3. Encourage energy efficiency in housing developments.  

3.1. Promote the use of energy conservation features in the design of all new residential 
structures.  Encourage, through incentives and technical support, energy conservation, 
energy efficiency in building materials and site design, and the application of sustainable, or 
“green” development practices. 

3.2. Reduce reliance on automobiles by promoting Promote higher density and infill 
developments that are located near major transportation links such as the Sumner Commuter 
Transit Station, and by supporting a network of transit stops connecting neighborhoods to the 
station. 

3.3. Continue to enforce the energy efficiency requirements in the State Energy Code and other 
Washington State building codes requirements. 

3.4. Establish standards for street widths, landscaping, and parking lots to reduce heat loss or 
provide shade. 

3.4.1. Adopt flexible street standards to allow for narrower streets in appropriate locations to 
reduce pavement area. 

X.X. Review and update codes as necessary regarding solar energy.  

3.5. Recognize and support energy conservation and efficiency programs. 

3.6. In cooperation with the County, Puget Sound Energy, and other providers, promote programs 
that help minimize utility costs for residents, particularly seniors and households with lower 
incomes, such as bill assistance, permitting and fee assistance, weatherization programs, pipe 
repairs, and installation of energy efficient heating and cooling appliances in existing housing. 

4. Provide for a variety of housing types and densities in the Town Center Plan area in close proximity 
to the train station.  

4.1. Promote the construction of housing stock in the Town Center by at least 500-1000 dwelling 
units by 2035.  

4.2. Adopt greater height limit, 5-6 stories, for development at higher density in West Sumner and 
west of the White River to promote re-development of the area for transit-oriented 
development.  

4.3. Adopt greater height limits, 4-5 stories, east of the BNSF Railroad with a transition area to low 
density single-family residential at a maximum of 3 stories as appropriate.  

4.4. Maintain the Town Center will contain “transition areas” that will be at reduced height 
(maximum 3 stories) to create more compatible transition between traditionally single-family 
low density residential zones and areas with increased height.  
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4.5. 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.  

4.6. Prohibit garden style apartments in the Town Center that would promote surface parking.  

4.7. In order to promote redevelopment to desired densities, prohibit new single-family 
residential development and limit expansion of existing single family.  

4.8. Adopt a Maintain the Multi-family Tax Exemption allowance per RCW 84.14 that would and 
create other substantial incentives for re-development in the Town Center by providing 
property tax relief for qualified multifamily and affordable housing developments for 12 years.  

Note:  This policy was reviewed and recommended by the Planning Commission on 6/6/24, and would 

change the current MFTE to apply it only to affordable housing developments. 

5. Support high density multifamily development and apartments in key locations in East Sumner 
Neighborhood Plan area.  

5.1. Apply the Multi-Family Tax Exemption allowance to the East Sumner Urban Village area to 
create incentives for affordable housing.  

Note: A small MFTE area in East Sumner was adopted in 2022.  The Planning Commission recommended 

on 6/6/24 that the MFTE area be expanded to include all of East Sumner neighborhood boundary area.  While 

this policy can have fiscal impacts on other property taxpayers in Sumner, the MFTE is used by many cities as an 

effective way to incentivize affordable housing.  

6. Support measures to prevent or mitigate residential displacement through tenant protections and 
existing programs.  

Note: Goal 6 is proposed in order to address requirements in State HB 1220 regarding anti-displacement 

policies in local comprehensive plans.  

6.1. Consider working with agencies to provide public information on County/State programs on 
eviction prevention, property tax assistance, mortgage assistance, energy assistance, and 
foreclosure prevention counseling.  

6.2. Consider supporting tenant protections such as tenant relocation assistance, just cause 
eviction protections, and notice of intent to sell, consistent with State law.  

6.3. Consider adopting provisions in the zoning code such as special zones or development 
standards that protect manufactured home parks over other types of housing developments.  

Note:   Policy updates above were reviewed and recommended by the Planning Commission on 6/6/24.  

With limited resources, it would be difficult for the City to enforce landlord/tenant laws or to have an advocacy 

or clearing-house role in tenant protection programs.  Protection of low income households in Sumner’s 

existing MFHPs was determined to be a reasonable strategy to address displacement as required by the State.  

Page 299 of 949



Sumner Draft Comprehensive Plan Ch. 15 ▪ Parks and Open Space 
September 2024 

 110 

15.  Parks and Open Space 

Introduction 

The Parks and Trails Plan (202418) is adopted by reference into the Comprehensive Plan. Goals and 
policies are as follows below.  

Note: Previous section has been replaced with the goals and policies from the 2024 Parks and Trails Plan. 

Goals, Policies, and Objectives 

1. Ensure facilities are safe and comfortable for a wide range of users. 

1.1. Provide amenities people need 

1.1.1. Restrooms 

1.1.2. Parking 

• Further develop trailheads 

• Add parking improvements, including ADA options 

• EV charging/parking 

1.1.3. Accessibility 

• Inclusive playgrounds and amenities 

1.1.4. Weather 

• Covered court & shade structures 

• Spray park 

1.2. Maintain facilities for safety 

1.2.1. Playgrounds 

1.2.2. Vandalism prevention 

1.2.3. Industry safety standards 

1.3. Keep spaces comfortable & inviting 

1.3.1. Lighting 

1.3.2. Landscape features 

1.3.3. Maintenance levels of service/standards 
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1.3.4. Develop consistent and sufficient placemaking and wayfinding signage (Tourism Plan) 

2. Foster spaces that are attractive and inviting, balancing a variety of needs and uses. 

2.1. Provide spaces for exercise and physical health 

2.1.1. Paths/trails for walking/jogging 

2.1.2. Diversify courts for basketball, volleyball, pickleball and tennis. 

2.1.3. Fix drainage issues to increase availability of fields for soccer, football, lacrosse & other 
sports as well as passive use. 

2.2. Provide spaces for people to experience nature 

2.2.1. Construction/maintenance of Sumner Link Trail 

2.2.2. Find places in new park designs to incorporate nature, potential Tribal horticulture. 

2.2.3. Continue nursery to replace lost trees with mature trees. 

2.2.4. Find strategies to protect White River Restoration habitat areas from unauthorized use. 

2.3. Provide spaces to build community 

2.3.1. Strategies to foster individuals using spaces together 

• New seating 

• Create informal yard game areas 

• Off-leash dog park 

2.3.2. Strategies to foster personal meetings/celebrations (i.e. birthday parties) 

• Move gazebo to… 

• Possible purchase of Rotary Scout Hall 

• Heritage Park building 

• Evaluate reservation system 

• Update Senior Center fixtures/explore expanded use 

2.3.3. Strategies to foster/support community events 

• Resign Heritage Park—new stage area & building 

• Activate Hops Alley 

2.4. Provide spaces that foster art and culture 
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2.4.1. Develop unique pocket parks and plazas with Sumner-specific murals and programming 
(Tourism Plan) 

2.4.2. Redesign Heritage Park stage for better entertainment options 

2.4.3. Include acoustical design in new event spaces for maximum uses 

3. Integrate and connect parks, trails and open spaces with various users for easy access. 

3.1. Biking routes for recreation/transportation 

3.1.1. Develop bike lanes to encourage non-vehicular transportation and links (TMP,Tourism 
Plan) 

3.1.2. Promote bike trails linking downtown and industrial area (Tourism Plan) 

3.1.3. Complete Rivergrove Pedestrian Bridge to reconnect Rivergrove to amenities (TMP) 

3.1.4. Complete bridge over Puyallup River to connect Sumner/Rivergrove to regional system 

3.1.5. Work with region to further connect and promote regional trail system 

3.2. Parking access 

3.2.1. Explore the parking needs and options to access the trail and future trailhead locations 

3.2.2. Improve parking access/safety 

3.2.3. Continue alley activations to improve safety, experience of downtown parking. 

3.3. Pedestrian access 

3.3.1. Activate alleys to balance pedestrian access from Main Street. 

3.3.2. Complete Rivergrove Pedestrian Bridge to reconnect Rivergrove to amenities (TIP) 

3.4. ADA, Senior access 

3.4.1. Blend of improvements for ADA and senior access. 
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Figure 15-1: Parks and Trail System 
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16.  Transportation 

Note: The current Transportation element has a lot of introduction paragraphs that are not goals or policies 

but rather background that can be provided in the Transportation Plan rather than the element (chapter). This 

edited version focuses on the goals and policies and removes all the introduction paragraphs for each 

goal/policy section. One introduction is suggested at the beginning of the transportation element. The 

Transportation Plan is the city’s roadmap and vision for transportation. The Plan provides more detail on the 

state of the city transportation system and future transportation projects.   

Introduction 

Sumner's existing and future transportation needs are addressed in the Sumner Comprehensive 
Transportation Plan as well as the Draft EIS.  Issues discussed in these documents include:  levels of 
service, travel forecasts, transportation improvements, alternate modes, funding strategies, and 
concurrency management. Planned transportation improvements are shown following the goals and 
policies. 

The Transportation Element provides the link between the Land Use Element and the transportation 
facilities and services that the City of Sumner needs to support forecast growth during the next 20 years. 
It addresses issues related to mobility and access, safety, the impact of transportation systems on the 
natural environment, and the intrinsic relationship between transportation and land use. The availability 
of transportation facilities and resources is a major factor in determining land use development patterns. 
Similarly, the use of land influences the need for and location of new or expanded transportation 
facilities, as well as the required scope of ongoing repair and maintenance of existing facilities. A 
conscious effort shall be made to ensure a coordinated planning effort between land use and 
transportation to ensure that Sumner’s transportation system is effective, efficient, and modally 
integrated. 

The Transportation Element identifies the City of Sumner’s goals and policies for transportation including 
future transportation system and facilities, level-of-service (LOS) standards and a concurrency monitoring 
system. Future land uses proposed as part of the Land Use Element inform the selection of 
transportation strategies and necessary transportation facilities (roadways, sidewalks, trails, bike lanes, 
etc.). Similarly, the Capital Facilities Element and the City’s ongoing Transportation Improvement 
Program (TIP) present specific facility recommendations based on the goals and policies stated in the 
Transportation Element. 

The City of Sumner transportation system is part of the larger Metropolitan Transportation Plan (MTP) 
assembled by the Puget Sound Regional Council (PSRC). Major improvements to arterials, freeways, non-
motorized facilities, and transit system facilities/services identified by the City of Sumner need to be 
included in the MTP to be eligible for certain funding programs. Furthermore, inclusion of key projects in 
and around Sumner in the MTP provides for a regionally compatible system of multimodal 
improvements. 
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In accordance with the PSRC’s focus on people and sustainability, the Transportation Element strives to 
emphasize the importance of pedestrians and bicycles and prioritizing the creation a network of 
multimodal transportation related improvements and policies to ensure that vehicle traffic can coexist 
with the community’s need for a safe and comfortable active transportation environment. It also 
recognizes the need for the City to work with other transportation service providers to plan, design, fund, 
and implement transportation projects and programs to serve the community. 

Forecast land use alternatives were evaluated for the City of Sumner and utilized to develop 
improvements to the motorized and non-motorized facilities in the City of Sumner. Future 2044 traffic 
forecasts were developed through the modeling process, which converts land use estimates of housing 
and employment (by category) into daily person trips by trip purpose. The daily person trips are then 
converted into weekday PM peak hour vehicle trips based on factors from the PSRC regional travel 
demand model. Under the planned growth, there are expected to be approximately 12,550 weekday PM 
peak hour vehicle trips and 30,016 weekday PM peak hour vehicle miles traveled by 2044, which is an 
increase of almost 2,500 vehicle trips and 6,400 vehicle miles traveled over 2024 conditions.  

Goals, Policies, and Objectives 

Overall  

1. Provide an efficient and safe multimodal transportation system to improve mobility for all residents, 
employees, and visitors of Sumner while maintaining the small town quality of life within the city and 
balancing the city Sumner’s quality of life, needs related to growth, and supporting the economic 
vitality of the city consistent with the Regional Transportation Plan.  

1.1. Provide a multimodal transportation system that is compatible with State and regional growth 
plans, plans of adjacent jurisdictions, and with public transit providers. Meet the mobility 
needs of the people that live, work, or visit Sumner.  

1.2. Support a range of travel modes:  auto and truck vehicles, pedestrian, bicycle, and bus and 
rail transit.  

1.3. Maintain its small-town character by minimizing the development of transportation 
improvements that would increase the ability or desire of regional traffic to travel through the 
community.  In managing transportation improvements that might increase regional traffic 
through the community, balance the desire to maintain the city character with future growth 
and diverse needs of the community.  

1.4. The transportation system must provide improved access and circulation to support the 
economic development of the city.  The system should be Design the transportation system to 
provide adequate access to the industrial and commercial areas while reducing freight 
conflicts in protecting residential areas from intrusion of auto and freight traffic.  

1.5. Adopt construction guidelines that will reduce the potential failure of key bridges and 
transportation routes.  
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Public Involvement  

The City of Sumner transportation system is intended to serve…involving the community is very 
important… 

Note: Unnecessary narrative deleted.  

2. Involve and educate the residents, employees, and business/property owners of Sumner in planning 
for and implementing transportation projects and programs in and around the city.  

2.1. Encourage and solicit public participation in all on transportation-related decisions to help 
ensure planning and implementation have public support. The City will continue to provide 
opportunities for the public to provide input on the transportation plans improvement 
projects, priorities and funding, and designs. These will include meetings with the Planning 
Commission, City Council, and special forums, as appropriate.  Input from and education to 
the public will provide better use of available funds and integration of the transportation 
system to meet land use and other community goals.  

Note: This is already part of Goal 2. How the public gets involved will change over time so the city does not 

need to have a policy on method. Also see Goal 9 for policies related to considering underserved populations. 

X.X. Include public review of transportation improvements proposed in public or private land 
development projects. The public is most often concerned about the potential transportation 
impacts…The City will review the public’s comments and issues related to transportation impacts 
based on the goals, policies, and criteria set forth in the Transportation Plan, the city’s 
Comprehensive Plan, and other applicable requirements such as the State Environmental Policy Act 
(SEPA).  

Note: Review of other plans and SEPA are already required so no need for a policy. 

2.2. Continue to Strive to meet the user educate ion the community on the needs of the Sumner 
UGA transportation system.  These includeing traffic laws, transportation planning concepts, 
future Sumner transportation system needs for all travel modes, and other topics to help the 
community in understanding transportation and making decisions.    

 Educating the public on transportation planning concepts such as levels of service, 
concurrency, traffic calming, and funding programs. 

 Increasing user awareness of existing traffic law abuses and the dangers associated with 
them; 

 Informing the public of advances in traffic safety from both system and vehicle 
perspectives; 

 Supporting driver education by having police meeting with high schooler, elderly, and 
other groups; and 

 Developing rider information packages that inform users of commuter, transit, rail, and 
air transportation opportunities. 

 Develop information packages on pedestrian and bicycle facilities and safety.  

The more the public understands about transportation…the better the decisions… 

Page 306 of 949



Sumner Draft Comprehensive Plan Ch. 16 ▪ Transportation 
September 2024 

 117 

Agency Coordination  

Sumner is geographically located at the confluence of several regional transportation corridors…   

3. The City of Sumner will provide a transportation system that is compatible with State and regional 
plans, plans of adjacent jurisdictions, and with public transit providers. Coordinate the planning and 
implementation of the Sumner Transportation Plan with the Regional Metropolitan Transportation 
Plan (MTP) and State and local agency plans.  

X.X.  Coordinate with the development and implementation of the Sumner Transportation Plan with 
the State Highway Systems Plan.  

3.1. The State highway system provides… Coordinate with the State and other major providers of 
regional infrastructure such as freight corridor operators to identify and implement 
improvement needs along the State highway system and other regional facilities serving 
Sumner.  The coordination includes involving the State in:  

 The development of the City’s Transportation Plan; 

 Working with the State to fund and implement improvements such as improvements to 
Traffic Avenue and SR 410  interchange in Sumner; 

 Providing support for future extension of the SR 167 freeway from Puyallup to Tacoma;  

 Future widening of SR 410 to add high occupancy vehicle (HOV) lanes and interchange 
improvements, including structural and vegetative sound abatement; and 

 Future improvements at State interchanges and State highways that serve Sumner. 

Note: Remove specific projects so this section stays relevant.  

X.X. Coordinate the planning and implementation of the Sumner Transportation Plan with the 
Regional Metropolitan Transportation Plan (MTP). The City of Sumner transportation system is 
part of the larger MTP… major improvements to arterials, freeways, non-motorized facilities, and 
transit system facilities/services identified by the City of Sumner need to be included…  

Note: Unnecessary narrative deleted and captured in Goal 3.  

3.2. Coordinate planning and implementation of transportation improvement projects and 
programs with local agencies. Sumner’s Transportation Improvement Plan relies in part on 
improvements to transportation facilities under the jurisdiction of other agencies…These 
types of projects require coordination to…   

Note: Unnecessary narrative deleted.  

3.2.1. Plan, design, and construct the improvements to provide continuity for vehicular and 
non-motorized transportation modes.  

3.2.2. Jointly fund significant improvements that serve regional travel patterns.  

3.2.3. Ensure compatibility of improvement projects and the timing of their implementation.  

Specific coordination is required for the following projects:  
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 8th Street E (with Pierce County and City of Pacific); 

 Shaw Road extension (City of Puyallup); 

 SR 410/Traffic Avenue Interchange (WSDOT and City of Puyallup); 

 East Valley Highway improvements (City of Auburn and Pierce County); 

 136th Avenue E (City of Pacific); 

 Sumner Regional Trail (City of Pacific, City of Puyallup, City of Bonney Lake, City of 
Edgewood and Pierce County);  

 SR 162 East and SR 410 Interchange (Pierce County and WSDOT);  

 SR 162 widening (Pierce County and WSDOT); 

 Sumner Tapps Highway East and SR 410 Interchange (Pierce County and WSDOT); 
and 

 Bridge Street Bridge and West Valley Highway improvements (City of Edgewood and 
Pierce County).  

Note: Recommend keeping policies at a level where they do not become outdated.  

3.3. 1.  Support regional transit connections in the Sumner Planning Area.  Continue to Work with 
Sound Transit, Pierce Transit and other transit providers to support and enhance expand a 
multimodal transportation system by ensuring that the City’s transportation plans and facilities 
are consistent with public transit plans and programs. The City will continue to monitor growth 
and development and address the demand for transit through a local transit system or Pierce 
Transit. Prior to initiation of any expanded transit service the City will conduct a thorough 
demand study and fiscal analysis. The City of Sumner does not operate bus or rail transit 
services.  These are provided by… 

Note: Condensed and moved to Transit Section.  

3.4. Work in conjunction with the County to continue its Bridge Retrofit Program.  

Streets and Highways Transportation System Mobility and Efficiency  

Streets and highways provide the basic framework for the City of Sumner transportation system.  The 
system is comprised of freeways, arterials… 

Note: Unnecessary narrative deleted. 

4. Plan, design, implement, and maintain Develop a street and highway transportation system that 
provides safe and cost-efficient mobility and accessibility of goods, services, and people for the 
community of Sumner.  

4.1. Maintain The a LOS D standard or better for selected arterials and collectors in the city where 
analysis indicates such LOS is warranted. City of Sumner shall be LOS D or better. except for 
the following locations:  

 Traffic Avenue/Main Street/Fryar Avenue (LOS F) 

 Main Street/Alder Avenue (LOS F) 
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 Valley Avenue East/Main Street (LOS F) 

 West Valley Highway East/Valley Avenue/Sumner Heights Drive (LOS F) 

 W Valley Highway/Sumner-Heights Drive E/Valley Avenue (LOS F) 

 Main Street/Valley Avenue (LOS F) 

4.1.1. using methodologies identified in the Highway Capacity Manual (HCM).  

4.1.2. The City desires to Provide reasonable levels of traffic operations while minimizing 
optimizing the impacts and costs of creating wider roadways and intersections to 
improve transportation capacity and efficiency. accommodate traffic. The Transportation 
Plan identifies improvements…The LOS F standard at the Traffic Avenue/Main 
Street/Fryar Avenue and W Valley Highway/Sumner-Heights Drive E/Valley Avenue 
intersections since providing LOS D would require extensive additional improvements…   

Note: Explanation deleted; it is not a policy. The intent is captured in 4.1.  

4.1.3. Allow left turns and through movements on side streets intersecting with arterials may to 
operate below the adopted LOS D standard., The poor level of service may affect when 
the LOS affects relatively low traffic volumes and may not meet warrants for traffic 
signals.  Furthermore, installation of traffic signal Each location will need to be reviewed 
based on traffic engineering studies at the time of development review.  Appropriate 
mitigation should be identified and implemented to reduce potential safety and 
operation impacts, even though the intersection may operate below the adopted 
standard.  

Note: Narrative to be deleted because this is not how the City identifies traffic impacts or mitigation.  

X.X Levels of service for non-arterial collector roads, streets, or driveways intersecting with arterials 
will be evaluated at the time of development review.  The City Engineer shall identify appropriate 
mitigation to address potential operations or safety impacts.  

Note: Recommended for removal because this is not how the City operates per M. Kosa.  

X.X Transportation improvements or strategies shall be constructed to ensure that an adequate 
transportation system is in place to serve increased travel demands.  

Note: This is covered under concurrency policies below.  

4.2. Construct multimodal transportation improvements to ensure that an adequate transportation 
system is in place to serve increased travel demands.  

4.2.1. Concurrency shall be defined as having a financial commitment in place to resolve the 
deficiency within six years, is an acceptable strategy. Concurrency shall be implemented 
as part of the City’s development review process under SEPA. The City will not approve 
new developments unless the LOS standards or concurrency requirements are met.  

4.2.2. The City will not apply Concurrency shall not be applied to Highways of Statewide 
Significance (HSS) per State guidelines adopted on SR 167, a designated Highway of 
Statewide Significance (HSS), or its interchanges (per HB 1487).  
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4.2.3. Exceptions to concurrency also will be provided at the following locations in the City 
until improvements identified in the transportation plan are funded and constructed:  

 On SR 167, a designated HSS, or its interchanges (per HB 1487); 

 On SR 410, SR 162, or the three interchanges of SR 410 state highways serving the 
city (Traffic Avenue, SR 162, and Sumner-Tapps Highway); 

 The Traffic Avenue/Main Street/Fryar Avenue intersection; 

 The East Valley Highway/Forest Canyon Road; and 

 The Pacific Avenue/West Valley Highway corridor or Bridge Street Cannery Way  

The above exceptions from denial under concurrency are identified since these corridors are 
affected by significant regional traffic growth and require regional funding solutions.  Until 
improvements identified in the Transportation Plan are able to be implemented using State, 
other regional, and local funding, congestion will be allowed to occur.  The City will review 
potential impacts and identify appropriate mitigation through impact fees and SEPA.  The 
City will coordinate with the Washington State Department of Transportation (WSDOT) on 
identifying appropriate mitigation along SR 162 and at the interchanges of SR 410.  

Note: Unnecessary narrative deleted.  

4.3. Streets and arterials shall be classified to reflect their desired functional use. and be designed 
consistent with the design guidelines in the Sumner Transportation Plan and the City of 
Sumner Development Specifications and Standard Details. Design standards should be 
implemented based on the functional classification, location in the City, and land uses it 
serves. The Transportation Plan identifies the general characteristics used to define the 
classification of freeways, arterials, collectors, and local streets in Sumner.  Design guidelines 
are presented in Appendix B of the Transportation Plan, which further identify potential 
characteristics by classification and the type of area and land uses it serves.  The design 
guidelines cover provisions for the various travel modes served by a type of roadway.... 

Note: Unnecessary narrative deleted.  

4.4. Plan for, design, construct, operate, and maintain an appropriate and integrated 
transportation system as outlined in its adopted Complete Streets Policy.  

4.5. To minimize impacts of freight and commercial traffic on the city transportation system and 
the community, maintain Establish truck route restrictions based on functional classification, 
connectivity, and land uses and work with freight and regional partners to identify options for 
truck parking.   The truck route system primarily consists of principal and minor arterials…  On 
other City streets, only local deliveries should be allowed by trucks…Trucks entering/exiting 
the City to/from a destination within the City should use only the designated truck routes 
between the regional system (or City limits) and the intersection nearest the destination.  

Note: A truck route map is included. Unnecessary narrative deleted.  

4.6. Ensure the efficient movement of goods and services to and from the Sumner-Pacific 
Manufacturing Industrial Center (MIC) and along trucks routes. Consider freight needs along 

Page 310 of 949



Sumner Draft Comprehensive Plan Ch. 16 ▪ Transportation 
September 2024 

 121 

truck routes including identifying existing areas that need improvements and accommodating 
truck travel with new transportation projects.  

4.7. Provide a highly interconnected network of streets, sidewalks, bicycle lanes, and trails for ease 
and variety of travel. The City of Sumner recognizes that increasing connections throughout 
the City Provides efficiencies in traffic circulation and increases the sense of unity of the 
community.  A through a flexible, interconnected grid system that avoids of roadways is 
preferred over the use of cul-de-sacs, dead-end streets, loops, and other designs that form 
barriers.  Creating a pattern of continuous through streets with a system of highly integrated 
secondary access streets will provide long-term economic and social benefits to the 
community.  The City will Provide an interconnected system of sidewalks, trails and other non-
motorized corridors that provide ease of encourage travel between neighborhoods and 
community centers.  

To achieve an interconnected street transportation network, the City should:  

 Allow cul-de-sacs only where the natural or built environment would logically preclude a 
grid street system.; 

 Consider future needs and opportunities for development of the local service street grid 
in project review of development proposals; 

 Require new development to provide full or partial/half street improvements., where 
such streets will expand, complement or improve access to the larger street network, 
consistent with existing development patterns and environmental constraints; 

 Seek to establish a maximum interval between local access streets in industrial areas of 
¼ mile; 

 Seek to establish a maximum interval between local access streets in residential and 
pedestrian-oriented commercial areas of 500 feet and 

 Establish logical new transportation links at the first available opportunity, to avoid 
sacrificing future options. 

 Prohibit private roads and gated access drives in new subdivisions, multifamily and 
mixed-use developments, except where there is a demonstrated need. 

 Support multimodal travel by encouraging streetscape that enhances the pedestrian and 
bicycle environment.  

The City should maintain flexibility in implementing these strategies.  Requirements for improvements to 
establish a continuous grid street system should be determined on a case-by-case basis.  The public 
benefit of new roadways should be considered… 

Note: Unnecessary narrative deleted.  

The provisions of this policy do not extend to a street connection in the Sumner Avenue/ Alder Avenue 
corridor to connect areas south of SR 410… 

Note: Unnecessary narrative deleted.  
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X.X. The City of Sumner discourages the use of private streets and will not agree to maintain them.  

Note: Covered in policies above.  

4.8. Retain existing and identify, acquire, and preserve rights-of-way to implement the 
interconnected transportation system identified in the Transportation Plan.  

4.8.1. The vacation of public right of way should not be approved unless there will be an 
overriding public benefit.  

The City intends to use the Transportation Plan’s recommendations to identify current and 
future transportation system needs.  The City has identified specific transportation corridors 
where rights-of-way should be protected to serve potential short- or long-range 
transportation system needs…  

Note: Covered in policies above.  

The City also seeks protecting rights-of-way from encroachment by any structure, substantial 
landscaping, or other obstruction to preserve comprehensive plan recommendations.  
Protection methods may include minimum… 

Note: Covered in policies above.  

X.X. Limit and provide access to the street network in a manner consistent with the function and 
purpose of each roadway. The City will seek to consolidate and minimize the addition of new access 
points to State highways, arterials, and collectors, as appropriate.  This will help preserve capacity 
and improve safety of the highway and arterial system, reduce interference with traffic flows on 
arterials, and discourage through traffic on local streets.  

To achieve this level of access control, the City:  

 Supports the State’s controlled access policy on all State highway facilities; 

 May acquire access rights along some arterials and collectors; 

 Encourages and may require landowners to work together to prepare comprehensive 
access plans that emphasize internal circulation and discourage multiple access points to 
major roadways; 

 Encourages consolidation of access in developing commercial and high-density 
residential areas through shared use of driveways, local access streets, and cross-access 
corridors; and 

 Requires defined access and circulation systems as part of subarea land use plans.  

Note: This section on access management is covered in SMC Chapter 18.43 and new Policy 4.9 below.  

4.9. Implement the access management strategies including those in the East Main Street Design 
Strategy while balancing the rights of property owners with the public purpose of safe and 
efficient movement of vehicles and pedestrians.  

4.10. Provide for the efficient movement of traffic through transportation system management 
strategies (TSM) such as advanced traffic control measures, intelligent transportation system 
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(ITS) technologies, speed management, access management, channelization improvements 
and multimodal design features. Use advanced technologies to better manage traffic volumes 
on major arterials and improve the efficiency and coordination of traffic signals. Advocate for 
technology upgrades in adjacent jurisdictions and on state highways that affect the City’s 
transportation network.  

X.X. Strive to efficiently operate the transportation system through Transportation Systems 
Management (TSM) strategies. 

These strategies will include:  

 Signal interconnect systems, signal coordination and synchronization, and other signal 
systems to ease traffic flow; 

 Turn lanes and pockets to allow turning vehicles to move out of through traffic lanes; and 

 Access control for arterials and major collectors to minimize disruptions in traffic flow.  

Note: Covered in Policy 4.10.  

4.11. Prioritize maintenance, service needs and enforcement of the transportation system so that it 
is safe and functional and preserves the existing facilities.  

4.11.1. Maintain the existing and future arterial and street transportation system and associated 
facilities (e.g., sidewalks, transit stops, landscaping) through an ongoing Pavement 
Management System (PMS) and traffic operations program transportation maintenance 
and preservation programs.  

4.11.2. Coordinate with service providers and developers on the location of major utility and 
transportation corridors and the construction of roadway improvements.  Such 
coordination will to help minimize transportation disruptions caused by construction,. In 
addition, this will reduce costs, and maintain pavement integrity.  

4.11.3. Continue to review and implement a systematic program for defining, designing, and 
implementing traffic control and pedestrian safety improvements in residential areas of 
the city. The City will d Define and prioritize locations for such programs improvements 
based on: 

 Traffic engineering studies 

 Traffic speeds 

 Safety and accident crash data, and police department observations 

 Truck impacts 

 Input from the community  

4.11.4. Include mapped inventories of Sumner's transportation system, conduct studies, and 
review data to support operational changes and designs that improve safety.  

4.12. Accommodate the transportation needs of special events and assess the costs of such 
accommodation to the event promoter., such as alley activation projects, temporary street 
closures, and construction zones, while safeguarding public safety and property. Follow the 
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Federal Highway Administration (FHWA) Manual on Uniform Traffic Control Devices (MUTCD) 
or other guidelines and standards in planning for special event accommodations.    

The City recognizes that special events such as fairs, parades, athletic events, and large 
meetings can burden the transportation system beyond its ordinary capacity. The City also 
recognizes that such events can expand the culture and quality of  life of the community. The 
City will seek to provide for such events by making appropriate provision such as bus 
transportation, traffic control, and temporary street closures.  The City will notify affected 
businesses through mailings and the Sumner Promotions Association of Street Closures for 
special events.  The City may assess some or all of the costs of such provisions will be 
assessed to the promoters or organizers of such events.  

Note: Special events are covered in detail in SMC 12.52, so narrative text unnecessary here. 

4.13. Allow food truck parking within City right-of-way, where appropriate and after consideration 
of public safety and health and impacts to private property.  

Subarea Plan Transportation and Circulation System  

5. Support implementation of the multimodal transportation system identified in adopted Sumner 
Subarea Plans.  

5.1. For the Town Center Plan Area, apply form-based code and street design standards in new 
and upgraded street improvement projects, to promote a pedestrian-friendly, bicycle-friendly, 
landscaped, active streetscape.  

5.1.1. Implement the specific street designs in the form-based code for arterial streets, 
collector streets, local streets, and West Main Street as specified in the Town Center 
Plan.  

5.2. For the East Sumner Neighborhood Plan Area, implement the transportation objectives of the 
plan and the circulation map.    

5.2.1. Provide vehicular routes through the neighborhood to diffuse traffic, reduce congestion, 
and complete the street/sidewalk grid.  

5.2.2. Improve local and regional transit service to reduce vehicle traffic and connect 
residential and commercial areas.  

5.2.3. Provide a non-vehicular network of sidewalks and pathways that supports alternate 
modes of travel and connects key amenities, such as the central wetlands and the YMCA, 
to residences and businesses.  

5.3. Support the Sumner-Pacific MIC as a primary hub for regional, national, and international 
goods movement by ensuring the integrated development and operation of trucking and rail 
terminals to enhance the freight transportation system.  

5.4. Recognize the critical role of safe, reliable and efficient movement of people and goods by 
identifying and addressing areas within the MIC or connecting corridors where access and 
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circulation is hindered by infrastructure gaps and inadequate design. Ensure future 
transportation improvements allow for safe and efficient movement of both freight and 
people.  

5.5. Pursue the expansion of the Pierce Transit benefit district to serve Sumner and eastern Pierce 
County and provide options for access to the Sumner Sounder Station.       

Pedestrians and Bicycles 

6. Promote use  the design of alternative transportation multimodal transportation facilities modes that 
support local and regional growth centers by providing an interconnected system of pedestrian and 
bicycle facilities. 

6.1. Develop pedestrian and bicycle level of service guidelines to assess completion of the 
established pedestrian and bicycle network in the Sumner Transportation Plan.  

6.2. Maintain the Sumner Link Trail as a regional non-motorized corridor and prioritize projects 
that enhance the trail with neighborhood connections, trailheads and amenities.  

6.3. Ensure design standards for the transportation system principal and minor arterials, collectors 
and local streets will include provisions for travel by should facilitate and encourage access 
and circulation by pedestrians and bicyclists, based on the Sumner/Pacific Master Trail Plan 
and the Sumner Transportation Plan and provides connections to schools, parks, community 
facilities, transit and commercial districts. 

6.4. Collector roads and local streets should be designed and constructed to facilitate access and 
circulation by pedestrians and bicyclists within the neighborhoods and provide connections 
to schools, parks, community facilities, transit, and commercial districts.  Development 
application will proposals shall provide for convenient non-motorized connections where 
feasible, commensurate with the scale and occupancy of the development. 

6.5. Sidewalks will be provided on both sides of all City streets unless special circumstances, such 
as topography or environmental constraints, make it cost prohibitive as determined by the 
Public Works Director.  

6.6. The City will pursue the construction of interim asphalt walkways/sidewalks along city streets 
that are used by a considerable number of children walking to/from school.  Interim asphalt 
walkways/sidewalks should include, but not be limited to, Parker Road, Elm Street, and 160th 
Street E.  The construction of interim walkways/sidewalks is not intended to preclude future 
full street improvements. Prioritize sidewalks one side of the street where no sidewalks exist, 
particularly along school routes.  

Note: The City does not build interim asphalt sidewalks, we want to have permanent sidewalks.  

6.7. Construct a separate system of separated, multi-purpose trails should be constructed to serve 
transportation and recreation needs of the community.  It should also Connect the system with 
adjacent communities to facilitate regional connectivity.  Implement the trail system and 
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connections to the arterial, collector, and other pedestrian and bicycle facilities should be 
made per the Sumner Parks and Trails Plan. Sumner/Pacific Master Trail Plan. 

6.8. Develop and maintain street cross-section designs that promote street trees, separated 
sidewalks, and wide sidewalks along commercial uses; and develop and maintain cross-
section designs for mid-block pedestrian and bike corridors that encourage non-auto 
circulation.  

Rail, Transit, and Transportation Demand Management Commuter Rail and Transit  

7. Reduce the need to expand the general capacity of arterials and collector streets in the city by 
developing and expanding an integrated system of public transportation alternatives and demand 
management programs options and strategies to provide mobility alternatives and reduce the need 
to expand the general capacity of arterials and collector streets in the City.  

7.1. The City will continue to Monitor growth and development for changes in transit demand and 
address the demand for transit needs through a local transit system. or Pierce Transit. Prior to 
initiation of any expanded transit service the City will conduct a thorough demand study and 
fiscal analysis.  

7.2. Continue working with transit providers to expand and enhance bus transit service and a 
regional park-and-ride system to that serves regional destinations and growing 
neighborhoods and employment areas of Sumner.  Key connections that should be 
considered for new or expanded service include: 

 Between Sumner and Auburn/Kent/Green Valley employment centers; 

 To connect Lakeland Hills residential area to Sumner and regional transit service; 

 To serve travel between Sumner, Bonney Lake, and Tehaleh development area;  

 To serve travel within Sumner and connections to the commuter rail station; 

 Connections between East Sumner Neighborhood and historic Downtown Sumner, 
including the commuter rail station. 

 From downtown commuter rail station to the Manufacturing/Industrial Center. 

X.X Continue working with Sound Transit, WSDOT, and local agencies to enhance access to the 
regional commuter rail system and Sumner’s commuter rail station, and bus transit connections to 
various Sumner neighborhoods.  

Note: Deleted, redundant with above. 

7.3. Prioritize agency coordination and funding for commuter connections to Sumner’s primary 
employment center, the Sumner-Pacific Manufacturing Industrial Center (MIC).  

7.4. Preserve existing railroad rights-of-way within the City’s Urban Growth Area and connections 
to the national rail system. 

7.4.1   Promote safety upgrades at railroad crossings to improve safety of the traveling public.   
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7.5. Support construction of improved pedestrian and bicycle connections with local and regional 
transit service.  Work to provide transit stops and shelters, and pedestrian safety improvements 
along arterials. Additionally, work to provide and bike lockers and facilities at transit connections. 

X.X. Support WSDOT and transit providers in implementing the regional plan for HOV lanes on SR 
167 and SR 410, consistent with the State Highway Systems Plan.   

Note: Redundant with other policies.  

X.X. Support and coordinate with Sound Transit and WSDOT on the development of an expanded 
regional park-and-ride system to support use of alternative transportation modes in the Sumner 
area.  Seek to provide tax credits or other incentives for allowing public parking on private 
property.  

Note: Redundant with other polices related to agency coordination. Also, City Code does not allow paid 

public parking on private parking lots. 

7.6. Enhance safety and operations of rail service (freight and passenger) through grade 
separation of roadways and improving at-grade crossings.  

7.7. Explore the feasibility of a trolley system Support a shuttle or autonomous transit that would 
connect the Historic Downtown area with eastern areas of the city.  

X.X. Collaborate when possible with Sound Transit, Pierce County and surrounding cities to do joint 
planning on future services concerning the commuter rail and transit system.  

Note: Policy is similar to what is already under agency coordination. 

X.X. Work with local property owners to encourage the development of commercial and residential 
uses compatible with the commuter rail station.  

Note: Policies regarding transit-oriented development are already covered in the Housing and 

Environment elements. 

7.8. Ensure that the commuter rail station does not have an unreasonable adverse impact on the 
residential character of the neighborhood.  

X.X. Consider and pursue opportunities for an increased pedestrian connection to the West Sumner 
Neighborhood and the Downtown business core such as a pedestrian overpass across the railroad 
tracks.  

Note: Connectivity for the pedestrian system is addressed under the pedestrian and bicycle section. 

X.X. Continue to explore the parking options and access options for the commuter rail station that are 
compatible with the surrounding land uses, safe, convenient, and attractive. Address options for 
location of future parking for expanded service over time.  

7.9. Promote Support the use of the Sounder high-capacity transit and commuter train by the 
entire Sumner community. Provide Encourage housing near the train station for households 
desiring the close transit availability, and provide services and businesses that cater to 
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residents and train commuters, and provide safe connections for pedestrian and bicycle 
commuters.  

X.X. Promote and pursue the use of underutilized parking lots throughout the city as potential satellite 
sites for commuter rail station parking.  

X.X. Seek alternatives to the expansion of a stand-alone parking garage in the Town Center.  

X.X. Request that Sound Transit provide additional bicycle lockers at the station to encourage bicycle 
commuting to the station. Require that any expansions to parking for the station include increased 
bicycle lockers.  

X.X. Request, as part of any future expansion of the commuter rail station parking and access, that 
Sound Transit partner with the City and other entities to provide funding and support for 
improvement of the interchange on SR410 and Traffic Avenue.  

Note: The Sounder Station is already under construction so policies no longer relevant. 

Commute Trip Reduction and Transportation Demand Management (TDM)  

8. Promote programs that reduce the demand on the transportation system. through the following 
strategies: 

8.1. Encourage the use of high occupancy vehicles (HOV) programs – buses, carpools, and 
vanpools – through both private programs and under the direction of Pierce Transit and 
Sound Transit. 

8.2. Promote flexible work schedules allowing the use of transit, carpools, or vanpools. 

8.3. Promote reduced employee travel during the daily peak travel periods through flexible work 
schedules and programs to allow employees to work part- or full-time at home for 
telecommuting or at an alternate work site closer to home. 

8.4. Encourage employers to provide TDM measures in the workplace through such programs as 
preferential parking for HOVs, transit pass subsidies, improved access for transit vehicles, and 
employee incentives for using HOVs. 

8.5. Implement the provisions of the State Commute Trip Reduction Act. 

8.6. Consider pricing programs as an option for reducing reliance on single-occupancy vehicle 
(SOV) travel. 

8.7. Incentivize transit oriented and higher density land uses that encourage walking or biking 
near transit stations. 

X.X. Ensure mobility for all residents within the UGA, including the elderly and persons with disabilities 
by providing an accessible and affordable transportation system.  The City of Sumner will ensure 
that its transportation system meets the requirements outlined in the Americans with Disabilities 
Act (ADA).  The City will apply design standards that respond to the needs of persons who are 
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elderly, disabled, or have other special needs.  The City will identify existing transportation 
facilities and locations that are not accessible or usable by such persons and will improve such 
facilities.  The City will encourage public and private transportation operators to fit the special 
needs of such persons.  

Note: Accessibility is covered under goal 9 below. 

Equity in Transportation-Related Decisions  

9. Consider the impacts of transportation on underserved populations and provide transportation in an 
equitable manner.   

9.1. Prioritize improvements that will improve multimodal transportation in underserved 
neighborhoods.  

9.2. Incorporate social equity in planning for transportation improvements, programs, and services 
in historically underserved neighborhoods and vulnerable populations.  

9.3. Ensure mobility for all residents within the UGA, including the elderly and persons with 
disabilities, by providing an accessible and affordable transportation system and encouraging 
public and private transportation operators to meet the needs of such persons. The City of 
Sumner shall ensure that its transportation system meets the requirements outlined in the 
Americans with Disabilities Act (ADA), apply design standards responding to the diverse 
community needs of persons who are elderly, disabled, or have other special needs, and 
improvement improve existing City transportation facilities and locations that are not 
accessible or usable by such persons to meet these needs. 

Land Use and Environmental Considerations  

10. Establish a transportation system with minimal environmental impact and energy consumption that 
provides for a high quality of life to be enjoyed by the residents citizens. 

10.1. Incorporate environmental factors into transportation decision-making, including attention to 
human health and safety by designing transportation facilities within the Sumner UGA 
minimizing adverse environmental impacts resulting from both their construction and 
operation. 

10.1.1. The City of Sumner will shall fulfill this need by: 

 Considering environmental costs of development and operation of the 
transportation system 

 Aligning and locating transportation facilities away from environmentally sensitive 
areas 

 Working with the State to incorporate appropriate structural and vegetative sound 
abatement as part of highway widening projects 

 Mitigating unavoidable environmental impacts wherever possible 

 Soliciting and incorporating the concerns and comments of interested parties 
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 Considering the social equity and environmental justice impacts of street 
transportation projects 

 Evaluate street cross-sections for efficient and effective use of pavement and 
landscaping features and low impact design.  

10.2. Ensure that transportation system improvements are compatible with adjacent land uses, and 
will minimize potential conflicts, and create safe and adequate connections to adjacent land 
uses. The City will shall: 

 Prevent new residential areas driveways from fronting on having direct access to 
arterials, unless no other options exist 

 Incorporate transit, pedestrian, and bicycle access to major developments 

 Provide landscaping and noise buffers along major roadways 

 Provide facilities for bicyclists and pedestrians to access transit 

 Provide changes to Promote development site plans that encourage pedestrian travel  

10.3. Support continuing efforts for improving air quality and reducing greenhouse gas emissions 
throughout the Sumner area, and develop a transportation system compatible with the goals 
of the Federal and State clean air acts.  Federal and State legislation have made clean air a 
priority.   

10.3.1. The City will shall: 

 Support and enforce vehicle emissions reduction testing and cleaner burning fuels 
programs 

 Coordinate with Sound Transit and other jurisdictions on Commute Trip Reduction 
(CTR) programs for major employers in the Sumner planning area 

 Require air quality studies of future new major developments on likely to have 
significant impacts created by site-generated traffic 

 Promote other TDM Programs 

 Work with the private and other public sectors to introduce cleaner burning fuels 
for the existing motorized fleet, and vehicles powered by alternate fuel sources 

 Support and implement projects that promote cleaner burning and alternative 
fuels such as providing electric vehicle charging infrastructure. 

X.X. Allow major changes to the land use plan only when those proposals accompany specific 
analyses showing how the transportation system can adequately support existing and proposed 
development needs in a financially balanced manner.  

Note: Requiring new developments to meet “concurrency” and address traffic impacts is already covered 

in other policies and codes. 

10.4. Provide Promote, through regulations and incentives, for the use of low impact development 
techniques that will reduce impervious surfaces, provide for stormwater infiltration, and 
protect the natural environment and systems. Low impact development should be the 
preferred alternatives for included in new transportation projects where possible.  
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10.5. Increase the resilience of the transportation system and support security and emergency 
management to protect the transportation system against disaster, develop prevention and 
recovery strategies, and plan for coordinated responses.  

X.X. Transportation Energy Conservation: Reduce the rate of energy use per capita, both in building 
use and in transportation activities.  

Note: Not specific and already covered in other policies.  

10.6. Transportation Greenhouse Gas Alternatives:  Reduce greenhouse gases by expanding the 
use of conservation and alternative energy fuel sources and by reducing vehicle miles 
traveled by increasing alternatives to driving alone. 

10.7. Convert public fleets to zero-emission vehicles. 

10.8. The City should promote and allow telework wherever possible.  

10.9. Expand public electric vehicle charging stations and encourage and incentivize private 
electric vehicle charging stations.  

Program Financing and Implementation 

11. Fund and implement the transportation plan based on the relative benefits to various user groups 
and to meet the needs of the community in an orderly manner based on the community and regional 
priorities, benefits, and cost allocation.  

11.1. Prioritize city improvement projects and participation in State and regional projects based on 
the following objectives: 

 Human health and transportation safety of all modes 

 Maintenance and preservation of existing transportation system facilities 

 Meet current and future demands Upgrade or expand facilities needed to support 
growth within Sumner and maintain transportation concurrency 

 Expand facilities and services to improve connectivity of the transportation system 

 Environmentally beneficial 

 Addresses a need identified for underserved and/or vulnerable populations.  

11.2. Fund and implement the Transportation Plan based on the relative benefits to various user 
groups. Funding programs that will should be considered by the City include: 

 Local, State and Federal grant programs; 

 Development mitigation; 

 Local city transportation and general tax funds; 

 Local Improvement Districts (LIDs); 

 Expanded business license fees; and 

 Other local option taxes fees that are currently allowed or that may be available in the 
future.  
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Note: First line of policy moved to Goal 7.  

11.3. Work with other transportation service providers and agencies Continue to develop 
partnerships with WSDOT, Pierce County, Sound Transit, and local agencies to define and 
fund and implement improvement transportation projects and programs in the Transportation 
Plan to serve the community and connect to major transportation hubs.  

11.4. Ensure that new growth pays a proportionate share of the costs of transportation facilities 
needed to support growth.  Where applicable, new development shall contribute to the costs 
of needed improvements through such means as: 

 SEPA-based mitigation 

 Transportation Impact Fees 

 Frontage Improvements 

 Low Impact Development (LID) that reduces public impacts and costs 

 Other means allowed by State and local law.  

11.5. Ensure that the annual Six-Year Transportation Improvement Program (TIP) is financially 
feasible, leverages available City Funds, and is consistent with the priorities of the 
Transportation Plan.  

Note: The TIP is used to program City funding, supports concurrency and is used in development reviews, 

and is updated annually. 

The TIP used by the City to implement TIPs. It is used by the PSRC in developing the Regional 
TIP…The annual update of the TIP is also used to reevaluate project priorities…  

Note: Unnecessary narrative deleted.  

11.6. If probable funding falls short of meeting the identified needs of the plan, the City will review 
and update the Plan, as needed.  The City will Reassess improvement needs, priorities, level 
of service standards, and the land use plan if available and achievable funding falls short of 
meeting the identified needs.  

11.7. Approve major land use changes only when those proposals accompany specific 
documentation or plans showing how the transportation system can adequately support 
existing and proposed development needs based on concurrency, access, safety, and 
alternative travel modes level of service standards or guidelines.  

X.X. Continue planning for transportation facilities within Sumner and its UGA on a continuing basis 
meeting changes in land use decisions.  

Note: Policy is unnecessary since it is part of the comp plan process and required by GMA. 

11.8. Develop and charge a multimodal transportation impact fee for the purposes of building a 
transportation network that supports multiple travel operations.  

Note: Recent state legislation provided flexibility for jurisdictions to charge impact fees that support not 

just autos but pedestrian and bicycle system improvements. 
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11.9. Balance 20-year financing of transportation improvements between both existing and future 
users based on the principle of proportional benefit to all users.  

11.10. The City will Update the Transportation Plan whenever the Sumner Comprehensive Plan is 
revised or updated in such a way that it affects the Transportation Plan city’s transportation 
demands or .  The City will also revise the Transportation Plan if projects outside the city’s 
control, such as special transportation related projects led by the WSDOT, PSRC, transit 
agencies, or Pierce County, cause a fundamental shift in transportation services demands or 
capacity with the throughout the Sumner UGA.  
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Figure 16-1: Existing Non-Motorized Facilities  
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Figure 16-2: Future Pedestrian Network 
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Figure 16-3: Future Bike Network 
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Figure 16-4: Existing Transit Service 
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Figure 16-5: Existing Truck Routes 
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Figure 16-6: Existing Traffic Control and Functional Classification  
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Figure 16-7: Existing Weekday PM Peak Hour Level of Service  
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Figure 16-8: 20-Year Transportation Improvement Projects 
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17.  Capital Facilities 

Introduction 

The Growth Management Act (GMA) requires that comprehensive plans include a Capital Facilities 
Element which addresses the capital facility needs sufficient to support the designated land use 
intensities.  The following policies establish the levels of service for the necessary capital facilities and the 
policy directives which implement the specific capital facility items.  Public services have also been 
included because of their close ties to capital facility plan development. Comprehensive analysis of 
Sumner's facilities is provided in the city’s Capital Facilities Plan, the Draft EIS and Final EIS, and in the 
various capital facility plans prepared for Sumner addressing sewer, water, and storm water drainage. 

Goals, Policies, and Objectives 

1. Provide effective, efficient, affordable, and quality capital facilities and public services at the level 
necessary to support a growing community.  

1.1. Consider access, as well as economic, social, environmental, and health impacts when 
locating community facilities and services, including civic places like parks, schools, and other 
public spaces.  

1.2. Encourage planning and coordination of emergency management and public safety 
programs.   

Note: These policy updates are in response to the required regional VISION 2050 policies.  

2. Consider present and future impacts of capital facilities and public services decisions on 
underserved populations to improve quality of life for all Sumner residents and address past 
inequities.   

2.1. Ensure impacts and burdens associated with capital facilities and public services are equitably 
distributed throughout the City.   

2.2. Prioritize improvements that will improve public facilities and services in communities where 
there are lower levels of service, populations with limited incomes, and/or populations at 
greater risk of disparate impacts, such as poor health outcomes.   

2.2.1. Through cooperative and coordinated planning with other jurisdictions and districts, 
ensure efficient and equitable siting of essential regional capital facilities.  
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2.3. Actively seek input on public facility and service proposals from communities where there are 
lower levels of service, populations with limited incomes, and/or populations at greater risk of 
disparate impacts, such as poor health outcomes. Provide engagement materials in the 
languages most commonly spoken in Sumner.   

Note: These policy updates respond to State and County requirements to address underserved 

populations. 

3. Consider the impacts of climate change and incorporate climate resiliency measures in capital 
facilities projects. 

3.1. Reduce the City’s carbon footprint by incorporating, where practicable, Consider the use of 
green development practices in all buildings the City constructs, remodels and renovates. 

3.2. The City should meet a LEED® Silver certification for new construction or additions or major 
renovations of City facilities over 5,000 gross square feet in area only when long term 
economic benefits may be realized, including the reduction of operating costs, enhanced 
asset value, optimized building performance and a healthier workplace for its employees. 

3.3. Implement energy-saving technologies in all City facilities as facilities are built or remodeled, 
such as energy efficient lighting, water-conserving appliances.  

3.4. Leverage the City’s purchasing power related to capital improvement projects to help expand 
the markets for green building products, including recycled-content materials and clean, 
renewable energy technologies. 

3.5. Initiate programs to replace and upgrade stormwater systems to accommodate future 
increased conveyance requirements due to climate change and urban flooding. 

3.6. Support the planting of trees along street edges and parking lots and large expanses of 
asphalt to create a pleasing environment and to increase energy efficiency by reducing heat 
absorbed by asphalt that increases ambient temperatures.  

Note: Moved from Utilities Element.  

3.7. Facilitate and encourage conservation of resources to delay the need for additional facilities.    

Note: Moved from Utilities Element.  

3.8. Facilitate the conversion to cost-effective and environmentally sensitive alternative 
technologies and energy sources.  

Note: Moved from Utilities Element.  

3.9. Support the development of a widespread gaseous fuel infrastructure to provide more for 
alternative fuel options to that reduce vehicular pollution. One example is conversion of the 
City's fleet to cleaner fuels. 

Note: Moved from Utilities Element.  

3.10. Install generators for all identified critical facilities without adequate generators.  
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Note: This policy is suggested to meet climate change resiliency requirements, per HB 1181. 

3.11. Construct a floodwall or setback levee on the Puyallup River in the Rivergrove Drive 
neighborhood in order to reduce the flooding on adjacent properties.  

Note: This policy is suggested to meet climate change resiliency requirements, per HB 1181. 

4. Ensure new public facilities and services to support new development are provided concurrent with 
the development.  

4.1. Develop procedures to ensure that public facilities and services necessary to support 
development and established Levels of Service are available at the time of development.  

4.2. Work with other service providers and adjacent jurisdictions to coordinate service provision 
and improvements to capital facilities.  

4.3. Coordinate with adjacent jurisdictions through joint planning to ensure service provision and 
development is consistent with the goals of this plan.  

4.4. Generally make new development responsible for providing the services necessary to support 
the demands created by the development.  

4.5. Encourage infill development which takes advantage of existing public facility capacity.  

4.6. Establish and maintain a current 6-year capital improvement plan to finance the necessary 
capital improvements identified in the applicable capital facility plans.  

4.7. Provide for regular monitoring of capital facility and public service needs and make 
appropriate amendments to capital facility plans.  

4.7.1. Update, as necessary, the capital facility plans used in the preparation of the 
Comprehensive Plan to reflect the final land use designations and assumptions. Utilize 
the Capital Facilities Plan to make capital budget decisions and development of the 
city’s biennial budget.  

4.7.2. Communicate with other service providers on population projections and growth in 
order to maintain accurate coordination of service provision.  

4.7.3. Update the Capital Improvement Program periodically at least every two years.  

Note: It is not a requirement to update CIP every 2 years (updating CFP every 6 years is ok). CIP is often 

updated with the City’s budget. Some agencies do a CIP more frequently than every 6 years so they can be 

responsive to grants, and also when they update impact fees.  

4.7.4. Monitor implementation of the Capital Facility Plan and Capital Improvement Program 
against the rate of growth and development to determine if adequate public facilities are 
being provided.  If adequate facilities and services are not available, the land use 
element shall be adjusted accordingly.  
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5. Ensure adequate funding is available to meet capital facility and public service needs.  

5.1. Explore funding from a mix of sources, changes to regulatory, pricing, taxing, and expenditure 
practices, and other fiscal tools to meet capital facility and public service needs.  

5.2. Seek broad funding for the construction, maintenance, and replacement of water services and 
facilities, stormwater system improvements, and sanitary sewer services and facilities, as needed, 
to ensure reliable service.  

Note: These policy updates are based on the regional VISION 2050 requirements and consolidate existing 

policies. 

5.3. If funding is insufficient, adjustments should be made to the levels of service, Land Use 
Element, revenue sources, or any combination thereof.  

Note: State Department of Commerce requires “policy or procedures to reassess the Land Use Element if 

probable funding falls short of existing needs.” 

Parks 

6. Maintain a safe, attractive, equitable, enjoyable, and diverse park system that meets the needs of the 
City's residents, businesses, and visitors consistent with the City's adopted Parks and TrailsOpen 
Space Plan.  

6.1. Implement the facilities and improvements identified in the adopted Parks and Trails, Trails & 
Open Space Plan.  

6.2. Maintain the following minimum levels of service for the parks system (based on 2024 
conditions): 

Investment: Maintain a level of investment per capita (resident equivalent) that is consistent 
with the current value of the system per person. The 2024 value is $1,652 per resident 
equivalent, as may be adjusted periodically for system value, inflation, or annexation. 

Recreation Facilities: Provide for a mix of parks and recreation facilities at a level consistent 
with the community’s current level of facilities: 

Active Recreation Facilities (fields, courts, skate parks, and similar): Sumner facility per 
1,000 resident equivalents consistent with the 2024 ratio of  0.4 facilities per 1,000. 

Informal Recreation Facilities (playgrounds, picnic shelters, open lawn areas, and similar):  
Sumner facility per 1,000 resident equivalents consistent with the 2024 ratio of  3.4  
facilities per 1,000. 

Parks: Sumner park acres per 1,000 resident equivalents consistent with the 2024 ratio of 
3.2 acres per 1,000. 

6.3. Aim towards the following target levels of service for the parks system: 
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Investment: Achieve a level of investment per capita (resident equivalent) that is consistent 
with a 30% increase in the current value of the system per person. The 2024 value is $2,148 
per resident equivalent, as may be adjusted periodically for system value, inflation, or 
annexation. 

Recreation Facilities:  

Active Recreation Facilities (fields, courts, skate parks, and similar):0.5 facilities per 1,000 
resident equivalents. 

Informal Recreation Facilities (playgrounds, picnic shelters, open lawn areas, and similar):  
4.4  facilities per 1,000 resident equivalents. 

Parks: 5.4 acres per 1,000 resident equivalents. 

Open Space (including increases to tree canopy cover): 3.8 acres per 1,000 resident 
equivalents. 

Access: 10-minute maximum walk to a park for all Sumner residents. 

Police  

7. Provide and maintain a police system sufficient to meet the community's public safety needs.  This 
system may include normal police functions, responding to calls for service, community policing, 
care and custody of prisoners, and animal control.  

7.1. Level of Service:  

 Maintain a ratio of at least two (2) commissioned officers per 1,000 population 

 Establish and Maintain a ratio of not less than 1 commissioned patrol officer for every 
1000 calls for service per year. Patrol Officers should have at least 40% of their patrol 
shift available for proactive policing activities. 

 Provide one sergeant for every 6-7 5 commissioned patrol officers. 

 Provide and maintain one detective position at a ratio of 1/400 part A offenses.  

7.2. Provide support to Sumner Schools through the continued School Resource Officer program 
and instruction of Life Skills curriculum.  

Note: This program is no longer offered in Sumner. 

7.3. Could include “Crime Prevention through Environmental Design” components Consider 
including environmental design best practices for safety and vandalism prevention in site 
design guidelines for new development.  

7.4. Maintain public safety staffing to support community events such as parades, festivals, 
concerts, community gatherings, etc. that promote Sumner’s sense of community.   
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Fire 

8. Through the inter-local agreement with East Pierce Fire and Rescue, provide and maintain 
suppression, prevention, education, and medical response, including advanced life support (ALS) 
response system. Refer to the EPFR capital facilities plan for a complete list of levels of service and 
planning assumptions.  

8.1. Support implementation of the EPFR capital facilities plan (refer to the plan for a complete list 
of levels of service and planning assumptions).  

8.2. East Pierce Fire & Rescue shall strive to maintain sufficient personnel and equipment, 
strategically located such that the first-due response units arrive at fire and emergency 
medical incidents in urban areas served by staffed fire stations (as characterized by the City of 
Sumner) within 8 minutes, 30 seconds 5 minutes to the 90th percentile.  

8.3. East Pierce Fire & Rescue shall strive to maintain sufficient personnel and equipment, 
strategically located to provide a minimum acceptable (effective) response force capable of 
arriving at emergency incidents within 13 minutes, 30 seconds 10 minutes to the 90th 
percentile. “Sufficient personnel” is further defined in the EPFR Capital Facilities Plan.  

Note: The above benchmarks are updated per EPFR unit data for 2023. 

Library  

9. Through the Pierce County Library District, provide a library and access to library services consistent 
with the Pierce County Library Systems Capital Facilities Plan.  

9.1. The City of Sumner adopts by reference the Pierce County Library Systems Capital Facilities 
Plan as adopted and periodically amended, including any level of service guidelines 
contained therein.  

General Facilities  

10. Provide sufficient City facilities to meet the needs of City operations. 

10.1. Establish and provide the following Level of Service for City government buildings: 

 General Government  1.36 13 s.f./capita 

 Police    294 s.f./employee 0.44 s.f./capita 

 City Shops (buildings only)  1.8 s.f./capita  

10.2. Seek innovative and shared financing for City facilities, including lease arrangements and 
impact fees.  

10.3. Maintain services and a rate structure adequate to keep the cemetery self-sufficient.  
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Water, Sewer, and Stormwater 

11. Maintain an efficient water system to meet the needs of the community's residential, commercial 
and industrial community as set forth in the City’s most recently adopted Water System Plan.  

11.1. Establish the following Levels of Service for water supply:  

Demand: 

 Residential Demand 60.3 gpd/capita2   72.73 gpd 

 Employee Demand  58.3 gpd/employee plus 252,000 gpd1   25.28 
gpd/employee1 

Fire Flow: 

USE 
MIN. FLOW 

(GPM) 
REQUIRED DURATION 

(HOURS) 

Medium and low density residential 1,000 2 

High density residential and commercial 1,500 2 

Industrial 3,500 3 

Several existing buildings 4,500 4 

USE  MIN. FLOW (GPM) REQUIRED DURATION (HOURS) 

   Medium and low 

   density residential 1,000   2 

   High density 

   residential and 

   commercial  1,500   2 

   Industrial  3,500   3 

   Several existing 

   buildings  4,500   4 

 
 
Reliability:  

WATER SYSTEM - RELIABILITY LOS   

     

 
 2 Per the Sumner Water System Plan. 
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Criteria Level of Service 

 A B C F 

 

Conveyance Reliability; 
Loop (min. 6" pipe)  

System 

 

95% + of 
services on  

loop lines 

90% + of 
services on 
loop lines 

80% + of 
services on  

loop lines 

Less than 80% of 
services on loop 
lines 

Source Reliability;   

Meets peak  

day w/largest  

supply out 

Meets peak  

day w/all 
supplies on 

Meets 95% of 
peak day - use 
storage 

Water restriction 
required 

 

Distribution System 
Reliability; Isolation 
valves a min of 660 ft. 

 

95% + of  

services meet  

thisthese criteria 

90% + of 
services meet 
thisthese 
criteria 

80% + of 
services meet 
thisthese criteria 

<80% of services 
meet thisthese 
criteria 

Power Backup for 
Supply 
Pumps;(standby 
generators) 

 

100% of pumps  

with backup gen. 

Sufficient 
backup for 
meeting 
MMADF 

Sufficient backup   

for avg. daily 
flow 

Less backup than 
needed  

for ADF 

Emergency Response 
by Repair Crew 

 

< 4 hrs.  

on 24-7 basis 

< 8 hrs.  

on 24-7 basis 

< 24 hrs. 

on a 24-7 basis 

> 24 hrs  

on a 24-7 basis  

The minimum LOS for reliability is “B” as outlined above. 

11.2. Deliver a high degree of water quality which satisfies federal, state and local regulations as 
follows: 

LOS “A”: Water quality meets both Primary and Secondary Public Health Standards. 

LOS “B”: Water quality meets only Primary Drinking Water Standards. 

For water quality, Sumner chooses a LOS “A”.  
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11.3. Require water services for new development, unless otherwise allowed by state or county 
regulations.  

Note: Policy added to comply with VISION 2050 guidelines.  

11.3.1. Encourage the design, siting, construction, operation, and relocation or closure of water 
infrastructure in a manner that is cost effective, environmentally sensitive, appropriate to 
the location and need, minimizes and mitigates impacts on adjacent land uses, and 
prioritizes action to protect vulnerable populations.  

Note: Recommended policy based on best practices.  

11.4. Require all new development to avoid or mitigate adverse impacts to functioning water 
systems.  

Water Conservation  

11.5. Implement a water conservation programs for residential, commercial, and industrial users 
consistent with the Sumner Water Plan.  

11.5.1. Require new and existing businesses to use water at or below the average per capita 
employee level. and businesses which utilize that use higher than average rates of water 
shall be required to mitigate their impacts. Those businesses not able to meet the goal 
shall be encouraged to conserve, re-use water, or develop new water sources.  

11.5.2. Implement water service technologies, such as “smart meters,” that assist customers in 
monitoring and reducing water usage.  

11.5.3. Support existing public education and outreach campaigns to address and promote 
water conservation.  

X.X. Seek to expand the City watershed protection by acquiring additional land around the 
existing watershed.  

Note: Deleted, as this policy is more fitting in surface water policies. 

X.X. In conjunction with developing additional water sources, develop a well head and 
groundwater protection program.  

Note: Recommend deleting - water sources cannot be developed and the well head and groundwater 

protection programs are required by doh and included in the city's general water plan. 

X.X. Provide broad funding for water services and facilities.  

Note: Moved to new funding Goal 5.  
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Sanitary Sewer 

12. Provide a sanitary sewer system adequate to meet the demands of the community, that ensures 
public health and safety, and protects the environment.    

Note: Moved sanitary sewer up in order to write water and sewer policies together.  

12.1. Establish and provide for a Level of Service as defined in the adopted Sanitary Sewer Plan.    

12.2. Require sanitary sewer services for new development, unless otherwise allowed by state or 
county regulations.    

Note: Policy added to comply with VISION 2050 guidelines.  

12.2.1. Encourage the design, siting, construction, operation, and relocation or closure of 
sanitary sewer infrastructure in a manner that is cost effective, environmentally sensitive, 
appropriate to the location and need, minimizes and mitigates impacts on adjacent land 
uses, and prioritizes action to protect vulnerable populations.    

Note: Policy added based on best practices.  

12.2.2. Require all new development to avoid or mitigate adverse impacts to functioning 
sanitary sewer systems.    

Septic Systems  

12.3. Ensure existing on-site septic systems may continue to serve existing residents as long as they 
are properly functioning, well maintained, and remain in compliance with Tacoma-Pierce 
County Health Department requirements.    

Note: Policy added to comply with VISION 2050 guidelines. 

12.3.1. Require all new development to avoid or mitigate adverse impacts to functioning septic 
systems.    

12.4. Encourage homeowners to connect to the sanitary sewer system where available.    

12.5. Require homeowners to connect to the sanitary sewer system if existing onsite septic systems 
fail to maintain compliance with Tacoma-Pierce County Health Department requirements.    

X.X.X. Work with the Tacoma-Pierce County Health Department to eliminate the development of new 
residential and commercial uses on-site and community sewage systems within the Planning Area.  
The intent would be the elimination of all new permanent septic systems, but would allow for interim 
on-site approved septic systems where sewer facilities are not available.    

Note: Deleted – summarized and covered in 9.2.1.  

X.X.X. Prohibit on-site or community sewage systems supporting new industrial development. 
Recreational uses may be exempt from this policy.    

Note: Deleted – summarized and covered in 9.2.1.  
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X.X.X. Seek broad funding for providing sanitary sewer services and facilities.    

Note: Moved to new funding Goal 5.  

13. Seek cooperative planning approaches among jurisdictions, agencies, federally recognized tribes, 
adjacent regions, and special purpose districts to address regional issues of water and sanitary 
sewer, future development needs, regional issues, and emergency response.    

Note: Policy added to comply with VISION 2050. Note that these policies are edited from the Utilities 

section of the Plan.  

13.1. Coordinate emergency response across jurisdictions to ensure adequate water and sanitary 
sewer service, with priority given to minimal service disruptions for historically underserved 
populations.    

13.2. Ensure that the City’s Emergency Response Plan is coordinated with regional jurisdictions and 
the City’s Public Works Department to include local measures for communicating and 
addressing emergencies.    

13.3. Coordinate and prioritize messaging that is in plain language, short, culturally appropriate, in 
language prevalent in the area, and in multiple formats, such as audio, large print and 
captioning.    

14. Implement strategies, appropriate regulations, and new technologies that balance cost and benefits 
for the City, health and safety, and promote affordability and equitable access to water and sanitary 
sewer services to all communities.    

Note: Policy added to comply with VISION 2050. Note that these policies are edited from the Utilities 

section of the Plan. 

14.1. Promote incentive programs, strategies, and appropriate regulations to provide equitable 
access of water and sanitary sewer services to underserved areas, with particular priority 
investments to address disparities in underserved communities.    

14.2. Provide utility bill or deposit assistance or subsidies to supplement tenant-based rental 
assistance to increase protection for vulnerable households.    

14.3. Prioritize use of new technologies, programs, and applications that increase the reliability, 
affordability, and accessibility of water and sanitary sewer services and pay options.    

15. In conjunction with existing system providers, provide surface and storm drainage collection and 
discharge systems to protect water quality, public and private property, and the natural 
environment.    

15.1. Establish and maintain the Level of Service as the 25-year storm event, except in those areas 
where the 100-year storm design is appropriate to protect the natural environment.    

15.2. Require new development to provide for facilities to reduce water quantity and quality 
impacts associated with new development.    
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15.2.1. Encourage the design, siting, construction, operation, and relocation or closure of storm 
drainage infrastructure in a manner that is cost effective, environmentally sensitive, 
appropriate to the location and need, minimizes and mitigates impacts on adjacent land 
uses, and prioritizes action to protect vulnerable populations.    

Note: Recommended policy based on best practice.  

15.2.2. Encourage the use of low impact development (LID) and stormwater best management 
practices to manage stormwater runoff where feasible.   

X.X. Seek broad funding for stormwater system improvements.    

Note: Moved to new funding Goal 5.  

15.3. Coordinate with Pierce County on stormwater matters of common interest such as protection 
and preservation of water quality and resources in watersheds shared by both the City and 
County. Participate in coordinated regional watershed-based efforts with goals of achieving 
local drainage health, protection, preservation of water quality, and resources in watersheds.    

Note: Recommend revising to include more general regional planning efforts for watershed health. 

15.4. Continue to implement storm drainage, erosion control and critical area ordinances to help 
reduce off-site impacts of development and protect stream channels, aquatic resources, 
habitat and wetlands.  The regulations shall reflect the requirements and manuals of state and 
federal agencies as appropriate. Review, develop, and implement design and development 
standards to meet the City’s goals to improve water quality and reduce flooding, as well as 
reflect the requirements and manuals of state and federal agencies, as appropriate.  

Note: Recommended policy update, as City's goal/focus or state/federal requirements may change. 

X.X.X. Ensure that existing and future public and private stormwater and other water quality 
protection infrastructure is properly maintained and operated.    

Note: Recommend deleting - this is more of an operational practice within the Public Works Department.  
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X.X.X. Identify locations for regional surface water facilities in areas of anticipated redevelopment in 
Downtown. Promote the establishment of regional surface water management facilities to 
support infill development and preclude the need for individual on-site ponds and facilities, 
provide development incentives, encourage efficient use of land, and reduce overall facility 
maintenance costs.    

Note: Recommend deleting – this policy is too specific for the Comprehensive Plan Update and can be 

covered in regulations and operations. 

Solid Waste  

16. Consistent with adopted Solid Waste Management Plans, provide solid waste collection and 
disposal services to the community.    

16.1. Support recycling within the community through a curb-side program, education and using 
recycled products for City purposes wherever feasible.  

16.2. Implement programs for waste reduction in accordance with the adopted Solid Waste Plan. 

Schools  

17. Support the Sumner-Bonney Lake and Dieringer School Districts in providing the best education for 
all students in the Districts.    

17.1. Coordinate and communicate with the appropriate school districts on issues of mutual 
interest, including school facility location, impacts of new development, impacts of school 
facilities and activities on the community, parks and recreation programs, population and 
growth projections, and school involvement in the community.    

17.2. Based on the Sumner-Bonney Lake School District Capital Facilities Plan establish impact fees 
to mitigate the demands on the school systems of new development.    

17.3. Promote working with school districts on school siting and design to support safe, walkable 
access, including strategies to provide adequate urban capacity for new schools and to avoid 
serving urban students with schools in the rural area.    

Note: Above policy based on VISION 2050 guidelines. Also, adopted goal and policies on concurrency 

moved to top of element (Goal 4 and supporting policies).  
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Figure 17-1: Water Resources 
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Figure 17-2: Water Utility and Infrastructure 
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Figure 17-3: Stormwater Subbasins 
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Figure 17-4: Impaired Water Bodies 
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Figure 17-5: Sewer System 
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18.  Utilities 

Introduction 

The Growth Management Act (GMA) requires that a utility element address "the general location, 
proposed location, and capacity of all existing and proposed utilities, including, but not limited to 
electrical lines, telecommunication lines, and natural gas lines."  City-provided utilities, like water and 
sewer, are addressed in the Capital Facilities chapter. Private entities provide utilities such as natural gas, 
electric, standard telephone, and cellular telephone services and these are addressed in this Element.  
Issues identified through the course of environmental review include coordinated land use and facility 
planning, coordination of utility construction, conservation of resources, and potential health effects. A 
discussion of these issues is found in the Draft and Final Environmental Impact Statement.  The Utilities 
Element establishes policies for providing, supporting, and partnering with providers to ensure that 
Sumner will be adequately served and will have access to new technology and more efficient services 
over time.  In addition to ensuring adequate utility services, State legislation requires jurisdictions to 
address climate change and greenhouse gas reduction in their policies and regulations. Policies related 
to utilities and climate change are included in this element and elsewhere in the Comprehensive Plan. 
Goals, policies, and objectives regarding utilities are provided below as well as existing and proposed 
facility maps where available. 

Goals, Policies, and Objectives 

1. Facilitate the development of natural gas and alternative energy utilities at the appropriate levels of 
service to accommodate the growth that is anticipated to occur in Sumner.   

X.X. Promote when reasonably feasible, co-location of new public and private utility distribution 
facilities in shared trenches and coordination of construction timing to minimize construction-
related disruptions to the public and reduce the cost to the public of utility delivery. The City shall 
provide timely effective notice to utilities to encourage coordination of public and private utility 
trenching activities for new construction and maintenance and repair of existing roads.    

Note:  Co-location and coordination of utility covered in new 5.0 below. 

1.1. Assist service providers to ensure land will be made available for the location of natural gas 
lines, including location within transportation corridors.    

1.2. Promote Accommodate the extension of natural gas distribution lines to and within the Urban 
Growth Area. The City shall coordinate Coordinate land use and facility planning with service 
providers to allow eventual siting and construction of natural gas distribution lines within 
rights-of-way which are being dedicated or within roads which are being constructed or 
reconstructed.    

Note: Many people in the City are still using natural gas, so the recommendation is to keep these policies. 
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1.2.1. Periodically review and amend existing regulations, including sensitive area regulations, 
as necessary to allow maintenance, repair, installation, and replacement of gas lines.    

1.2.2. When requested provide the natural gas utility with updates of population, employment, 
and development projections. The City will seek to jointly evaluate actual patterns and 
rates of growth and compare such patterns and rates to demand forecasts.    

X.X. Encourage communication among the City, Washington Utilities and Transportation Commission 
(WUTC), and utilities regulated by the WUTC, regarding service provision concurrently or in 
advance of demand.    

Note: Regional planning covered in new Policy 6 below.  

1.3. Encourage system design practices intended to minimize the number and duration of 
interruptions to customer service.    

X.X. Coordinate with the utility provider to determine if a Memoranda of Understanding outlining 
expectations of the provider as well as the City would be beneficial.    

Note: This policy not needed, since that information is always covered in a franchise agreement. 

1.4. Facilitate conversion from natural gas to cost-effective and environmentally sensitive 
alternative technologies and energy sources.  

1.4.1. Review design and development standards to determine improvements to encourage 
alternative energy sources.   

1.4.2. Develop strategies to enhance existing public education and outreach campaigns to 
promote sustainable practices and alternative energy.   

1.4.3. Promote existing state-level policies and initiatives, funding programs, and incentive 
programs for renewable energy technologies.   

Note: Consultant Parametrix recommends these new policies based on best practices. These policies don’t 

mandate any change but call for facilitating the transition to alternative energy sources. 

2. Plan and allow for regional and local improvements to electric facilities sufficient to support 
projected growth and desired land use patterns in Sumner and coordinate service plans for facility 
development.    

2.1. Make decisions with respect to electric utility facilities so that safe, adequate, and efficient 
availability of electrical service in other jurisdictions is not negatively affected.    

2.2. Accommodate facilities needed to support residential areas and sufficient to support 
economic development in Sumner.    

X.X. Accommodate additions and improvements to electric utilities in a manner consistent with the 
needs and resources of Sumner as well as other jurisdictions. In addition, the City recognizes that 
decisions regarding utility corridors and facilities cannot be made solely on the basis of local 
considerations if multi-jurisdictional or regional interests would be affected.    
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Not: Covered above in Policy 2.1. 

X.X. Encourage Puget Sound Energy to make additions to and improvements of electric utility facilities 
that provide adequate capacity for future planned growth.    

X.X.X. When requested, provide the electric utility with annual updates of population, 
employment and development projections. The City of Sumner and the electric utility will 
seek to jointly evaluate actual patterns and rates of growth, and compare such patterns and 
rates to electrical demand forecasts.    

X.X.X. Provide early notification of any annexation requests or proposals to coordinate 
improvements and service.    

Note: Planning with private utilities covered in new Policy 6 below.  

X.X. Recognize the need for electric utility facilities that are sufficient to support economic 
development.    

Note: Covered in Policy 2.2. 

X.X. Coordinate the formulation and periodic update of the utility element (and relevant 
implementing development regulations) with adjacent jurisdictions.    

Note: Coordination addressed in new Policy 6. 

X.X. Coordinate and seek to cooperate, with other jurisdictions in the implementation of multi-
jurisdictional electric facility additions and improvements. Such coordination and cooperation 
should include efforts to coordinate the procedures for making specific land use decisions to 
achieve consistency in timing and substantive requirements.    

Note: Coordination addressed in new Policy 6. 

X.X. Encourage the joint use of utility corridors, provided that such joint use is consistent with 
limitations as may be prescribed by applicable law and prudent utility practice.    

Note: Co-location and joint use covered in new Policy 5.  

X.X. Provide timely and effective notice to utilities of the construction, maintenance or repair of streets, 
roads, highways or other facilities, and coordinate such work with the serving utilities to ensure 
that utility needs are appropriately considered.    

Note: Covered in Policy 5.2.  

X.X Work with the utility to appropriately place electric utility facilities on public rights-of-way.    

Note: Covered in Policy 5.1.  
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X.X. Coordinate with the utility provider to determine if a Memoranda of Understanding outlining 
expectations of the provider as well as the City would be beneficial.    

Note: Redundant. 

X.X. Encourage underground utility networks in new developments in the City. In addition, where 
significant work in existing rights-of-way will occur, the City could investigate with service 
providers the possibility of buried lines where existing overhead lines are presently located. 
Undergrounding of distribution lines would be in accordance with Puget Sound Energy 
applicable tariffs on file with the WUTC.    

Note: Reworded in 2.3. 

2.3. Encourage underground utility networks in new developments in the City, and in locations 
where significant work in the right-of-way has the potential to accommodate undergrounding. 
Where appropriate, require undergrounding of utilities in targeted areas such as Town Center 
and in other areas as appropriate for the type, size and location of the development.   

2.4. Undergrounding of distribution lines would should be in accordance with approved franchise 
agreements and Puget Sound Energy applicable tariffs on file with the WUTC.    

3. Coordinate with communication utilities to ensure adequate telephone services and high-speed 
technology services in the community. Coordinate with telecommunication services to provide new 
and cost-effective emerging information and technologies and provide the community equitable 
access to options and reliable service.    

Note: Updated policy intent is to highlight the city’s role in advancing telecomm in the community. 

X.X Allow for improvements and additions to communication facilities needed to accommodate 
growth.    

Note: Redundant.  

X.X.X When requested, provide telephone service providers with annual  update of population, 
employment and development projections to ensure appropriate service will be available as 
needed.    

X.X. Strive to notify telephone service providers and residents of construction work in the public 
rights-of-way which may affect telephone system equipment.    

Note: Covered in new Policy 5.2. 

X.X. Encourage underground utility networks in new developments in the City. In addition, where 
significant work in existing rights-of-way will occur, the City could investigate with service 
providers the possibility of buried lines where existing overhead lines are presently located.    

Note: Covered in Policy 2.3 and new Policy 5.2. 

3.1. Maintain appropriate, telecommunication facility regulations in the Zoning Code and ensure 
that proposal review considers setbacks, land use compatibility, aesthetics, fencing and 
vegetative buffering, and other concerns, consistent with State laws.    
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X.X. Coordinate with the utility provider to determine if a Memoranda of Understanding outlining 
expectations of the provider as well as the City would be beneficial.    

Note: Redundant.  

3.2. Allow telecommunication utilities only where impacts of their infrastructure size and 
appearance can be mitigated or relocated to nonresidential areas while prohibiting new 
cellular towers in residential areas.     

3.3. Encourage utility partnerships to take advantage of the City’s fiber optic network to facilitate 
service delivery and encourage other broadband services throughout the City.    

Note: The City is in the process of developing a fiber optic network that will provide a trunk line connection 

through the mic and to other adjacent networks. 

X. Ensure environmentally sensitive, safe and reliable service, and conservation of energy.    

Note: These policies deleted, since they are covered under other comp plan elements, such as Capital 

Facilities and Transportation. 

X.X. Facilitate and encourage conservation of resources to delay the need for additional facilities.     

X.X. Facilitate the conversion to cost-effective and environmentally sensitive alternative technologies 
and energy sources.     

X.X. Support development of a widespread gaseous fuel infrastructure to provide more options to 
reduce vehicular pollution. One example is conversion of the City's fleet to cleaner fuels.  

X.X.  Conserve the use of energy in the City's own facilities. 

X. Facilitate the provision of reliable utility service in a way that balances potential safety and health 
impacts and allows for a fair and reasonable price for the utility's product.     

Note: Policies here deleted, as City has minimal role in EMF, and safety issues and cost-effectiveness are 

addressed more broadly for all utilities in new Policy 7 below. 

X.X. Encourage active City and utility participation in the development of regional and statewide 
policies regarding exposure to EMF (electromagnetic fields).     

X.X. Review periodically, the state of scientific research on EMF, and make changes to policies if the 
situation warrants.     

X.X. Review potential power density, height and setback standards and consider an ordinance which 
regulates communication towers to address potential health effects.     

4. Adopt incentives, strategies, actions, and regulations that encourage equitable development and 
access to utilities.       

Note: Policies below add a consideration of vulnerable populations, as required by the State. 

4.1. Promote equitable access of utility services to all residents, prioritizing services and access to 
historically underserved communities.       
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4.1.1. Connect residents to State and local resources such as utility bill or deposit assistance 
programs and subsidies to supplement tenant-based rental assistance, in order to 
increase protection for vulnerable households.       

4.1.2. Support programs that assist low-income households with utility- related home repairs, 
weatherization, and other energy-efficient improvements to owner-occupied and rental 
housing.   

4.2. Prioritize design, siting, construction, operation, and relocation or closure of utility systems in 
a manner that is cost effective, environmentally sensitive, and minimizes and mitigates impacts 
to vulnerable populations and communities that have been disproportionally affected by 
noise, air pollution, or other health impacts.       

5. Promote, when reasonably feasible, co-location or joint use of public and private utility in shared 
trenches, conduits, or poles so that utilities may encourage expansion, maintenance, and upgrading 
to minimize disruptions to the public, reduce cost to the public of utility delivery, and consistency 
with limitations as may be prescribed by applicable law and prudent utility practice.       

Note: Above goal carries forward the “co-location” theme in existing policies.  

5.1. Work with the utility to appropriately place utility facilities on public rights-of-way when 
reasonably feasible.       

5.2. Provide timely effective notice to utilities to encourage coordination of construction, 
maintenance, or repairs to roadways or other facilities.       

6. Seek cooperative planning approaches among jurisdictions, agencies, federally recognized tribes, 
adjacent regions, and private utility providers to address regional issues of utility needs and 
resources and emergency response.       

6.1. Coordinate land use decision-making with utility providers to ensure consistency in timing 
and standards.       

6.2. Prioritize utilities-related actions to ensure adequate service and minimal service disruptions 
for historically underserved populations.   

6.3. Assist local utilities in their planning and emergency responses by providing updates on 
population, demographics, and employment, if needed.       

Note: Above policy carries forward the “coordination” theme in existing policies and guidance from Puget 

Sound Regional Council, and adds an equity consideration as required by the State. 

6.4. Ensure that the City’s Emergency Response Plan is coordinated with regional jurisdictions and 
utility providers to include local measures for communicating and addressing utility outages 
and emergencies.   

6.5. Coordinate and prioritize messaging that is in plain language, short, culturally appropriate, in 
languages prevalent in the area, and in multiple formats, such as audio, large print, and 
captioning.       
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7. Implement new technologies that balance costs and benefits for the City, health and safety, 
aesthetics, protection of the environment and economy, and promote affordability and equitable 
access of utilities to all communities.       

7.1. Prioritize the provision of cost effective, energy-efficient new technologies to underserved 
populations,  

7.2. Prioritize the use of new technologies, programs, and applications that increase the reliability, 
affordability, and accessibility of utility services and pay options.       
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19.  Shorelines 

Introduction 

The Growth Management Act requires that the Shoreline Master Program goals and policies be a 
separate element of the Comprehensive Plan. The City of Sumner Shoreline Master Program was 
adopted per RCW 90.58. The major goals and policies are contained in this element for topic areas in 
the Shoreline Master Program that are overarching and comprehensive in nature. For specific policies 
refer to Chapters 5 of the Shoreline Master Program.  

As required by the Shoreline Management Act in RCW 90.58.100, the following elements have been 
considered in the preparation of the Master Program for the City of Sumner:  Economic Development, 
Public Access, Circulation, Recreation, Shoreline Use, Conservation, and Historical/Cultural Resources.  
The goals and objectives established for these elements are the basis for policies and regulations 
included under the general and specific use requirements of the Master Program. 

The State Shoreline Management Act requires that jurisdictions with rivers and lakes that are considered 
“shorelines of statewide significance” prepare a Shoreline Master Program to protect shoreline areas and 
guide development located in the 200-foot-wide State “shoreline jurisdiction” area that surrounds a 
water body. Shorelines within Sumner consist of the White River, Puyallup River, and a portion of Lake 
Tapps within the Sumner Urban Growth Area. 

The City of Sumner Shoreline Master Program was adopted in accordance with State law under RCW 
90.58.  

As required by the Shoreline Management Act, the following elements (topic areas) have been 
considered in the preparation of Sumner’s Master Program:  Economic Development, Public Access, 
Circulation, Recreation, Shoreline Use, Conservation, and Historical/Cultural Resources. The major goals 
and policies in the Master Program are organized under these 7 elements.  These form the basis for 
more specific policies and regulations in the Master Program that are applicable to shoreline uses. 

The Growth Management Act requires that the Shoreline Master Program goals and policies be included 
as a separate element (chapter) of the Comprehensive Plan. These goals and policies are organized 
under the 7 elements contained in the Master Program and are shown below.  Note that these are 
overarching and comprehensive in nature.  For specific policies and requirements for all development 
within the Shoreline Jurisdiction, refer to the Shoreline Master Program.  

Goals, Policies, and Objectives 

Economic Development Element 

1. Provide for economic activity that is water-dependent, water-related, or that provides an opportunity 
for a substantial number of people to enjoy the shoreline (water-enjoyment).       

1.1. Objective: To plan for uses that benefit from a shoreline location.       
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Public Access Element 

2. Increase public access to the shoreline and preserve and enhance views of the shoreline.       

2.1. Objective: To provide for public access to publicly owned shoreline areas, except where 
deemed inappropriate due to safety hazards, inherent security problems, environmental 
impacts, or conflicts with adjacent uses.  Require dedication of property or easements to 
provide for public access across private property as a condition of non-water dependent 
development.       

Circulation Element 

3. Provide safe and adequate vehicular circulation systems to shorelines where routes will have the 
least possible adverse effect on unique or fragile shoreline features and existing ecological systems, 
while contributing to the functional and visual enhancement of the system.       

3.1. Objective: To allow vehicular circulation systems within shoreline jurisdiction that benefit 
permitted uses without degrading the environment or aesthetic values of the area.       

Recreational Element 

4. Provide public access and opportunities for recreation along the shoreline wherever appropriate.        

4.1. Objective: To develop public access and recreation opportunities that are compatible with 
adjacent uses and that protect the shoreline environment.       

Shoreline Use Element 

5. Ensure that the overall design of land use patterns will locate activity and development in areas of 
the shoreline that will be compatible with adjacent uses and will be sensitive to existing shoreline 
environments, habitat, and ecological systems.       

5.1. Objective: To promote the best possible pattern of land and water uses consistent with the 
Shoreline Management Act of 1971, the City of Sumner Comprehensive Plan, the City of 
Sumner Parks and Trails Plan, and the Sumner Zoning Code.       

Conservation Element 

6. Preserve, protect, and restore to the greatest extent feasible the physical, biological, and visual 
attributes of the shoreline environment.  

6.1. Objective: Through the use of best available science, develop and implement siting criteria, 
design standards, and best management practices that will ensure the long-term 
enhancement of unique shoreline features, natural resources, and fish and wildlife habitat.       

6.2. Objective: To designate and develop areas where there is an opportunity to restore, 
enhance, and conserve the natural shoreline for the benefit of fish and wildlife habitat.       
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Historic/Cultural Element 

7. Identify, preserve, protect, and restore shoreline areas having historical, cultural, educational, or 
scientific values.  

7.1. Objective: To ensure the recognition, protection, and restoration of shoreline areas that have 
historical and or cultural value to the City of Sumner and that contribute to a unique “sense of 
place” for public facilities, recreation areas in the shoreline jurisdiction.       

Flood Hazard Management  

8. Protect the City of Sumner from losses and damage created by flooding.  

8.1. Objective: To seek regional solutions to flooding problems through coordinated planning 
with state and federal agencies, other appropriate interests, and the public.  To ensure that 
flood hazard protection projects have a positive environmental benefit and that emphasize 
long-term solutions over short term solutions.       
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Figure 19-1: Shoreline Environmental Designations Map (2020) 
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Executive Summary 
The Transportation Plan provides the link between the Land Use Element and the transportation facilities 
and services needed to support growth during the next twenty years. This is accomplished by identifying 
capacity, operational, and safety improvements along City roadways and by addressing multimodal 
needs such as transit, pedestrian, and bicycle facilities.  

The City has identified a range of goals and policies to implement the Transportation Plan efficiently and 
effectively. The goals and policies are outlined elsewhere, in the Transportation Element of the 
Comprehensive Plan. The Transportation Element strives to emphasize the importance of pedestrians 
and bicycles and prioritizes the creation of a network of multimodal transportation. 

Inventory of Existing Transportation System  

An inventory of the existing Sumner transportation system was conducted in Spring and Summer 2023. 
The inventory covers the street system, traffic volumes, traffic operations, traffic safety, transit and rail 
service, and pedestrian and bicycle facilities. The inventory is used in updating the City’s travel demand 
model to determine the future traffic conditions for this 2024 Sumner Transportation Plan. 

Street System. The street system inventory includes discussion of Sumner roadway functional 
classifications, which is the hierarchy of roadways in the city. The classifications act as a guide for future 
development of the street system. Sumner also has adopted a formal truck route plan to manage truck 
traffic within its city limits. 

Daily and weekday PM peak hour traffic volumes were also reviewed to understand the amount of 
vehicle traffic carried on the city streets. Daily traffic volumes have grown; however, the City’s weekday 
PM peak hour traffic volumes have changed less than 1 percent per year since the 2015 Transportation 
Plan was completed and along some roadways traffic volumes have decreased. Since the COVID-19 
pandemic travel patterns have changed with more people working from home or having flexible work 
hours such that they may not commute during the evening period. 

Traffic Volumes and Operations. Traffic volumes were used to evaluate traffic operations for Sumner’s 
key intersections. Traffic operations analysis provides a quantitative method for evaluating existing and 
future transportation conditions. The nationally recognized Highway Capacity Manual (HCM) level of 
service (LOS) method is used to evaluate intersection operations of Sumner facilities. Five intersections 
do not meet the currently adopted LOS standard during the weekday PM peak hour operating at LOS E 
or F. The poor operations are known issues at the SR 162 and SR 410 WB Ramps and the East Valley 
Highway/Forest Canyon Road E intersection due to regional traffic impacts. The existing traffic 
operations are considered in developing the transportation improvement program documented in 
Chapter 5 of this Plan.  

Traffic Safety. Citywide collision records for the last 5-years (2018-2022) are used to identify potential 
safety issues for vehicles, pedestrians, and cyclists. Of the 21 serious injury and fatal crashes, over 20 
percent involved pedestrians and about 5 percent involved bicyclists.  The most frequently reported 
collision type was rear-end crashes, which often occur in congestion or stop-and-go traffic. The review of 
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traffic safety is used to inform decisions related to street and intersection improvements documented in 
Chapter 5 of this Plan. 

Transit and Rail Service. Sumner is currently not served by Pierce Transit, which limits transit options 
and accessibility within the city. The only transit stop in the city is at the Sumner Sounder Train Station 
and is served by Sound Transit. Sound Transit’s Sounder S line offers commuter rail service between 
Lakewood and downtown Seattle with stops in Tacoma, Puyallup, Sumner, Auburn, Kent, and Tukwila. 
The transportation improvement program documented in Chapter 5 of this Plan considers the need to 
collaborate with Pierce Transit on potential future transit service based on anticipated growth of the city.  

Freight Train Traffic. Sumner has Burlington Northern Sante Fe (BNSF) and Union Pacific (UPRR) lines. 
There are currently 71 trains that run through Sumner on the BNSF tracks and 10 trains on the UPRR line 
daily. Based on a review of Washington State’s Joint Transportation Committee Road-Rail Safety Study 
Crossing Analysis, additional trains are anticipated in the future along the BNSF and UPRR lines in 
Sumner.  

Pedestrian and Bicycle Facilities. The city is striving to create a fully integrated transportation system 
and recognizes the need to prioritize locations where it expects heavy non-motorized use, such as routes 
connecting residential areas to recreational facilities and schools, and places of employment. Sidewalks 
are located intermittently around the city, mostly along arterial roadways located within Sumner’s 
downtown and nearby neighborhoods. There are limited formal bicycle facilities in Sumner. To prioritize 
the pedestrian and bicycle system for Sumner, Chapter 4 describes recommended level of service (LOS) 
guidelines.  

Transportation Demand Management. The City of Sumner has adopted a Commute Trip Reduction 
(CTR) program. The CTR program establishes goals consistent with State legislation. 

Technology. Transportation System Management and Operations (TSMO) is an integrated approach to 
optimize the performance of existing infrastructure by implementing multimodal, intermodal, and often 
cross-jurisdictional systems, services, and projects. Most of the city’s current transportation infrastructure 
is outdated and there are limited abilities to provide TSMO without future upgrades. In addition, electric 
vehicles are also considered transportation technology. There is no City-provided charging infrastructure 
in the right-of-way or on City-owned properties (e.g., public parking lots).  

Travel Forecasts and Alternatives Evaluation  

Sumner’s Transportation Plan is developed based on the evaluation of the existing and future 
transportation system needs. Travel forecasts were developed by updating the Sumner’s travel demand 
model based on the 20-Year land use plan. The model is a tool that converts existing and future land 
uses into trips. Four land use alternatives were evaluated to identify transportation needs for vehicles, 
bicycle, and pedestrian modes including updates to the transportation programs and improvement 
projects. Recommendations are made to update the vehicle LOS policy and adopt a new pedestrian and 
bicycle LOS policy. The future needs for the transportation system are identified by evaluating the level 
of service (LOS) for vehicles, pedestrians, and bicycles. The outcome of the analysis is a list of programs 
and projects to support the Sumner 20-Year growth plan.  
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Transportation Improvement Program 

The alternatives analysis, financing, and goals and policies were used to develop a comprehensive 
transportation improvement program (TIP) for the City. The program addresses existing and forecast 
needs within the 20-year planning horizon. Key recommendations for the Sumner transportation 
improvement program are:  

1. Monitor the transportation system against the Transportation Plan.  

2. Add a signal replacement program to the maintenance and operations program.  

3. Explore additional transit service for Sumner including getting involved in the Pierce Transit long-
range planning efforts.  

4. If public transit service is provided within Sumner in the future, the City should adopt a transit LOS.  

5. Adopt the non-motorized system and LOS standards. 

6. Adopt the list of multimodal transportation improvements and continue to monitor the 
establishment LOS by mode to ensure the improvements continue to support the goals and policies. 

The list of 20-Year improvements is provided in Exhibit 5-5 beginning on page 50.  

Finance and Implementation 

The GMA requires the Transportation Plan to include a multi-year financing plan based on the identified 
needs in the transportation improvement program. The financing plan for the Transportation Plan 
provides a basis for the City’s annual Six-Year Transportation Improvement Program (TIP).  

Finance. Key funding sources for the city include fees and taxes, grants, partnerships with other 
agencies, developer funding improvements and transportation impact fees (TIFs). 

Part of the finance strategy is to update the transportation impact fee. The update recommends 
eliminating the current TIF approach with three districts and having one fee schedule for the entire city to 
simplify the structure and make the fee equitable throughout the city. The fee update, including non-
motorized transportation improvements, is $10,696 per weekday PM peak hour vehicle trip. Staff will 
review and recommend options for the City Council to determine what fee is ultimately selected. The 
remaining funds not covered by the TIF, or other revenue sources would be made up with sources like 
grants.  

Reassessment. The funding strategy is partially based on grants and other outside funding that the city 
does not control. The city may be able to shift revenues from other funding programs to address specific 
needs as yearly budgets are prepared or consider other revenue options such as increasing the vehicle 
license tab fee. The City is committed to reassessing their transportation needs and funding sources 
each year as part of their annual Six-Year Transportation Improvement Program (TIP). This allows the city 
to match the financing program with the shorter-term improvement projects and funding.  

Implementation. Implementation includes coordination with developers and partnering with other 
agencies to construct the transportation improvement projects. Partnering with other agencies and use 
of grants will be especially critical in the implementation of safety, capacity, and operational 
improvements along SR 167 and SR 410. This may include re-prioritizing roadway projects as new 
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funding sources become available or by focusing on areas most impacted by new development. The City 
will also continue to review strategies for phasing improvements allowing funding to be spread over a 
longer period. In addition, the city will need to review, maintain, and update its Concurrency 
Management Program, Transportation Impact Fee, and other development review processes to account 
for the revised multimodal LOS standards and assure that the impacts of growth are mitigated, and 
transportation improvements are completed concurrent with new development. 

Consistency with Other Agencies  

The GMA works to increase coordination and compatibility between the various agencies that are 
responsible for the overall transportation system. As part of the Transportation Plan, consistency with 
nearby transportation agencies is reviewed including Washington State Department of Transportation 
(WSDOT), Pierce County, Sound Transit, Auburn, Pacific, Edgewood, and Puyallup. The Plan is consistent 
with nearby agencies and the city is committed to continuing to partner with these agencies to improve 
transportation for the community.   
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1. Introduction 

The City of Sumner adopted its first Transportation Plan in January 1993. In 1994, the City adopted a 
Comprehensive Plan consistent with the Growth Management Act (GMA) and the Transportation Plan 
was updated in 2002 and 2015. Amendments to the 2015 Transportation Plan were adopted in 2017, 
2019, and 2020. 

The Transportation Plan provides the link between the Land Use Element and the transportation facilities 
and services needed to support growth during the next twenty years. This is accomplished by identifying 
capacity, operational, and safety improvements along City roadways and by addressing multimodal 
needs such as transit, pedestrian, and bicycle facilities. The Transportation Plan reflects the 
interdependence of transportation and land use and is influenced by choices made as part of the Land 
Use Element. Conversely, land uses are similarly influenced by choices and policies made in the 
Transportation Plan. 

The Transportation Plan implements the City’s Transportation Element, which is a key component of the 
City’s Comprehensive Plan which works hand-in-hand with other Comprehensive Plan Elements. The 
Transportation Element identifies the City of Sumner’s goals and policies for transportation as well as the 
City’s future transportation system and facilities, level-of-service (LOS) standards, and concurrency 
monitoring system. Future land uses proposed as part of the Land Use Element are used to develop 
transportation strategies and to identify necessary transportation facilities (roadways, sidewalks, trails, 
bike lanes, etc.). Similarly, the Capital Facilities Element and the City’s ongoing Transportation 
Improvement Program (TIP) present specific facility recommendations based on the Transportation Plan 
and Transportation Element. 

The Plan update includes an inventory of existing transportation facilities and services, development and 
analysis of 2044 travel forecasts, evaluation of needs and deficiencies, identification of transportation 
system improvements consistent with goals and policies, and financing strategies. The Plan update also 
addresses requirements for a concurrency program and the multimodal transportation impact fee (TIF) 
program. 

 

Growth Management Act 

The Transportation Element was developed in accordance with the Washington State Growth 
Management Act (GMA). The GMA requires that the following topics be addressed within the 
Transportation Plan: 

 Land use assumptions used in estimating travel demand. 

 Facility and service needs, including an inventory of air, water, and ground transportation facilities 
and services, transit alignments, general aviation/ airport facilities, and state-owned transportation 
facilities within the city's jurisdictional boundaries. 

 Level of service (LOS) standards to gauge the performance of the system. 
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 Identification of actions and requirements needed to bring existing facilities and services up to 
standard. 

 Forecasts of future traffic based on the land use plan. 

 Identification of improvements and programs needed to address current and future transportation 
system deficiencies, including Transportation Demand Management strategies. 

 A realistic multi-year financing plan that is balanced with the adopted level of service standards and 
the land use element. 

 An explanation of intergovernmental coordination strategies and regional consistency. 

 Local transportation elements must also include the following: 

 Estimated traffic impacts to State-owned transportation facilities resulting from land-use 
assumptions. 

 LOS for state-owned transportation facilities. 

 Identification and assessment of GMA concurrency and the applicability to highways of 
statewide significance. 

 A pedestrian and bicycle component that includes collaborative efforts to identify and designate 
planned improvements for pedestrian and bicycle facilities and corridors that address and 
encourage enhanced community access and promote healthy lifestyles. 

 

Study Area  

The study area includes all areas within Sumner City limits and Urban Growth Area (UGA). The UGA has 
been delineated with Pierce County, consistent with the requirements of the GMA. The transportation 
planning study area is shown in Exhibit 1-1. The city lies adjacent to the UGAs of the City of Pacific and 
City of Auburn (north) and the City of Edgewood (west). Unincorporated areas of Pierce County also 
surround portions of Sumner. 
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Exhibit 1-1. Study Area 
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2. Goals and Policies 

The City has identified a range of goals and policies to implement the Transportation Plan efficiently and 
effectively. The goals and policies are outlined elsewhere in the Transportation Element of the 
Comprehensive Plan. The Transportation Element strives to emphasize the importance of pedestrians 
and bicycles and prioritizing the creation a network of multimodal transportation-related improvements 
and policies to ensure that vehicle traffic can coexist with the community’s need for a safe and 
comfortable active transportation environment. It also recognizes the need for the City to work with other 
transportation service providers to plan, design, fund, and implement transportation projects and 
programs to serve the community. 

The goals and policies provide a framework for decision making related to transportation projects and 
programs. The transportation goals and policies cover the following elements: 

• Citywide Transportation Goal 

• Public Involvement 

• Agency Coordination 

• Transportation System Mobility and Efficiency  

• Subarea Plans Transportation and Circulation System  

• Pedestrians and Bicycles 

• Commuter Rail and Transit  

• Commute Trip Reduction and Transportation Demand Management (TMD) 

• Equity in Transportation-Related Decisions 

• Land Use and Environmental Considerations  

• Program Financing and Implementation 

The transportation goals and policies will be used by the City in deciding how to secure and use funding, 
decisions related to new land use development applications, and coordination with other City planning 
objectives.  Refer to the Transportation Element of the Comprehensive Plan. 
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3. Inventory of Existing Transportation 
System  

The transportation system within the City of Sumner includes streets and highways, pedestrian and 
bicycle facilities, and transit and rail service. An inventory of the existing transportation system was 
conducted in Spring and Summer 2023. This transportation system inventory and associated analyses 
provide a baseline for the existing transportation system and aid in identifying key transportation issues 
addressed in the update of the Plan. The inventory covers the street system, traffic control, traffic 
volumes, traffic operations, traffic safety, transit and rail service, and pedestrian and bicycle facilities. The 
inventory is used in updating the City’s travel demand model to determine the future traffic volume 
forecasts for the 2023 Sumner Transportation Plan. 

 

Freeways, Arterials, and Collectors 

Exhibit 3-1 summarizes the existing traffic control and functional classification of the city street system. 
Roadway functional classification provides for a hierarchy of roadways. These classifications also act as a 
guide for future development of the overall street system. The city’s functional classifications include 
principal arterials, minor arterials, collectors, and local streets. Arterial streets serve higher traffic volumes 
and may have few access points. Collector streets link arterials and local streets and may provide access 
to individual parcels. Collectors are also vital in connecting the residential areas to the central business 
district and are excellent candidates for multimodal facilities. Local streets provide neighborhood 
circulation and access to individual parcels. 

The city also has two freeways, State Route (SR) 167 and 410 that run through it. The State has 
designated SR 167 as a Highway of Statewide Significance (HSS). HSS facilities provide and support 
transportation functions that promote and maintain significant statewide travel and economic linkages. 
Improvement plans for this HSS facility are developed from a statewide perspective. This planning 
includes policy development and accompanying funding support to represent a broad range of interests 
that depend on the facility. Because of its designation as an HSS facility, the State has the authority of 
setting the level of service (LOS) standards for SR 167. SR 410 is a State Highway of Regional 
Significance. LOS standards for SR 410 are established by the Puget Sound Regional Council (PSRC), in 
consultation with WSDOT. 

Exhibit 3-2 provides a summary of the key characteristics of the roadway serving Sumner. 
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Exhibit 3-1. Existing Traffic Control and Functional Classification  
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Exhibit 3-2. Characteristics of Key Roadways Serving Sumner 

Roadway Classification Jurisdiction 

Number 
of Travel 

Lanes 

Posted 
Speed 
Limit Parking? Sidewalks? 

Bicycle 
Facilities? 

North-South Roadways        

SR 167 Freeway WSDOT 4 60 mph No No No 

Valley Avenue Minor/Principal 
Arterial1 

Sumner 2 to 3 25 mph No Yes Yes 

Traffic Avenue Minor Arterial2 Sumner 4 to 5 25 mph No Yes No 

Fryar Avenue Minor Arterial Sumner 3 25 mph No Yes Yes 

142nd Avenue E Minor Arterial Sumner 5 35 mph No Yes No 

136th Avenue E Minor Arterial Sumner 3 30 mph No Yes No 

East Valley Highway Minor Arterial3 Sumner 2 to 3 25 mph No No No 

West Valley Highway Minor Arterial Sumner 2 to 4 35 mph No Yes No 

Sumner-Tapps Highway Minor Arterial Sumner 2 45 mph No No No 

Cannery Way (formerly 
Bridge Street) 

Minor Arterial Sumner 2 25 mph No Yes No 

Valley Avenue E Minor Arterial Sumner 2 25 mph No No No 

160th Avenue E Minor Arterial4 Sumner 2 25 mph Yes No No 

Sumner Heights Drive Collector Sumner 2 25 mph No Yes No 

Alder Avenue Collector Sumner 2 25 mph Yes Yes No 

Wood Avenue Collector Sumner 2 25 mph Yes Yes No 

158th Avenue E Collector Sumner 2 25 mph No Yes No 

Parker Road Collector Sumner 2 25 mph No Yes No 

East-West Roadways        

SR 410 Freeway WSDOT 4 55 mph No No no 

24th Street E Minor Arterial Sumner 2 to 5 35 mph No Yes No 

Main Street Minor Arterial Sumner 2 25 mph Yes Yes No 

Stewart Road Principal 
Arterial 

Sumner 2-5 35 mph No Yes No 

Puyallup Street Minor Arterial Sumner 2 25 mph No Yes No 

Forest Canyon Road Minor Arterial Sumner 2 25 mph No No No 

64th Avenue E Minor Arterial Sumner 2 25 mph Yes Yes No 

Zehnder Street Collector Sumner 2 25 mph No Yes No 

Thompson Street Collector Sumner 2 25 mph Yes Yes No 

Elm Street Minor Arterial 
Collector5 

Sumner 2 to 3 25 mph No Some6 No 
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Roadway Classification Jurisdiction 

Number 
of Travel 

Lanes 

Posted 
Speed 
Limit Parking? Sidewalks? 

Bicycle 
Facilities? 

Meade-McCumber Road Collector Sumner 2 25 mph Yes Yes No 

Washington Street Collector Sumner 2 25 mph No Yes No 

Rivergrove Drive Collector Sumner 2 25 mph Yes Yes No 

Riverside Drive Collector Sumner 2 35 mph No No No 

Note: WSDOT = Washington State Department of Transportation; mph = miles per hour  
1. Principal arterial south of SR 410 
2. Principal arterial south of Thompson Street 
3. Principal arterial north of Forest Canyon Road 
4. Collector north of Main Street E 
5. Minor Arterial between Valley Avenue and East Valley Highway and Collector Arterial from Valley Avenue and 
Wood Avenue and East Valley Highway and 160th Avenue E.  
6. Elm Street does not have sidewalks on portions between Valley Avenue and Wood Avenue 

Traffic Volumes 

Daily traffic volumes were provided by the city and weekday PM peak hour traffic volumes were 
generally collected in February and November 2023 by IDAX at key intersections throughout the city. 
Exhibit 3-3 illustrates the average daily traffic volumes along key streets serving the city. Exhibit 3-3 
shows daily traffic volumes along Valley Avenue E (SR 162) and Sumner-Tapps Highway within the City. 
Main Street in the Town Center area has about 11,000 vehicles per day while Stewart Road in the 
industrial area has about 14,000 vehicles per day. 

Exhibit 3-4 summarizes the rates of growth along Sumners major corridors compared to 2014/2013 PM 
peak hour traffic volumes.  

As shown on Exhibit 3-4, the weekday PM peak hour traffic growth was largest at intersections serving 
the northern part of the city industrial areas, where most of the growth has been concentrated over the 
past ten years. The largest increase in weekday PM peak hour traffic volumes occurred at the intersection 
of 142nd Avenue and 24th Street E, where traffic increased by 5 percent annually. At the access ramps to 
SR 167, traffic volumes have grown modestly between one tenth of a percent to 1.5 percent annually. 
The City’s lowest growth in volumes occurred along the SR 162/Valley Avenue corridor. This pattern of 
little to no change in traffic volumes is thought to be a result of changing patterns in weekly commuter 
patterns. Since the COVID-19 pandemic travel patterns have changed with more people working from 
home or having more flexible hours when they may not commute daily or during the evening period. 

Overall, the City’s traffic volumes have changed less than 1 percent per year since the 2015 
Transportation Plan was completed. 
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Exhibit 3-3. Existing Daily Traffic Volumes 

 

 

Page 376 of 949



City of Sumner Transportation Plan Ch. 3 ▪ Inventory of Existing Transportation System 
September 2024 

 10 

Exhibit 3-4. Weekday PM Peak Hour Roadway Volumes and Annual Growth1 

Roadway Cross-Street 
2013/2014 PM 
Peak Volumes 

2023 PM Peak 
Volumes 

PM Peak 
Annual Growth 

Rate 

W Valley Hwy E Jovita Blvd 1,880 2,020 0.80% 

SR 167 SB Ramps Stewart Rd SE 1,550 1,770 1.50% 

SR 167 NB Ramps Stewart Rd SE 1,770 1,790 0.10% 

140th Ct E2 Stewart Rd SE 1,250 1,550 2.40% 

West Valley Hwy 24th St SE 1,160 1,350 1.70% 

SR 167 NB Ramps 24th St SE 1,200 1,290 0.80% 

136th Ave E2 24th St E 1,260 1,580 2.60% 

142nd Ave E2 24th St E 790 1,230 5.00% 

East Valley Hwy Forest Canyon Rd 1,460 1,520 0.50% 

West Valley Hwy SR167 SB Ramps 1,060 1,240 1.80% 

142nd Ave E Costco Access - 940 - 

West Valley Hwy E 42nd St E 630 590 -0.70% 

Tacoma Ave Puyallup St 813 860 0.70% 

East Valley Hwy  Puyallup St 1,500 1,490 -0.10% 

East Valley Hwy Elm St 1,430 1,430 -0.10% 

Valley Ave Elm St 1,140 1,120 -0.20% 

Fryar Ave Zehnder Ave 1,040 1,090 0.60% 

West Valley Hwy Sumner Heights Dr E 880 820 -0.80% 

Valley Ave E Sumner Heights Dr E 1,240 1,180 -0.60% 

Traffic Ave Main St 2,070 2,070 0.00% 

Alder Ave Main St 880 750 -1.90% 

Wood Ave Main St 1,170 980 -1.90% 

Valley Ave Main St 1,970 1,806 -1.00% 

Parker Rd Main St 1,070 970 -1.20% 

160th Ave (Van Tassel Rd) Main St (60th St E) 1,050 1,090 0.40% 

Sumner-Tapps Hwy (166th 
Ave E) 

Main St (60th St E) 1,650 1,550 -0.70% 

Traffic Ave Maple St 1,430 1,500 0.60% 

Traffic Ave 
SR 410 WB Ramps (Thompson 
St) 

2,300 2,500 0.90% 

Traffic Ave  SR 410 EB Ramps 2,160 2,690 2.50% 

Valley Ave Meade Mc Cumber Rd E 1,490 1,440 -0.40% 
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Roadway Cross-Street 
2013/2014 PM 
Peak Volumes 

2023 PM Peak 
Volumes 

PM Peak 
Annual Growth 

Rate 

Parker Rd Meade Mc Cumber Rd E 250 350 3.70% 

160th Ave E 64th St E 500 630 2.50% 

Sumner- Tapps Hwy (166th 
Ave E) 

64th St E 1,900 2,060 0.90% 

Sumner-Tapps Hwy E 
(166th Ave E) 

SR 410 WB Ramps 1,960 2,010 0.30% 

Sumner-Tapps Hwy (166th 
Ave E) 

SR 410 EB Ramps 1,780 1,680 -0.60% 

Valley Ave Gary St 1,480 1,450 -0.20% 

SR 162 SR 410 WB Ramp 1,920 1,770 -0.90% 

SR 162 SR 410 EB Ramp 2,090 2,150 0.30% 

SR 162 74th St E 1,770 1,920 0.90% 

SR 162 Rivergrove Dr 1,590 1,530 -0.40% 

Note:  
1. PM Peak Volumes rounded to the nearest tenth. 

Truck Traffic 

The availability of industrial land and its proximity to the SR 167, SR 410, I-5 freeway corridors has made 
Sumner an attractive place for trucking-related developments such as warehousing and distribution 
centers. 

Sumner has adopted a formal truck route plan to manage truck traffic within its city limits. Exhibit 3-5 
illustrates the existing truck routes. Existing truck traffic is routed around the perimeter of the residential 
and commercial sections of Sumner. Truck traffic entering and exiting Sumner from the industrial areas 
to the north is served by the two SR 167 interchanges at Stewart Road and 24th Street E.  

Sumner’s warehouse and industrial area generates heavy truck traffic volumes on 136th Avenue E and 
Stewart Road on movements to and from SR 167. Heavy truck traffic is significant not only because of its 
impact on traffic flow but because of the impact on parking and the structure of the roadways. There are 
limited places where truck parking is allowed and some areas along truck routes have not been 
designed sufficiently for trucks.  

Several roadways within the city are classified as T-2 or T-1 level roadways in the Washington State 
Freight and Goods Transportation System (FGTS). These roadways carry between 4 and 10 million tons 
(T-2) or more than 10 million tons (T-1) per year, depending on their classification. Sumner roadways 
classified as T-1 include 142nd Avenue E from Tacoma Avenue to 24th Street E, and 24th Street E from 
West Valley Highway to 142nd Avenue E. The City’s T-2 designated truck routes include Traffic Avenue 
from SR 410 to Main Street, Fryar Avenue from Main Street to Puyallup Street E, West Valley Highway 
from Sumner Heights Drive to 16th Street E, and Stewart Road from Butte Avenue SE to the City Limits. 
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Exhibit 3-5. Existing Truck Routes  
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Traffic Operations 

Traffic volumes were used to evaluate traffic operations in Sumner. Traffic operations analysis provides a 
quantitative method for evaluating existing and future transportation conditions. The City’s operational 
standard is presented along with the analysis methodology. A discussion of existing traffic operations is 
also provided. 

Analysis Methodology 

Traffic operations were evaluated for the existing year (2023) based on the level of service (LOS) 
methodologies of the Highway Capacity Manual (HCM) (Transportation Research Board). The HCM is a 
nationally recognized and locally accepted method of measuring traffic flow and congestion. Criteria 
range from LOS A, indicating free-flowing conditions with minimal vehicle delays, to LOS F, indicating 
extreme congestion with long vehicle delays. At signalized intersections, LOS is measured in terms of 
average delay per vehicle. At unsignalized intersections, LOS is measured in terms of the average vehicle 
delay and is typically reported for the worst traffic movement instead of for the whole intersection. 
Appendix A includes an in-depth discussion of LOS. 

Intersection LOS analysis was performed for major intersections within the study area based on 2023 
conditions. Like the scope of the previous study in 2015, 43 intersections were selected for analysis, 
based on location and likelihood that they might be impacted by future growth. Turning movement 
counts collected in February and November 2023 were used in this analysis. 

The study area current LOS standards are set by Sumner, Pacific, and WSDOT. The current adopted LOS 
standards set by each jurisdiction are summarized below: 

 City of Sumner1  

 LOS D all intersections except as specifically noted 

 Exception to the LOS D standard are:  

 Traffic Avenue/Main Street/Fryar Avenue (LOS F) 

 Main Street/Alder Avenue (LOS F) 

 Valley Avenue East/Main Street (LOS F) 

 West Valley Highway East/Valley Avenue/Sumner Heights Drive (LOS F) 

 City of Pacific 

 LOS D (Butte Avenue SE/Stewart Road SE) 

 WSDOT/PSRC2  

 LOS D for Highways of Statewide Significance (HSS) in urban areas 

 LOS C for Highways of Statewide Significance (HSS) in rural areas 

 LOS D for Regional Significance State Highways (RSSH), Tier 2  

 
1 2015 Sumner Transportation Plan 
2 Level of Service Standards for Washington State Highways, 2010 
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Because SR 167 is a designated HSS, the State requires local jurisdictions to adopt this LOS standard for 
HSS facilities in their Comprehensive Plans. For non-HSS facilities, the State requires that an agency 
coordinate with WSDOT in establishing a LOS standard for those facilities. SR 410 and SR 162 are not 
HSS-designated facilities. Puget Sound Regional Council (PSRC) has adopted LOS standards for 
regionally significant state highways or state transportation facilities that are non-HSS such as SR 410 and 
SR 162. SR 162 and SR 410 both Tier 2 RSSH. Based on the PSRC tiered LOS system, both SR 410 and SR 
162 have an adopted LOS D standard. SR 410 is also part of the National Highway System within the City. 

Sumner has significant regional traffic that diverges onto the local roadway system due to congestion on 
the regional network. Exhibit 3-6 illustrates the existing weekday PM peak hour LOS at the study 
intersections. Existing traffic operations were analyzed based on the procedures documented in the 
Highway Capacity Manual 6th Edition or 2000 when the 6th Edition method is unable to evaluate the 
operations. The analysis uses Synchro 11.0 for signalized and stop controlled intersections. Detailed LOS 
and delay summary is provided in Appendix B.  

Generally, traffic operations have remained consistent over the last 10 years. Four intersections do not 
meet the currently adopted LOS standard during the weekday PM peak hour operating at LOS E or F 
including:  

 Stewart Rd SE/Butte Ave SE (LOS F) - unsignalized (signal being installed) 

 E Valley Hwy E/Forest Canyon Rd E (LOS F) – unsignalized  

 Sumner-Tapps Hwy E/SR 410 WB Ramps (LOS F) - unsignalized  

 Valley Ave/74th St E (LOS F) – unsignalized  

Stewart Road/Butte Avenue SE is in the City of Pacific and there is an improvement project to signalize 
this intersection that will be completed by the end of 2023. 
 
Exhibit 3-7 provides a comparison between 2015 and 2023 LOS, delay, and worst movements at the 
study intersections not meeting the adopted LOS standard or showing a trend towards increased delay. 
Poor operations are known issues at the SR 162 and SR 410 WB Ramps and the East Valley 
Highway/Forest Canyon Road E intersection. The City of Sumner’s 6-Year Transportation Improvement 
Program 2024-2029 includes improving the Stewart Road SE/Butte Avenue SE intersection. The city is 
currently installing a new signal and adding turn lanes at the Stewart Road SE/Butte Avenue SE 
intersection. 
 
In addition, two intersections currently meet adopted LOS standards yet show a trend (more than one 
LOS difference) toward increased delay and are included in the summary table. The intersections 
showing a negative trend in operation are: 
 

 SR 167 NB Ramps/ 24th Street E – signalized 

 Sumner-Tapps Highway E/64th Street E – signalized 
 
The city has identified improvements at the Sumner-Tapps Highway E/64th Street E intersection as part 
of improvements at the SR 410/166th Avenue E/Sumner-Tapps Highway interchange.  
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Exhibit 3-6. Existing Weekday PM Peak Hour Level of Service   
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Exhibit 3-7. 2015 and 2023 Weekday PM Peak Hour Level of Service Comparison  

Intersection 2015 PM Peak Hour 2023 PM Peak Hour 

Major Rd Minor Rd LOS1 Delay2 WM3 LOS1 Delay2 WM3 

Stewart Rd Butte Ave SE Not Studied in 2015 F 186 SB 

East Valley Hwy E Forest Canyon Rd D 29 WB F 327 WB 

Sumner-Tapps Hwy E  SR 410 WB Ramps F >50 WB F 61 WB 

Valley Ave 74th St E C 19 WB F 110 EB 

SR 167 NB Ramps 24th St E A 7 - D 36 - 

Sumner Tapps Hwy E 64th St E A 9 - C 22 - 

Notes:  
1. LOS = level of service based on the Highway Capacity Manual (HCM)  
2. Average delay in seconds per vehicle.  
3. WM means worst movement and SB means southbound, WB means westbound, NB means northbound, EB 
means eastbound. 

Traffic Safety 

A review of citywide collision records was completed to identify potential safety issues for vehicles, 
pedestrians, and cyclists. The traffic safety analysis included collision data for a five-year period from 
January 1, 2018 through December 31, 2022. This information was provided by WSDOT for SR 162, SR 
167, SR 410, and all roadways within City limits. A map of Sumner’s Collision History is shown on 
Exhibit 3-8. 

Four (4) fatalities and 17 serious injury crashes occurred over the 5-year period. The number of collisions 
occurring at locations in the city are generally low to moderate with a moderate concentration of 
collisions occurring along Main Street, Traffic Avenue and 166th Avenue E/Sumner Tapps Highway.  
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Exhibit 3-8. Sumner 5-Year (2018-2022) Collision History  
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A total of 1,603 collisions over the five-year period were recorded. Of these, 21 crashes resulted in a 
serious injury or fatal (SIF) outcome. Exhibit 3-9 shows the collision types for fatal and serious injury 
collisions. Of the serious injury and fatal crashes, over 20 percent involved pedestrians and about 5 
percent involved bicyclists. Intersection improvements identified to address operations or safety are 
identified in Chapter 5.  

Exhibit 3-9. Fatal and Serious Injury Collision Types  

 

The most frequently reported collision type was rear-end crashes, which often occur in congestion or 
stop-and-go traffic. Rear-end crashes accounted for approximately 40 percent of all the crashes in the 
five-year period.  
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Transit Service and Rail Service 

Transit Service 

Sumner is currently not served by Pierce Transit, which limits transit options and accessibility within the 
city. The only transit stop in the city is at the Sumner Sounder Train Station and is served by Sound 
Transit. Exhibit 3-10 illustrates the bus Sound Transit bus routes, which are described below.  

Sound Transit Route 578 provides service between Seattle to Puyallup. This service is intended to be a 
Sounder train shadow and currently runs with one stop at the Sumner train station, stops in Puyallup, and 
Federal Way, and three stops in Seattle. Service is provided between 6 a.m. and 12 a.m. on weekdays. 
The route operates on 60-minute headways on weekdays and weekends. 

Route 596 provides shuttle service between Bonney Lake Park and Ride and the Sumner Sounder 
Station. The route operates on 25-minute headways on weekdays and there is no weekend service. This 
route is scheduled in coordination with the train schedule to shuttle commuters to and from the Bonney 
Lake Park and Ride. Service is provided between 5 a.m. and 8 p.m. on weekdays. 

The City of Sumner is currently operating a "last mile" shuttle service pilot project from the Sumner 
Sounder Station to businesses in the Manufacturing/Industrial Center (MIC) that operates during the 
commuter train service times. The single 14-passenger shuttle offers service for a paid fare of $3 per ride 
and is often partially subsidized by the employer. 

Pierce County also provides Beyond the Borders Connector, a local on-demand bus service, which helps 
eligible residents access public transportation, medical services, employment, shopping, and social 
activities. There is no cost to riders. Use of the service is unlimited, and riders can get on and off at all 
stops throughout the community and ride multiple times each day. 

Commuter Rail Service 

Sound Transit’s Sounder S line offers commuter rail service between Lakewood and downtown Seattle 
with stops in Tacoma, Puyallup, Sumner, Auburn, Kent, and Tukwila. The Sounder service shares the 
Burlington Northern Santa Fe (BNSF) tracks. The Sumner Station is located south of Maple Street 
between Narrow and Traffic Streets in downtown Sumner. There are currently three morning and ten 
afternoon trains southbound and ten morning trains and three afternoon trains northbound serving the 
Sumner Station during the commute hours. According to Sound Transit, 130 total parking spaces are 
available near the Sumner commuter rail station with an additional 500 parking spaces proposed as part 
of Sound Transit’s Sumner Access Improvement Project parking garage. 

Sound Transit’s ridership dramatically decreased during the pandemic in 2020 and continues to slowly 
recover. Although the Sounder ridership is over 3 million riders less per year compared to 2019, the 
Sound Transit’s Transit Transportation Development Plan 2023-2028 indicates service saw nearly double 
the ridership in 2022 compared to 2021. Daily boardings continue to increase with the S Line, which 
serves Sumner, having an average of 6,500 daily boardings as of June 20233.  

 
3 Sound Transit Ridership Report accessed June 2023 https://www.soundtransit.org/ride-with-us/system-
performance-tracker/ridership 
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Exhibit 3-10. Existing Transit Service  
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Freight Train Traffic 

The BNSF railroad lines run north-south through the City of Sumner. The Union Pacific (UPRR) line is 
located on the west side of the White (Stuck) River, paralleling SR 167. The BNSF rail line is located on 
the east side of the White (Stuck) River and runs through downtown Sumner paralleling Traffic Avenue. 
Sound Transit’s Sounder Service uses BNSF tracks. There are currently 71 trains that run through Sumner 
on the BNSF tracks and 10 trains on the UPRR line daily. The projected rail use by 2035 is 102 on the 
BNSF tracks and 27 on the UPRR tracks.4 

 

Pedestrian and Bicycle Facilities 

Continuity in pedestrian and bicycle access within the city provides for increased safety, comfort, and 
ease for residents and recreational users. The city is striving to create a fully integrated system for these 
modes of transportation and recognizes the need to prioritize locations where it expects heavy non-
motorized use, such as routes connecting residential areas to recreational facilities and schools, and 
places of employment.  

Exhibit 3-11 illustrates the current non-motorized system within the city. The city’s existing transportation 
system was historically designed and constructed for vehicular traffic. The existing system provides 
access for people on foot, bike, or other modes primarily with sidewalks, bike lanes, and off-street trails. 
Sidewalks are located intermittently around the city, mostly along arterial roadways located within 
Sumner’s downtown and nearby neighborhoods.  

There are limited formal bicycle facilities in Sumner. For the most part, bicyclists share the road with 
motorized traffic or use paved roadway shoulders, where available. Formal bike lanes are present along 
Valley Avenue, Fryar Avenue and Academy Street. 

 
4 State of Washington Joint Transportation Committee Road-Rail Safety Study Crossing Analysis (Joint 
Transportation Committee Road-Rail Study Crossing Analysis (transpogroup.com) accessed November 2023.  
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Exhibit 3-11. Existing Non-Motorized Facilities  
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Transportation Demand Management  

The City of Sumner has adopted a Commute Trip Reduction (CTR) program. The CTR program 
establishes goals consistent with State legislation. The individual demand management strategies that 
are typical elements of the CTR and Transportation Demand Management (TDM) programs are different 
for employment and residential developments.  

Manufacturing and Industrial Center (MIC) and Town Center Subarea Plans described TDM strategies to 
reduce employment and residential drive-alone trips, including shuttles and transit options, improving 
bicycle and pedestrian connectivity and incentive programs led by employers. In 2023 the City of 
Sumner began a shuttle pilot program, BusUp, in partnership with employers in the MIC to provide a 
“last mile” service from the downtown transit station to the MIC. 

 

Technology  

Transportation System Management and Operations (TSMO) is an integrated approach to optimize the 
performance of existing infrastructure by implementing multimodal, intermodal, and often cross-
jurisdictional systems, services, and projects. TSMO seeks to operate the existing transportation system 
as safely and efficiently as possible, often maintaining or even regaining previous capacity levels and 
improving safety performance levels. In practice, TSMO is applied on a corridor or in a region as a series 
of operational strategies. 

Most of the city’s current transportation infrastructure is outdated and there are limited abilities to 
provide TSMO without future upgrades. The city is currently looking into investments in fiber optic 
systems and will be considering what upgrades are needed and to leverage the fiber project to allow for 
TSMO.  

In addition, as the use of electric vehicles (EVs) continues to grow within transportation systems, it 
becomes essential to establish an accessible EV charging infrastructure. Currently, there is no City-
provided charging infrastructure in the right-of-way or on City-owned properties (e.g., public parking 
lots).  
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4. Travel Forecasts and Alternatives 
Evaluation 

Sumner’s Transportation Plan is developed based on the evaluation of the existing transportation system 
and future transportation system needs based on planned future growth. GMA requires that the 
transportation planning horizon be at least ten years in the future. The City of Sumner selected a 2044 
horizon year. Year 2044 provides a long-range look at the transportation system needed to support 
anticipated growth in the city and other communities in northern Pierce County. Travel forecasts have 
been developed and analysis has been conducted for average weekday conditions during the PM peak 
hour. The weekday PM peak hour generally has the highest overall traffic volumes in the community and 
thus provides the basis for identifying capacity related improvement needs. 

Primary analyses of the 2044 traffic forecasts were initially based on the following travel forecasting 
assumptions: 

 Committed Improvement projects in Sumner’s current Transportation Improvement Program (TIP) 

 Improvement projects in available transportation plans from adjacent jurisdictions 

 Puget Sound Regional Council’s (PSRC) Transportation Vision 2050 Update Regional Capacity 
Projects List (as of May 2022) 

 WSDOT’s 2023-2026 Statewide Transportation Improvement Program 

 Sumner’s forecast land use data (for four alternatives) 

 PSRC 2050 Land Use Targets forecasts and regional trip end data from the 2050 regional travel 
demand model. 

Based on these assumptions, travel forecasts were developed using Sumner’s travel demand model. The 
model is a tool that is used to convert existing and future land uses into trips. The following provides an 
overview of the land use assumptions, travel demand model, and the alternatives analysis. The travel 
forecasts provide a technical basis for identifying the transportation improvement projects in the 
transportation systems plan. 

 

Land Use Data 

A strong relationship exists between land use and the transportation facilities necessary to provide 
mobility within the community. Future transportation improvements recommended in the Transportation 
Plan have been defined to support the Land Use Element of the Comprehensive Plan. 

2044 forecasts of land use growth throughout the city and its Urban Growth Area (UGA) were developed 
for four land use alternatives. The alternatives were prepared to evaluate different levels, types, and 
allocation of growth in the city. Alternative 1 is consistent with development levels evaluated as part of 
the 2015 Comprehensive Plan and serves as a baseline or benchmark for understanding the other 
alternatives. Alternatives 2 and 3 have the same levels of development but allocated differently 
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throughout the city. Alternatives 2 and 3 represent growth beyond what was planned for in 2015. The 
Preferred Alternative is similar to Alternative 1 in terms of land use development levels. 

Exhibit 4-1 summarizes 2044 additional growth land use data by alternative as allocated to the: 

 Town Center 

 Manufacturing and Industrial Center (MIC) 

 Other Areas inclusive of East Sumner, South Sumner, and the Urban Growth Area (UGA) 

Exhibit 4-1. 2044 Land Use Growth Allocation by Alternative 

Land Use by Subarea Alternative 1 Alternative 2 Alternative 3 Preferred Alternative 

Housing Units     

Town center 1,245 1,245 1,309 1,245 

MIC 0 0 0 0 

Other 740 1,755 1,691 740 

Total 1,985 3,000 3,000 1,985 

Jobs     

Town center 330 330 330 330 

MIC 3,900 3,900 3,900 3,900 

Other 1,083 1,083 1,083 1,083 

Total 5,313 5,313 5,313 5,313 

Source: BERK Consulting, 2024 

As shown in Exhibit 4-1, the number of jobs is the same across the four alternatives. Alternatives 2 and 3 
would both increase the number of housing units by 1,015 units, but those would be allocated the 
growth to different areas of the city.  

Exhibit 4-2 provides a summary of the total anticipated housing units and jobs under existing conditions 
and each Alternative. 

Exhibit 4-2. Total Land Use by Alternative  

Land Use by Subarea   Existing  Alternative 1 
Alternative 
2 

Alternative 
3 Preferred Alternative 

Housing Units 5,272 6,356 7,371 7,371 6,356 

Jobs 23,262 24,919 24,919 24,919 24,919 

Source: BERK Consulting, 2024 
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As shown in Exhibit 4-2, Alternative 1 and the Preferred Alternative would have the same level of 
development with an increase of 1,084 housing units and 1,657 jobs. The difference between the two 
Alternatives is the allocation of the jobs and housing throughout the City.  

In addition to Alternative 1 and the Preferred Alternative two Alternatives were evaluated which 
represent more of an increase in housing and jobs. Alternative 2 and 3 show over 7,300 housing units 
and 24,900 jobs within the city and surrounding study area by 2044. Representing an increase of 2,099 
housing units and 1,657 jobs over the current condition. The primary difference between Alternative 2 
and 3 is the concentration of housing units located east of E Valley Highway E south of Forest Canyon 
Road E under Alternative 2.  

 

Travel Forecasting Model 

A travel demand forecasting model was developed to assist in defining future transportation system 
needs. The model uses the VISUM software package and forecasts weekday PM peak hour traffic 
volumes based on the 2044 land use alternatives. The model study area includes a portion of the City of 
Pacific and parts of Pierce County just beyond the city limits.  

The model was calibrated to match existing base year traffic volumes (2023) and then used to develop a 
baseline 2044 traffic forecast. City, County, and State transportation improvement projects likely to be 
funded and built by 2044 were included in the future baseline model and are described below. The 
2044 baseline model only included city projects that are in design, construction, or recently built. The 
2044 travel forecasts were used to identify future transportation needs.  

Transportation Network Assumptions Used in the Model 

Exhibit 4-3 summarizes the future baseline transportation improvement projects that were assumed to be 
completed as part of the baseline 2044 transportation system modeling. The projects listed in the exhibit 
are planned improvements with either full or partial funding and would be completed before 2044 by 
Sumner or other agencies. It is noted that the Butte Avenue SE/Stewart Road SW and Main Street/Wood 
Avenue intersection improvements have already been completed but were under construction during 
the period of the existing inventory data gathering. Projects that are not fully funded are also identified in 
the transportation improvement plan (Chapter 5) and included in the strategy for finance and 
implementation (Chapter 6).  

Exhibit 4-3. 2044 Baseline Transportation Improvements  

Location Project Description 

SR 167: SR 410 to City of Auburn Add southbound high occupancy or toll (HOT) lane 

Butte Avenue SE/Stewart Road SW Construct a traffic signal with additional capacity including: 

-Northbound and southbound left-turn lanes 

-Eastbound left-turn lane and right-turn lane 

Stewart Road SW: Butte Avenue SE to 140th 
Avenue Court E 

Widen to 5 lanes including a center two-way left-turn lane 
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Location Project Description 

Main Street/Wood Avenue Pedestrian and signal improvements 

SR 410 WB Ramps/166th Avenue E Construct roundabout 

SR 410/SR 162 Interchange Construct roundabouts 

64th Street/164th Avenue E Construct roundabout 

Sumner Tapps Highway/60th Street E Construct signal. Remove eastbound left-turning movement 
restrictions 

166th Avenue E: SR 410 Ramps to 64th Street E Widen to 4 to 5 lanes 

SR 167/I-5 Connection: Puyallup to Fife Construct remaining 4 miles of SR 167  

between Meridian and I-5 

As part of the Baseline Transportation Improvements, the city also defined a desired future 2044 
pedestrian and bike network as shown on Exhibits 4-4 and 4-5. This desired non-motorized network 
follows locations where heavy non-motorized use is expected, such as routes connecting residential 
areas to recreational facilities and schools, and places of employment. Trails are included in both the 
pedestrian and bike network since these are used by both pedestrians and bicyclists, and these trails 
help complete the network.  
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Exhibit 4-4. Future Pedestrian Network   
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Exhibit 4-5. Future Bike Network 
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Alternatives Analysis 

The alternative analysis is based on the four alternatives described in the EIS and Land Use Element of 
the Comprehensive Plan. It is used to identify transportation needs for Sumner and develop the 
framework for the transportation network and ultimately the transportation improvement plan. The 
evaluation is completed using the City’s travel demand model to forecast transportation demands as well 
as the identified future pedestrian and bike networks and then applying the level of service (LOS) 
standards to determine transportation needs for vehicle, bicycle, and pedestrian modes. The results of 
the alternatives analyses are used to develop a recommended 2044 transportation network with 
improvements.  

Traffic Forecasts 

Trip generation was developed through the modeling process, which converts estimates of housing and 
employment (by category) into daily person trips by trip purpose for each Traffic Analysis Zone (TAZ). 
The daily person trips are then converted into weekday PM peak hour vehicle trips based on factors from 
the PSRC regional travel demand model. Exhibit 4-6 summarizes the weekday PM peak hour trip 
generation for the alternatives.  

Exhibit 4-6. Weekday PM Peak Hour Vehicle Trips by Alternative 

Alternative 1 Alternative 2 Alternative 3 Preferred Alternative 

12,544 13,626 13,542 12,550 

Source: Transpo Group, 2023 

The additional housing and employment under Alternatives 2 and 3 result in 8 to 9 percent more 
weekday PM peak hour trips generated compared to Alternative 1 (no action). Alternative 3 trip 
generation is slightly less than Alternative 2 (i.e., 0.6 percent or 84 vehicle trips less). As described 
previously, Alternatives 2 and 3 represent the same level of development but differ slightly in the 
allocation of the development.  

Similarly, Alternatives 1 and the Preferred Alternative represent the same level of development but differ 
in the allocation of the development within the City. The Preferred Alternative is anticipated to result in a 
similar number of trips as Alternative 1.  

The remainder of the alternatives analysis related to the assessment of vehicle needs focuses on 
Alternatives 1 and 2 representing the no action/Preferred Alternative and action conditions. Because 
Alternative 2 trip generation is only 84 weekday PM peak hour vehicle trips higher than Alternative 3 and 
this difference is very small considering it is distributed throughout the entire city transportation system, 
the resulting analysis of transportation needs is essentially the same for the two action alternatives. 
Similarly, the Preferred Alternative is 6 weekday PM peak hour vehicle trips higher than Alternative 1.  As 
such, the findings and recommendations for Alternative 3 are anticipated to be the same as Alternative 2, 
and Alternative 1 the same as the Preferred Alternative. 
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The weekday PM peak hour traffic forecasts and average annual growth rate for the 2044 alternatives are 
summarized in Exhibit 4-7 for key intersections.  

Exhibit 4-7. Alternative 1 and 2 Weekday PM Peak Hour Traffic Volumes  

Intersection 

2023 
Existing 2044 Alternative 1 2044 Alternative 2 

PM Peak 
Volumes 

PM Peak 
Volumes 

Average 
Annual 
Growth 

PM Peak 
Volumes 

Average 
Annual 
Growth 

Stewart Road SE/Butte Avenue SE 1,675 2,315 2% 2,375 2% 

E Valley Highway E/Forest Canyon Road E 1,525 1,860 1% 1,970 1% 

Puyallup Street/Tacoma Avenue 860 1,090 1% 1,155 1% 

E Valley Highway E/Elm Street E 1,425 1,710 1% 1,795 1% 

Valley Avenue/Elm Street E 1,120 1,280 1% 1,330 1% 

Sumner Heights Drive E/W Valley Highway 
E 

820 1,085 1% 1,110 1% 

Traffic Avenue/Main Street 2,080 2,520 1% 2,610 1% 

Alter Avenue/Main Street 750 910 1% 955 1% 

Valley Avenue/Main Street 1,810 2,235 1% 2,340 1% 

Parker Road E/Main Street E 960 1,270 1% 1,310 1% 

160th Avenue E/Main Street (60th Street 
E) 

1,085 1,540 2% 1,605 2% 

Sumner-Tapps Highway E/SR 410 WB 
Ramp 

1,675 1,985 1% 2,025 1% 

Valley Avenue/SR 410 EB Ramp 2,150 2,965 2% 3,025 2% 

Valley Avenue/74th Street E 1,915 2,545 1% 2,590 1% 

Source: Transpo Group, 2023 

As shown in Exhibit 4-7, the average annual growth rate at the studies intersections is approximately 1 to 
2 percent per year with both Alternatives 1 and 2. The growth overall represents an increase over 
existing traffic volumes at key study intersections of between 160 to 815 weekday PM peak hour trips 
under Alternative 1 and 205 to 875 PM peak hour trips under Alternative 2 by 2044. Alternative 2 results 
in approximately 25 to 100 more weekday PM peak hour trips at the study intersections compared to 
Alternative 1.  

The growth in traffic volumes anticipated with both the alternatives will result in additional traffic 
congestion along city streets assuming similar driving behaviors as today. As traffic volumes increase, the 
number of hours during the day when congestion is experienced may also increase. A review of the 
roadway system capacity for Sumner shows that the existing streets are designed to handle this increase 
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in traffic volumes and maintain adopted LOS. Additional analysis is completed in the subsequent section 
to determine if improvements are needed to intersections with the growth in vehicle traffic projected 
with the Alternatives.  

Level of Service Standards and Analysis  

Multimodal level of service standards are required for non-motorized transportation facilities, locally 
owned arterials, and transit routes that serve urban growth areas, to serve as a gauge to judge system 
performance, and to help achieve the statewide goal of environmental justice. LOS standards establish 
the basis for the concurrency requirements in the GMA and are used to evaluate impacts as part of the 
State Environmental Protection Act (SEPA). Agencies are required to show concurrency—i.e., to “adopt 
and enforce ordinances which prohibit development approval if the development causes the level of 
service on a transportation facility to decline below the standards adopted in the transportation element 
of the comprehensive plan, unless transportation improvements or strategies to accommodate the 
impacts of development are made concurrent with development” (RCW 36.70A.070(6)(b)). Setting the 
LOS standard is an essential component of regulating development and identifying planned 
improvements for inclusion in the Transportation Plan. 

The following sections describe the methodology for determining LOS by mode and provide an analysis 
of the 2044 forecasts for Sumner.  

Vehicle 

Level of service is both a qualitative and quantitative measure of roadway and intersection operations. 
Vehicle level of service uses an “A” to “F” scale to define the operation of roadways and intersections as 
follows: 

LOS A: Primarily free flow traffic operations at average travel 
speeds. Vehicles are completely unimpeded in their ability to 
maneuver within the traffic stream. Control delays at 
intersections are minimal. 

LOS B: Reasonably unimpeded traffic flow operations at 
average travel speeds. 

LOS C: Stable traffic flow operations. However, ability to 
maneuver and change lanes may be more restricted than in  

LOS B, and longer queues may contribute to lower-than-
average travel speeds. 

LOS D: Small increases in traffic flow may cause substantial 
increases in approach delays and decreases in speed.  

LOS E: Significant delays in traffic flow operations and lower 
operating speeds.  

Exhibit 4-8. Illustration of Vehicle LOS 
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LOS F: Traffic flows at extremely low speeds. Intersection congestion is likely, with high delays and 
extensive vehicle queuing. 

As described in Chapter 3, there are adopted LOS standards for the facilities serving Sumner.  

Sumner LOS Standards 

Sumner has established intersection LOS standards. The standards are applied to the weekday PM peak 
hour and to other time periods as appropriate based on the type and location of development. The LOS 
standards are:  

 Signalized, Roundabout, and All-way Stop Controlled Intersections 

 LOS D based on average performance of all movements consistent with the current HCM 
method 

 Exception is LOS F at Traffic Avenue/Main Street/Fryar Avenue, Main Street/Alder Avenue, 
Valley Avenue East/Main Street, West Valley Highway East/Valley Avenue/Sumner Heights Drive  

 Two-way, Stop Controlled, Unsignalized Intersections 

 LOS D or better based on the average delay per vehicle for each approach or separate traffic 
movement at the intersection using the latest HCM method  

 Exception allows left turns and through movements on side streets intersecting with arterials to 
operate below the adopted LOS D standard when the LOS affects relatively low traffic volumes 
and may not meet warrants for traffic signals.   

State Highway LOS Standards 

The City of Sumner is served by SR 167 and SR 410. SR 167 is classified as a Highway of Statewide 
Significance (HSS). Per WSDOT’s Highway Systems Plan, the LOS standards for HSS facilities are set forth 
by State law. State law sets LOS D for HSS facilities in urban areas and LOS C for HSS facilities in rural 
areas. Since SR 167 is located within the Sumner urban area, the LOS D standard applies. GMA 
concurrency requirements do not apply to HSS facilities, per State legislation. 

SR 410 is a State Highway of Regional Significance, Tier 2. The level of service standard for regionally 
significant state highways in the central Puget Sound region is set by PSRC in consultation with WSDOT 
and the region’s cities and counties. PSRC established LOS D for SR 410 in Sumner. PSRC notes that it 
will measure the level of service for regionally significant state highways on a one-hour PM peak period 
basis. Furthermore, PSRC notes that local agencies will need to decide whether to apply concurrency to 
state highways of regional significance. 

Traffic Operations  

Traffic operations were evaluated based on intersection operations and the HCM methodology 
consistent with the existing conditions analysis. Intersection improvements were assumed based on the 
transportation improvement list outlined at the beginning of this. Traffic signal timing was optimized for 
each alternative in consideration of changes that would occur with intersection maintenance to address 
growth in traffic volumes.  
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Overall, the analysis finds that most of the study intersections operate at LOS D or better during the 
weekday PM peak hour with the projected growth under the alternatives. Exhibit 4-9 summarizes the 
existing, Alternative 1, and Alternative 2 operations at intersections where further review and potential 
improvements may be needed. The key finding of the analysis is that the city should consider potentially 
changing the adopted LOS standards. The 2015 Comprehensive Plan LOS policy changed the LOS 
standard to F at several intersections where operations were forecast to be LOS F with little or no feasible 
improvement projects. Due to shifts in traffic patterns and decreases in traffic volumes, operations at 
some intersections have improved. In addition, feasible improvements can be identified at intersections 
that are projected to operate at LOS E or F. A summary table of all the study intersection LOS and delay 
for Alternatives 1 and 2 is provided in Appendix B. As described previously, the trip generation for 
Alternatives 2 and 3 is similar with Alternative 2 being slightly higher. Similarly, Alternative 1 and the 
Preferred Alternative are similar. As such, intersection operations between Alternatives 2 and 3 and 
Alternative 1 and the Preferred Alternative are anticipated to be the same and would in the same 
recommended improvements. 

Exhibit 4-9. Weekday PM Peak Hour LOS Summary   

Intersection 

Current 
LOS 

Standard 

2023 Existing 2044 Alternative 1 2044 Alternative 2 

LOS1 Delay2 

V/C3 
or 

WM4 LOS Delay 

V/C 
or 

WM LOS Delay 

V/C 
or 

WM 

Stewart Road SE/Butte Avenue SE D F 186 SB C 33 - D 36 - 

E Valley Highway E/Forest Canyon 
Road E 

D F >180 WB F >180 WB F >180 WB 

Puyallup Street/Tacoma Avenue D C 19 - F 84 - F 106 - 

E Valley Highway E/Elm Street E D D 30 NBL F 57 NBL F 64 NBL 

Valley Avenue/Elm Street E D D 31 NBL E 43 NBL E 45 NBL 

Sumner Heights Drive E/W Valley 
Highway E 

F C 29 - D 41 - D 43 - 

Traffic Avenue/Main Street F D 43 - E 58 - E 60 - 

Alder Avenue/Main Street F B 11 - B 14 - B 15 - 

Valley Avenue/Main Street F C 23 - C 32 - D 37 - 

Parker Road E/Main Street E D C 24 SB F 56 SB F 66 SB 

160th Avenue E/Main Street (60th 
Street E) 

D C 16 - E 47 - F 56 - 

Sumner-Tapps Highway E/SR 410 
WB Ramp 

D F 61 WB A 7 0.54 A 8 0.55 

Valley Avenue/SR 410 EB Ramp D F 80 - B 12 0.87 B 13 0.88 

Valley Avenue/74th Street E D F 110 EB F >180 EB F >180 WB 

Notes:  
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1. Level of service, based on 2010 Highway Capacity Manual methodology. 
2. Average delay in seconds per vehicle. 
3. Volume-to-capacity ratio reported for signalized intersections. 
4. Worst movement reported for unsignalized intersections. 

As shown in Exhibit 4-9, the following intersections are anticipated to improve with the action 
Alternatives compared to existing conditions during weekday PM peak hour with the planned and 
funded improvements: 
 

 Stewart Road SE/Butte Avenue SE – Completion of the traffic signal is anticipated to improve 
operations to LOS D 

 Sumner-Tapps Highway E/SR 410 WB Ramp – The planned roundabout results in LOS A 
conditions  

 Valley Avenue/SR 410 EB Ramp – The planned roundabout results in LOS B conditions 

There are currently three intersections (Sumner Heights Drive E/W Valley Highway E, Alder Avenue/Main 
Street, and Valley Avenue/Main Street) that have a LOS F standard but are forecast to operate at LOS D 
or better with the alternatives during the weekday PM peak hour. One intersection, Traffic Avenue/Main 
Street, has a LOS F standard but is forecast to operate at LOS E.  

The remaining intersections summarized in Exhibit 4-9 are forecast to degrade below LOS D during the 
weekday PM peak hour with the alternatives. Most of the poor intersection operations during the 
weekday PM peak hour under the Alternatives is projected along E Valley Highway and Valley Avenue. 
This is consistent with the observed regional cut-through traffic, which avoids congestion along SR 167 
and uses routes through Sumner. Other intersections impacted by shifts in traffic and growth in the City 
of Sumner are the Parker Road E/Main Street E and 160th Avenue E/Main Street E intersections. Potential 
improvements at these intersections and the Traffic Avenue/Main Street intersection are discussed in 
Chapter 5. 

Pedestrian 

Non-motorized transportation LOS standards were developed based on the future network presented 
previously on Exhibit 4-4. The pedestrian network has been identified through a series of Primary or 
Secondary Routes. Corridors identified as Primary or Secondary Routes are not indicative of a hierarchy 
or priority for future non-motorized transportation sidewalk facility development, rather they are used to 
make a distinction between routes that are more regional or that extend completely through the 
community (primary), and those that serve to make the second leg of the journey to connect to 
destinations, extend into neighborhoods, or complete a loop (secondary). 

The sidewalk LOS standards shown in Exhibit 4-10 emphasize system completion of sidewalks, pathways, 
or multi-use trails on arterial and collector roadways. The LOS designations are shown in green, orange, 
and red.  

A green LOS indicates a facility meets adopted roadway standards. An orange LOS indicates a facility 
has sidewalks on only one side of the roadway, when both sides are the standard. A red LOS indicates no 
designated facilities are provided for sidewalk users and is considered unacceptable.  
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Exhibit 4-10. Pedestrian LOS Standard  

   

Source: Transpo Group, 2023 

The City has established level of service standards for its pedestrian network based on the methodology 
in Exhibit 4-10 and the future network identified on Exhibit 4-4. A green LOS is the standard for 
secondary routes, while an orange LOS is the standard for primary routes. The city utilizes these 
standards to prioritize investments in the non-motorized transportation network and identify where 
significant gaps in the system need to be addressed to serve the Sumner land use plan.  

Applying the standards described above, the pedestrian LOS analysis is shown on Exhibit 4-11. The LOS 
is determined by comparing the 2044 future pedestrian network to the existing, planned, and funded 
pedestrian network. The pedestrian LOS analysis shows most of the future pedestrian network meets 
standard. There are some key connections to trails south of SR 410 that are missing as well as corridors 
such as Elm Street and 160th Avenue E that have missing sidewalks. The long-term project list identified 
in the Transportation Plan Chapter 5 would implement the orange LOS for primary routes and green LOS 
for secondary routes. 

Bike 

A future bike network was identified and is shown on Exhibit 4-5, presented previously. The bike LOS 
identified through an understanding of the availability of bike facilities along designated routes. Bike 
facilities could include sharrows, dedicated bike lanes, or protected bike lanes. A green LOS is the 
standard for the bike routes. Like the pedestrian LOS, Sumner utilizes these bike standards to prioritize 
investments in the non-motorized transportation network and identify where significant gaps in the 
system need to be addressed to serve the City’s land use plan.  

The LOS analysis for the bike network is shown on Exhibit 4-12. The LOS is determined by comparing the 
2044 future bike network to the existing, planned, and funded bike network. The bike LOS analysis 
shows that bike connectivity east-west is limited and there is a lack of facilities within the east part of 
Sumner. The East Sumner Subarea Plan envisioned additional bike connectivity in this area as 
development occurred. The long-term project list identified in the Transportation Plan Chapter 5 would 
implement the green LOS for bike routes.  
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   Exhibit 4-11. Future Pedestrian Level of Service 
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Exhibit 4-12. Future Bike Level of Service  
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5. Transportation Improvement 
Program 

The alternatives analysis, financing, and goals and policies were used to develop a comprehensive 
transportation improvement program (TIP) for the City. The program addresses existing and forecast 
needs through 2044 based on the projected growth in and around the City of Sumner. The 
transportation improvement program is organized by travel mode, although the improvement projects 
and programs may overlap between modes (e.g., sidewalks are included as part of a roadway widening 
project). 

The Plan focuses on recommendations for five components of the transportation system: 

 Streets and Highways 

 Public Transit and Travel Demand Management 

 Pedestrians and Bicycles  

 Rail Service  

 Air Transportation 

Based on the plans/programs, goals, and policies for the five components, an overall multimodal long-
range list of transportation projects is recommended to support the transportation needs within the 20-
year horizon.  

Recommendation 1: Monitor the transportation system against the Transportation Plan to track land use 
development against the progress of improvements to the transportation system as well as assist in 
updating the Transportation Improvement Program (TIP) and identifying budget needs.  

 

Streets and Highways  

Streets and highways serving the City of Sumner provide for the general movement of people and 
goods. They also serve other travel modes, including pedestrians and bicyclists. The street and highway 
element provides the core system of the Sumner Transportation Improvement Program. The key 
components of the street and highway element and recommendations are: 

 Functional classification 

 Design standards 

 Truck routes  

 Local Street  

 Maintenance and operations - Recommendation 2: Add a signal replacement program to the 
maintenance and operations program.  

 Neighborhood traffic control 
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Functional Classification  

Roadway functional classification provides for a hierarchy of roadways. These classifications also act as a 
guide for future development of the overall street system. The classifications range from limited access 
freeways that support regional through traffic movements to local streets that primarily serve access to 
individual properties. The system is used to identify the desired function of each roadway regarding the 
type and level of traffic it would carry, design standards, and eligibility for a range of funding programs. 

Exhibit 5-1 provides guidelines for the classifications used in the City of Sumner. There are no proposed 
changes to the guidelines from the 2015 Transportation Plan. 

Exhibit 5-1. Functional Classification Guidelines  

Classification Definition Typical Range of 
Daily Traffic 
Volumes1 

Freeway/ 

Limited Access 

Inter-regional divided highways connecting major activity centers. 
Typically, freeways have two or more lanes for traffic in each direction; 
access is limited to interchanges designed for higher speed 
merging/diverging traffic. 

>30,000 

Principal 
Arterial 

Inter-community roadways connecting community centers or major 
facilities. Principal arterials are generally intended to serve predominantly 
“through” traffic with minimum direct service to abutting land uses. 
Spacing between parallel principal arterials is generally 2 miles or 
greater. 

5,000 – 40,000 

Minor Arterial Provides intra-community travel for areas bound by the principal arterial 
system. Minor arterials serve trips of moderate length and provide more 
direct access to abutting properties than principal arterials. Spacing of 
minor arterials is typically less than 2 miles. 

3,000 – 15,000 

Collector Provides for movement within a community, including connecting 
neighborhoods with smaller community centers. Collector arterials also 
provide connections to minor and principal arterials. Property access is 
generally a higher priority for collector arterials with a lower priority for 
through traffic movements. Spacing of collector arterials is generally 1 
mile or less. 

1,000 – 5,000 

Local Access The primary function of local/access streets is access to abutting 
properties. Local streets include a variety of designs and spacing 
depending on access needs. 

0 – 1,000 

Alley Provide direct property access to residential or commercial properties. 
Also provide for service vehicles. 

0 – 300  

Notes: 
1. Average daily traffic volumes.  
Source: 2015 Sumner Transportation Plan  

Washington State has also classified some highways that provide transportation functions that promote 
and maintain statewide travel and economic linkages as being of statewide significance or Highways of 
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Statewide Significance (HSS). In the Sumner planning area, SR 167 is designated as an HSS. Because of 
its designation as an HSS, the State is responsible for setting the level of service standard for the SR 167 
freeway. Furthermore, the city cannot include SR 167 in its concurrency program. 

Similarly, SR 410 is a State Highway of Regional Significance. Level of service standards for SR 410 are 
established by the Puget Sound Regional Council (PSRC), in consultation with WSDOT. The city also 
cannot include SR 410 in its concurrency program. 

Exhibit 5-2 summarizes the functional classification plan for Sumner.  

Design Standards  

The City of Sumner continues to update Development Specifications and Standard Details (DSSD), which 
sets specific and consistent road design elements. To accommodate the different design needs in 
different parts of the City, the DSSD includes conceptual street standards. The design standards cover 
right-of-way needs, pavement width, type and width of pedestrian and bicycle facilities, and roadway 
and intersection radii. 

The City has determined that one size and/or design does not fit all situations. For example, minor 
arterial needs in the industrial area require specific standards to accommodate trucks, while minor 
arterials serving the Town Center commercial district may require wider sidewalks to accommodate 
higher levels of pedestrian activity. 

The standards support the City's goals in providing adequate facilities to meet the mobility and safety 
needs of the community, as well as complying with storm water management, sensitive areas, and other 
regulations. The standards are intended to assist design professionals and developers for all new and 
reconstructed roadways and right-of-way facilities, both public and private, within the City. 

The City will continue to maintain and update the conceptual street design standards. The Development 
Specifications are refined periodically by the City to adhere to the guidelines, goals, and policies of the 
2024 Transportation Plan and to meet current design practices.  

.  
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Exhibit 5-2. Functional Classification Plan  
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Truck Routes  

A significant amount of trucking activity occurs in the City consisting of distribution centers, warehousing, 
and light industrial activity located primarily in the northern part the city. Trucks have a significant impact 
on traffic operations, safety, and roadway maintenance. They also impact air quality and noise levels in 
the City. The City has designated only principal arterials and minor arterials as truck routes. The design 
standards addressed in the previous section are defined to support truck use along freight routes and in 
industrial areas. 

Exhibit 5-3 shows the truck routes for Sumner. The truck routes are the same as the 2015 Transportation 
Plan and would continue to support future transportation needs. The primary routes for trucks traveling 
through the city are the two state highways: SR 167 and SR 410. Secondary (T-2) truck routes include 
142nd Avenue E, Puyallup Street, Fryar Avenue, Traffic Avenue. Other truck routes are E Valley Highway E, 
Forest Canyon Road, and Sumner-Tapps Highway E, which are classified as T-3. These routes provide 
connections from the surrounding land uses to the regional transportation system. Collectors and local 
streets are not to be used by freight trucks unless essential for access to a local origin/destination and 
travel is limited to the shortest practical travel route. 

Collector and Local Streets  

The goals and policies of the 2024 Transportation Plan emphasize expansion of the City’s roadway 
network as a flexible grid. A grid is the most efficient arrangement of arterials and secondary access 
streets, and is intended to provide travel options for drivers, bicyclists, and pedestrians as well as reduce 
the practical distance and travel time between points in Sumner. Cul-de-sacs, dead-end streets, and loop 
roads create barriers in the network, increase travel distances, and, in residential areas, increase 
dependence on the automobile for daily activities. 

The grid model differs in its application to various land uses. In residential areas, non-motorized 
movement must be accommodated, and the land is platted into smaller units. Therefore, the distance 
between streets should be smaller than in industrial areas, where efficient movement of vehicles, 
particularly freight vehicles, is emphasized and development generally occurs on large tracts of land. 

The older residential neighborhoods in the vicinity of the downtown represent the general prototype for 
future residential development. Land is arranged into blocks of about 250 by 500 feet. This pattern 
should be maintained, to the extent practical, for future residential development. Blocks of this size 
encourage pedestrian movement and provide opportunities for alley access. In addition to the 
subdivision of land into a regular system of blocks, existing arterials should be extended to provide 
continuous transportation corridors and, where possible, to connect to other arterials. This benefits the 
community by reducing the volume of pass-through traffic on local streets. 

New local streets are not explicitly defined in the Transportation Plan and are assumed to be built 
according to developer mitigation requirements (e.g., construction of sidewalks or payment of impact 
fees at time of development). Local street system plans may be prepared as part of future neighborhood 
or subarea studies. For example, increased commercial and residential development within the Town 
Center or East Sumner subareas will need to be balanced with appropriate circulation corridors to allow 
alternate access routes and provide acceptable levels of vehicular and non-motorized transportation 
connectivity. The actual alignment of the future circulation corridors will be determined based on 
property boundaries, environmental impacts, and engineering considerations.  
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Exhibit 5-3. Truck Route Plan 
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Maintenance and Operations Program  

To maximize the use and efficiency of the existing and future transportation infrastructure, the City will 
continue with a comprehensive, systematic street maintenance program. The program will evaluate 
arterials and local roadways for pavement condition, signage, sight distance restrictions (such as 
vegetation blocking sight lines), trail maintenance and non-motorized facilities, and neighborhood safety 
impacts. Traffic control devices, including traffic signals, should be monitored, and serviced regularly. 
The program will also be used to evaluate speed limits based on functional classification, design, and 
roadway conditions. 

The program should continue to use a Pavement Management System (PMS) to provide a consistent and 
systematic approach for identifying overlay projects each year. The PMS provides input regarding the 
need to rebuild existing streets or overlay. These programs should systematically cover all city arterials 
on a regular schedule with immediate response to potential safety issues that are observed. 

In addition, the city should undertake a signal replacement program to review aging traffic control 
equipment and develop a systematic approach for upgrading and replacing signal systems or other 
related roadway technology. Replacing outdated equipment will ensure continued operations and allow 
for integration and communication to better manage traffic flows within the city, and to increase safety at 
crossings for pedestrians and bikes.  

To assure that the existing and future transportation infrastructure is preserved in a cost-effective 
manner, the city will allocate annual budget resources to maintaining existing infrastructure. The city 
should develop a system to monitor traffic and land use changes, and to evaluate social and 
environmental justice impacts, for use in setting project priorities (see Recommendation 1 at the 
beginning of the chapter). The operations budget will need to provide time and staff resources to 
develop and submit grant applications and to coordinate with other jurisdictions. 

Neighborhood Traffic Control  

Providing safe and convenient local streets is an important element of the Transportation Plan. This 
includes keeping travel speeds at or below adopted/posted limits, improving safety for pedestrians and 
bicyclists, and minimizing the intrusion of non-local traffic on collectors and local streets. The Plan 
acknowledges that congestion on the arterial system can result in traffic diverting to collector and local 
access streets, resulting in undesirable impacts on neighborhoods. Much emphasis in the project list 
focuses on providing additional capacity to arterial streets and intersections. Until these and other 
improvements on the principal and minor arterials are implemented, some traffic may choose to divert 
onto neighborhood streets. Sumner should continue to implement neighborhood traffic control as an 
important element of the Transportation Plan.  

 

Public Transit and Travel Demand Management 

The City of Sumner recognizes the importance of transit and travel demand management programs as 
key elements of a multimodal transportation system. These programs build on regional programs and 
plans with some refinements to reflect the specific needs of the city. No changes are recommended 
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related to the travel demand management program. The transportation element includes policy related 
to exploring service with Pierce Transit and the transit plan included herein supports this direction.  

Transit  

Projects are incorporated into the overall TIP to support connectivity and access to transit. Transit 
objectives for Sumner focuses on multimodal connectivity to the Sounder Station. There is no public local 
transit service within the City. Consistent with the goals and policies of the Transportation Element, the 
city should explore local transit opportunities including coordinating with Pierce Transit to support the 
anticipated 20-year growth.  

Recommendation 3: Explore additional transit service for Sumner.  

 North-South Transit Across County Line. Continue to evaluate local routes or shuttle programs to 
provide north-south transit service between Sumner and the employment centers in the Green River 
Valley and the Sumner MIC.  

 Coordinate with Transit Agencies and Local Jurisdictions on Service. The City of Sumner should 
also coordinate with transit agencies and work with other east Pierce County jurisdictions, such as 
Bonney Lake, to evaluate future transit routes to serve downtown Sumner and the region. The City of 
Sumner should participate in Pierce Transit’s long-range planning efforts to ensure that policy is in 
place to move forward on studies and plans to return to the Pierce Transit benefit area if desired.  

 Evaluate Increased Service for Existing Routes. Sound Transit Route 596 serves both Sumner and 
Bonney Lake but is only a weekday peak period route. Increased frequency of bus service between 
neighboring residential communities should be evaluated as Sumner is an employment center.  

 Coordinate with Regional Agencies. In addition, the city should continue to coordinate with 
agencies on regional transit projects that serve the community. Successful use of transit and other 
HOV modes in the city is largely tied to the development of a regional system of HOV facilities and 
programs. Near the City, the Washington State Highway Statewide Improvement Program (2023-
2026) identifies development of the SR 167 southbound high occupancy or toll (HOT) between 
Auburn and SR 410. 

Recommendation 4: If public transit service is provided within Sumner in the future, the City should 
adopt a transit LOS.  

Transportation Demand Management Program 

Continued implementation of the Sumner TDM programs is recommended as part of the TIP. The goal of 
the TDM programs is to reduce the overall amount of travel by single occupant vehicles (SOVs) within the 
city. The City of Sumner TDM program builds on State, Pierce County, and other local legislation. 

The Washington Commute Trip Reduction Law (RCW 70.94.521) requires TDM performance targets for 
firms with over 100 employees. The City of Sumner has adopted a CTR program. The CTR program 
establishes goals consistent with State legislation. The individual demand management strategies that 
are typical elements of the CTR and TDM programs are different for employment and residential 
developments. The key elements of a TDM program are listed below. These TDM elements should be 
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considered a starting point, and the city, employers or applicant may implement other measures to 
reduce reliance on SOV travel: 

 Assign transportation coordinator 

 Transit Incentives 

 Parking Management 

 Bike Racks and Facilities. 

 Telecommuting 

 Compressed Work Week 

 Flexible Work Schedules 

 Site and Street Design 

 Rideshare and shuttle services 

 Incentives  

 Commuter information  

 
Pedestrians and Bicycles  

Bicycle, pedestrian, and trail facilities play a vital role in the city’s transportation environment. The 
Sumner non-motorized transportation system is comprised of facilities that promote mobility without the 
aid of motorized vehicles. A well-established system encourages healthy recreational activities, reduces 
vehicle demand on roadways, and enhances safety within the community. 

Recommendation 5: Adopt the non-motorized system and LOS standards. Monitor implementation and 
performance of the non-motorized system as an important component of the overall transportation 
system.  

The pedestrian and bicycle network identified in the previous chapter was used to confirm specific LOS 
standards for non-motorized transportation facilities and to identify and develop the long-term non-
motorized project list. The future non-motorized transportation system, shown in Exhibit 5-4, provides a 
comprehensive network of non-motorized transportation facilities for Sumner. The Plan shows the 
interconnected system of on-road and off-road facilities, which include sidewalks, pathways, shared-use 
trails, and bike facilities (e.g., bicycle routes, sharrows or bike lanes). The system is designed to facilitate 
non-motorized travel to key destinations within Sumner. The non-motorized projects to achieve the Plan 
are described in a subsequent section.  

The non-motorized plan contains a series of primary or secondary sidewalk routes. Corridors identified 
as primary or secondary routes are not indicative of a hierarchy for future non-motorized transportation 
facility development, rather they are used to make a distinction between routes that are more regional or 
that extend completely through the community (primary), and those that serve to make the second leg of 
the journey to connect to destinations, extend into neighborhoods, or complete a loop (secondary).  

Along with the project list, the City has established two sidewalk funding programs, the Sidewalk 
Maintenance Program and ADA Transition Plan, that will help maintain the existing sidewalk system by 
adding more wheelchair ramps and completing missing or damaged sidewalk sections. The City works 
with neighboring property owners on sidewalk construction and maintenance. The sidewalk funding 
programs help maintain and improve the existing sidewalks already found throughout the city. 
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Exhibit 5-4. Non-Motorized Plan  
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Freight Rail Service 

The City of Sumner is traversed by both BNSF and UPRR railroad lines. These lines generally travel north-
south. As described in the transit section, Sound Transit’s Sounder commuter rail service provides public 
transit service from the Sumner Train Station on Traffic Avenue. Most of the use of the rail links is for 
regional freight movement through the city. The rail lines do not provide any significant local rail access 
for businesses in Sumner. There are no changes to freight rail as part of this Plan.  

 

Air Transportation 

There are no airports in the immediate Sumner planning area. Regional, national, and international air 
travel for Sumner is provided via Sea-Tac International Airport, located approximately 20 miles northwest 
of Sumner. The airport is accessed via SR 167 in Sumner. North of Sumner, Auburn Municipal Airport 
provides for local general aviation. It is accessed from Sumner via SR 167 or East Valley Highway. There 
are no changes to air transportation as part of this Plan.  

 

Transportation Improvement Projects 

Based on the existing and future transportation needs analysis and the proposed modal plans for the 
components described above, a list of multimodal transportation improvement projects was defined.  

Recommendation 6: Adopt the list of multimodal transportation improvements and continue to monitor 
the establishment LOS by mode (such as the 6-year TIP) to ensure the improvements continue to support 
the goals and policies.  

The improvements address safety, capacity, trail connections, expanded non-motorized transportation 
facilities, and roadway preservation needs. They also cover upgrades to existing roads and construction 
of new roadways and interconnected street systems to support the forecast economic development and 
growth in the city and its UGA. The roadway and intersection projects incorporate needs for pedestrians, 
bicyclists, and transit riders that will use the same corridors. The projects were categorized into three 
primary types: 
 

 Spot or intersection improvements 

 Roadway improvements 

 Non-motorized improvements 
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Spot/Intersection Improvements 

Spot or intersection improvements were identified where existing or forecast operational deficiencies are 
anticipated with growth in and around the City of Sumner. The projects are intended to improve 
operations at the identified intersections to meet the City’s LOS standard. Some of the spot/intersection 
improvements were previously identified as a need in the 6-year transportation improvement program 
(TIP) and/or the 2015 Comprehensive Plan and should continue to be considered to support growth into 
2044. There are also new intersection improvements identified to support the Sumner land use plan.     

Roadway Improvements 

The roadway improvements were previously identified as part of the 2023-2029 TIP and evaluation of the 
alternatives indicated continued need for the projects based on operations and safety, and completion 
of motorized and non-motorized networks. No new roadway improvement projects are proposed 
beyond what was already identified on the TIP.  

Non-Motorized Improvements 

While non-motorized improvements will be incorporated into both the spot/intersection and roadway 
improvements, separate non-motorized improvements have been identified. Non-motorized projects 
have been identified to increase accessibility and connectivity by completing missing links in the current 
trail, pedestrian, and bike system and to increase opportunities for alternative modes of transportation 
such as walking and biking and reducing reliance on SOVs. The non-motorized improvements include 
both projects that are already on the TIP as well as new improvements to support the Sumner land use 
plan.   

A description and cost estimate for each project is presented in Exhibit 5-5. New projects are shown in 
bold in Exhibit 5-5. Exhibit 5-6 shows the location of each project. A map identification number is 
included in Exhibit 5-5 to assist in referencing the projects shown on Exhibit 5-6.  

Planning level cost estimates were prepared for each project based on typical per unit costs, type of 
roadway and scope of the improvement. Where costs had been calculated as part of ongoing design 
projects or projects listed in the current City’s 6-year TIP, the original estimate was adjusted for cost 
escalation or inflation, as needed. The cost estimates include allowances for right-of-way acquisition 
based on generalized needs to meet the City’s Street standards. Construction costs were adjusted, as 
needed, to reflect any specific implementation issues, such as environmental impacts or impacts on 
adjacent properties. 

 

Exhibit 5-5. 20-Year Transportation Improvement Projects and Costs 

Map 
ID1 Title and Location Description Project Cost2 

SP1 E Valley Highway 
E/Forest Canyon Road E 

Construction of a new signal or roundabout $3,000,000 
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Map 
ID1 Title and Location Description Project Cost2 

SP2 Puyallup Street/Tacoma 
Avenue and overlay 
Puyallup Street to White 
River Bridge (WSDOT 
SUM-30) 

Plane, repair, and overlay, complete intersection 
channelization improvements, add an eastbound left-
turn pocket on Puyallup Street at Tacoma Avenue. Add  

a signal at the Puyallup Street/Tacoma Avenue 
intersection 

$2,600,000 

SP3 E Valley Highway E/Elm 
Street E 

New signal when warranted $1,500,000 

SP4 Valley Avenue/Elm 
Street E 

New signal when warranted $1,500,000 

SP5 Traffic Avenue/Main 
Street 

Add EB right-turn overlap. Convert W Main Street to 
one-way facility westbound.  

$150,000 

SP6 Parker Road E/Main 
Street E 

New signal when warranted $1,650,000 

SP7 160th Avenue E/Main 
Street (60th Street E)  

New signal or RAB when warranted $3,000,000 

SP8 Valley Avenue/74th 
Street E 

Add EB/WB left-turn restrictions. Shift WB left-turns 
to U-turning movement at Valley Avenue/SR 410 EB 
Ramp RAB 

$75,000 

SP9 Sumner Tapps 
Highway/60th Street E 

Signalization of the intersection. Construct EB right-turn 
lane  

$3,400,000 

  Spot/Intersection Subtotal $16,875,000 

RW1 166th Avenue E 
Widening; SR 410 WB 
ramps to 64th St E 
(WSDOT SUM-24) 

Widen to 4-5 lanes, includes new roundabouts at WB 
ramp and 64th Street E 

$19,000,000 

RW2 160th Avenue E; Main 
Street to 64th Street E 

Improve and widen streets to minor arterial standards 
with bike paths and sidewalks  

$500,000 

RW3 Valley Avenue; South City 
Limits to Main Street 

Overlay existing roadway surface, ADA upgrades $1,850,750 

RW4 Stewart Rd Corridor ITS 
improvements; SR 167 to 
Lakeland Hills (WSDOT 
SUM-27) 

Connect traffic signals and railroad crossings to 
coordinate signal timing 

$3,500,000 

RW5 160th Avenue E; Elm St to 
Main Street 

Improve to collector standards with curb, gutter, 
sidewalks on both sides, and bike facilities 

$2,900,000 

RW6 Elm Street; E Valley Hwy 
to 160th Avenue E 

Improve to collector standards with curb, gutter, 
sidewalks on both sides, and bike facilities 

$2,600,000 

RW7 Parker Road E; 62nd 
Street to 63rd Street 

Construct curb, gutter, and sidewalk on east side of 
street 

$250,000 

RW8 Parker Road E; Main 
Street to Elm Street 

Improve to collector standards with curb, gutter, and 
sidewalks on both sides 

$1,300,000 
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Map 
ID1 Title and Location Description Project Cost2 

RW9 Zehnder Street; Pease 
Avenue to Wood Avenue 

Railroad Crossing Improvements $1,000,000 

RW10 162nd Avenue E 
Segment Extension; 64th 
Street to 60th Street 

Construct 2-lane facility $3,000,000 

RW11 164th Avenue Court E 
Segment Extension; 
160th Avenue E to 
existing 164th Avenue 
Court E 

Construct 2-lane facility $2,000,000 

RW12 Systemic Horizontal 
Curve and Roadway 
Departure Safety 
Improvements (WSDOT 
SUM-28) 

East Valley Highway, West Valley Highway, Sumner-
Tapps Highway/166th Avenue E, 142nd Avenue E/24th 
Street E. Install static and/or dynamic curve warning 
signs, speed feedback signs, centerline and edge lie 
profiled striping, rumble strips, reflective markers on-
pavement as appropriate to delineate roadside objects, 
channelization, guardrail/roadway shouldering, and 
street lighting 

$903,000 

- Stewart Road SW: Butte 
Avenue SE to 140th 
Avenue Court E4 

Widen to 5 lanes including a center two-way left-turn 
lane 

- 

  Roadway Subtotal $38,803,750 

NM1 West Valley Highway 
Sidewalks 

Complete missing sidewalk facilities on the east 
side between 16th Street E and SR 167 SB Ramps 

$1,000,000 

NM2 16th Street E Ped/Bike Construct ped/bike facilities between Valentine 
Avenue and 138th Avenue E 

$2,000,000 

NM3 White River Restoration 
Tail 

#9 Ditch to area north of 16th Street $3,000,000 

NM4 Tacoma Avenue Trail New trail facilities between the White River and 
45th Street E 

$150,000 

NM5 Salmon Creek Trail New trail between current end at 149th Avenue E 
and Sumner-Tapps Highway E 

$3,000,000 

NM6 Edgewood Drive 
Sidewalks 

Complete missing sidewalk facilities between SR 
167 and Sumner Heights Drive E 

$550,000 

NM7 Fryar Avenue Trail 
(WSDOT SUM-17) 

West Main Street to Puyallup Street $7,200,000 

NM8 Zehnder Street/Elm Street 
Sidewalks 

"Construct pedestrian and bike facilities. Bike lanes 
from Valley Avenue to Main Street 

Complete missing sidewalk facilities between Pease 
Avenue and Wright Avenue" 

$1,600,000 

NM9 Academy Street Bike 
Facilities 

Construct bike facilities between Wood Avenue and 
Valley Avenue E 

$800,000 
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Map 
ID1 Title and Location Description Project Cost2 

NM10 Wood Avenue/Meade 
McCumber Road 

Construct bike facilities between Main Street E and 
Valley Avenue 

$1,800,000 

NM11 62nd Street Court E Trail Construct trail east of 62nd Street Court E between 
Parker Road and 160th Avenue E 

$1,000,000 

NM12 Main Street E Sidewalks Construct missing sidewalk facilities between 
162nd Avenue E and Sumner-Tapps Highway E 

$575,000 

NM13 Puyallup River Crossing  Over White River. Two-part project: 

1. Study best location for trail crossing 

2. Construct ped/bike trail crossing 

$4,000,000 

NM14 Construct sidewalks on 
one side of 72nd  

Street E 

Between River Street and 143rd Avenue E $250,000 

NM15 Rivergrove Pedestrian 
Bridge  

(WSDOT SUM-29) 

Trail overpass connecting the vicinity of Alder Ave. to 
143rd Ave. E over SR 410 

$11,200,000 

NM16 Puyallup River Trail 
Bridge  

Bridge and trail connections to the Foothills Trail. Trail 
overpass connecting 144th Ave E to 143rd Ave E 

$6,000,000 

NM17 Mead McCumber 
Road/64th Street E Non-
motor 

Construct pedestrian and bike facilities between 
Valley Avenue E and Sumner-Tapps Highway 

$900,000 

NM18 Sumner-Tapps Highway 
Sidewalks 

Construct missing sidewalk facilities between Main 
Street E and the southern City Limits 

$1,000,000 

NM19 Rainier Street Sidewalks Construct missing sidewalk facilities between 
Sumner Avenue and Guptil Avenue 

$150,000 

NM20 Traffic Avenue Pedestrian 
Signal (WSDOT SUM-25) 

Replace existing pedestrian rectangular rapid flashing 
beacon with pedestrian signal 

$616,753 

NM21 Alder Avenue Sidewalks Construct pedestrian and bike facilities between SR 
410 and Academy Street 

$950,000 

NM22 Houston Road E 
Sidewalks 

Construct pedestrian facilities between Valley 
Avenue E and the west City limits 

$850,000 

  Non-Motorized Subtotal $48,591,753 

  Total $104,270,503 

Notes:  
BOLD indicates a new project that has been identified based on the transportation analysis of land use alternatives. 
1. Map identification references to Exhibit 5-6, 20-Year Transportation Improvement Projects.  
2. Project cost represents 2023 dollars. Source:  
Transpo Group 2023 
3. Identifies current WSDOT or grant funding. 
4. This project is fully funded and will be completed before 2044; however, to remain eligible for transportation 
impact fees already set aside for the project, it is included on the 20-year project list.  
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Exhibit 5-6. 20-Year Transportation Improvement Projects  
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6. Finance and Implementation 
Program 

The transportation improvement projects must be funded and implemented to meet existing and future 
travel demands in and around the City of Sumner. A summary of project costs and a strategy for funding 
the projects over the life of the Transportation Plan are presented. In addition, implementation strategies 
are discussed, including continuing coordination with WSDOT and other agencies to prioritize and fund 
regional improvements. Other strategies call for monitoring and refining the City’s transportation impact 
fee programs to ensure development addresses multimodal needs and does not out pace transportation 
system investments. The implementation plan provides the framework for the City to prioritize and fund 
the improvements identified in the transportation improvement program. It also addresses the City’s 
development review program covering LOS standards and concurrency. 

 

Financing Program 

The GMA requires the Transportation Plan to include a multi-year financing plan based on the identified 
needs in the transportation improvement program. The financing plan for the Transportation Plan 
provides a basis for the City’s annual Six-Year Transportation Improvement Program (TIP). As required by 
the GMA, the financing program also includes a discussion of how additional funds will be raised and/or 
level of service standards will be reassessed to assure that the Transportation Plan can adequately 
support the Land Use Element. Alternatively, the city may reassess its Land Use Element. 

The transportation financing program becomes a subset of the City’s Capital Facilities Plan (CFP) 
Element. The GMA requires the CFP Element to include at least a six-year plan for financing capital 
facilities and identifies the sources of public money for the projects. 

Project Cost Summary 

Planning level project cost estimates have been prepared to determine the magnitude of the 
transportation investments needed over the life of the Plan. Exhibit 5-5, in the previous chapter, 
summarizes the list of capital transportation improvement projects based on the analyses of existing and 
future 2044 conditions. Exhibit 6-1 summarizes the planning level capital costs into three primary 
improvement categories: Spot/Intersections, Roadway Improvements, and Non-Motorized 
Improvements. In addition, Exhibit 6-1 includes a summary of transportation programs and 
administration costs allocated to the City of Sumner to implement the Plan through 2044. 
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Exhibit 6-1. Transportation Projects and Programs Cost Summary  

 Cost (2023 Dollars)1 

Transportation Capital Projects  

Spot/Intersection Improvements $16,875,000 

Roadway Improvements $38,803,750 

Non-Motorized Improvements $48,591,753 

Total  $104,270,503 

Citywide Transportation Programs   

Arterial Maintenance/Street Overlay $3,000,000 

Roadway Paint Line Application $800,000 

Pavement Repairs $1,323,000 

Roadway Plastic Marking Application $1,122,000 

Chip Seal Application $2,730,000 

Crack Seal Application $1,575,000 

Neighborhood Traffic Control Program $560,000 

Signal Replacement Program (NEW) $2,000,000 

ADA Transition Plan $800,000 

Sidewalk Maintenance Program $2,500,000 

Total $16,410,000 

Total Cost (Capital and Programs) $120,680,503  

Cost/Year $6,034,025 

Notes: 
1. Planning level costs in 2023 dollars.  
Source: Transpo Group and City of Sumner 2023 

Approximately $104 million (2023 dollars) will be needed to fully fund the capital improvements over the 
20-year horizon of the Plan. Of these costs, over $16.8 million are related to intersection improvements, 
$38.8 million are related to roadway improvements, and over $48.5 million are related to non-motorized 
improvements. In addition, $16.4 million is anticipated to implement the citywide transportation 
programs over the life of the Plan. Combined, the total costs for the Sumner Transportation Plan is 
estimated at approximately $120.6 million. This equates to an average of approximately $6 million each 
year for the life of the Plan through 2044. Funding the transportation projects and programs will require 
Sumner to seek outside sources, which is consistent with current practices. Ultimately, the portion of 
funding that is solely the responsibility of Sumner will vary by project and program and will depend on 
the availability of grants, partnerships, and other sources. The following section describes the Sumner 
funding strategy for implementing the 2024 Transportation Plan.    
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Funding Strategy  

The City of Sumner utilizes fees and tax revenues to construct and maintain their transportation facilities. 
Funding sources include local tax revenues, fees, grants, partnerships with other agencies, and 
developer impact fees. The City also uses fuel taxes and can direct revenues from its General Fund to 
transportation capital projects, as needed, to balance its Six-Year Transportation Improvement Program 
(TIP).  

Developer mitigation includes transportation impact fees and/or construction of frontage improvements 
at the time of development. Other agencies such as WSDOT are expected to share in the cost of state 
highway improvements to meet regional transportation needs.  

The City identifies the most appropriate potential funding sources for each of the improvement projects. 
For example, grants or other agency funding are assumed to be a greater share of the revenues for 
funding improvements on SR 167 or SR 410 than on the local arterial improvements. While it is unlikely 
that implementation of the Transportation Plan projects will match the city’s funding assumptions at a 
project-by-project level, this process does provide for a reasonable estimate of anticipated revenues 
needed for the overall capital improvement program. It also establishes a level of funding needed 
through transportation impact fees.  

Exhibit 6-2 summarizes the anticipated sources of revenues used by the city to fund transportation 
improvements and programs. Key strategies related to funding transportation include:  

 Grants. The city has been successful in applying for State and Federal grants. Partial grant funding 
was allocated to projects based on the type and location of the improvement. Projects that would 
serve Sumner as well as regional traffic and provided multimodal solutions are excellent candidates 
for grants. Projects that also support economic development are also good candidates. 

 Local Improvement District (LIDs) and Developer Funding. LIDs or developer improvements 
would cover the cost of curb, gutter, sidewalks, planter strips, and a portion of the street lighting that 
are not included in the impact fee program. Other improvements would also be covered by 
developers based on SEPA mitigation or frontage improvement requirements.  While the City has 
rarely used LIDs, the City could use this approach to set up LIDs that fund improvements and benefit 
the adjacent property owners. The City could pursue low interest loans from the Public Works Trust 
Fund (PWTF) and then pay off the loans with annual proceeds from the LIDs. 

 Transportation Impact Fee (TIF) Update. The city will update the TIF based on the 20-Year project 
list and the allowance of multimodal fees. Additional details on the TIF are provided in the second 
following Exhibit 6-2.  
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Exhibit 6-2. Existing and Projected Revenues  

 

Annual Revenue  

(2023 Dollars) 
2023-2044 20-Year Revenues (2023 

Dollars) 

General Revenue Source   

Motor Vehicle Fuel – City  $210,000 $4,200,000 

Local Parking Tax $58,000 $1,160,000 

Street & Curb Permits $27,500 $550,000 

Plan Check Fees $430,000 $8,600,000 

Subtotal  $725,500 $14,510,000 

Grants or Other Funding   

Federal State, or Other Grants/Funding 
Partnership 

$5,810,000 $116,200,000 

Local Improvement District/Developer 
Funded 

$100,000 $2,000,000 

Transportation Impact Fees1 $500,000 $10,000,000 

Subtotal $6,410,000 $128,200,000 

Total Existing Revenue and Other 
Funding 

$7,135,500 $142,710,000 

Source: City of Sumner 2023 
Notes: 
1. Based review of historic Transportation Impact Fee (TIF) revenue data.  

Transportation Impact Fees Update 

The GMA allows agencies to develop and implement a transportation impact fee (TIF) program to help 
fund some of the costs of transportation facilities needed to accommodate growth. State law (Chapter 
82.02 RCW) requires that TIFs are: 

 Related to improvements to serve new developments and not existing deficiencies. 

 Assessed proportional to the impacts of new developments. 

 Allocated for improvements that reasonably benefit new development. 

 Spent on facilities identified in the CFP. 

TIFs can only be used to help fund improvements that are needed to serve new growth. The projects can 
include recently completed projects to the extent that they serve future growth and do not solely resolve 
existing deficiencies. The cost of projects needed to resolve existing deficiencies cannot be included. 

State Bill 5452 effective July 23, 2023, amends 82.02.090(7) RCW to include bike and pedestrian facilities 
designed with the intent of multimodal commuting as part of the definition of public facilities where 
impact fees are allowed. With this amendment, the City intends to adopt a multimodal transportation 
impact fee to help fund improvements.  
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The City implemented and adopted a transportation impact fee program in 2003. The program is 
defined in Chapter 12.36 of the Sumner Municipal Code (SMC). As part of the Transportation Plan, the 
City would amend SMC Chapter 12.36 to include pedestrian and bike facilities in the TIF program 
consistent with the State law.  

The funding strategy assumes the TIF program is updated based on the 20-year list of improvement 
projects, as identified in Exhibit 5-5. An evaluation and update of the TIF rates has been conducted as 
part of the Transportation Plan to reflect changes in land use plans, funding, level of service standards, 
and the new State legislation allowing funding to be directed towards non-motorized transportation 
projects. The TIF eligible projects are a subset of the long-term transportation projects identified in 
Chapter 5 Exhibit 5-5. Appendix C provides a more detailed summary of the traffic impact fee eligibility 
and the amount of the project cost that was applied in the development of the TIF. 

The current TIF program divides Sumner into districts. The district approach was used due to the large 
amount of growth in jobs that was anticipated in the MIC area with implementation of the 2015 
Comprehensive Plan and to help incentivize development in the Town Center. The growth allocation for 
the current plan does not anticipate significant growth in jobs and residential growth is spread more 
evenly throughout the City, within the Town Center and other residential areas. The current TIF approach 
recommends eliminating the three districts and having one fee schedule for the entire City. This 
approach simplifies the fee structure and provides ease in understanding fees. Exhibit 6-3 summarizes 
the potential transportation impact fee based on the Preferred Alternative land use plan and cost for the 
TIF applied to the projects. The application of the TIF was reduced from the eligible amount based on 
anticipated grant funding or developer contributions to improvement projects. Appendix C provides a 
breakdown of the TIF eligible and the applied TIF percentages for each of the improvement projects.  

Alternative 1 and the Preferred Alternative have a higher TIF per PM peak hour trip since there is less 
growth, but the system needs are similar to that of Alternative 2. Alternative 3 has approximately the 
same amount of growth in trips as Alternative 2 so the TIF per PM peak hour trip would be about the 
same as Alternative 2. The Preferred Alternative is used as the basis of the TIF calculations presented 
below.   

Exhibit 6-3. Potential Transportation Impact Fee Rates  

Applied TIF Share1 

Total New PM Peak Hour Trips 

(Passenger car equivalents) 

Cost Per New PM Peak Hour Trip 

(Passenger car equivalents) 

$26,515,384 2,479 $10,696 

Notes: 
1. Total cost share in 2023 dollars, based on relative impact of the 2023 – 2044 traffic growth on each capacity-
added project on a passenger car equivalent basis.  

The transportation impact fees are estimated to account for almost 26.5 million (2023 dollars) in 
revenues. This represents approximately 22 percent of the total funding program, including the 
contributions related to expected debt service.   
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The current fee per weekday PM peak hour trip for the City ranges between $1,900 to $3,400 depending 
on the location of the development. The proposed fee estimate, including non-motorized transportation 
improvements, will be a significant increase over current fees. Staff will review the TIF with City Council 
who will determine the fee that is ultimately selected.  

The following section describes the reassessment strategy that can be used in the case the TIF 
proportion or other funding source are less than estimated in this initial funding strategy.  
 

Reassessment Strategy 

The funding strategy is partially based on grants and other outside funding that the City does not 
control. The City may be able to shift revenues from other funding programs to address specific needs as 
yearly budgets are prepared or consider other revenue options such as increasing the vehicle license tab 
fee. In addition, the City is committed to reassessing their transportation needs and funding sources 
each year as part of their annual Six-Year Transportation Improvement Program (TIP). This allows the City 
to match the financing program with the shorter-term improvement projects and funding. The 
Transportation Plan also includes goals and policies to periodically review land use growth, adopted 
level of service standards, and funding sources to ensure they support one another and meet 
concurrency requirements. 

To maintain the vitality of Sumner’s transportation system, the City should adhere to the following 
principles in its funding program: 

 As part of the development of the annual Six-Year Transportation Improvement Program, the City 
will balance improvement costs with available revenues. 

 Review project design during the development review process to determine whether costs could be 
reduced through reasonable changes in scope or deviations from design standards. 

 Coordinate and partner with WSDOT and other agencies to vigorously pursue grants from state, 
federal, and regional agencies to help fund and implement improvements along SR 167 and SR 410. 

 Work with regional and local agencies to develop multi-agency grant applications for projects that 
serve regional travel. 

 Review transportation impact fee revenues each year to determine whether the impact fees should 
be adjusted to account for project cost increases and/or decreases in grants or WSDOT cost sharing. 

 If the actions above are not sufficient, consider changes in the level of service standards and/or limit 
the rate of growth. 

 
Implementation Program 

Implementation of the Transportation Plan involves several strategies. These include coordination with 
developers and partnering with other agencies to construct the transportation improvement projects. 
Partnering with other agencies and use of grants will be especially critical in the implementation of 
safety, capacity, and operational improvements along SR 167 and SR 410. This may include re-prioritizing 
roadway projects as new funding sources become available or by focusing on areas most impacted by 
new development. The City will also continue to review strategies for phasing improvements allowing 
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funding to be spread over a longer period. In addition, the City will need to review, maintain, and update 
its concurrency management, Transportation Impact Fee, and other development review processes to 
account for the revised multimodal LOS standards and assure that the impacts of growth are mitigated, 
and transportation improvements are completed concurrent with new development. 

Partnering with Other Agencies 

The Transportation Plan supports the City’s role in the regional transportation strategy (in PSRCs Vision 
2050) through its policies to support and expand use of transit, transportation demand management, 
and active travel to reduce the number of vehicle trips generated by development in the city. Sumner will 
need to coordinate with Sound Transit, other transit providers, and other nearby cities to implement 
facilities and services to meet those objectives. Coordination will also help assure consistency in plans 
and implementation programs between agencies to meet the goals of the regional plan. 

The City will continue to partner with WSDOT to implement improvements along both SR 167 and SR 
410 consistent with the Transportation Plan project list. Projects along both state highways serve regional 
travel patterns as well as provide local access within the City of Sumner. Without WSDOT as a partner, 
the City is unable to put a high priority on major capacity improvements along both state highways since 
the improvements serve significant levels of regional traffic and the projects will cost more than the City 
can reasonably fund on their own. These projects should be considered for joint submittal of grants, with 
the local match being combined from benefiting agencies. Partnering with WSDOT will be critical in the 
implementation of the Transportation Element project list. 

Project Priorities and Timing 

The City of Sumner will use the annual update of the Six-Year TIP to re-evaluate priorities and timing of 
projects. Throughout the planning period, projects will be completed, and priorities will be revised. The 
development of the TIP will also be used to identify potential phasing options to fit within available 
revenues during that six-year time horizon. The city will monitor traffic volumes and the location and 
intensity of land use growth in the city. The city will also need to monitor traffic growth from other 
adjacent communities. Based on this information, the city will then be able to direct funding to areas that 
are most impacted by growth or may fall below the City’s level of service standard. The development of 
the TIP will be an ongoing process over the life of the plan and will be reviewed and amended annually. 

Concurrency Management and Development Review 

Concurrency refers to the ongoing process of coordinating infrastructure needs with community 
development. This concept was formalized in the GMA to ensure that adequate public facilities are 
provided in concert with population and employment growth. For transportation facilities, the GMA 
requirement is fulfilled if its level of service standards will continue to be met including the additional 
travel demand generated by each development. 

As part of the review of developments applications, the city will apply its level of service standards, street 
classifications and conceptual street designs, and other regulations related to transportation. The City 
has options for implementing its concurrency requirements. Development permit applications are 
evaluated for vehicle trips generated, and Transportation Impact Fees (TIF) are assessed. Alternatively, 
depending on the scale of a proposed project, the City may also review concurrency through the SEPA 
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review process. The SEPA process also ties the concurrency to specific development applications, 
instead of applying it citywide or to subareas of the city. This process is consistent with the 2015 
Transportation Plan.  

The following summarizes the City’s framework for the SEPA-based concurrency review: 

 Baseline traffic forecasts to be developed and based on existing traffic, historical growth rates, and 
pipeline development traffic. 

 Project traffic based on trip generation, distribution, and assignment. 

 Future conditions evaluated based on city or other agency improvements that are funded for 
construction within six years. 

 Assess project impacts at locations that fall below the city’s adopted LOS standard. 

 Require mitigation to resolve LOS deficiencies, unless exempt from concurrency based on policies. 

 If deficient location is exempt from concurrency, require appropriate mitigation (such as payment of 
impact fees or proportionate share mitigation, construct partial improvements to offset project 
impacts, or reduce development impacts through phasing or TDM programs) 

 If adequate mitigation is not defined to resolve the LOS deficiency, then the city will deny the 
development. 

 Identified LOS deficiencies will be used to seek grants or other funding and as an input to the annual 
Six-Year TIP process. 
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7. Consistency With Other Agencies  

Sumner’s transportation system is part of, and connected to, a broader regional highway and arterial 
system. The GMA works to increase coordination and compatibility between the various agencies that 
are responsible for the overall transportation system. Since transportation improvements need to be 
coordinated across jurisdictional boundaries, the Transportation Plan needs to be consistent with and 
supportive of the objectives identified in the Washington State Transportation Plan, PSRC’s Vision 2050, 
and the transportation plans or capital improvement plans of the surrounding agencies. Developing the 
Transportation Plan is primarily a bottoms-up approach to planning, with the city exploring its needs 
based on the land use plan. Eventually, local projects are incorporated into regional and state plans. A 
schematic of this approach is shown below in Exhibit 7-1. The following sections provide a review of this 
Plan’s consistent with neighboring jurisdictions.  

Exhibit 7-1. Transportation Plan Approach 

 

Washington State Department of Transportation 

As required by the 1998 amendments to the GMA, the Sumner Transportation Plan addresses the state 
highway system. Specifically, the Transportation Plan addresses the following elements related to the 
state highway system: 

 Inventory of existing facilities – see Chapter 3 

 Level of service standards – see Chapter 3 and 4  

 Concurrency on state facilities – see Chapters 4 and 5  

 Analysis of traffic impacts on state facilities – see Chapter 4  

 Consistency with the State Highway Systems Plan – see Chapter 5 and Exhibit 7-2  

Exhibit 7-2 summarizes the improvements on state facilities listed in the Statewide Transportation 
Improvement Program (STIP) 2023 – 2026, which are consistent with the Plan identified in chapter 5.  
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Exhibit 7-2. State Highway Improvement Plan  

State Route (limits)1 

State Project ID 

(Sumner Project ID) State Highway System Plan Project Description 

166th Avenue E  

SR 410 WB Ramp Intersection to 
64th Street E 

SUM-24  

(RW1) 

Widen 166th Avenue E to a 4-lane facility with 
roundabouts at the SR 410 WB Ramp and 64th Street 
E 

Fryar Avenue  

W Main Street to Puyallup Street 

SUM-17  

(NM7) 

Shared Use Trail 

W Main Street to Puyallup Street 

Main Street/Traffic Avenue SUM-25  

(NM21) 

Replace existing pedestrian rectangular rapid flashing 
beacon with pedestrian signal 

Rivergrove Community Pedestrian 
Bridge  

Alder Avenue and Maybelle Street 
to 143rd Avenue E 

SUM-29  

(NM16) 

Construct a non-motorized pedestrian bridge over SR 
410 with approach ramp, shared use path and 
sidewalk connections to Alder Avenue, 143rd Avenue 
E, and 72nd Street E 

Stewart Road Corridor Completion 

Butte Avenue E to 140th Avenue 
Curt E 

SUM-16 

 

Replace and widen existing bridge to accommodate 4 
travel lanes and separate shared use path 

Stewart Road ITS 

W Valley Highway E – SR 
167/Stewart Road Interchange to 
Future signal at Golf Course 
Entrance west of East Valley 
Highway  

SUM-27  

(RW4) 

Add/replace/upgrade interconnected conduit/cabling 
and signal hardware to coordinate traffic signals and 
devices along Stewart Road 

Systemic Horizontal Curve and 
Roadway Departure Safety 
Improvements 

East Valley Highway, West Valley 
Highway, Sumner-Tapps 
Highway/166th Avenue E, 142nd 
Avenue E/24th Street E 

SUM-28  

(RW12) 

Install static and/or dynamic curve warning signs, 
speed feedback signs, centerline and edge lie 
profiled striping, rumble strips, reflective markers on-
pavement as appropriate to delineate roadside 
objects, channelization, guardrail/roadway 
shouldering, and street lighting 

Tacoma Avenue Overlay  

Puyallup Street to the White River 
Bridge 

SUM-30 

(SP2) 

Plane, repair, and overlay, complete intersection 
channelization improvements, add an eastbound left-
turn pocket on Puyallup Street at Tacoma Avenue. 
Add a signal at the Puyallup Street/Tacoma Avenue 
intersection 

Valley Ave Overlay 

Sumner City Limits to Meade 
McCumber Rd E 

SUM-26 

(RW3 in part) 

Grinde and overlay Valey Avenue 

Notes: 
1. Based on the WSDOT Statewide Transportation Improvement Program (STIP) 2023-2026.  
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Pierce County 

The recommendations and functional classifications of arterials and collectors are consistent between the 
City’s and County’s Plans. 

The most significant improvement project in the Transportation Plan involving Pierce County is the 
widening of Stewart Road SE Bridge over the White (Stuck) River (SUM-16). This project is fully funded 
and is being led by the City of Sumner with participation by Pierce County and the Cities of Auburn and 
Pacific. It provides the principal east-west route in the north part of the City of Sumner connecting with 
Stewart Road from the SR 167 interchange to Lake Tapps Parkway. 

Sound Transit 

The future transit recommendations in the Sumner Transportation Plan are consistent with Sound 
Transit’s short and long-term plans for the area.  

City of Auburn 

Auburn is planning on widening East Valley Highway between Lakeland Hills Way and E Valley Access 
Road to four to five lanes including storm water, illumination, and intelligent transportation system (ITS) 
improvements. A separate non-motorized trail would also be constructed on the east side of East Valley 
Highway. This project provides a continuation of the Auburn Way principal arterial to connect to the 
Stewart Road/Lake Tapps Parkway corridor.  

City of Pacific 

The Cities of Sumner and Pacific transportation systems connect in the northwest part of Sumner. The 
City of Pacific is also participating in Pierce County’s expansion of the Stewart Road SE Bridge. The 
Sumner Regional Trail system along the White (Stuck) River also will connect with segments in Pacific. 
The trail project is being coordinated between the two cities and Pierce County. 

City of Edgewood 

The City of Edgewood is located west of Sumner. The primary transportation system interface is in the 
Pacific Avenue/West Valley Highway corridor. Traffic using Sumner Heights Drive or Edgewood Drive E 
in southeast Edgewood access either Valley Avenue or Pacific Avenue. Traffic using Pacific Avenue can 
access SR 410 via Bridge Street and Traffic Avenue. Traffic to/from Edgewood is also able to use the 
North Sumner interchange with SR 167 at 24th Street E.  

City of Puyallup 

The City of Puyallup is located southwest of Sumner. The primary transportation system interface is in the 
E Main Avenue (Traffic Avenue) corridor and SR 162 via Pioneer Way E. City of Puyallup has 
acknowledged the need for working with Sumner. 
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17.  Capital Facilities 

Introduction 

The Growth Management Act (GMA) requires that comprehensive plans include a Capital Facilities 
Element which addresses the capital facility needs sufficient to support the designated land use 
intensities.  The following policies establish the levels of service for the necessary capital facilities and the 
policy directives which implement the specific capital facility items.  Public services have also been 
included because of their close ties to capital facility plan development. Comprehensive analysis of 
Sumner's facilities is provided in the city’s Capital Facilities Plan, the Draft EIS and Final EIS, and in the 
various capital facility plans prepared for Sumner addressing sewer, water, and storm water drainage. 

Goals, Policies, and Objectives 

 

1.1. Consider access, as well as economic, social, environmental, and health impacts when 
locating community facilities and services, including civic places like parks, schools, and other 
public spaces.  

1.2. Encourage planning and coordination of emergency management and public safety 
programs.   

Note: These policy updates are in response to the required regional VISION 2050 policies.  

 

2.1. Ensure impacts and burdens associated with capital facilities and public services are equitably 
distributed throughout the City.   

2.2. Prioritize improvements that will improve public facilities and services in communities where 
there are lower levels of service, populations with limited incomes, and/or populations at 
greater risk of disparate impacts, such as poor health outcomes.   

2.2.1. Through cooperative and coordinated planning with other jurisdictions and districts, 
ensure efficient and equitable siting of essential regional capital facilities.  
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2.3. Actively seek input on public facility and service proposals from communities where there are 
lower levels of service, populations with limited incomes, and/or populations at greater risk of 
disparate impacts, such as poor health outcomes. Provide engagement materials in the 
languages most commonly spoken in Sumner.

Note: These policy updates respond to State and County requirements to address underserved 

populations. 

3.1. Reduce the City’s carbon footprint by incorporating, where practicable, Consider the use of 
green development practices in all buildings the City constructs, remodels and renovates.

3.2. The City should meet a LEED® Silver certification for new construction or additions or major 
renovations of City facilities over 5,000 gross square feet in area only when long term
economic benefits may be realized, including the reduction of operating costs, enhanced 
asset value, optimized building performance and a healthier workplace for its employees. 

3.3. Implement energy-saving technologies in all City facilities as facilities are built or remodeled, 
such as energy efficient lighting, water-conserving appliances.  

3.4. Leverage the City’s purchasing power related to capital improvement projects to help expand 
the markets for green building products, including recycled-content materials and clean, 
renewable energy technologies. 

3.5. Initiate programs to replace and upgrade stormwater systems to accommodate future 
increased conveyance requirements due to climate change and urban flooding. 

3.6. Support the planting of trees along street edges and parking lots and large expanses of 
asphalt to create a pleasing environment and to increase energy efficiency by reducing heat 
absorbed by asphalt that increases ambient temperatures.  

Note: Moved from Utilities Element.  

3.7. Facilitate and encourage conservation of resources to delay the need for additional facilities.    

Note: Moved from Utilities Element.  

3.8. Facilitate the conversion to cost-effective and environmentally sensitive alternative 
technologies and energy sources.  

Note: Moved from Utilities Element.  

3.9. Support the development of a widespread gaseous fuel infrastructure to provide more for 
alternative fuel options to that reduce vehicular pollution. One example is conversion of the 
City's fleet to cleaner fuels. 

Note: Moved from Utilities Element.  

3.10. Install generators for all identified critical facilities without adequate generators.  
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Note: This policy is suggested to meet climate change resiliency requirements, per HB 1181. 

3.11. Construct a floodwall or setback levee on the Puyallup River in the Rivergrove Drive 
neighborhood in order to reduce the flooding on adjacent properties.

Note: This policy is suggested to meet climate change resiliency requirements, per HB 1181. 

4.1. Develop procedures to ensure that public facilities and services necessary to support 
development and established Levels of Service are available at the time of development. 

4.2. Work with other service providers and adjacent jurisdictions to coordinate service provision 
and improvements to capital facilities.

4.3. Coordinate with adjacent jurisdictions through joint planning to ensure service provision and 
development is consistent with the goals of this plan.  

4.4. Generally make new development responsible for providing the services necessary to support 
the demands created by the development.  

4.5. Encourage infill development which takes advantage of existing public facility capacity.  

4.6. Establish and maintain a current 6-year capital improvement plan to finance the necessary 
capital improvements identified in the applicable capital facility plans.  

4.7. Provide for regular monitoring of capital facility and public service needs and make 
appropriate amendments to capital facility plans.  

4.7.1. Update, as necessary, the capital facility plans used in the preparation of the 
Comprehensive Plan to reflect the final land use designations and assumptions. Utilize 
the Capital Facilities Plan to make capital budget decisions and development of the 
city’s biennial budget.  

4.7.2. Communicate with other service providers on population projections and growth in 
order to maintain accurate coordination of service provision.  

4.7.3. Update the Capital Improvement Program periodically at least every two years.  

Note: It is not a requirement to update CIP every 2 years (updating CFP every 6 years is ok). CIP is often 
updated with the City’s budget. Some agencies do a CIP more frequently than every 6 years so they can be 

responsive to grants, and also when they update impact fees.  

4.7.4. Monitor implementation of the Capital Facility Plan and Capital Improvement Program 
against the rate of growth and development to determine if adequate public facilities are 
being provided.  If adequate facilities and services are not available, the land use 
element shall be adjusted accordingly.  
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5.1. Explore funding from a mix of sources, changes to regulatory, pricing, taxing, and expenditure 
practices, and other fiscal tools to meet capital facility and public service needs.

5.2. Seek broad funding for the construction, maintenance, and replacement of water services and 
facilities, stormwater system improvements, and sanitary sewer services and facilities, as needed, 
to ensure reliable service.

Note: These policy updates are based on the regional VISION 2050 requirements and consolidate existing 

policies. 

5.3. If funding is insufficient, adjustments should be made to the levels of service, Land Use 
Element, revenue sources, or any combination thereof.

Note: State Department of Commerce requires “policy or procedures to reassess the Land Use Element if 

probable funding falls short of existing needs.” 

Parks 

 

6.1. Implement the facilities and improvements identified in the adopted Parks and Trails, Trails & 
Open Space Plan.  

6.2. Maintain the following minimum levels of service for the parks system (based on 2024 
conditions): 

Investment: Maintain a level of investment per capita (resident equivalent) that is consistent 
with the current value of the system per person. The 2024 value is $1,652 per resident 
equivalent, as may be adjusted periodically for system value, inflation, or annexation.

Recreation Facilities: Provide for a mix of parks and recreation facilities at a level consistent 
with the community’s current level of facilities: 

Active Recreation Facilities (fields, courts, skate parks, and similar): Sumner facility per 
1,000 resident equivalents consistent with the 2024 ratio of  0.4 facilities per 1,000. 

Informal Recreation Facilities (playgrounds, picnic shelters, open lawn areas, and similar):  
Sumner facility per 1,000 resident equivalents consistent with the 2024 ratio of  3.4  
facilities per 1,000. 

Parks: Sumner park acres per 1,000 resident equivalents consistent with the 2024 ratio of 
3.2 acres per 1,000. 

6.3. Aim towards the following target levels of service for the parks system: 
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Investment: Achieve a level of investment per capita (resident equivalent) that is consistent 
with a 30% increase in the current value of the system per person. The 2024 value is $2,148 
per resident equivalent, as may be adjusted periodically for system value, inflation, or 
annexation.

Recreation Facilities: 

Active Recreation Facilities (fields, courts, skate parks, and similar):0.5 facilities per 1,000 
resident equivalents.

Informal Recreation Facilities (playgrounds, picnic shelters, open lawn areas, and similar):  
4.4  facilities per 1,000 resident equivalents.

Parks: 5.4 acres per 1,000 resident equivalents.

Open Space (including increases to tree canopy cover): 3.8 acres per 1,000 resident 
equivalents. 

Access: 10-minute maximum walk to a park for all Sumner residents. 

Police 

 

 

7.1. Level of Service:  

 Maintain a ratio of at least two (2) commissioned officers per 1,000 population 

 Establish and Maintain a ratio of not less than 1 commissioned patrol officer for every 
1000 calls for service per year. Patrol Officers should have at least 40% of their patrol 
shift available for proactive policing activities.

Provide one sergeant for every 6-7 5 commissioned patrol officers.

 Provide and maintain one detective position at a ratio of 1/400 part A offenses.  

7.2. Provide support to Sumner Schools through the continued School Resource Officer program 
and instruction of Life Skills curriculum.  

Note: This program is no longer offered in Sumner. 

7.3. Could include “Crime Prevention through Environmental Design” components Consider 
including environmental design best practices for safety and vandalism prevention in site 
design guidelines for new development.  

7.4. Maintain public safety staffing to support community events such as parades, festivals, 
concerts, community gatherings, etc. that promote Sumner’s sense of community.   
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Fire

8.1. Support implementation of the EPFR capital facilities plan (refer to the plan for a complete list 
of levels of service and planning assumptions).

8.2. East Pierce Fire & Rescue shall strive to maintain sufficient personnel and equipment, 
strategically located such that the first-due response units arrive at fire and emergency 
medical incidents in urban areas served by staffed fire stations (as characterized by the City of 
Sumner) within 8 minutes, 30 seconds 5 minutes to the 90th percentile.  

8.3. East Pierce Fire & Rescue shall strive to maintain sufficient personnel and equipment, 
strategically located to provide a minimum acceptable (effective) response force capable of 
arriving at emergency incidents within 13 minutes, 30 seconds 10 minutes to the 90th 
percentile. “Sufficient personnel” is further defined in the EPFR Capital Facilities Plan.  

Note: The above benchmarks are updated per EPFR unit data for 2023. 

Library  

 

9.1. The City of Sumner adopts by reference the Pierce County Library Systems Capital Facilities 
Plan as adopted and periodically amended, including any level of service guidelines 
contained therein.  

General Facilities 

10.1. Establish and provide the following Level of Service for City government buildings: 

 General Government  1.36 13 s.f./capita 

 Police    294 s.f./employee 0.44 s.f./capita 

 City Shops (buildings only)  1.8 s.f./capita  

10.2. Seek innovative and shared financing for City facilities, including lease arrangements and 
impact fees.  

10.3. Maintain services and a rate structure adequate to keep the cemetery self-sufficient. 
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Water, Sewer, and Stormwater

11.1. Establish the following Levels of Service for water supply:

Demand:

Residential Demand 60.3 gpd/capita2 72.73 gpd

Employee Demand 58.3 gpd/employee plus 252,000 gpd1   25.28 
gpd/employee1

Fire Flow: 

USE 

MIN. FLOW 

(GPM) 

REQUIRED DURATION 

(HOURS) 

Medium and low density residential 1,000 2 

High density residential and commercial 1,500 2 

Industrial 3,500 3 

Several existing buildings 4,500 4 

USE  MIN. FLOW (GPM) REQUIRED DURATION (HOURS) 

   Medium and low 

density residential 1,000   2 

High density 

residential and

commercial 1,500   2 

Industrial  3,500   3 

Several existing

buildings  4,500   4 

Reliability:  

WATER SYSTEM - RELIABILITY LOS

  

 
2 Per the Sumner Water System Plan.
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Criteria Level of Service 

A B C F

Conveyance Reliability; 

Loop (min. 6" pipe)  

System 

95% + of 

services on  

loop lines 

90% + of 

services on 

loop lines 

80% + of 

services on  

loop lines 

Less than 80% of 

services on loop 

lines 

Source Reliability;   

Meets peak  

day w/largest  

supply out 

Meets peak 

day w/all 

supplies on

Meets 95% of 

peak day - use 

storage 

Water restriction 

required

 

Distribution System 

Reliability; Isolation 

valves a min of 660 ft. 

95% + of  

services meet  

thisthese criteria 

90% + of 

services meet 

thisthese 

criteria 

80% + of 

services meet 

thisthese criteria 

<80% of services 

meet thisthese 

criteria 

Power Backup for 

Supply 

Pumps;(standby 

generators) 

100% of pumps  

with backup gen.

Sufficient 

backup for 

meeting 

MMADF 

Sufficient backup  

for avg. daily 

flow 

Less backup than 

needed  

for ADF 

Emergency Response 

by Repair Crew 
< 4 hrs.  

on 24-7 basis 

< 8 hrs.  

on 24-7 basis 

< 24 hrs. 

on a 24-7 basis 

> 24 hrs  

on a 24-7 basis  

The minimum LOS for reliability is “B” as outlined above. 

11.2. Deliver a high degree of water quality which satisfies federal, state and local regulations as 
follows: 

LOS “A”: Water quality meets both Primary and Secondary Public Health Standards.

LOS “B”: Water quality meets only Primary Drinking Water Standards. 

For water quality, Sumner chooses a LOS “A”.  
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11.3. Require water services for new development, unless otherwise allowed by state or county 
regulations.

Note: Policy added to comply with VISION 2050 guidelines.  

11.3.1. Encourage the design, siting, construction, operation, and relocation or closure of water 
infrastructure in a manner that is cost effective, environmentally sensitive, appropriate to 
the location and need, minimizes and mitigates impacts on adjacent land uses, and 
prioritizes action to protect vulnerable populations.

Note: Recommended policy based on best practices.  

11.4. Require all new development to avoid or mitigate adverse impacts to functioning water 
systems.

Water Conservation 

11.5. Implement a water conservation programs for residential, commercial, and industrial users 
consistent with the Sumner Water Plan.  

11.5.1. Require new and existing businesses to use water at or below the average per capita 
employee level. and businesses which utilize that use higher than average rates of water 
shall be required to mitigate their impacts. Those businesses not able to meet the goal 
shall be encouraged to conserve, re-use water, or develop new water sources.  

11.5.2. Implement water service technologies, such as “smart meters,” that assist customers in 
monitoring and reducing water usage.  

11.5.3. Support existing public education and outreach campaigns to address and promote 
water conservation.  

X.X. Seek to expand the City watershed protection by acquiring additional land around the 
existing watershed.

Note: Deleted, as this policy is more fitting in surface water policies. 

X.X. In conjunction with developing additional water sources, develop a well head and 
groundwater protection program.  

Note: Recommend deleting - water sources cannot be developed and the well head and groundwater 

protection programs are required by doh and included in the city's general water plan. 

X.X. Provide broad funding for water services and facilities.  

Note: Moved to new funding Goal 5.  
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Sanitary Sewer

Note: Moved sanitary sewer up in order to write water and sewer policies together.  

12.1. Establish and provide for a Level of Service as defined in the adopted Sanitary Sewer Plan.

12.2. Require sanitary sewer services for new development, unless otherwise allowed by state or 
county regulations.

Note: Policy added to comply with VISION 2050 guidelines.  

12.2.1. Encourage the design, siting, construction, operation, and relocation or closure of 
sanitary sewer infrastructure in a manner that is cost effective, environmentally sensitive, 
appropriate to the location and need, minimizes and mitigates impacts on adjacent land 
uses, and prioritizes action to protect vulnerable populations.    

Note: Policy added based on best practices.  

12.2.2. Require all new development to avoid or mitigate adverse impacts to functioning 
sanitary sewer systems.    

Septic Systems  

12.3. Ensure existing on-site septic systems may continue to serve existing residents as long as they 
are properly functioning, well maintained, and remain in compliance with Tacoma-Pierce 
County Health Department requirements.    

Note: Policy added to comply with VISION 2050 guidelines. 

12.3.1. Require all new development to avoid or mitigate adverse impacts to functioning septic 
systems.

12.4. Encourage homeowners to connect to the sanitary sewer system where available.    

12.5. Require homeowners to connect to the sanitary sewer system if existing onsite septic systems 
fail to maintain compliance with Tacoma-Pierce County Health Department requirements.    

X.X.X. Work with the Tacoma-Pierce County Health Department to eliminate the development of new 
residential and commercial uses on-site and community sewage systems within the Planning Area.  
The intent would be the elimination of all new permanent septic systems, but would allow for interim 
on-site approved septic systems where sewer facilities are not available.    

Note: Deleted – summarized and covered in 9.2.1.  

X.X.X. Prohibit on-site or community sewage systems supporting new industrial development. 
Recreational uses may be exempt from this policy.    

Note: Deleted – summarized and covered in 9.2.1.  

Page 442 of 949



Sumner Draft Comprehensive Plan Ch. 17  Capital Facilities 
September 2024 

152 

X.X.X. Seek broad funding for providing sanitary sewer services and facilities.

Note: Moved to new funding Goal 5.  

Note: Policy added to comply with VISION 2050. Note that these policies are edited from the Utilities 

section of the Plan.  

13.1. Coordinate emergency response across jurisdictions to ensure adequate water and sanitary 
sewer service, with priority given to minimal service disruptions for historically underserved 
populations.

13.2. Ensure that the City’s Emergency Response Plan is coordinated with regional jurisdictions and 
the City’s Public Works Department to include local measures for communicating and 
addressing emergencies.    

13.3. Coordinate and prioritize messaging that is in plain language, short, culturally appropriate, in 
language prevalent in the area, and in multiple formats, such as audio, large print and 
captioning.    

Note: Policy added to comply with VISION 2050. Note that these policies are edited from the Utilities 

section of the Plan. 

14.1. Promote incentive programs, strategies, and appropriate regulations to provide equitable 
access of water and sanitary sewer services to underserved areas, with particular priority 
investments to address disparities in underserved communities.

14.2. Provide utility bill or deposit assistance or subsidies to supplement tenant-based rental 
assistance to increase protection for vulnerable households.    

14.3. Prioritize use of new technologies, programs, and applications that increase the reliability, 
affordability, and accessibility of water and sanitary sewer services and pay options.    

15.1. Establish and maintain the Level of Service as the 25-year storm event, except in those areas 
where the 100-year storm design is appropriate to protect the natural environment.    

15.2. Require new development to provide for facilities to reduce water quantity and quality 
impacts associated with new development.   

Page 443 of 949



Sumner Draft Comprehensive Plan Ch. 17  Capital Facilities 
September 2024 

153 

15.2.1. Encourage the design, siting, construction, operation, and relocation or closure of storm 
drainage infrastructure in a manner that is cost effective, environmentally sensitive, 
appropriate to the location and need, minimizes and mitigates impacts on adjacent land 
uses, and prioritizes action to protect vulnerable populations.

Note: Recommended policy based on best practice.  

15.2.2. Encourage the use of low impact development (LID) and stormwater best management 
practices to manage stormwater runoff where feasible.

X.X. Seek broad funding for stormwater system improvements.

Note: Moved to new funding Goal 5.  

15.3. Coordinate with Pierce County on stormwater matters of common interest such as protection 
and preservation of water quality and resources in watersheds shared by both the City and 
County. Participate in coordinated regional watershed-based efforts with goals of achieving 
local drainage health, protection, preservation of water quality, and resources in watersheds.    

Note: Recommend revising to include more general regional planning efforts for watershed health. 

15.4. Continue to implement storm drainage, erosion control and critical area ordinances to help 
reduce off-site impacts of development and protect stream channels, aquatic resources, 
habitat and wetlands.  The regulations shall reflect the requirements and manuals of state and 
federal agencies as appropriate. Review, develop, and implement design and development 
standards to meet the City’s goals to improve water quality and reduce flooding, as well as 
reflect the requirements and manuals of state and federal agencies, as appropriate.  

Note: Recommended policy update, as City's goal/focus or state/federal requirements may change. 

X.X.X. Ensure that existing and future public and private stormwater and other water quality 
protection infrastructure is properly maintained and operated.

Note: Recommend deleting - this is more of an operational practice within the Public Works Department.  
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X.X.X. Identify locations for regional surface water facilities in areas of anticipated redevelopment in 
Downtown. Promote the establishment of regional surface water management facilities to 
support infill development and preclude the need for individual on-site ponds and facilities, 
provide development incentives, encourage efficient use of land, and reduce overall facility 
maintenance costs.

Note: Recommend deleting – this policy is too specific for the Comprehensive Plan Update and can be 

covered in regulations and operations. 

Solid Waste 

16.1. Support recycling within the community through a curb-side program, education and using 
recycled products for City purposes wherever feasible.  

16.2. Implement programs for waste reduction in accordance with the adopted Solid Waste Plan. 

Schools  

17.1. Coordinate and communicate with the appropriate school districts on issues of mutual 
interest, including school facility location, impacts of new development, impacts of school 
facilities and activities on the community, parks and recreation programs, population and 
growth projections, and school involvement in the community.    

17.2. Based on the Sumner-Bonney Lake School District Capital Facilities Plan establish impact fees 
to mitigate the demands on the school systems of new development.

17.3. Promote working with school districts on school siting and design to support safe, walkable 
access, including strategies to provide adequate urban capacity for new schools and to avoid 
serving urban students with schools in the rural area.    

Note: Above policy based on VISION 2050 guidelines. Also, adopted goal and policies on concurrency 

moved to top of element (Goal 4 and supporting policies).  
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Figure 17-1: Water Resources 
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Figure 17-2: Water Utility and Infrastructure 
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Figure 17-3: Stormwater Subbasins 
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Figure 17-4: Impaired Water Bodies 
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Figure 17-5: Sewer System 
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DATE:              March 1, 2024 

SUBJECT: Draft Environmental Impact Statement (EIS) 

  Sumner Comprehensive Plan Update for 2024 

Dear Reader: 

The City of Sumner is updating its Comprehensive Plan in 2024 to plan for the city’s growth through the 

year 2044. The updated plan will address requirements of the Growth Management Act (GMA), Puget 

Sound Regional Council (PSRC) VISION 2050 plan, and Pierce County Countywide Planning Policies 

(CPPs). This includes accommodating population, housing, and employment growth targets allocated by 

Pierce County. As part of the Comprehensive Plan update, the City proposes to update related plans and 

codes, such as the Capital Facilities Plan, Transportation Plan (TMP), and zoning and other development 

regulations in the Sumner Municipal Code (SMC). The City has prepared an integrated Draft 

Comprehensive Plan (Volume I) and Draft Environmental Impact Statement (Draft EIS, Volume II). WAC 

197-11-210 et seq. authorizes counties and cities planning under GMA to integrate the requirements of 

State Environmental Policy Act (SEPA) and GMA. 

Three growth alternatives are examined in the Draft EIS: 

Alternative 1 (No Action): Carries forward the existing Comprehensive Plan and regulations and distributes 

growth according to current plans and capacity. Housing growth is focused mostly in Town Center and East 

Sumner, and job growth is primarily in the Sumner-Pacific Manufacturing Industrial Center (MIC). This is a 

required alternative under the State Environmental Policy Act (SEPA). 

Alternative 2: Updates the Comprehensive Plan and development regulations to address changes in 

state law and align with regional plans and policies. Job growth is primarily in the Sumner-Pacific 

Manufacturing Industrial Center (MIC). Housing growth is focused mostly in Town Center and East 

Sumner, though is also distributed throughout the city as middle housing, and on the Cava Mine site 

when mining activities are complete. Housing policies emphasize incentives for affordability, support for 

religious organizations building affordable housing, greater diversity of allowed housing types, and 

expanded opportunities for middle housing citywide. 
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Alternative 3: Updates the Comprehensive Plan and development regulations to address changes in 

state law and align with regional plans and policies. Job growth is primarily in the Sumner-Pacific 

Manufacturing Industrial Center (MIC). Housing growth is focused mostly in Town Center and East 

Sumner, though is also distributed throughout the city as middle housing. Housing policies emphasize 

mandatory affordability in Town Center and East Sumner, support for religious organizations building 

affordable housing, greater diversity of allowed housing types, and expanded opportunities for middle 

housing citywide (even more so than Alternative 2).  

For each alternative, the Draft EIS programmatically addresses: Land Use, Population and Employment 

(Socioeconomics), Aesthetics, Housing, Public Services and Utilities, Transportation, and Natural 

Environment. The Draft EIS compares the alternatives and provides mitigation measures for identified 

impacts. 

The key issues facing decision makers include: 

▪ Creation of a growth concept carried forward in plans and regulations that:  

o Offers more affordable housing opportunities and places to retain and grow businesses.  

o Promotes a healthy environment and climate resilience strategies and avoids 
displacement of overburdened households and businesses.  

▪ Approval of a Comprehensive Plan including a vision, goals, and policies that fulfills Sumner’s 
vision and meets state and regional requirements.  

▪ Identification of transportation investments to be included in the TMP that improve mobility and 
resilience.  

▪ Approval of development regulations that implement the Comprehensive Plan goals and land 
use plan, including providing for quality housing choices, and integrating the best available 
science to protect critical areas.  

Affected agencies, tribes, and members of the public are invited to comment on this Draft EIS. Please see 

the Draft EIS Fact Sheet for the comment period and how to submit your comments. A Final EIS will be 

prepared following the comment period and will include responses to comments.  

If you have questions, please contact: Ann Siegenthaler, Senior Planner, City of Sumner (253) 299-5520, 

annsi@sumnerwa.gov. 

For more information, please see the project website: connects.sumnerwa.gov/planning-sumners-future. 

Sincerely,     

 

Ryan Windish, Community Development Director and SEPA Responsible Official 
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Fact Sheet 

 

Project Title 

Sumner Comprehensive Plan Update 2024 

Proposed Action and Alternatives 

The City of Sumner is updating its Comprehensive Plan to plan for the city’s growth through the year 

2044. The updated plan will address requirements of the Growth Management Act (GMA), Puget Sound 

Regional Council (PSRC) VISION 2050 plan, and Pierce County Countywide Planning Policies (CPPs). This 

includes accommodating population, housing, and employment growth targets allocated by Pierce 

County. As part of the Comprehensive Plan update, the City also proposes to update: 

▪ Capital Facilities Plan 

▪ Transportation Plan 

▪ Zoning and other development regulations in the Sumner Municipal Code (SMC) 

Three alternatives are analyzed in this Draft Environmental Impact Statement:  

▪ Alternative 1 (No Action). Alternative 1 carries forward the existing Comprehensive Plan and 

regulations and distributes growth according to current plans and capacity. Housing growth is 

focused mostly in Town Center and East Sumner, and job growth is primarily in the Sumner-Pacific 

Manufacturing Industrial Center (MIC). 

Alternative 1 plans for the assigned Pierce County targets of 1,985 new housing units, 5,313 new 

jobs, and 4,904 new residents between 2020 and 2044. Alternative 1, however, does not provide 

enough capacity to meet housing targets for each income band, as is now required by state law. 

Alternative 1 is also inconsistent with other state requirements and regional plans, including 

requirements to plan for climate change and for Critical Areas Ordinances (CAOs) to include the 

best available science.  
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▪ Alternatives 2 and 3 (Action Alternatives). Alternatives 2 and 3 update the Comprehensive Plan 

and development regulations to address changes in state law and align with regional plans and 

policies. Both alternatives include a new Climate Change element and an updated CAO to include 

best available science. 

Housing growth is focused mostly in Town Center and East Sumner, though is also distributed 

throughout the city as middle housing. Job growth is primarily in the Sumner-Pacific Manufacturing 

Industrial Center (MIC).  

Both alternatives plan for the same amount of new housing (3,000 units), jobs (5,313), and 

population growth (6,700) from 2020-2044, meeting the Pierce County job target and exceeding the 

housing and population targets. Alternatives 2 and 3 include policies that create adequate capacity 

to accommodate housing targets for each income band. They achieve this each with a different mix 

of housing and land use policies 

Exhibit 1: Action Alternatives Housing Policies 

Topic Alternative 2 Alternative 3 

Cava Gravel Mine Site Plans for some housing growth on the 
site, when mining activities complete. 

Does not plan for housing growth on 
the site. 

Town Center and East Sumner Affordability incentives Mandatory affordability 

LDR zones Two units per residential lot allowed 
citywide 

Density bonus for larger LDR 8.5 and 
12 lots where one unit dedicated 
affordable 

Two units per residential lot allowed 
citywide 

Density bonus for larger LDR 8.5 and 
12 lots 

MDR and HDR zones Small apartments allowed (up to 3 
stories) 

Maximum density raised to 22 dua in 
MDR 

Small apartments allowed (up to 3 
stories) 

Maximum density raised to 17 dua in 
MDR 

Religious organizations 
affordable housing 

Policies supporting religious 
organizations building affordable 
apartment housing 

Policies and incentives supporting 
religious organizations building 
affordable apartment housing 

Other Other updates in alignment with state 
housing law 

Other updates in alignment with state 
housing law 

Proponent and Lead Agency 

City of Sumner 

Location 

Sumner city limits and urban growth area 
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Tentative Date of Implementation 

The 2024 Comprehensive Plan periodic update and Final EIS are expected to be adopted by December 

31, 2024. 

Responsible Official 

Ryan Windish, AICP 

Community Development Director 

City of Sumner 

1104 Maple Street, Suite 250 

Sumner, WA 98390 

(253) 299-5524 | ryanw@sumnerwa.gov 

Contact Person 

Ann Siegenthaler 

Senior Planner 

City of Sumner Community Development Department 

1104 Maple Street, Suite 250 

Sumner, WA 98390 

(253) 299-5520 | annsi@sumnerwa.gov 

Required Approvals 

All Comprehensive Plan amendments and implementing regulations require a 60-day review by the 

State of Washington Department of Commerce and other state agencies. The Puget Sound Regional 

Council (PSRC) will also conduct a comprehensive plan review and transportation certification review for 

consistency with VISION 2050.  

The Sumner Planning Commission will review the draft Comprehensive Plan update and all related plan 

and regulatory updates. The Planning Commission’s recommendations will be forwarded to the City 

Council who will deliberate and determine approval. 

Principal EIS Authors and Contributors 

Under the direction of the Sumner Community Development Department, the consultant team prepared 

the DEIS as follows: 

▪ BERK Consulting: prime consultant, alternatives, land use, population and employment, housing, 

aesthetics, public services and utilities (general government, police, fire/EMS, schools, parks) 
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▪ Parametrix: public services and utilities (water, sewer, stormwater, power and natural gas, 

telecommunications), natural environment (earth, water resources, plants and animals). 

▪ Transpo Group: transportation 

Draft EIS Date of Issuance 

March 1, 2024 

Draft EIS Comment Period 

The City of Sumner is requesting comments from members of the public, agencies, tribes, and all 

interested parties on the DEIS from March 1, 2024 to April 30, 2024 utilizing a 60-day comment period. 

Comments are due by 5 pm on April 30, 2024. 

All written comments should be directed to: 

Ann Siegenthaler 

Senior Planner 

City of Sumner Community Development Department 

1104 Maple Street, Suite 250 

Sumner, WA 98390 

(253) 299-5520 | annsi@sumnerwa.gov 

Comment submittal by email is preferred. Please include in the subject line “Sumner Comprehensive 

Plan DEIS Comments.” 

Public Meeting 

Consistent with SMC 18.56.110 a public hearing is planned for April 4, 2024, with the Sumner Planning 

Commission. Participants may join in person or via a virtual link to a Zoom webinar. See the City’s web 

page https://connects.sumnerwa.gov/planning-sumners-future for more information, including log-in 

information to access the public hearing.  

 

Date of Final Action 

The City plans to adopt the Comprehensive Plan before December 31, 2024. 
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Prior Environmental Review 

The City has previously issued SEPA documents for its Comprehensive Plan including but not limited to: 

▪ Sumner Comprehensive Plan Supplemental EIS (issued: February 2015) 

 Prepared for: Draft Sumner Comprehensive Plan Update, East Sumner Neighborhood Plan 

Update, Capital Facility and Transportation Plan Update, Development Regulations and Critical 

Reas Ordinance Update, and East Sumner Neighborhood Planned Action 

▪ Sumner Comprehensive Plan Supplemental EIS (issued: November 2020) 

 Prepared for: Draft Sumner Comprehensive Plan Update, East Sumner Neighborhood Plan 

Update, Zoning Amendments, East Sumner Neighborhood Planned Action 

Location of Background Data 

You may review the City of Sumner’s website for more information at connects.sumnerwa.gov/planning-

sumners-future. If you desire clarification or have questions, please contact Ann Siegenthaler at (253) 

299-5520 or annsi@sumnerwa.gov. 

Availability of Draft EIS 

The Draft EIS is posted on the City of Sumner’s website at connects.sumnerwa.gov/planning-sumners-

future. Contact the staff person above if you are unable to access the documents online; alternate 

formats may be available at cost.  

Notice of the Availability of the Draft EIS was sent to agencies and reviewers listed in the Distribution List 

below, and to the general public via City emails and City website.
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1 Summary 

 

1.1 Introduction  

The City of Sumner is updating its Comprehensive Plan in accordance with the requirements of the state 

Growth Management Act (GMA). This Draft EIS (DEIS) identifies environmental impacts that are likely to 

occur with the growth alternatives proposed in the Draft Comprehensive Plan and mitigation to address 

these impacts.  

The proposed update to the City’s Comprehensive Plan will plan for growth of at least an additional 

1,985 housing units and 5,313 additional jobs by 2044, per the growth targets adopted by Pierce 

County. This non-project DEIS includes the development of three plan alternatives, environmental 

analysis of those alternatives, and identification of potential impacts and mitigation measures.  

The proposal evaluated in this DEIS includes Sumner’s Comprehensive Plan Update for the time period 

2024-2044.  

1.2 Project Purpose, Desired Outcomes, and Exclusions  

This DEIS provides a qualitative and quantitative analysis of environmental impacts associated with the 

City of Sumner 2024-2044 Comprehensive Plan Update. The purpose of the DEIS is to inform and assist 

the public and City of Sumner decision-makers in considering future growth throughout the city.  

The update to Sumner’s Comprehensive Plan will meet state and regional requirements and align with 

community and City Council vision and priorities.  

1.3 Study Area 

The study area is the City of Sumner. The DEIS also examines potential impacts to the unincorporated 

Urban Growth Area (UGA) where relevant.  

For the purposes of environmental analysis, the DEIS discusses current conditions and potential impacts 

by “portion” of the City, as defined in Exhibit 1-1: Portions for DEIS AnalysisExhibit 1-1. These portions 

are only used for structuring the analysis; they are not adopted subareas. This structure, where 

applicable, ensures the DEIS discussion is comprehensive and considers all areas of the city. The city and 

UGA are divided into the following portions for discussion: 
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▪ Citywide. The entire area within Sumner city limits. 

▪ North Portion. The area northwest of East Valley Highway East and the south boundary of the MIC. 

This portion is mostly the MIC. 

▪ East Portion. The area east of Valley Avenue and East Valley Highway East between, including the 

East Sumner neighborhood, and the commercial area south of SR-410. This does not include the 

small, disconnected portion of the city to the southeast (which is part of the City watershed). 

▪ South Portion. All areas of the city south of SR-410, except for the area to the southeast of the city 

immediately south of Auto Lane. 

▪ West Portion. The area northwest of SR-410 and Valley Avenue, and south of the MIC boundary, 

including the Town Center 

▪ Sumner UGA. The three unincorporated areas in the Sumner UGA.  

 The area to the west of Sumner surrounding the interchange of SR 410 and SR 167. 

 The area to the northeast, extending from near 43rd Street East to Auburn and near Lake Tapps. 

 The area to the south at the east end of the city encompassing approximately fourteen parcels. 
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Exhibit 1-1: Portions for DEIS Analysis 

 

Source: Sumner 2024; BERK 2024 
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1.4 SEPA Process and Public Involvement 

1.4.1 Environmental Review Process 

Process 

The State Environmental Policy Act (SEPA) is in the Revised Code of Washington (RCW) Chapter 43.21C 

and is a Washington State law that helps agency decision-makers, applicants, and the public understand 

how a proposal would affect the environment. The EIS process is a tool to inform decision-makers and 

the public of the affected environment, potential impacts, reasonable alternatives, as well as mitigation 

measures that would avoid or minimize adverse impacts or enhance environmental quality.  

An EIS is required for both project and non-project actions that have the potential to cause significant 

impacts to the environment. This document is a non-project DEIS that analyzes the proposals and 

alternatives across the study area. The City of Sumner has determined that this periodic update to the 

City’s Comprehensive Plan would likely have a significant adverse impact on the environment and is 

required to prepare an EIS (RCW 43.21C.030).  

The DEIS describes:  

▪ Existing conditions in the study area  

▪ Proposed alternatives (i.e., new growth strategies)  

▪ Potential significant, unavoidable, and adverse impacts 

▪ Mitigation measures to reduce or eliminate adverse impacts 

The EIS process includes the following steps: 

1. Initial research; issuing a Determination of Significance; and scoping the contents of the EIS with 

feedback from agencies, tribes, and the public 

2. Preparing a DEIS with a comment period  

3. Responding to comments and developing a Preferred Alternative  

4. Issuing a Final EIS (FEIS) to inform decision-making  

Community involvement is an important part of the EIS process. Community members have the 

opportunity to review and provide comments during two stages of the process: 

▪ Scoping: Scoping is the first step in the EIS process. Scoping for this EIS was held between May 18, 

2023 through June 8, 2023. The City proposed the topics and alternatives to be studied in the EIS. 

During this period, members of the public had the opportunity to learn more about the 

Comprehensive Plan Periodic Update and the draft growth alternatives and provide comments. 

Comments received are used to refine the topics and alternatives in the DEIS. More information on 

scoping can be found in Section 1.4.2. 

▪ DEIS: The DEIS reviews the alternatives for environmental impacts. The purpose of this analysis is to 

estimate the nature, severity, and duration of impacts that might occur and compare impacts 

between the different alternatives. The DEIS is available for the public to review and comment. 

Comments received will help refine the EIS.  
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The City is expected to complete the Final EIS and the Comprehensive Plan Periodic Update by the end 

of 2024. 

Non-Project EIS 

This document is a non-project EIS that analyzes the proposals and alternatives broadly across the study 

area. SEPA identifies that a non-project EIS is more flexible than a project EIS and studies a range of 

alternatives comparatively to support the consideration of plans, policies, or programs (WAC 197-11-

442). A non-project EIS does not provide site-specific detailed analysis. Additional environmental review 

will occur as other project or non-project actions are proposed in the city in the future. Future review 

could occur in the form of supplemental EISs, SEPA addenda, or determinations of non-significance. 

Integrated Plan and EIS 

GMA jurisdictions are authorized, but not required, to combine SEPA and GMA processes and/or to 

integrate documents per WAC 197-11-210 et seq. The goal is to ensure that environmental analysis 

under SEPA occurs concurrently with, and as an integral part of, the planning and decision-making 

process under GMA. The City has elected to integrate SEPA and GMA in both the process and the 

document. Integration of the environmental analysis with the planning process informs the preparation 

of GMA comprehensive plan amendments and facilitates coordination of public involvement activities. 

The information contained in this DEIS will assist the City in refining a preferred alternative, related 

comprehensive plan amendments, and implementing regulations.  

The integrated Comprehensive Plan/Draft EIS document is structured as shown below. This DEIS 

comprises Volume II of the integrated document. See Chapter 2 for additional description of how the 

Draft Plan and DEIS have been developed in an integrated manner. 

Exhibit 1-2. Sumner Integrated SEPA/GMA Plan and EIS 

Volume Contents 

Volume I: Sumner Comprehensive Plan—A 
Policy Document 

▪ Summarizes the key issues identified in 
Volume II. 

▪ Contains all policies and plans. 

Volume II: Environmental Impact Statement ▪ Contains all inventories required by GMA 
and SEPA in the “Affected Environment” 
discussions. 

▪ Analyzes the proposal and alternatives. 

▪ Summarizes the comprehensive plan policies 
and adopted regulations that serve as 
mitigation measures. 

Source: BERK Consulting 2023 
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Prior Environmental Review 

The City has previously issued SEPA documents for its Comprehensive Plan including but not limited to 

the following: 

▪ Sumner Comprehensive Plan Supplemental EIS (issued: February 2015) 

 Prepared for: Draft Sumner Comprehensive Plan Update, East Sumner Neighborhood Plan 

Update, Capital Facility and Transportation Plan Update, Development Regulations and Critical 

Reas Ordinance Update, and East Sumner Neighborhood Planned Action 

▪ Sumner Comprehensive Plan Supplemental EIS (issued: November 2020) 

 Prepared for: Draft Sumner Comprehensive Plan Update, East Sumner Neighborhood Plan 

Update, Zoning Amendments, East Sumner Neighborhood Planned Action 

1.4.2 Scoping 

Scoping is the period when the lead agency (City of Sumner) determines the scope of the EIS, including 

the topics and alternatives to be studied. Scoping provides the public, tribes, government agencies, and 

other interested parties with the opportunity to submit written comments and assist the lead agency in 

identifying potential concerns. 

The following topics were proposed for review in the EIS at the time of scoping: 

▪ Natural Environment (earth, water, plants, and animals) 

▪ Land Use and Socioeconomics (land use, population, and employment) 

▪ Aesthetics 

▪ Transportation 

▪ Housing 

▪ Public services (police, fire and emergency medical services, parks, and schools) 

▪ Utilities (stormwater, water, and sewer) 

Scoping for this DEIS began on May 18, 2023, and ended on June 8, 2023 (21-day scoping period). A 

correspondence list consisting of state and local agencies, Tribes, and other parties of interest was 

notified by email or mail at the beginning of the scoping period. Two comments were received from 

agencies regarding transportation and energy; the comments were considered in the development of 

the Draft Comprehensive Plan and DEIS; no other comments were received from other interested 

parties.  See Appendix A. 

1.5 Summary of Description of Alternatives  

The alternatives describe three different policy directions that the City could take in planning through 

2044. These alternatives are analyzed in this DEIS for their potential environmental impacts. 

Environmental analysis involves studying each alternative and identifying potential impacts on the 

different elements of the environment studied. These alternatives are described in greater detail in 

Chapter 2.  

Page 472 of 949



March 2024 ▪ Draft EIS    Ch. 1 ▪ Summary 

1-7 

The alternatives include one No Action Alternative, in which the City does not make any policy changes, 

and two Action Alternatives, in which the City does make policy changes. Because the No Action 

Alternative does not include any policy changes, it does not respond to, or comply with, recent changes 

in state law. Action Alternatives allow the City to understand the impacts, benefits, and implications of 

different growth scenarios and compare them to the No Action Alternative.  

▪ Alternative 1 (No Action). Alternative 1 carries forward the existing Comprehensive Plan and 

regulations and distributes growth according to current plans and capacity. Housing growth is 

focused mostly in Town Center and East Sumner, and job growth is primarily in the Sumner-Pacific 

Manufacturing Industrial Center (MIC). 

Alternative 1 plans for the assigned Pierce County targets of 1,985 new housing units, 5,313 new 

jobs, and 4,904 new residents between 2020 and 2044. Alternative 1, however, does not provide 

enough capacity to meet housing targets for each income band, as is now required by state law. 

Alternative 1 is also inconsistent with other state requirements and regional plans, including 

requirements to plan for climate change and for Critical Areas Ordinances (CAOs) to include the 

best available science.  

▪ Alternatives 2 and 3 (Action Alternatives). Alternatives 2 and 3 update the Comprehensive Plan 

and development regulations to address changes in state law and align with regional plans and 

policies. Both alternatives include a new Climate Change element and an updated CAO to include 

best available science. 

Housing growth is focused mostly in Town Center and East Sumner, though is also distributed 

throughout the city as middle housing. Job growth is primarily in the Sumner-Pacific Manufacturing 

Industrial Center (MIC).  

Both alternatives plan for the same amount of new housing (3,000 units), jobs (5,313), and 

population growth (6,700) from 2020-2044, meeting the Pierce County job target and exceeding the 

housing and population targets. Alternatives 2 and 3 include policies that create adequate capacity 

to accommodate housing targets for each income band. They achieve this each with a different mix 

of housing and land use policies. 

The alternatives in this DEIS are based on the following legal frameworks, policies, and options: 

▪ Consistency with regional policy guidance. The Pierce County Countywide Planning Policies 

(CPPs) include housing, job, and population growth targets for cities across the County, including 

Sumner. The adopted growth targets for Sumner for 2020-2044 include 1,985 housing units, 5,313 

jobs, and 4,904 residents. The County set these targets using projections from the Washington State 

Office of Financial Management, guidance from the Washington State Department of Commerce, 

Puget Sound Regional Council’s VISION 2050, and calculated capacity for new development.  

▪ Consistency with state law. Changes to the Growth Management Act have been made in recent 

years that the City must respond to in order to be consistent with state law. The Action Alternatives 

update the Comprehensive Plan for new requirements to plan for housing at all income bands, 

middle housing and accessory dwelling units (ADUs), and climate change resilience and emissions 

reduction. The Action Alternatives also include updates to the Critical Areas Ordinance (CAO) for 

best available science.  
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▪ Flexibility in meeting housing requirements. The Action Alternatives provide two different 

approaches to meeting the adopted housing targets for each income band. Each alternative 

includes a different combination of policies to achieve the required capacity. The Action Alternatives 

also plan for additional housing above the overall housing target, in recognition that many new 

housing units have been permitted or are in the pipeline since 2020 that will not be affordable to 

lower income bands and therefore not provide capacity for these needs. See Exhibit 1-3. 

Exhibit 1-3. Action Alternatives Housing Policies 

Topic Alternative 2 Alternative 3 

Cava Gravel Mine Site Plans for some housing growth on the 
site, when mining activities complete. 

Does not plan for housing growth on 
the site. 

Town Center and East Sumner Affordability incentives Mandatory affordability 

LDR zones Two units per residential lot allowed 
citywide 

Density bonus for larger LDR 8.5 and 
12 lots where one unit dedicated 
affordable 

Two units per residential lot allowed 
citywide 

Density bonus for larger LDR 8.5 and 
12 lots 

MDR and HDR zones Small apartments allowed (up to 3 
stories) 

Maximum density raised to 22 dua in 
MDR 

Small apartments allowed (up to 3 
stories) 

Maximum density raised to 17 dua in 
MDR 

Religious organizations 
affordable housing 

Policies supporting religious 
organizations building affordable 
apartment housing 

Policies and incentives supporting 
religious organizations building 
affordable apartment housing 

Other Other updates in alignment with state 
housing law 

Other updates in alignment with state 
housing law 

Source: BERK Consulting, 2023. 

1.6 Additional Analysis 

The City conducted additional analysis in support of the Comprehensive Plan Periodic Update process 

and DEIS. The following are included as appendices to this DEIS: 

▪ Appendix A: Scoping Information. This appendix includes the scoping notice and comments 

received during scoping. 

▪ Appendix B: Supporting Analysis for HB 1220 Requirements. This appendix documents the 

analysis and assumptions used to address the requirements of House Bill (HB) 1220 relating to 

housing. 

▪ Appendix C: Climate Analysis Findings. This appendix documents the analysis used to define 

climate change policies, using guidance from the State Department of Commerce. 

▪ Appendix D: Public Participation Summary. This documents the public participation completed as 

part of the plan update thus far. 
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1.6.1 Commenting on the Draft EIS  

This DEIS identifies environmental conditions, potential impacts, and measures to reduce or mitigate any 

adverse impacts that could result from the City of Sumner 2024-2044 Comprehensive Plan Periodic 

Update.  

Public and agency comments are invited on this DEIS. Written and verbal comments are invited during 

the 60-day public comment period following issuance of this DEIS. Public comments will be considered 

and addressed in the Final EIS. See the Fact Sheet at the beginning of this DEIS for the dates of the 

public comment period and public meetings.  

1.6.2 Final EIS  

The City of Sumner intends to issue a Final EIS (FEIS) in late 2024. The FEIS will include responses to 

public comments received during the DEIS public comment period. The FEIS will study a Preferred 

Alternative that is within the range of growth studied in the DEIS alternatives. Following the EIS process, 

the City will develop specific edits to the Comprehensive Plan Land Use Map and Comprehensive Plan 

that will be the subject of public meetings and public hearings held by the Sumner City Council.  

1.7 Summary of Key Findings, Impacts, and Potential 
Mitigation Measures  

One of the essential roles of this DEIS is to identify potential impacts associated with a proposal and 

alternatives and identify appropriate mitigation measures. The following sections describe how the DEIS 

analyzed each element of the environment, what impacts have been identified, how the alternatives are 

different from one another, and what measures are proposed to mitigate impacts. The information and 

analysis in this DEIS will guide City of Sumner decision-makers in selecting the appropriate Preferred 

Alternative for the FEIS.  

Exhibit 1-4 summarizes the environmental analysis conducted for this DEIS. The Alternatives are 

described in greater detail in Chapter 2 and specific environmental topics are discussed in greater detail 

in Chapters 3-9. Where potential impacts have been identified, mitigation is provided in the following 

forms:  

▪ Incorporated Plan Features: Components of the alternatives that self-mitigate (such as design 

standards that address height and bulk) 

▪ Regulations and Commitments: Regulations and commitments that the City must adhere to (such 

as its Shoreline Master Program)  

▪ Other Potential Mitigation Measures: Any additional mitigation measures that the City could 

consider applying through policies or other strategies  

The remaining impacts, if any, following mitigation are also described in the Unavoidable Adverse 

Impacts section. The reader is encouraged to read through the summary in Exhibit 1-4 to find areas of 

interest and read the more-detailed analysis in the following chapters.   
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Exhibit 1-4: Summary of Impacts and Mitigation Measures 

Element of the 
Environment 
(Chapter) 

Alternative 1: No Action Alternative 2 Alternative 3 

2020-2044 
Growth 

1,985 new housing units, 5,313 new 
jobs, and 4,904 new residents 

3,000 new housing units, 5,313 new 
jobs, and 6,700 new residents 

3,000 new housing units, 5,313 new 
jobs, and 6,700 new residents 

(Chapter 1: Summary and Chapter 2: Alternatives do not include impacts analysis and mitigation) 

3. Land Use Impacts 

▪ Can accommodate the job growth target 
and overall housing target 

▪ Cannot accommodate housing targets 
by income band 

▪ Areas of potential land use 
incompatibility primarily where 
residential designations abut the 
Sumner-Pacific MIC and west of East 
Sumner 

▪ Generally consistent with Growth 
Management Act Planning Goals, but 
does not meet new requirements 
(including planning for housing at all 
income levels, planning for climate 
change, and updating critical areas 
regulations for best available science) 

▪ Somewhat consistent with the Pierce 
CPPs and PSRC VISION 2050 goals but 
does not include updates for 
consistency with new areas of emphasis 

 

Significant adverse impacts to capacity 
to accommodate growth targets and 
plans and policies that could only be 
mitigated through features of 
Alternatives 2 and 3 

▪ Can accommodate the job growth target 
and overall housing target 

▪ Can accommodate housing targets by 
income band 

▪ Areas of potential land use 
incompatibility primarily where 
residential designations abut the 
Sumner-Pacific MIC and west of East 
Sumner. More housing growth and 
density throughout the city than 
Alternative 1, so potentially more 
residents near industrial and commercial 
uses. More density abutting the Sumner-
Pacific MIC than other alternatives (Cava 
Mine site designation change from low 
density to medium density) but still a 
residential use like the current 
designation.  

▪ Consistent with Growth Management Act 
Planning Goals and new requirements 

▪ Consistent with the Pierce CPPs and 
PSRC VISION 2050 goals including new 
areas of emphasis 

 

No significant unavoidable adverse 
impacts 

 

▪ Can accommodate the job growth target 
and overall housing target 

▪ Can accommodate housing targets by 
income band 

▪ Areas of potential land use 
incompatibility primarily where 
residential designations abut the 
Sumner-Pacific MIC and west of East 
Sumner. More housing growth and 
density throughout the city than 
Alternative 1, so potentially more 
residents near industrial and commercial 
uses. 

▪ Consistent with Growth Management Act 
Planning Goals and new requirements 

▪ Consistent with PSRC VISION 2050 
including new areas of emphasis 

▪ Consistent with the Pierce CPPs and 
PSRC VISION 2050 goals including new 
areas of emphasis 

 

No significant unavoidable adverse 
impacts 
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Element of the 
Environment 
(Chapter) 

Alternative 1: No Action Alternative 2 Alternative 3 

Mitigation Measures 

▪ Pierce County’s Buildable Lands Program 
ensures ongoing review and monitoring 
of vacant and underutilized land capacity 

▪ Sumner’s design review process includes 
landscaping and screening requirements 
for some uses 

▪ Conditional use review in some zoning 
districts is an opportunity for site-specific 
mitigation 

▪ Height, setback, and yard requirements 
can mitigate compatibility issues 

▪ Sumner-Pacific MIC includes a goal on 
preventing industrial activity from 
adversely impacting adjacent uses and 
neighborhoods 

▪ The adopted Comprehensive Plan aligns 
with previous Pierce County CPPs, 
VISION 2050, and the GMA, which had 
many policies and requirements that still 
apply 

 

▪ Same as Alternative 1 

▪ Alternatives 2 and 3 include a revised 
policy to encourage industries and 
industrial processes that are sustainable, 
environmentally and socially responsible, 
and contribute to the local community 

 

▪ Same as Alternative 2 

4. Population & 
Employment 

Citywide Impacts 

▪ All alternatives including Alternative 1 
add population growth in areas of 
high air or noise pollution 

▪ All alternatives including Alternative 1 
meet overall population and 
employment targets 

▪ All alternatives including Alternative 1 
are expected to meet the MIC criteria for 
at least 20,000 jobs 

▪ Greater displacement impacts than 
Alternative 1 due to more growth 

▪ Greater impacts than Alternatives 1 
and 3 to population growth in areas of 
high air or noise pollution due to 
redesignation of Cava Mine site to 
moderate density from low density 

 

No significant unavoidable adverse 
impacts (impacts can be mitigated) 

▪ Greater displacement impacts than 
Alternative 1 due to more growth 

 

No significant unavoidable adverse 
impacts (impacts can be mitigated) 
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Element of the 
Environment 
(Chapter) 

Alternative 1: No Action Alternative 2 Alternative 3 

▪ All alternatives including Alternative 1   
expect some economic displacement 
as a result of growth 

▪ Lower impacts than Alternatives 2 and 3 
due to less population growth 

 

No significant unavoidable adverse 
impacts (impacts can be mitigated) 

Mitigation Measures 

▪ The adopted Comprehensive Plan’s 
Environment element contains multiple 
goals and policies aimed at protecting air 
quality and reducing noise impacts. 

▪ The Sumner zoning code (Title 18) 
establishes zoning and development 
regulations that govern allowed uses and 
site development standards. 

▪ The Sumner SEPA code (Title 16) 
establishes a framework for analyzing 
environmental impacts of development 
projects. 

▪ The City enforces the noise ordinance in 
the Sumner Municipal Code (SMC 18.14). 

▪ The County has adopted designated 
growth targets for the city. 

▪ The Cities of Sumner and Pacific have 
committed to accommodating significant 
shares of regional employment growth in 
the MIC. 

▪ PSRC’s Centers Criteria guides planning 
and growth for MICs. 

▪ The Economic Development Element 
includes goals and policies to promote a 
strong and diverse economy. 

▪ Same as Alternative 1. 

▪ Alternatives 2 and 3 include a revised 
policy to require new developments that 
generate noise impacts to submit. 
analysis of impacts and mitigation 

▪ Alternatives 2 and 3 include a new 
Climate element and revised 
Transportation policies to reduce vehicle 
miles traveled. 

▪ Alternatives 2 and 3 include a revised 
goal to plan for a variety of land uses and 
prevent adverse impacts between 
neighboring uses. 

▪ Alternatives 2 and 3 include a revised 
goal on supporting local and women- 
and minority-owned businesses and to 
incorporate goals and policies from the 
MIC Subarea plan, which promote 
business retention and mix of businesses 
of all sizes. 

▪ Same as Alternative 2. 
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Element of the 
Environment 
(Chapter) 

Alternative 1: No Action Alternative 2 Alternative 3 

▪ The City could address growth in air or 
noise pollution areas through transit-
oriented development, land use buffers, 
enhanced vegetated screening, or 
roadside barriers for sound. 

▪ The noise from the train horns could be 
mitigated with implementation of quiet 
zones within the west portion of the city.  

▪ The City could study creating a program 
to identify and preserve commercial 
spaces that are suitable for small 
businesses. 

5. Aesthetics Citywide Impacts 

▪ All alternatives have the potential for an 
increase in building sizes where existing 
buildings don’t maximize the allowable 
buildable envelope. 

▪ All alternatives would have some impacts 
on views, shadows, and scale/bulk 
transitions due to growth. 

 

No significant unavoidable adverse 
impacts (impacts can be mitigated) 

▪ Similar to Alternative 1, but housing 
growth is higher, and growth occurs 
throughout the city as middle housing 

▪ Allows two housing units per residential 
lot, and two ADUs per lot, per state 
requirements, which is likely to increase 
the density of housing in lower density 
areas 

▪ Modifies MDR and HDR zones to allow 
low-rise apartments, which has potential 
for view, shadow, and bulk/scale 
transition impacts 

▪ Allows apartment housing to be 
developed on church properties, which 
has potential for view, shadow, and 
bulk/scale transition impacts 

▪ Changes land use designation of Cava 
Mine site to MDR from LDR, which could 
result in greater view, shadow, and 
bulk/scale transition impacts than the 
other alternatives 

 

▪ Same as Alternative 2, except for Cava 
Mine site impacts 

 

No significant unavoidable adverse 
impacts (impacts can be mitigated) 
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Element of the 
Environment 
(Chapter) 

Alternative 1: No Action Alternative 2 Alternative 3 

No significant unavoidable adverse 
impacts (impacts can be mitigated) 

Mitigation Measures 

▪ Sumner’s adopted Comprehensive Plan 
has policies that aim to preserve views. 

▪ The Sumner SEPA code (Title 16) 
establishes a framework for analyzing 
environmental impacts of development 
projects, including views. 

▪ Conditional use review in some zoning 
districts provides an opportunity for site-
specific mitigation. 

▪ Height, setback, and yard requirements 
in SMC 18.32 may mitigate compatibility 
issues. 

▪ Sumner’s adopted Comprehensive Plan 
has existing policies and regulations to 
mitigate impacts on urban form, 
community character, and lighting. 

▪ Sumner’s zoning and development 
regulations govern uses, building and 
site design, and land use compatibility. 

▪ Sumner could consider requiring areas 
with higher building heights to have 
upper-story setbacks to minimize 
shadow, view, height, and bulk impacts. 

▪ Sumner could consider requiring 
additional landscaping on major streets 
to screen development. 

 

▪ Same as Alternative 1. 

▪ Alternatives 2 and 3 limit ADU regulation 
changes to those required by state law. 
ADUs would still be required to be the 
same or lower height than the principal 
unit. 

▪ Alternatives 2 and 3 do not propose 
height increases to any zones, except 
those required for ADUs. 

▪ Alternatives 2 and 3 require new housing 
units on church property to meet the 
same requirements as senior apartments. 

▪ Same as Alternative 2. 

6. Housing Citywide Impacts 

▪ 1,985 housing units above 2020 
conditions 

▪ 3,000 housing units above 2020 
conditions 

▪ 3,000 housing units above 2020 
conditions 
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Element of the 
Environment 
(Chapter) 

Alternative 1: No Action Alternative 2 Alternative 3 

▪ Does not meet requirement for 
planning for and accommodating 
housing at all income levels 

▪ Does not address racially disparate 
impacts, displacement, displacement 
risk, and exclusion in housing (as 
required by GMA) 

▪ Inconsistent with state guidance on 
spacing and occupancy for permanent 
supportive housing, transitional housing, 
emergency housing, and emergency 
shelters 

▪ Does not meet middle housing and 
accessory dwelling unit (ADU) 
requirements (HB 1110, HB 1337) 

▪ Some displacement impacts as a result 
of growth, particularly in the East Portion 
and West Portion (which includes Town 
Center) 

 

Significant adverse impacts to meeting 
state requirements that could only be 
mitigated through features of 
Alternatives 2 and 3 

▪ Addresses requirement for planning for 
and accommodating housing at all 
income levels 

▪ Addresses racially disparate impacts, 
displacement, displacement risk, and 
exclusion in housing 

▪ Consistent with state guidance on 
spacing and occupancy for permanent 
supportive housing, transitional housing, 
emergency housing, and emergency 
shelters 

▪ Meets middle housing requirements (HB 
1110, HB 1337) 

▪ Some displacement impacts as a result 
of growth, particularly in the East Portion 
and West Portion (which includes Town 
Center) 

 

No significant unavoidable adverse 
impacts (displacement impacts can be 
mitigated through plan features) 

 

▪ Addresses requirement for planning for 
and accommodating housing at all 
income levels 

▪ Addresses racially disparate impacts, 
displacement, displacement risk, and 
exclusion in housing 

▪ Consistent with state guidance on 
spacing and occupancy for permanent 
supportive housing, transitional housing, 
emergency housing, and emergency 
shelters 

▪ Meets middle housing requirements (HB 
1110, HB 1337) 

▪ Some displacement impacts as a result 
of growth, particularly in the East Portion 
and West Portion (which includes Town 
Center) 

 

No significant unavoidable adverse 
impacts (displacement impacts can be 
mitigated through plan features) 

Mitigation Measures 

▪ The City’s adopted comprehensive plan 
includes some policies related to 
housing affordability and availability. 

▪ The Housing Action Plan identifies 
strategies to address housing needs. 

▪ Pierce County has some existing 
programs to assist residents with energy 
and housing costs. 

▪ The City could consider additional anti-
displacement strategies. 

▪ Same as Alternative 1 

▪ Alternatives 2 and 3 include anti-
displacement and housing affordability 
policies, and adequate capacity to meet 
housing needs by income band. 

▪ Same as Alternative 2. 
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Alternative 1: No Action Alternative 2 Alternative 3 

7. Public 
Services 

Citywide Impacts 

▪ Growth under all alternatives will 
increase the demand for public services, 
including city facilities, police, fire and 
emergency medical services, schools, 
parks, and utilities. 

 

No significant unavoidable adverse 
impacts (impacts can be mitigated) 

▪ Similar to Alternative 1, but Alternatives 2 
and 3 add more housing growth, which 
results in greater demand for public 
services. 

 

No significant unavoidable adverse 
impacts (impacts can be mitigated) 

 

 

▪ Similar to Alternative 1, but Alternatives 2 
and 3 add more housing growth, which 
results in greater demand for public 
services. 

 

No significant unavoidable adverse 
impacts (impacts can be mitigated) 

 

Mitigation Measures 

▪ Under all alternatives, the City is planning 
to construct new public works shops 
totaling 83,050 square feet, which is 
adequate square footage to meet the 
adopted level of service. 

▪ All alternatives propose retaining the 
existing City Hall and Public Works Shops 
in public land use designation. 

▪ The East Pierce Fire and Rescue Capital 
Facilities Plan outlines future projects to 
improve service. 

▪ The Sumner-Bonney Lake and Dieringer 
School Districts have capital facilities 
plans that outline future projects to 
address capacity issues. 

▪ The City of Sumner implements school 
impact fees in permits for new 
development. 

▪ Sumner has adopted a park impact fee. 

▪ Public sanitary sewer system operations 
in Washington are regulated under 
Chapters 35.67 and 36.94 of the Revised 
Code of Washington. 

▪ Same as Alternative 1. 

▪ Alternatives 2 and 3 include an update of 
the Capital Facilities Plan, which 
identifies future needs and funding 
sources. 

▪ Alternatives 2 and 3 include a new 
Climate Change Resiliency element, 
which includes some hazard mitigation 
policies that could better prepare the city 
for emergencies, and energy 
conservation and efficiency policies. 

▪ Alternatives 2 and 3 include new 
comprehensive plan policies that 
address regional sewer, water, and utility 
planning and emergency response, and 
strategies that balance cost, benefits, 
health and safety, and promote 
affordability and equity. 

▪ Alternatives 2 and 3 include revised 
comprehensive plan policies, including 
supporting proactive water conservation 
efforts throughout the City and septic 
system policies based on best practices. 

▪ Same as Alternative 2. 
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▪ The City manages its sewer system under 
SMC Title 13, Public Services. 

▪ The City has adopted the 2020 Sanitary 
Sewer Comprehensive Plan. 

▪ The Capital Facilities Element of the 
adopted Comprehensive Plan contains 
policies relating to level of service for the 
City’s sanitary sewer, water, and 
stormwater. 

▪ The 2023-2024 City of Sumner Biennial 
Budget includes long-term goals relating 
to wastewater treatment and water 
planning. 

▪ The Washington State Department of 
Health requires water systems with 1,000 
or more connections to submit water 
system plan updates every six years. 

▪ Ecology regulations apply to water rights 
and source development, including rules 
for the appropriate treatment of 
groundwater. 

▪ The City is required to comply with the 
National Pollution Discharge Elimination 
System (NPDES permit program). 

▪ The City has adopted the 2020 Water 
System Plan. 

▪ The Capital Facilities Element of the 
Comprehensive Plan and the Capital 
Facilities Plan contain policies relating to 
water system level of service. 

▪ All alternatives retain existing buffers 
along rivers, streams, and wetlands. 

▪ Pierce County Hazard Mitigation Plan 
includes Sumner-specific strategies to 
expand flood storage capacity and limit 

▪ Alternatives 2 and 3 include new and 
revised comprehensive plan policies to 
encourage low-impact development, 
upgrade systems to address flooding, 
and retain flood storage capacity. 

▪ Alternatives 2 and 3 update critical areas 
regulations for the latest best available 
science, which could better protect 
structures from flooding through 
updated stream buffers. 

▪ Alternatives 2 and 3 include a new policy 
to facilitate the conversion from natural 
gas to alternative technologies and 
energy sources and support 
advancement of telecommunications in 
the City. 
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new homes and businesses from being 
sited in flood hazard areas. 

▪ Washington State Hydraulic Permit 
Approval requirements apply to City 
outfalls and secondary standards also 
apply to new development utilizing those 
outfalls. 

▪ The City has adopted stormwater 
standards requiring 25-year storage with 
the 2-year predevelopment release rate. 

▪ All alternatives retain goals, policies, and 
implementing regulations that support 
the development and implementation of 
stormwater management techniques 
such as low impact development (LID). 

▪ The City applies stormwater standards 
including in the 2019 Ecology 
Stormwater Management Manual for 
Western Washington, and the 2012 
Puget Sound Partnership Low Impact 
Development Technical Guidance for 
Puget Sound. 

▪ Sumner implements floodplain 
regulations required by the National 
Flood Insurance Program through its 
Shoreline Master Program and critical 
areas regulations. 

▪ The City reviews impacts on the 
Endangered Species Act on a permit by 
permit basis. 

▪ The White River Restoration Project is a 
major flood protection project that will 
restore floodplain habitat, replace the 
Stewart Road Bridge, and improve flood 
protection in the Lower White River 
reach. 
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▪ The City should continue to implement 
the Washington State Energy Code. 

▪ The adopted Comprehensive Plan 
includes some policies around energy 
conservation and efficiency. 

▪ The City should integrate the updated 
2024 Parks and Trails plan when 
approved. 

▪ The City could implement 
recommendations of the Sanitary Sewer 
Plan to correct deficiencies. 

▪ The City could identify additional 
improvements to the sewer system for 
the 20-year planning period. 

▪ The City could partner with the City of 
Bonney Lake if another sewer plant 
expansion becomes necessary. 

▪ The City could implement an aggressive 
water conservation program. 

▪ The City could expand watershed 
protection by acquiring additional land 
around the existing watershed. 

▪ The City could choose to fund more 
public education and outreach to water 
conservation programs, public education 
on water quality, and education and 
outreach to promote renewable energy 
technologies. 

▪ The City could conduct an update to the 
Stormwater Comprehensive Plan or 
ensure development demonstrates 
compliance with standards set in 
Ecology’s 2019 Stormwater Manual as 
adopted by the City. 

▪ The City could implement stronger code 
and design incentives for LID. 
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▪ The City could choose to fund more 
public education on water quality for 
residents and businesses. 

▪ The City should provide annual updated 
population, employment, and 
development projections to Puget Sound 
Energy. 

▪ The City could coordinate the cooperate 
with other jurisdictions in the 
implementation of multijurisdictional 
electric utility facility additions and 
improvements. 

 

 

8. 
Transportation 

Citywide Impacts 

▪ Under all alternatives, the pedestrian 
LOS analysis shows most of the future 
pedestrian network meets standard. 
There are some key connections to 
trails south of SR 410 that are missing 
as well as corridors with missing 
sidewalk (Elm Street and 160th Avenue 
E). 

▪ Under all alternatives, bike connectivity 
east-west is limited and there is a lack 
of facilities within the east part of 
Sumner. 

▪ Alternative 1 results in an estimated 
12,544 vehicle trips and 30,015 VMT 
for weekday PM peak hours (existing 
conditions are 10,071 vehicle trips and 
23,682 VMT). 

▪ Most intersections operate at LOS D or 
better during the weekday PM peak hour 
under Alternative 1, but eight 
intersections are forecast to degrade 

▪ Pedestrian and bicycle impacts similar 
to Alternative 1 

▪ Alternative 2 results in an estimated 
13,626 vehicle trips and 31,122 VMT 
for weekday PM peak hours (existing 
conditions are 10,071 vehicle trips and 
23,682 VMT) 

▪ Intersection operations are similar to 
Alternative 1. Alternative 2 would have 
increases in delay due to additional 
growth but the intersections not meeting 
the LOS D standard would be the same. 

 

Planned improvements can meet 
established levels of service for all 
modes. 

Significant unavoidable adverse impact 
due to increase in traffic congestion like 
for Alternative 1. 

▪ Pedestrian and bicycle impacts similar 
to Alternative 1 

▪ Alternative 3 results in an estimated 
13,542 vehicle trips and 30,907 VMT 
for weekday PM peak hours (existing 
conditions are 10,071 vehicle trips and 
23,682 VMT) 

▪ Intersection operations are similar to 
Alternative 2. 

 

Planned improvements can meet 
established levels of service for all 
modes. 

Significant unavoidable adverse impact 
due to increase in traffic congestion like 
for Alternative 1. 
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below LOS D during the weekday PM 
peak hour. 

 

If making improvements like for 
Alternatives 2 and 3, impacts can be 
mitigated. 

Significant unavoidable adverse impact 
due to increase in traffic congestion. 

Mitigation Measures 

▪ All Alternatives would implement 
Transportation Element policies that 
address circulation system classification 
and design, concurrency standards, 
transit coordination and improvements, 
non-motorized facilities, financing 
including impact fees, and joint 
transportation planning, among other 
policies. 

▪ SMC Chapter 12.36 addresses 
Transportation Impact Fees. This 
ordinance will be updated to reflect 
multimodal transportation impact fees.  

▪ The City applies standards for streets and 
sidewalks in Title 12 Streets, Sidewalks 
and Public Places. 

▪ The City collects impact fees for trails 
(see Section 3.10). 

▪ The City policies indicate commitment to 
pursue expansion of the Pierce Transit 
benefit district. If transit service is 
implemented within Sumner, the City will 
develop a transit LOS standard.  

▪ Same as Alternative 1. 

▪ Alternatives 2 and 3 include updates to 
the vehicle LOS policy. 

▪ Alternatives 2 and 3 includes new and 
existing street improvements to enhance 
traffic flow, pedestrian mobility and 
facilitate infill development consistent 
with the Comprehensive Plan Land Use 
Element. 

▪ The Transportation Plan update provides 
a comprehensive list of improvement 
projects and programs to meet the 
existing forecast transportation needs of 
the City. 

▪ Same as Alternative 2. 

9. Natural 
Environment 

Citywide Impacts 

▪ Most of the city is within seismic and 
volcanic lahar areas, so growth under all 

▪ Similar to Alternative 1, but more 
growth under Alternative 2 is likely to 

▪ Similar to Alternative 1, but more 
growth under Alternative 3 is likely to 
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alternatives would expose new 
development to these hazards. 

▪ Under all alternatives, construction and 
development activities can increase 
the risk of erosion with the exposure of 
soils and removal of trees and shrubs. 

▪ Susceptibility to landslide and erosion 
primarily affect growth in the East Portion 
and West Portion, under all alternatives. 

▪ Growth under all alternatives may impact 
water quality in rivers and streams, 
due to increased traffic volumes and 
reduction in vegetation coverage, 
particularly in the North Portion and East 
Portion. 

▪ Growth under all alternatives will affect 
plants and animals due to 
development impacts to habitat. This 
includes removal of trees, shrubs, and 
other vegetation. Disturbance of 
vegetation can also lead to establishment 
of non-native and invasive plants. 

▪ Development of vacant and larger low 
density properties can lead to habitat 
loss, fragmentation, and reduced 
habitat connectivity under all 
alternatives. 

▪ Increased impervious surface cover 
under all alternatives can reduce the 
quality of aquatic habitat. 

▪ All alternatives include some amount of 
growth in Wildland Urban Interface (WUI) 
intermix areas, which could expose 
more people to wildfire hazards. This is 
particularly true in the East Portion. 

 

result in greater impacts citywide 
relating to earth, plants and animals, 
water quality, and vulnerability to wildfire 

▪ Increased density on the Cava Mine site 
would create the potential for increased 
development in an area with steep 
slopes at risk of landslide and erosion, 
greater impervious surface and habitat 
impacts, and greater vulnerability to 
wildfire. Significant impacts to tree 
canopy are likely due to development 
on this site. 

 

Seismic and volcanic hazards create 
significant unavoidable adverse impacts. 
Tree canopy impacts under Alternative 2 
are also significant and unavoidable. 
Other impacts can be mitigated. 

result in greater impacts citywide 
relating to earth, plants and animals, 
water quality, and vulnerability to wildfire 

 

Seismic and volcanic hazards create 
significant unavoidable adverse impacts. 
Other impacts can be mitigated. 
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Similar to other areas in Pierce County 
and the Puget Sound, seismic and 
volcanic hazards poses an increased risk 
to structures and the people living or 
working therethrough building codes, 
critical area regulations, and other 
programs can reduce potential risks.  

There are no significant unavoidable 
adverse impacts related to other 
geologically hazardous areas. 

Mitigation Measures 

▪ The City has adopted the International 
Building Code. 

▪ The City’s critical areas regulations 
provide restrictions and regulations on 
certain types of development and 
provide notices and reporting 
requirements for development within 
landslide and erosion hazard areas, 
seismic hazard areas, and volcanic 
hazard areas. 

▪ Critical areas regulations also provide 
provisions for the protection of critical 
aquifer recharge areas, wetlands, 
streams, and fish and wildlife habitat 
conservation areas. 

▪ SMC 16.05 provides regulations relating 
to the control of erosion and 
sedimentation pollution from 
construction. 

▪ The 2020-2025 Pierce County Hazard 
Mitigation Plan includes an addendum 
for Sumner-specific strategies, which 
address a range of hazards including 
geologic hazards and fire mitigation. 

▪ Same as Alternative 1. 

▪ Alternatives 2 and 3 include updates to 
critical areas regulations based on best 
available science, which could better 
protect water resources and protect 
plants and animals than existing code. 

▪ Alternatives 2 and 3 add new 
comprehensive plan policies and policy 
updates related to the environment and 
climate change, including policies to 
better protect vegetated stream and 
wetland buffers, to restore ecosystems, 
and to support tree planting and 
enhancing urban tree canopy. 

▪ Alternatives 2 and 3 include climate 
resilience policies relating to wildfire risk 
mitigation. 

▪ Same as Alternative 2. 
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▪ Conditions of approval for future 
development may include pre-loading, 
foundation and footing system design 
considerations, parking area asphalt 
design, and compliance with the 
International Building Code standards. 

▪ The City’s stormwater management 
regulations (SMC 13.48) include water 
quality protections. 

▪ The City has Development Specification 
and Standard Details. 

▪ The adopted Comprehensive Plan 
incorporates goals and policies that 
protect water quality. 

▪ The City updated the Shoreline Master 
Program in 2020, which regulates 
development within shoreline areas and 
includes protections for surface water 
bodies. 

▪ Federal and state regulations to protect 
water quality apply in Sumner, including 
the Safe Drinking Water Act, which 
requires water quality reporting, and the 
EPA’s Phase II regulations for stormwater 
management. 

▪ On the Cava mine site, a reclamation 
plan would be developed, likely 
including plans for final slopes, drainage 
patterns, site hydrology, removal of 
mining-related structures, contamination, 
and water management. 

▪ Sumner has partnered with local Tribes 
and agencies to restore habitat and 
floodplain along the White River. 

▪ The City complies with the National 
Flood Insurance Biological opinion, to 
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meet the requirements of the 
Endangered Species Act. 

▪ The City has stormwater regulations that 
implement the National Pollutant 
Discharge Elimination System (NPDES) 
permit requirements. 

▪ SMC 18.41 requires maintaining at least 
10% of a development site as 
landscaping. 

▪ Sumner’s Forestry and Parks Commission 
advises the City on issues related to 
urban forestry. 

▪ SMC 12.42 includes regulations for 
planting, preservation, and maintenance 
of trees on City-owned lands and public 
right-of-way. 

▪ The City should implement a plan to 
manage the forested hillsides in the 
public watershed for climate resiliency 
and controlled fuel load. 

▪ The City could conduct a Tree Canopy 
Assessment to better understand canopy 
loss and identify strategies to address 
canopy loss. 

▪ The City could consider development of 
a tree ordinance designed to protect, 
enhance, or replace trees located on 
private property. 

▪ The City would apply the Wildland Urban 
Interface Code as part of its building 
code adoption and/or incorporate the 
defensible space guidelines into its 
landscaping code. 
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1.8 Significant Unavoidable Adverse Impacts 

Based on the full analysis presented in Chapters 3-9 of this DEIS, implementation of the alternatives 

would result in the following significant unavoidable adverse impacts for the following elements of the 

environment:  

▪ Land Use: Alternative 1 would have significant unavoidable adverse impacts because it does not 

provide enough capacity to accommodate housing needs for all income bands and it does not 

update the Comprehensive Plan and development regulations for consistency with regional and 

state requirements. 

▪ Housing: Alternative 1 would have significant unavoidable adverse impacts because it does not 

provide enough capacity to accommodate housing needs for all income bands and it does not 

address other housing requirements for accessory dwelling units (ADUs) and middle housing. 

▪ Transportation: All alternatives would have the significant unavoidable adverse impact of increased 

traffic. 

▪ Natural Environment: All alternatives would have significant unavoidable adverse impacts because 

most of Sumner is within seismic and volcanic hazard areas and growth will increase the population 

exposed to these hazards. Implementing building codes and critical areas regulations will reduce 

potential risks. Implementation and updates to the Hazard Mitigation Plan will direct early 

notification of earthquakes and volcanic eruptions. Alternative 2 also has significant unavoidable 

adverse impacts to tree canopy due to development on the Cava Mine site, which has some forested 

areas remaining on and near the site. 

1.9 Significant Areas of Controversy and Uncertainty, and 
Issues to Be Resolved 

The key issues facing decision makers include: 

▪ Creation of a growth concept carried forward in plans and regulations that: 

 Offers more affordable housing opportunities and places to retain and grow businesses. 

 Promotes a healthy environment and climate resilience strategies and avoids displacement of 

overburdened households and businesses. 

▪ Approval of a Comprehensive Plan including a vision, goals, and policies that fulfills Sumner’s vision 

and meets state and regional requirements. 

▪ Identification of transportation investments to be included in the Transportation Plan that improve 

mobility and resilience. 

▪ Approval of development regulations that implement the Comprehensive Plan goals and land use 

plan, resulting in quality housing choices, and integrating the best available science to protect 

critical areas. 
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2 Alternatives 

2.1 Summary of Alternatives 

This Chapter describes the proposal and alternatives evaluated in this Draft Environmental Impact 

Statement (DEIS).  

The alternatives are different scenarios for growth in Sumner through 2044. The alternatives serve as a 

basis for environmental analysis for each element of the environment studied. 

Three alternatives are analyzed in this DEIS. While they all anticipate the same amount and general 

distribution of job growth, the housing growth, types, and affordability vary across the alternatives. They 

also vary in how they do or do not update the comprehensive plan for consistency with regional plans, 

state requirements, and other frameworks. The three alternatives include: 

▪ Alternative 1 (No Action). Alternative 1 carries forward the existing Comprehensive Plan and 

regulations and distributes growth according to current plans and capacity. Housing growth is 

focused mostly in Town Center and East Sumner, and job growth is primarily in the Sumner-Pacific 

Manufacturing Industrial Center (MIC). 

Alternative 1 plans for the Pierce County targets of 1,985 new housing units, 5,313 new jobs, and 

4,904 new residents between 2020 and 2044. Alternative 1, however, does not provide enough 

capacity to meet housing targets for each income band, as is now required by state law. 

Alternative 1 is also inconsistent with other state requirements and regional plans, including 

requirements to plan for climate change and for Critical Areas Ordinances (CAOs) to include the 

best available science.  

▪ Alternatives 2 and 3 (Action Alternatives). Alternatives 2 and 3 update the Comprehensive Plan 

and development regulations to address changes in state law and align with regional plans and 

policies. Housing growth is focused mostly in Town Center and East Sumner, though is also 

distributed throughout the city as “middle housing.”  Alternative 2 plans for some housing growth on 

the current Cava gravel mine site, when the site transitions from mineral extraction to residential uses 

in the future. Job growth is primarily in the Sumner-Pacific Manufacturing Industrial Center (MIC).  

Both alternatives plan for the same amount of new housing (3,000 units), jobs (5,313), and 

population growth (6,700) from 2020-2044 meeting the Pierce County job target and exceeding the 

housing and population targets. Alternatives 2 and 3 include policies that create adequate capacity 

to accommodate housing targets for each income band. They achieve this each with a different mix 

of housing and land use policies (see details in Alternatives below).  
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Both alternatives include a new Climate Change element and an updated CAO to include best 

available science. 

2.2 Description of the Study Area 

The study area is the City of Sumner. The DEIS also examines potential impacts to the unincorporated 

Urban Growth Area (UGA) where relevant.  

For the purposes of environmental analysis, the DEIS discusses current conditions and potential impacts 

by “portion” of the City, as defined in Exhibit 2-12-1. These portions are only used for structuring the 

analysis; they are not adopted subareas. This structure, where applicable, ensures the DEIS discussion is 

comprehensive and considers all areas of the city. The city and UGA are divided into the following 

portions for discussion: 

▪ Citywide. The entire area within Sumner city limits. 

▪ North Portion. The area northwest of East Valley Highway East and the south boundary of the MIC. 

This portion is mostly the MIC. 

▪ East Portion. The area east of Valley Avenue and East Valley Highway East between, including the 

East Sumner neighborhood, and the commercial area south of SR-410. This does not include the 

small, disconnected portion of the city to the southeast (which is part of the City watershed). 

▪ South Portion. All areas of the city south of SR-410, except for the area to the southeast of the city 

immediately south of Auto Lane. 

▪ West Portion. The area northwest of SR-410 and Valley Avenue, and south of the MIC boundary, 

including the Town Center 

▪ Sumner UGA. The three unincorporated areas in the Sumner UGA.  

 The area to the west of Sumner surrounding the interchange of SR 410 and SR 167. 

 The area to the northeast, extending from near 43rd Street East to Auburn and near Lake Tapps. 

 The area to the south at the east end of the city encompassing approximately fourteen parcels. 
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Exhibit 2-1: Areas for Analysis 

 

Source: Sumner 2023; BERK 2023 
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2.3 Objectives 

The primary objectives of the alternatives for analysis in this Draft Environmental Impact Statement (DEIS) 

are to: 

▪ Meet the Sumner Vision Statement and Values as amended based on community input. 

▪ Comply with Comprehensive Plan periodic review requirements to meet state laws including recent 

changes to the Growth Management Act (GMA) regarding housing, climate change, and other 

updates.  

▪ Align with the regional growth strategy in the Puget Sound Regional Council (PSRC) VISION 2050 

and centers requirements. 

▪ Demonstrate housing and job capacity to accommodate growth targets through 2044 consistent 

with Countywide Planning Policies. 

▪ Update policies that are inconsistent, outdated, duplicative, or unclear. 

2.3.1 Growth Management Act (GMA) 

The GMA, adopted in 1990, provides a framework for land use planning in Washington State and 

requires many jurisdictions, including Sumner, to create a comprehensive plan for the next 20 years of 

expected growth. Required comprehensive plan elements include land use, housing, capital facilities, 

utilities, transportation, economic development, parks and recreation, and climate change. The GMA 

also requires cities and counties to coordinate their planning efforts. 

The Washington State Legislature has made major changes to the GMA in recent years. Key changes that 

Sumner will have to respond to in its Comprehensive Plan in order to maintain compliance include: 

HB 1220 (2021 legislative session) 

▪ Identify sufficient capacity of land to meet the housing needs of all income bands.  

▪ Make adequate provisions for housing to meet housing needs of all income bands, including a 

review of potential barriers to housing development.  

▪ Identify local policies and regulations that result in racially disparate impacts, displacement, and 

exclusion in housing.  

▪ Identify areas that may be of higher risk of displacement and establish antidisplacement policies.  

HB 1110 (2023 legislative session) 

▪ Allow two or more units per lot in all residential zones.  

HB 1337 (2023 legislative session) 

▪ Allow two Accessory Dwelling Units (ADUs) per lot in zones that allow single-family homes.  

▪ Remove owner-occupancy and other prohibitive requirements for ADUs. 
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HB 1181 (2023 legislative session) 

▪ Revise the Transportation element to include policies for greenhouse gas emissions and per capita 

vehicle miles traveled. 

▪ Add a Climate Change and Resiliency Element to the comprehensive plan. 

2.3.2 VISION 2050 

Puget Sound Regional Council (PSRC) is a regional body for King, Pierce, Snohomish, and Kitsap 

counties that coordinates decisions about regional growth, transportation, and economic development 

planning. VISION 2050 includes multicounty planning policies (MPPs) and a strategy to plan for regional 

growth through 2050. 

2.3.3 Pierce County CPPs 

Per the GMA’s requirement for counties and cities to coordinate, Pierce County has a set of Countywide 

Planning Policies (CPPs) that local Comprehensive Plans should be consistent with.  The CPPs have been 

ratified by the City of Sumner and other cities. 

The CPPs also include Pierce County’s allocations of the countywide growth targets (as projected by the 

Washington Office of Financial Management) to the cities and unincorporated areas. The growth targets 

(2020-2044) for Sumner are 1,985 housing units, 5,313 jobs, and 4,904 residents. The housing target is 

broken down further by income band. 

2.4 SEPA Process 

2.4.1 Purpose of the EIS 

An Environmental Impact Statement (EIS) is a document that provides environmental information about a 

proposal before a decision is made. An EIS is required, under the State Environmental Policy Act (SEPA), 

where the proposal is likely to have a significant environmental impact. An EIS provides an opportunity 

for the public, tribes, and government agencies to comment on proposals. In an EIS, multiple alternative 

scenarios relating to the proposal, or “alternatives”, are evaluated. An EIS considers existing conditions, 

potential impacts of alternatives, mitigation measures to address these impacts, and potential significant, 

unavoidable adverse impacts. 

  Environmental Review Process 

The EIS process consists of a scoping period, DEIS, and FEIS.  

▪ Scoping: The scoping period is when the City proposes the topics and alternatives to be studied in 

the EIS. This includes a scoping comment period. Comments received are used to refine the topics 

and alternatives for analysis in the DEIS. 

▪ DEIS: The Draft EIS (DEIS) reviews the alternatives for impacts. A public comment period opens 

upon the publication of the DEIS.  
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▪ FEIS: The Final EIS (FEIS) analyzes the Preferred Alternative for environmental impacts and refines 

the DEIS analysis based on public comments from the DEIS comment period. The FEIS informs the 

Comprehensive Plan Periodic Update. 

2.4.2 Scoping 

Scoping is the period when the lead agency (City of Sumner) determines the scope of the EIS, including 

the topics and alternatives to be studied. Scoping provides the public, tribes, government agencies, and 

other interested parties with the opportunity to submit written comments and assist the lead agency in 

identifying potential concerns. 

The following topics were proposed for review in the EIS at the time of scoping: 

▪ Natural Environment (earth, water, plants, and animals) 

▪ Land Use and Socioeconomics (land use, population, and employment) 

▪ Aesthetics 

▪ Transportation 

▪ Housing 

▪ Public services (police, fire and emergency medical services, parks, and schools) 

▪ Utilities (stormwater, water, and sewer) 

Scoping for this DEIS began on May 18, 2023, and ended on June 8, 2023 (21-day scoping period). A 

correspondence list consisting of state and local agencies, Tribes, and other parties of interest was 

notified by email or mail at the beginning of the scoping period. Two comments were received from 

state agencies and no other comments were received from other interested parties.  

2.4.3 Integrated Plan and EIS 

The City plans for population, housing, and employment forecasts and maintains a comprehensive plan, 

which it updates periodically to reflect new laws and changed local conditions. SEPA requires 

environmental review of legislative actions such as a comprehensive plan update.  

The planning processes for SEPA and GMA come together at several points: 

• Public participation. Both SEPA and GMA recognize public participation and governmental agency 

coordination as critical to the planning process. 

• Documents. Both SEPA and GMA require preparation of documents for the public participation and 

decision-making process, but they each have specific guidelines on the information and analysis that 

must or should be included. 

• Existing conditions. Both SEPA and GMA require collection and analysis of information regarding 

existing conditions. 

• Goals, objectives, and policies. Planning goals, objectives, and policies play an important role in the 

development of a GMA comprehensive plan and the SEPA evaluation of plan alternatives. SEPA 

mitigation measures can also contribute to policy amendments in the GMA documents. 
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• Impact analysis. GMA requires collection and analysis of data for critical areas and comprehensive 

plan topics (e.g., land use, transportation, utilities, capital facilities). SEPA requires analysis of 

significant adverse impacts on elements of the natural and built environment that are identified 

during scoping. 

• Mitigation. GMA requires strategies to reduce the impacts of growth on the natural and built 

environment. The same strategies should satisfy SEPA requirements for identifying ways to mitigate 

the significant adverse impacts identified during environmental review. 

WAC 197-11-210 et seq. authorizes counties and cities planning under GMA to integrate the 

requirements of SEPA and GMA. The goal is to ensure that environmental analysis under SEPA occurs 

concurrently with, and as an integral part of, the planning and decision-making process under GMA. At a 

minimum, environmental analysis at each stage of the GMA planning process should address impacts 

associated with planning decisions. Impacts associated with later planning stages can also be addressed. 

Analysis of environmental impacts in the GMA planning process can result in better-informed GMA 

planning decisions; avoid delays, duplication, and paperwork in future project-level environmental 

analyses; and narrow the scope of environmental review and mitigation under SEPA at the future project 

level. 

GMA jurisdictions are authorized, but not required, to combine SEPA and GMA processes and/or to 

integrate documents. In either case, WAC 197-11-228 states that the appropriate scope and level of 

detail of environmental review should be tailored to the GMA proposal under consideration; jurisdictions 

may modify SEPA phased review as necessary to track the phasing of GMA actions; and the process of 

integrating SEPA and GMA should begin at the early stages of plan development.  

The City has elected to integrate SEPA and GMA in both the process and the document. Integration of 

the environmental analysis with the planning process informs the preparation of GMA comprehensive 

plan amendments and facilitates coordination of public involvement activities. The information contained 

in this DEIS will assist the City in refining a preferred alternative, related comprehensive plan 

amendments, and implementing regulations.  

The integrated Comprehensive Plan/Draft EIS document is structured as shown below. This DEIS 

comprises Volume II of the integrated document.  
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Exhibit 2-2. Sumner Integrated SEPA/GMA Plan and EIS 

Volume Contents 

Volume I: Sumner Comprehensive Plan—A 
Policy Document 

▪ Summarizes the key issues identified in 
Volume II. 

▪ Contains all policies and plans. 

Volume II: Environmental Impact Statement ▪ Contains all inventories required by GMA 
and SEPA in the “Affected Environment” 
discussions. 

▪ Analyzes the proposal and alternatives. 

▪ Summarizes the comprehensive plan policies 
and adopted regulations that serve as 
mitigation measures. 

Source: BERK Consulting, 2024 

2.5 Alternatives 

The alternatives describe three different policy directions that the City could take in planning through 

2044. These alternatives are analyzed in this DEIS for their potential environmental impacts.  

2.5.1 Alternative 1 (No Action) 

The State Environmental Policy Act (SEPA) requires the EIS to consider a No Action Alternative. Under 

Alternative 1, the City continues forward its existing policies with no major changes. 

Growth and Targets 

Alternative 1 plans for the Pierce County targets of 1,985 new housing units, 5,313 new jobs, and 4,904 

new residents between 2020 and 2044. Housing growth is focused mostly in Town Center and East 

Sumner, and job growth is primarily in the Sumner-Pacific Manufacturing Industrial Center (MIC). 
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Exhibit 2-3: Alternative 1 Housing Growth 

 

Source: City of Sumner 2023; BERK 2023. 
Notes: Growth is shown by traffic analysis zone (TAZ). Growth displayed is the total growth for all parcels in each 
TAZ. Not all parcels within a given TAZ are expected to see growth. 
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Exhibit 2-4: Alternative 1 Job Growth 

 

Source: City of Sumner 2023; BERK 2023. 
Notes: Growth is shown by traffic analysis zone (TAZ). Growth displayed is the total growth for all parcels in each 
TAZ. Not all parcels within a given TAZ are expected to see growth. 
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Housing Capacity and Affordability 

Alternative 1 carries forward existing land use and housing policies and regulations. It does not include 

updated policies and regulations to improve housing affordability and capacity for housing at all income 

levels, as is now required under the GMA. 

Climate Change 

Alternative 1 does not include new comprehensive plan policies to address climate change, as is now 

required under GMA.  

Transportation 

Alternative 1 carries forward existing transportation policies with no updates. 

CAO Update 

Alternative 1 maintains the existing City CAO and does not update it for the latest best available science, 

as required by the GMA. 

Consistency with GMA, VISION 2050, and Pierce County CPPs 

Alternative 1 does not update plans and regulations for consistency with updates to GMA, VISION 2050, 

or the Pierce County CPPs.  

2.5.2 Alternative 2  

Under Alternative 2, the city revises its policies, particularly its housing and land use approach, in order 

to meet new state requirements. 

Growth and Targets 

Alternative 2, like Alternative 3, plans for growth of 3,000 units, 5,313 jobs, and 6,700 residents. Job 

growth amount and distribution is also consistent with Alternative 1. Planned growth under Alternative 2 

meets the Pierce County job target and exceeds the housing and population targets. The planned 

housing growth under Alternatives 2 and 3 reflects the need to accommodate housing affordability 

targets for 2020-2044, considering that some development has already occurred since 2020 or is in the 

pipeline. The resulting growth number is similar to the 2020 Sumner Comprehensive Plan Supplemental 

DEIS. This was an amount of growth studied in prior City plans in 2018 and 2020 and accounts for prior 

adopted plans and ordinances for centers in Town Center, East Sumner, and the Manufacturing 

Industrial Center. 

Housing growth in Alternative 2 is focused mostly in Town Center and East Sumner, though is also 

distributed throughout the city as middle housing. Alternative 2 also plans for some housing growth on 
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the current Cava gravel mine site. Job growth is primarily in the Sumner-Pacific Manufacturing Industrial 

Center (MIC). 
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Exhibit 2-5: Alternative 2 Housing Growth 

 

Source: City of Sumner 2023; BERK 2023. 
Notes: Growth is shown by traffic analysis zone (TAZ). Growth displayed is the total growth for all parcels in each 
TAZ. Not all parcels within a given TAZ are expected to see growth. 
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Exhibit 2-6: Alternative 2 Job Growth 

 

Source: City of Sumner 2023; BERK 2023. 
Notes: Growth is shown by traffic analysis zone (TAZ). Growth displayed is the total growth for all parcels in each 
TAZ. Not all parcels within a given TAZ are expected to see growth. 
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Housing Capacity and Affordability 

Alternative 2 includes new policies that increase housing capacity for all income levels and improve 

affordability: 

▪ Affordability incentives in Town Center and East Sumner. 

▪ Two units per residential lot allowed citywide. This would allow duplexes in all Low Density 

Residential (LDR) designations. 

▪ Two accessory dwelling units (ADUs) per lot allowed citywide, in any combination of detached and 

attached. 

▪ Triplexes and fourplexes allowed on larger lots (more than 1.5 times the minimum parcel size) in LDR 

8.5 and 12, where one unit is dedicated affordable. 

▪ Multiplexes / small apartments allowed in all Medium Density Residential (MDR) and High Density 

Residential (HDR) areas. 

▪ Prohibiting new single-family dwellings in HDR (high density residential) district   

▪ Maximum density raised in MDR (from 15 dwelling units an acre to 22 dwelling units an acre). 

▪ Reclamation of the Cava gravel mine and rezone to MDR. 

▪ Policies supporting religious organizations building affordable apartment housing. 

▪ Other updates in alignment with state housing law, such as new anti-displacement policies and 

policies to remove barriers to middle housing, multifamily housing, and ADUs. 

This combination of policy changes creates adequate capacity to accommodate housing targets for all 

income bands, as allocated by Pierce County. 

Climate Change 

Alternative 2, like Alternative 3, includes a new Climate Change Resiliency element with policies that 

address resiliency and greenhouse gas emissions reduction. This is in alignment with new requirements 

for climate planning in the GMA. 

Transportation 

Transportation policies are added to reduce emissions and vehicle miles traveled. 

CAO Update 

Alternative 2, like Alternative 3, includes an update to the City’s Critical Areas Ordinance to include best 

available science. 

Consistency with GMA, VISION 2050, and Pierce County CPPs 

Alternative 2, like Alternative 3, includes updates for consistency with the regional and state planning 

frameworks. 
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2.5.3 Alternative 3 

Under Alternative 2, the city revises its policies, particularly its housing and land use approach, in order 

to meet new state requirements. 

Growth and Targets 

Alternative 3, like Alternative 2, plans for growth of 3,000 units, 5,313 jobs, and 6,700 residents. Job 

growth amount and distribution is also consistent with Alternative 1. Planned growth under Alternative 3 

meets the Pierce County job target and exceeds the housing and population targets. The planned 

housing growth under Alternatives 2 and 3 reflects the need to accommodate housing affordability 

targets for 2020-2044, considering that some development has already occurred since 2020 or is in the 

pipeline. The resulting growth number is similar to the 2020 Sumner Comprehensive Plan Supplemental 

DEIS. This was an amount of growth studied in prior City plans in 2018 and 2020 and accounts for prior 

adopted plans and ordinances for centers in Town Center, East Sumner, and the Manufacturing 

Industrial Center. 

Housing growth in Alternative 3 is focused mostly in Town Center and East Sumner, though is also 

distributed throughout the city as middle housing. Job growth is primarily in the Sumner-Pacific 

Manufacturing Industrial Center (MIC). 
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Exhibit 2-7: Alternative 3 Housing Growth 

 

Source: City of Sumner 2023; BERK 2023. 
Notes: Growth is shown by traffic analysis zone (TAZ). Growth displayed is the total growth for all parcels in each 
TAZ. Not all parcels within a given TAZ are expected to see growth. 
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Exhibit 2-8: Alternative 3 Job Growth 

 

Source: City of Sumner 2023; BERK 2023. 
Notes: Growth is shown by traffic analysis zone (TAZ). Growth displayed is the total growth for all parcels in each 
TAZ. Not all parcels within a given TAZ are expected to see growth. 
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Housing Capacity and Affordability 

Alternative 3 includes new policies that increase housing capacity for all income levels and improve 

affordability: 

▪ Mandatory affordability in Town Center and East Sumner (20% of units). 

▪ Two units per residential lot allowed citywide. This would allow duplexes in all LDR designations. 

▪ Two ADUs per lot allowed citywide, in any combination of detached and attached. Incentives 

provided for ADUs such as fee waivers.  

▪ Triplexes and fourplexes allowed on larger lots (more than 1.5 times the minimum parcel size) in LDR 

8.5 and 12. 

▪ Multiplexes / small apartments allowed in all MDR and HDR areas. 

▪ Prohibiting new single-family dwellings in HDR (high density residential) district 

▪ Maximum density raised in MDR (from 15 dwelling units an acre to 17 dwelling units an acre). 

▪ Policies and incentives, such as fee waivers, supporting religious organizations building affordable 

apartment housing. 

▪ Other updates in alignment with state housing law, such as new anti-displacement policies and 

policies to remove barriers to middle housing, multifamily housing, and ADUs. 

▪ This combination of policy changes creates adequate capacity to accommodate housing targets for 

all income bands, as allocated by Pierce County. 

Climate Change 

Alternative 3, like Alternative 2, includes a new Climate Change Resiliency element with policies that 

address resiliency and greenhouse gas emissions reduction. This is in alignment with new requirements 

for climate planning in the GMA. 

Transportation 

Transportation policies are added to reduce emissions and vehicle miles traveled. 

CAO Update 

Alternative 3, like Alternative 2, includes an update to the City’s Critical Areas Ordinance to include best 

available science. 

Consistency with GMA, VISION 2050, and Pierce County CPPs 

Alternative 3, like Alternative 2, includes updates for consistency with the regional and state planning 

frameworks. 
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2.5.4 Comparison of Alternatives 

Topic Alternative 1 Alternative 2 Alternative 3 

Housing Growth 
(2020-2044) 

2,000 units 

 

Focused in Town Center and 
East Sumner 

 

Does not meet housing targets 
by income band 

3,000 units 

 

Focused in Town Center 
and East Sumner, with 
moderate density added 
citywide; greater growth 
on Cava mine site with 
increased density. 

 

Meets housing targets by 
income band 

3,000 units 

 

Focused in Town Center 
and East Sumner, with 
gentle density added 
citywide, some growth on 
the Cava gravel mine site 
at current LDR density 

 

Meets housing targets by 
income band 

Employment Growth 
(2020-2044) 

5,300 jobs 

 

Most job growth in the MIC. 

5,300 jobs 

 

Most job growth in the 
MIC. 

5,300 jobs 

 

Most job growth in the 
MIC. 

Population Growth 
(2020-2044) 

4,900 residents 6,700 residents 6,700 residents 

Housing Capacity / 
Affordability 
Strategies 

No changes to existing. Affordability incentives in 
Town Center and East 
Sumner 

Two units per residential 
lot allowed citywide 

Two ADUs per lot allowed 
citywide 

Density bonus for larger 
LDR 8.5 and 12 lots where 
one unit dedicated 
affordable 

Small apartments  (up to 3 
stories) and multiplexes 
allowed in all MDR and 
HDR 

Maximum density raised in 
MDR (22 dua) 

Cava mine reclamation 
and rezone to MDR 

Policies supporting 
religious organizations 
building affordable 
apartment housing 

Other updates in 
alignment with state 
housing law 

 

Mandatory affordability in 
Town Center and East 
Sumner 

Two units per residential 
lot allowed citywide 

Two ADUs per lot allowed 
citywide 

Density bonus for larger 
LDR 8.5 and 12 lots  

Small apartments  (up to 3 
stories) and multiplexes 
allowed in all MDR and 
HDR 

Maximum density raised in 
MDR (17 dua) 

Policies and incentives 
supporting religious 
organizations building 
affordable apartment 
housing 

Other updates in 
alignment with state 
housing law 
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Topic Alternative 1 Alternative 2 Alternative 3 

New Climate Change 
Element 

No. Yes. Yes. 

Transportation 
Policies 

No updates. Updated to address 
emissions and vehicle 
miles traveled. 

Updated to address 
emissions and vehicle 
miles traveled. 

CAO Update No. Yes. Yes. 

Consistency with 
GMA, VISION 2050, 
and Pierce County 
CPPs 

No, no updates for consistency 
with the regulatory framework. 

Yes. Yes. 

2.6 Benefits and Disadvantages of Delaying the Proposed Action 

If the proposal is delayed, Sumner’s growth would be guided by the current Comprehensive Plan, zoning 

code, and other adopted regulations. This would allow for growth at the minimum targets for jobs and 

housing, and with lower infrastructure and service demand, but would not be consistent with regional 

planning, including the Pierce County Countywide Planning Policies and VISION 2050 regarding 

planning for affordable housing, climate change, and other newer policies. The City would also not be 

consistent with GMA, due to changes since the last periodic update, including requirements related to 

planning for housing at all income levels. Infrastructure investments would also follow existing plans 

instead of being aligned with the city’s expected share of county growth. These inconsistencies could 

hinder the City’s ability to attain state and federal grants and loans for infrastructure. 
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3 Land Use 

3.1 Introduction 

This section examines land use changes proposed by the alternatives and addresses potential impacts 

associated with land capacity, land use compatibility, and consistency with regional plans and policies. 

3.2 Affected Environment 

3.2.1 Plans, Policies, and Regulations 

Growth Management Act 

Sumner’s Comprehensive Plan and development regulations must be consistent with the provisions in 

the GMA. Adopted in 1990, the GMA directs coordinated regional and countywide planning to inform 

city and county comprehensive plans and development regulations. The GMA is primarily codified in 

Chapter 36.70A RCW but has been amended and added to in other parts of the RCW and Washington 

Administrative Code (WAC). In 2021, GMA goals and element requirements for housing and land use 

were amended (see Chapter 6: Housing). These and other amendments between 1995 and 2022 are 

described in the Washington State Department of Commerce (Commerce) summary of amendments. A 

new requirement was also added in 2023 for a climate change and resiliency element.  

Key provisions of the GMA include: 

▪ Planning Goals 

▪ Land Designations: Urban, Resource, and Rural Lands 

▪ Consistency with Multicounty Planning Policies (MPPs) 

▪ Buildable Lands Program 

▪ Consistency with Countywide Planning Policies (CPPs) 

▪ Local Comprehensive Planning 

The 15 Planning Goals help guide the development and adoption of local comprehensive plans and 

development regulations. They include: 

▪ (1) Urban growth. Encourage development in urban areas where adequate public facilities and 

services exist or can be provided in an efficient manner. 
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▪ (2) Reduce Sprawl. Reduce the inappropriate conversion of undeveloped land into sprawling, low-

density development. 

▪ (3) Transportation. Encourage efficient multimodal transportation systems that will reduce 

greenhouse gas emissions and per capita vehicle miles traveled and are based on regional priorities 

and coordinated with county and city comprehensive plans. 

▪ (4) Housing. Encourage the availability of affordable housing to all economic segments of the 

population of this state, promote a variety of residential densities and housing types, and encourage 

preservation of existing housing stock. 

▪ (5) Economic Development. Encourage economic development throughout the state that is 

consistent with adopted comprehensive plans, promote economic opportunity for all citizens of this 

state, especially for unemployed and for disadvantaged persons, promote the retention and 

expansion of existing businesses and recruitment of new businesses, recognize regional differences 

impacting economic development opportunities, and encourage growth in areas experiencing 

insufficient economic growth, all within the capacities of the state's natural resources, public 

services, and public facilities. 

▪ (6) Property Rights. Private property shall not be taken for public use without just compensation 

having been made. The property rights of landowners shall be protected from arbitrary and 

discriminatory actions. 

▪ (7) Permits. Applications for both state and local government permits should be processed in a 

timely and fair manner to ensure predictability. 

▪ (8) Natural Resource Industries. Maintain and enhance natural resource-based industries, 

including productive timber, agricultural, and fisheries industries. Encourage the conservation of 

productive forestlands and productive agricultural lands and discourage incompatible uses. 

▪ (9) Open Space and Recreation. Retain open space and green space, enhance recreational 

opportunities, enhance fish and wildlife habitat, increase access to natural resource lands and water, 

and develop parks and recreation facilities. 

▪ (10) Environment. Protect the environment and enhance the state's high quality of life, including air 

and water quality, and the availability of water. 

▪ (11) Citizen Participation and Coordination. Encourage the involvement of citizens in the planning 

process, including the participation of vulnerable populations and overburdened communities, and 

ensure coordination between communities and jurisdictions to reconcile conflicts. 

▪ (12) Public Facilities and Services. Ensure that those public facilities and services necessary to 

support development shall be adequate to serve the development at the time the development is 

available for occupancy and use without decreasing current service levels below locally established 

minimum standards. 

▪ (13) Historic Preservation. Identify and encourage the preservation of lands, sites, and structures 

that have historical or archaeological significance. 

▪ (14) Climate Change and Resiliency. Ensure that comprehensive plans, development regulations, 

and regional policies, plans, and strategies under RCW 36.70A.210 and Chapter 47.80 RCW adapt 

to and mitigate the effects of a changing climate; support reductions in greenhouse gas emissions 

and per capita vehicle miles traveled; prepare for climate impact scenarios; foster resiliency to 
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climate impacts and natural hazards; protect and enhance environmental, economic, and human 

health and safety; and advance environmental justice. 

▪ (15) Shorelines. For shorelines of the state, the goals and policies of the shoreline management act 

as set forth in RCW 90.58.020 shall be considered an element of the county's or city's 

comprehensive plan. 

Required elements of the comprehensive plan under GMA include land use, housing, capital facilities, 

utilities, transportation, economic development, parks and recreation, and climate change and resiliency. 

Jurisdictions may choose to include other elements in addition. City development regulations must also 

be consistent with the comprehensive plan. The comprehensive plan must comply with the requirements 

of the GMA in order to be eligible for grants and loans from some state programs. 

VISION 2050 

VISION 2050 is the multi-county-level planning document for King, Kitsap, Pierce, and Snohomish 

Counties. Puget Sound Regional Council (PSRC) adopted VISION 2050 in October 2020 and the plan is 

endorsed by over 100 member cities, counties, ports, transportation agencies, and Tribal governments 

in the region. VISION 2050 contains multicounty planning policies (MPPs), as required by GMA, and a 

regional growth strategy through 2050. About 216 MPPs are included in the document, organized by 

topic area goals including Regional Collaboration, Regional Growth Strategy, Environment, Climate 

Change, Development Patterns, Housing, Economy, Transportation, and Public Services.  

VISION 2050 calls for focusing housing and job growth within regional growth centers and near high 

capacity transit. Sumner is designated as a “High Capacity Transit Community” in VISION 2050 and the 

Sumner-Pacific Manufacturing Industrial Center is identified as an industrial employment center.  

Countywide Planning Policies 

The GMA requires counties and cities to collaborate on countywide planning policies (CPPs) to 

coordinate planning and ensure consistency between county and city comprehensive plans (RCW 

36.70A.210). The Pierce County CPPs were adopted in May 2022 and are consistent with the MPPs and 

Regional Growth Strategy in VISION 2050. The CPPs address: 

▪ Affordable housing 

▪ Agricultural lands 

▪ Economic development and employment 

▪ Education 

▪ Fiscal impact 

▪ Historic, archeological, and cultural preservation 

▪ Natural resources 

▪ Open space and protection of environmentally sensitive lands 

▪ Siting of public capital facilities of a countywide or statewide nature 

▪ Transportation facilities and strategies 

▪ Urban growth areas 
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▪ Amendments and transition 

The updated CPPs include a new emphasis on social equity and inclusion, healthy communities, climate 

change, interjurisdictional coordination, and displacement of residents and businesses. The Sumner-

Pacific Manufacturing Industrial Center (MIC) is considered a Regional Manufacturing Industrial Center in 

the CPPs, which aligns with Puget Sound Regional Council’s designation. Sumner Town Center is 

designated as a Countywide Growth Center.  

The Countywide Planning Policies Appendix A allocates population, housing, and employment growth 

targets for the 2020-2044 period. The County adopted revised housing targets by income band in June 

2023. See Exhibit 3-1 and Exhibit 3-2 for the final Pierce County adopted targets allocated to Sumner. 

Exhibit 3-1: 2044 Growth Targets - Sumner 

 
2020 2020-2044 Growth 2044 Total 

Housing 4,492 1,985 6,477 

Population 10,621 4,904 15,525 

Employment 18,106 5,313 23,419 

Source: Pierce County Countywide Planning Policies Appendix A 2022, Pierce County Ordinance 2023-22s 2023. 

Exhibit 3-2: Pierce County Adopted Housing Affordability Targets - Sumner 

 Total 0-30% 
AMI 

Non-
PSH* 

0-30% 
AMI 

PSH* 

30-50% 
AMI 

50-80% 
AMI 

80-100% 
AMI 

100-
120% 
AMI 

>120
% 
AMI 

Emergency 
housing 
needs 
(beds) 

Allocation 
(2020-2044) 

1,985 256 347 368 291 125 114 484 121 

Source: Pierce County Ordinance No. 2023-22s 
*PSH refers to Permanent Supportive Housing, which is defined in RCW 36.70A.030(16) as “non-time-limited 
housing for persons with disabling conditions who have experienced homelessness or risk of homelessness and are 
offered voluntary supportive services aimed at assisting the client in maintaining the terms of their lease 
agreement.” 

Pierce County has yet to adopt targets for each unincorporated urban growth area for 2044. However, if 

the County were to adopt targets allocating the same percentage of growth as was previously adopted 

for 2030 (1.5% of the unincorporated county housing unit growth and 0.4% of the unincorporated county 

job growth), 484 new housing units and 82 new jobs from 2020-2044 could be expected in the Sumner 

UGA. 
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Sumner Comprehensive Plan 

The adopted Sumner Comprehensive Plan includes a multi-page Vision Statement for Sumner in 2035. 

The statement is excerpted below: 

In 2035 Sumner shows strongly its unique "small town" characteristics and appeal even in the 

face of a changing world. Through ongoing cooperation and communication between 

citizens, business, industry, schools, and local government, an environment exists which 

reflects the community's pride in itself. This environment embodies our agricultural heritage, 

our desire for open space, our promotion of quality education, our community interaction, and 

our readiness for the future. 

In order to maintain this environment our community upholds responsible commitments in 

planning for sustainability with our physical layout, the character of our residential districts, our 

growth patterns, the maintenance of our parks and recreational commitments, our continued 

economic development, and responsible governance. 

Residential uses are intended to fit a range of needs: 

City plans support a diversity of lot sizes and variety of housing types to meet the varied needs 

and lifestyles found in Sumner. 

Economic development consists of small businesses and industrial enterprises: 

In 2035, small businesses are supported and nurtured throughout the community. Essential 

business services are found within walking distance of most neighborhoods.… Planned 

industrial and commercial areas are encouraged and should utilize landscaping and other 

forms of buffering to ensure compatibility with surrounding neighborhoods and limit noise, 

lighting, and traffic. Employment in manufacturing is promoted and encouraged over 

warehouse distribution for quality jobs and reduced truck traffic. The north end has become a 

burgeoning manufacturing and industrial center of regional significance. 

The City desires to create a multimodal network connecting jobs and housing: 

Through adequate planning for both jobs and housing, we strive to have a large portion of the 

work force living in the City and using something other than automobiles for transportation. 

The Town Center emphasizes mixed uses: 

… there are areas of “mixed-use”, predominately around the train station, where a mix of 

housing and businesses creates a vibrant and diverse living environment. Sumner has found a 

balance between parking for riders in and outside the City to gain access to a regional transit 

system while maintaining the City’s small town atmosphere and character. 

Other areas of the city also include mixed uses and pedestrian amenities: 

Downtown and the main commercial core of the City are enhanced with pedestrian amenities, 

landscape, streetscape, and other improvements which complement the efforts of Downtown 

businesses to create a coherent theme. These improvements play a major role in linking 
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Downtown with West Sumner and East Main Street and help create a unified and seamless 

whole.  

Revisions to the Vision Statement are proposed in the Draft 2024 Comprehensive Plan. These revisions 

emphasize embracing Sumner’s heritage while looking forward to the future; the role of the downtown 

transit station; access to home ownership and high quality housing; safe connections to schools, services, 

and amenities; environmental justice; support of incubator businesses; and public participation,  

The adopted plan includes the following elements: 

▪ Land Use 

 Land Use Sub-Element 

 Historic and Cultural Resource Sub-Element 

 Essential Public Capital Facilities Sub-Element 

 Commuter Rail/ Regional Transit Sub-Element 

 Permit Process Sub-Element 

 Plan Monitoring and Amendment Sub-Element 

 Governance Sub-Element 

 Land Use Designations 

▪ Economic Development 

▪ Community Character 

▪ Parks and Open Space 

▪ Environment 

▪ Housing 

▪ Transportation 

▪ Capital Facilities and Public Services 

▪ Utilities 

▪ Family and Human Services 

▪ Shoreline Master Program 

The Comprehensive Plan was last amended in 2020, with a minor update to land use descriptions in 

2022. 
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Exhibit 3-3: Vicinity Map 

 

Source: City of Sumner 2023, BERK 2023. 
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Subarea and Neighborhood Plans 

Town Center Plan 

The Sumner Town Center Plan was adopted in 2018 and presents a vision, strategies, goals, and policies 

for Sumner’s 197-acre Town Center. The Town Center Plan is a transit oriented subarea plan that 

supports the Sumner Comprehensive Plan.  

The Town Center vision is described as: 

Sumner, a city of excellence reinforcing its role as classic, small town Americana that goes 

beyond nostalgia. 

Sumner, a community that retains/strengthens a fully functional, full life cycle, “everyday” 

downtown. 

Sumner, a community that provides housing for all life stages and recognizes the value of a 

transit station for convenience of residents. 

In addition to the vision, strategies, goals, and policies, the Town Center Plan established a form-based 

code for Town Center, which has been adopted into the Zoning code. 

Sumner-Pacific Manufacturing Industrial Center Plan 

The Sumner-Pacific Manufacturing Industrial Center (MIC) Plan was adopted in 2018 and articulates a 

vision for the Sumner-Pacific MIC’s future and goals and policies to guide investments. The plan supports 

business retention and growth, strengthens existing neighborhood assets, expands transportation 

choices, and improves environmental conditions. The Subarea Plan is aligned with the regional plans 

and policies in effect at the time of adoption. This includes the Pierce County Countywide Planning 

Policies and Puget Sound Regional Council’s VISION 2040 (the precursor to VISION 2050). 

The Sumner-Pacific MIC is an important regional warehousing, transportation, distribution, and logistics 

hub that spans portions of Sumner and Pacific. Sumner-Pacific MIC is designated a Regional 

Manufacturing/Industrial Center by PSRC and is therefore an area expected to see a greater proportion 

of future employment growth than other areas of Sumner. 

Three overarching goals and their supporting policies are included in the MIC Subarea Plan: 

SPMIC-1: Land within the SPMIC is preserved for industrial use and remains available to 

support a broad range of industrial job opportunities. 

SPMIC-2: New growth in the SPMIC complements the existing character and development 

pattern. 

SPMIC-3: Industrial activity in the SPMIC does not adversely impact adjacent uses and 

neighborhoods. 
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East Sumner Neighborhood Plan 

Updated from prior plans created over two decades, the 2020 East Sumner Neighborhood Plan area 

comprises approximately 174 acres in the eastern portion of Sumner. The area is bordered by 160th 

Avenue East, 64th Street East, Main/60th Street East, Sumner-Tapps Highway East, and State Route 410. 

Salmon Creek cuts through the eastern portion. 

The Plan includes goals and objectives under four categories: Mobility and Circulation, Ecological 

Viability, Economic Growth, and Community Livability. A concept for the development of East Sumner is 

also included, which focuses on encouraging: 

▪ A range of commercial development 

▪ Minimizing and mitigating wetland impacts 

▪ Retaining open space and incorporating the central wetlands area as a major open space amenity 

▪ Medium-to-high density multifamily housing 

▪ Pedestrian-oriented development along 160th Avenue East and 60th Street East 

▪ Improved multimodal circulation 

▪ “Small town feel” through retaining open space and natural areas and applying design guidelines to 

high-density development 
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Exhibit 3-4: East Sumner Neighborhood Plan: Potential Future Development Scenario 

 

Source: East Sumner Neighborhood Plan 2020 

Sumner Shoreline Master Program 

The Sumner Shoreline Master Program (SMP) was updated in 2019 and became effective in 2020. The 

SMP is a requirement of the Shoreline Management Act (SMA) that establishes goals, policies, and 

regulations to guide future development along Sumner’s shorelines. The SMP establishes six shoreline 

environment designations, including: 

▪ Natural 

▪ Urban Conservancy 

▪ Shoreline Residential 

▪ Urban 

▪ Tapps Reservoir 

▪ Aquatic 
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Designations along the White (Stuck) River are predominantly Urban Conservancy (100/200-foot buffer), 

but also include an area of Urban (50-foot buffer) near the Town Center and an area of Natural (200-foot 

buffer) at the north end of the city (Exhibit 3-5). Along the Puyallup River, designations include Shoreline 

Residential (100-foot buffer), and Urban Conservancy (100/200-foot buffer).  
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Exhibit 3-5: Sumner Shoreline Designations 

 

Source: City of Sumner 2020. 
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Sumner Zoning Code 

The Sumner Zoning Code (SMC Title 1) establishes various residential, commercial, industrial, and mixed 

use districts (Town Center) with different intents and densities (Exhibit 3-6).  

Exhibit 3-6: Zoning Districts and Densities 

Abbreviation District Minimum Lot Size (sq. feet) Maximum 
Density (du/ac) 

RES Resource Protection 871,200 - 

RP Residential-Protection 871,200 1 du / 20 ac 

LDR-4 Low Density Residential 4,000 10.9 

LDR-6 Low Density Residential 6,000 7.3 

LDR-7.2 Low Density Residential 7,200 6.1 

LDR-8.5 Low Density Residential 8,500 5.1 

LDR-12 Low Density Residential 12,000 3.6 

MDR Medium-density Multifamily 
Residential 

5,000 15 

HDR High-density Multifamily Residential 5,000 25 

NC Neighborhood Commercial 4,500 25 

GC General Commercial 5,000 25 

IC Interchange Commercial 5,000 N/A 

M-1 Light Manufacturing 10,000 N/A 

M-2 Heavy Manufacturing 6,000 N/A 

Town Center Station District, River District, West 
Sumner District, Historic Central 
Business District 

Form-based code: see Town 
Center Code 

Form-based 
code: see Town 
Center Code 

Source: Sumner Municipal Code Title 18, 2023. 

The Sumner Zoning Code also includes several overlay districts, which apply unique land use, density or 

design standards. Overlay districts include: 

▪ Cluster Overlay. The purpose is “to manage and preserve valuable resources and environmentally 

sensitive lands…yet allow for development where appropriate. Structures are to be concentrated on 

a portion of the site with the remaining reserved as a conservation easement.” (SMC 18.28.010) 

▪ East Sumner Urban Village Overlay. The intent is for this district “to be a neighborhood oriented 

area with a mix of residential, commercial, and civic uses that serve the neighborhood and the larger 

region with goods and services.” (SMC 18.30.010) 

▪ Manufacturing/Industrial Core Overlay. The intent is “to apply additional restrictions on uses that 

may be incompatible with current manufacturing and industrial uses and the intensification of these 

uses in the future” (SMC 18.18.010) 
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▪ Interchange Commercial Truck Parking Overlay Area. Truck-related parking is permitted in this 

area. (SMC 18.42.046) 

▪ Innovation District and Enterprise Area (IDEA). This overlay may be applied in any commercial or 

industrial zone. The intent is to encourage innovative, small incubator, and research and 

development start up businesses; encourage infill and live-work uses; and provide affordable 

housing and workspaces, while minimizing impacts on residential neighborhoods. (SMC 18.22.010) 

Pierce County Comprehensive Plan and Shoreline Master Program 

The Pierce County Comprehensive Plan and SMP apply to the unincorporated Sumner Urban Growth 

Area (UGA) which is adjacent to city limits. The last periodic update of the Pierce County Comprehensive 

Plan was in 2015. There have been several amendments since the latest update of the plan became 

effective July 1, 2023. Future land use in the UGA is detailed below under Future Land Use. 

The County’s SMP was adopted in 2015 with updates in 2018. Two areas within Sumner’s UGA include 

shoreline designations. This includes a portion of the UGA east of the southeast end of Sumner, at the SR 

410 and SR 167 interchange, which is designated High Intensity (0- or 50-foot buffer) and Shoreline 

Residential (75-foot buffer). A portion of the UGA to the east of the city along Lake Tapps is designated 

as Conservancy (100-foot buffer), Shoreline Residential (50-foot buffer), and High Intensity (0- or 50-foot 

buffer). 

3.2.2 Land Use Patterns 

Existing Land Use 

Citywide 

There are a range of existing land uses in Sumner. The residential core is centered around Main Street 

and Valley Avenue. Commercial areas are concentrated in the Town Center and around East Main Street. 

Industrial uses are primarily located in the north portion of the city in the Sumner-Pacific MIC and on 

larger parcels between West Valley Highway and East Valley Highway along the White River, SR 167 and 

142nd Avenue East. Open space resources include the Sumner watershed along Sumner-Tapps Highway 

East, wetlands along streams, and city parks and school properties. There are also active gravel mine 

sites in Sumner, including the Corliss gravel mine on the southeast side of the city extending out of city 

limits and the Cava gravel mine off East Valley Highway East and 29th Street East.  

Per Pierce County Assessor records, industrial uses make up the greatest acreage of any use category at 

1,156 acres (Exhibit 3-7). Single-family residential is the second largest use at 747 acres. Resource 

production and extraction uses, primarily due to active mines in the city, make up approximately 354 

acres. There are no large-scale commercial agricultural lands within city limits. Commercial uses currently 

make up approximately 440 acres.   
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Exhibit 3-7: Current Uses 

Current Use Acres 

Single Family Residential 747 

Multifamily Residential 196 

Public 169 

Transportation, Communication, and Utilities 283 

Resource Production and Extraction* 354 

Commercial 440 

Industrial 1,156 

Source: Pierce County Assessor, 2023; BERK 2023. 
Notes: Approximately 255 acres are gravel mining operations. 

Per the 2022 Pierce County Buildable Lands Report and updates using city permit data through 2023, 

there are an estimated 320 acres of vacant land and 603 acres of underutilized land in Sumner (Exhibit 

3-8).  Zones with large amounts of vacant land include LDR-12 and M1. These are also the zones with the 

largest amount of underutilized acreage. 

As detailed in Pierce County’s 2022 Buildable Lands Report methodology, parcels are considered 

underutilized where: 

Residential 

▪ The parcel’s current use is single-family or mobile home and the improvement value is less than 

$500,000; or 

▪ The parcel’s current use is multifamily or mobile home park and the improvement value is less than 

$1,500,000; or 

▪ In a mixed-use/residential zone, the ratio of assumed housing build-out to existing housing units is 

greater than or equal to 2.5. 

Commercial or Industrial 

▪ In a commercial/industrial zone that prohibits residential units, there is an existing single-family 

housing unit (excluding parcels that are within platted subdivisions); or 

▪ In a commercial/industrial/mixed-use zone with a non-residential current use, the parcel has an 

improvement value of less than $1,500,000; or 

▪ The ratio of assumed future job build-out to estimated existing jobs is greater than or equal to 5. 
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Exhibit 3-8: Estimated Vacant and Underutilized Acreage (2020 Pierce County Data, Updated for 2023 with City 
Permit Data) 

Zone Vacant Underutilized 

LDR-4 0 0 

LDR-6 4 24 

LDR-12 91 108 

LDR-72 1 12 

LDR-85 15 81 

MDR 10 18 

HDR 2 8 

NC 18 7 

GC 11 50 

CBD 0 1 

TC-3 0 1 

TC-4 1 13 

TC-5 1 7 

TC-6 6 44 

M1 129 199 

M2 5 16 

IC 25 15 

RES 0 0 

Total 320 603 

Source: Pierce County Buildable Lands Report, 2020; City of Sumner Permit Data 2020-2023; BERK 2023 
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Exhibit 3-9: Current Land Use Map 

 

Source: Pierce County, 2023; BERK 2023. 
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For purposes of the EIS analysis only, the city has been organized into sections with characteristics 

discussed below (as detailed in Chapter 2: Alternatives).  The quadrants generally are: 

▪ North Portion. The area northwest of East Valley Highway East and the south boundary of the MIC. 

This portion is mostly the MIC. 

▪ East Portion. The area east of Valley Avenue and East Valley Highway East between, including the 

East Sumner neighborhood, and the commercial area south of SR-410. This does not include the 

small, disconnected portion of the city to the southeast (which is part of the City watershed). 

▪ South Portion. All areas of the city south of SR-410, except for the area to the southeast of the city 

immediately south of Auto Lane. 

▪ West Portion. The area northwest of SR-410 and Valley Avenue, and south of the MIC boundary, 

including the Town Center 

▪ Sumner UGA. The three unincorporated areas in the Sumner UGA.  

See Chapter 2: Alternatives for a map of the areas for analysis. 

North Portion 

The North portion of the city includes the Sumner-Pacific MIC, which is primarily comprised of industrial 

uses, with some commercial uses as well. A small area of single-family housing is present on the eastern 

edge of the North Portion. Along the White River, an area of approximately 200 acres in the MIC 

(including most of the former golf course) has been set aside by the City of Sumner for the White River 

habitat restoration project, which will preclude development of those acres. 

East Portion 

The East portion of the city includes the East Sumner neighborhood, which is located along Main Street 

East and 60th Street East. East Sumner has a variety of businesses and higher density residential uses 

along major roads.  

The northern “leg” of the East Portion, along East Valley Highway, has primarily small-scale 

commercial/industrial uses, and undeveloped steep slopes along the hillside. There are two gravel 

mines in the East Portion: one (aka Corliss site) is immediately east of the East Sumner neighborhood 

and the other is the Cava gravel mine to the north off of East Valley Highway East. Both are shown in  

 

 

Page 531 of 949



March 2024  ▪ Draft EIS Ch. 3 ▪ Land Use 

3-19 

 

 

 

 

 

 

Exhibit 3-9 as resource production and extraction. Other areas of the East Portion primarily include 

single-family, multifamily, and commercial uses. 

South Portion 

The South Portion, south of SR 410, contains single-family and multifamily uses, as well as some vacant 

land and communications/utilities/transportation uses. 

West Portion 

The West Portion contains the Sumner Town Center, which includes commercial and some small areas of 

industrial uses and multifamily. Outside of the Town Center, the small area along SR 167 is mostly 

comprised of a few single-family dwellings and some industrial uses. 

Sumner UGA 

The Sumner unincorporated Urban Growth Area (UGA) includes three main areas (see Exhibit 3-3): 

▪ An area to the west of Sumner surrounding the interchange of SR 410 and SR 167  

▪ An area to the northeast, extending from near 43rd Street East to Auburn and near Lake Tapps  

▪ An area to the south at the east end of the city encompassing approximately fourteen parcels. 

According to Pierce County 2023 Assessor data, the area to the west includes single-family residential, 

vacant, industrial, commercial, and multifamily residential land. The area to the northeast includes a mix 

of single family residential, multifamily residential, vacant, resource production and extraction (part of the 

Cava mine site), and industrial uses. The area to the south contains single-family residential, commercial, 

and resource production and extraction (agriculture). 

Vicinity 

In the areas immediately surrounding Sumner, the following current uses are found (per Pierce County 

Assessor data): 

▪ Pacific and Auburn areas: heavy commercial, industrial, single family and multifamily residential, and 

vacant 
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▪ Lake Tapps vicinity: single-family residential, some commercial and vacant land 

▪ South along SR 162 (Orting Highway): primarily agriculture and scattered housing 

▪ Southwest near Puyallup (Traffic Avenue vicinity): vacant land, commercial, industrial, single family 

and multifamily residential, and agriculture 

▪ West in Edgewood: primarily large-lot, single-family residential, with some vacant land and 

agriculture. 

Permitted and Pipeline Projects 

Permitted projects and projects in the preapplication stage between 2020 and 2023 are shown in Exhibit 

3-10, Exhibit 3-11, and Exhibit 3-12. These are projects that were proposed, approved, or under 

construction between 2020 and 2023. Projects include a mix of commercial, industrial, mixed use, and 

residential projects. There may be other projects in the pipeline in the UGA. 

Exhibit 3-10: Commercial/Industrial Projects 

Name / Address Description Square Footage 

2003 136th Ave E Commercial building with 
mezzanine and office 

25,050 

3490 West Valley Hwy E Industrial building 24,721 

3123 142nd Ave E Industrial building 79,679 

14495 Stewart Rd Warehouse 268,070 

14585 Stewart Rd Industrial building 441,316 

14545 Stewart Rd Warehouse 292,072 

1510 Puyallup St Warehouse 193,948 

2518 East Valley Hwy E Solid waste processing facility 10,134 

2800 136th Ave Ct E Truck sales/service/parts/office  61,090 

13607 24th St E Heavy timber machinery repair shop 24,916 

Former Sumner Golf Course / 
Steward Rd SE and Sumner Link Trail 

Industrial facility 1,000,000 

5019 East Valley Hwy E Adult family care 15,000 

Exhibit 3-11: Mixed Use Projects 

Name / Address Description Housing Units / Jobs  

Kincaid Ave Mixed Use / 809 Kincaid 
Ave 

Mixed Use 180 / ~23 jobs 

Riverfront Mixed Use / 1228 Fryar 
Ave 

Mixed Use 127 / 0 jobs 

Nemeth / 15802 Main St E Mixed Use 105 / ~7 jobs 
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Exhibit 3-12: Residential Projects 

Name / Address Description Housing Units 

Tarragon / 6216 160th Ave E Mixed Use 216 

East Sumner Apartments / 16009 
60th ST E 

Multifamily 162 

6211 Parker Rd E Multifamily 49 

157th Ave Ct E Single-family units 46 

1644 Gault St Single-family units 9 

1525 45th St E Single-family units 5 

14814 74th Ct E Single-family units 3 

16521 60th St E Single-family units 2 

1313 Academy St Single-family units 2 

5619 160th Ave E Single-family units 2 

404 Wood Ave Single-family unit 1 

Current Zoning 

Citywide 

Almost half of the city is zoned for industrial uses (47.7 percent) and 10.6 % is zoned for commercial uses. 

Low density residential also makes up a large proportion of the zoning at 34.0 percent. Medium and high 

density residential zones are a much smaller proportion at 2.8% and 2.6% respectively. Resource 

protection zoning makes up 2.3% of the total, a district that is generally intended for mining activities but 

currently is used only for publicly-owned natural habitat areas. See Exhibit 3-13 and Exhibit 3-14. 

Exhibit 3-13: Acreage by Zone Type 

Zone Type Acres Percent 

Low Density Residential 1418 34.0% 

Medium Density Residential 117 2.8% 

High Density Residential 109 2.6% 

Commercial/Mixed Use 440 10.6% 

Industrial 1985 47.7% 

Resource Protection 97 2.3% 

Total 4165 

 

Source: Pierce County Buildable Lands Report 2020; BERK 2023. 
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Exhibit 3-14: Zoning Map 

 

Source: City of Sumner 2023; BERK 2023. 
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North Portion 

The North Portion of the city is mostly comprised of the Sumner-Pacific MIC, which is zoned 

predominantly Light Industrial with some areas of Heavy Industrial. Areas of the North Portion outside of 

the MIC are zoned Light Industrial, Interchange Commercial, Low Density Residential, and Resource 

Protection.  

East Portion 

In the East Sumner neighborhood, zoning is predominantly General Commercial and Medium Density 

Residential. Outside of the East Sumner neighborhood in the East Portion are mostly Low Density 

Residential, with some areas of Medium and High Density Residential, Neighborhood Commercial, and 

General Commercial. In the area immediately south of East Sumner and south of 410, there is also 

Interchange Commercial zoning. 

South Portion 

The South Portion is zoned entirely residential. Approximately half of the area is zoned Low Density 

Residential, and the remainder is High Density Residential. 

West Portion 

The West Portion includes the Town Center, which is zoned for mixed residential and commercial zoning 

from up to three to six stories. Outside of Town Center, the West Portion includes mostly Low Density 

Residential zoning with some areas of Medium Density Residential and General Commercial. 

Sumner UGA 

Unincorporated UGA zoning is determined by Pierce County. The portion of the UGA to the east of the 

City (towards Lake Tapps) is zoned Moderate Density Single Family, with a small area of Public 

Institutional zoning where there is Puget Sound Energy utilities infrastructure. The portion of the UGA to 

the south off of 166th Avenue East is zoned Community Center. The portion of the UGA to the west is 

zoned Employment Center and Moderate Density Single Family.  

Future Land Use 

Citywide 

Future land use, as adopted in the Comprehensive Plan, designates 34.3% of the city to industrial uses, 

11.3% to commercial and mixed uses, 35.8% to low density residential, and a combined 3.6% to medium 

and high density residential (Exhibit 3-15). See Exhibit 3-16 for the Future Land Use Map.  
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Exhibit 3-15: Future Land Use - Acres 

 

Source: City of Sumner 2023; BERK 2023 
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Exhibit 3-16: Future Land Use as Adopted in Comprehensive Plan 

 

Source: City of Sumner 2023; BERK 2023. 
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North Portion 

The North Portion of the city is mostly comprised of the Sumner-Pacific MIC. Future land use for the MIC 

is mostly Light Industrial, with some areas of Heavy Industrial and Public/Private Utilities and Facilities. 

Other areas of the North Portion outside of the MIC include Interchange Commercial, Low Density 

Residential, and Public/Private Utilities future land uses (e.g. schools, City facilities, parks). There is also a 

small area to the west of SR 167 and north of 24th Street that is designated General Commercial. 

East Portion 

In the East Sumner neighborhood, the future land use designation is Urban Village. Other areas within 

the East Portion include designations for Low Density Residential predominantly, with some areas of 

Medium and High Density Residential, General Commercial, and Neighborhood Commercial. There are 

also areas designated for Public/Private Utilities and Facilities. The area immediately south of East 

Sumner, south of SR 410, is designated Interchange Commercial. 

South Portion 

The South Portion is designated for Low Density Residential and High Density Residential, with a small 

area designated for Public/Private Utilities and Facilities. 

West Portion 

The West Portion includes the Town Center, which has a Town Center future land use designation.  The 

Town Center Plan anticipates high density multifamily, commercial, and mixed use development. It 

prohibits new single family development. Outside of the Town Center, the West Portion includes mostly 

Low Density Residential designations, with an area of Medium Density Residential to the northeast of 

Town Center and several areas designated as Public/Private Utilities and Facilities. There are also small 

areas of General Commercial and Light Industrial near SR 167. 

Sumner UGA 

Sumner’s Comprehensive Plan Map includes designations for the Sumner UGA. The portion of the UGA 

to the east includes Low Density Residential and Public/Private Utilities and Facilities designations, with a 

small area of Neighborhood Commercial near Lake Tapps. The UGA portion south of the city along 166th 

Avenue East is designated Low Density Residential. The portion to the west includes Low Density 

Residential and General Commercial designations.  

3.3 Impacts 

3.3.1 Thresholds of Significance 

Impacts of the alternatives on land use are considered significant if they would: 

▪ Fail to include enough housing and job capacity to accommodate assigned growth targets 
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▪ Change land use patterns or development intensities in a way that reduces land use compatibility 

▪ Be inconsistent with regional plans and policies, including the Growth Management Act, Pierce 

County Countywide Planning Policies, and/or VISION 2050 

3.3.2 Impacts Common to All Alternatives 

Under all alternatives, growth is expected to result in new development and redevelopment in Sumner. 

The distribution of future growth and the rate at which it occurs would be influenced by the City’s 

implementation of its Comprehensive Plan policies and regulations and by the decisions of individual 

property owners. Impacts associated with housing and employment growth could include the conversion 

of vacant land for new residential, industrial, or commercial uses and infill development or 

redevelopment on existing sites.  

All alternatives assume the same amount and distribution of job growth. However, the amount and 

distribution of housing growth varies, with Alternatives 2 and 3 having the most housing growth (see 

Exhibit 3-17. See Chapter 6: Housing and Chapter 4: Population and Employment for growth distribution 

maps. All alternatives assume the same amount of job and housing growth in the unincorporated UGA 

(Exhibit 3-18). 

Exhibit 3-17: Alternatives Job and Housing Growth: City 

 2020-2044 
Growth Target 

2020-2023 
Growth and 
Pipeline 

2023-2044 Growth 

Alt 1 Alt 2 Alt 3 

Jobs 5,313 3,656 1,657 1,657 1,657 

Housing 1,985 900 1,085 2,100 2,100 

Source: Pierce County CPPs 2022; Pierce County Ord. 2023-22s; BERK 2023 

Exhibit 3-18: Estimated Job and Housing Growth (All Alternatives): UGA 

 Estimated Growth 
and Target 2020-
2044 

Jobs 82 

Housing 484 

Source: Pierce County CPPs 2022; Pierce County Ord. 2023-22s; BERK 2023 
Notes: This estimate is based on the share of unincorporated county growth allocated to the Sumner 
unincorporated UGA for 2030. Pierce County has yet to release UGA-specific targets for 2044. 
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Land Capacity 

All alternatives have enough land capacity under current zoning and regulations to accommodate the 

City’s 2020-2044 job growth target of 5,313 jobs. Approximately 3,656 jobs have been created since 

2020 or will be created through permitted and pipeline projects, leaving a remaining target of 1,657.  

All alternatives also have enough capacity to accommodate the overall 2020-2044 housing target of 

1,985 units. Approximately 900 units have already been permitted since 2020 or are in the pipeline, 

leaving a remaining target of 1,085. However, as discussed in Chapter 6: Housing, housing capacity in 

Alternative 1 does not meet housing targets by income band. Much of the city’s housing capacity under 

Alternative 1 is in the Low Density Residential zones and Town Center zones, areas which are not 

expected to produce housing affordable to incomes less than 100% Area Median Income without 

significant policy support and changes to allowed housing types. Alternatives 2 and 3 do meet the 

housing targets by income band through proposed changes to allowed housing types and densities, 

and affordability strategies. See Chapter 6: Housing for more detail on housing affordability and the 

income band housing targets. 

Exhibit 3-19: Alternatives and Growth Targets 

 
2020-2044 
Growth Target 

2020-2023 
Estimated 
Growth + 
Pipeline 

2023-2044 
Target 
Remaining 

Alt 1 Capacity Alt 2 Capacity Alt 3 Capacity 

Jobs 5,313 3,656 1,657 4,884 4,884 4,884 

Housing 1,985 900 1,085 2,557* 5,325* 4,025* 

Source: Pierce County CPPs 2022; Pierce County Buildable Lands Report 2020; City of Sumner 2020-2023 Permit 
Data; BERK 2023 
* While all alternatives have enough capacity to meet the overall housing target, Alternative 1 does not meet 
housing targets by income band. See Chapter 6: Housing for more details. 
Note: Population targets are discussed in Chapter 4: Population and Employment. 

Land Use Compatibility 

Areas where residential uses abut commercial or industrial uses are the same under all alternatives. The 

only variation in land use designations from the adopted Comprehensive Plan Map is in Alternative 2 

where part of the Cava mine site (located at the intersection of East Valley Highway East and Forest 

Canyon Road East) is proposed in Alternative 2 to change from Low Density Residential 8.5 to Medium 

Density Residential. This changes the intensity of the residential use but not its residential nature, 

therefore the areas impacted are the same as shown for the other alternatives in Exhibit 3-20. 

Many of the potential land use incompatibility areas are those where the Sumner-Pacific MIC abuts 

residential designations, including a large area across East Valley Highway East from residential 

designations. Other locations include an area immediately west of East Sumner, where General 

Commercial designations are located next to residential designations. A few small pockets, including 
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one on West Valley Highway East near Edgewood and two areas east of Town Center, are also 

highlighted. 

Outside of city limits in the UGA, an area near Lake Tapps is highlighted where Neighborhood 

Commercial abuts Low Density Residential, and an area along 166th Avenue East is highlighted where 

Interchange Commercial is located next to Low Density Residential. 
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Exhibit 3-20: Future Land Use Compatibility (All Alternatives) 

 

Source: City of Sumner 2023; BERK Consulting 2023 
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Plans and Policies 

Growth Management Act 

Sumner’s adopted Comprehensive Plan contains the chapters required by the GMA, except for the 

requirement for a Climate Change and Resiliency element, introduced in 2023. The City has also 

adopted zoning and other regulations consistent with the Comprehensive Plan. 

All three alternatives are generally consistent with the intent of the GMA planning goals and all 

alternatives have sufficient capacity for the citywide 20-year job and housing growth targets. However, 

Alternative 1 does not have the capacity to meet the housing targets by income band, while Alternatives 

2 and 3 do have adequate capacity and additional policy support for housing affordability and 

availability. Alternative 1 also assumes no changes to the adopted Comprehensive Plan or development 

regulations to meet new State requirements and therefore would be out of compliance (see Exhibit 

3-21). 

Exhibit 3-21: Consistency with GMA Planning Goals 

Planning Goal Alt 1 Alt 2 Alt 3 Discussion 

(1) Concentrate 
growth in urban 
areas 

+ + + All three alternatives focus on growth within 
Sumner, all of which is an urban area. 

(2) Reduce sprawl + + + All alternatives are focused on urban 
growth, not on rural areas where sprawl can 
occur. 

(3) Encourage a 
multimodal 
transportation 
system 

x + + All alternatives include policies and 
planning for multimodal transportation. 
Alternatives 2 and 3 include additional 
updates to comply with changes to state law 
that emphasize active transportation. 

(4) Plan for and 
accommodate a 
variety of housing 
types affordable to 
all economic 
segments 

- + + Alternative 1 has enough capacity for the 
citywide housing target but does not have 
capacity for all income bands. Alternatives 2 
and 3 have the capacity to meet targets for 
all income bands and include policy 
changes to reduce barriers to housing 
affordability and availability. 

(5) Promote 
economic 
development 

x + + All Alternatives include an Economic 
Development element. Alternatives 2 and 3 
include updates to the element that 
strengthen the city’s economic 
development policies and improve climate 
resilience. 

(6) Recognize 
property rights 

+ + + All alternatives recognize private property 
rights. 
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Planning Goal Alt 1 Alt 2 Alt 3 Discussion 

(7) Ensure timely and 
fair permit 
procedures 

+ + + All alternatives include provisions for timely 
and fair permit procedures. 

(8) Protect 
agricultural, forest, 
and mineral lands 

+ + + All alternatives include land use 
designations and codes to protect resource 
lands. 

(9) Retain open 
space, conserve 
habitat, increase 
access to natural 
resource lands and 
water 

x + + All alternatives carry forward the existing 
Parks, Recreation, and Open Space Plan 
and are subject to the city’s Critical Areas 
Ordinance and Shoreline Master Program. 

Alternatives 2 and 3 include updates to the 
Critical Areas Ordinance to meet best 
available science. Alternative 1 does not 
include these updates. 

(9) Enhance and 
develop parks and 
recreation facilities 

+ + + All alternatives carry forward the existing 
Parks, Recreation, and Open Space Plan. 

(10) Protect the 
environment 

x + + All alternatives are subject to the City’s 
Critical Areas Ordinance, but Alternatives 2 
and 3 update this for best available science 
while Alternative 1 does not. Alternatives 2 
and 3 also include policy changes in 
support of climate resiliency and 
greenhouse gas emissions reductions. 

(11) Foster citizen 
participation 

+ + + All alternatives include policies that 
encourage citizen participation. 

(12) Ensure adequate 
public facilities and 
services 

x + + All alternatives include a Capital Facilities 
and Public Services Element and Capital 
Facilities Plan. Alternatives 2 and 3 update 
the element and plan to reflect changes to 
facility needs and levels of service.  

(13) Encourage 
historic preservation 

+ + + All alternatives include a Historic and 
Cultural Resources Element, which 
encourages historic preservation. 

(14) Climate change 
and resiliency 

x + + Alternative 1 includes some policies that 
support climate change resiliency. 
Alternatives 2 and 3 are more robust and 
include updates to meet new state climate 
change planning requirements. 

(15) Management of 
Shorelines of 
Statewide 
Significance 

+ + + All alternatives are subject to Sumner’s 
Shoreline Master Program. 

Sources: RCW 36.70A.020 and RCW 36.70A.480 (1), 2023; BERK 2023. 
LEGEND: + = meets; x = partially meets, - = does not meet. 
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Pierce County Countywide Planning Policies 

Sumner’s current Comprehensive Plan generally aligns with the Pierce County Countywide Planning 

Policies but does not thoroughly address new areas of emphasis (see Exhibit 3-22). Alternatives 2 and 3 

include updates to the Comprehensive Plan that better address social equity and inclusion, climate 

change, displacement, and other required County and State requirements, while Alternative 1 carries 

forward the adopted plan. 

Exhibit 3-22: Consistency with Pierce County CPPs 

New Area of Emphasis in CPPs Alt 1 Alt 2 Alt 3 Discussion 

Social Equity and Inclusion—
Policies and strategies ensuring 
equity are incorporated 
throughout the CPPs in keeping 
with VISION 2050’s integrated 
approach to addressing land use 
and transportation, along with the 
environment, economic 
development, and equity. 

Equity means that all people can 
attain the resources and 
opportunities to improve their 
quality of life and enable them to 
reach their full potential. 

x + + While Alternative 1 includes some 
policies that indirectly support social 
equity and inclusion, Alternatives 2 
and 3 include an equity policy review 
and updated policies to address 
equity and displacement impacts. 

Climate Change—Includes new 
policies to support climate change 
resilience and mitigation strategies 
that address the new GMA climate 
change and resiliency goal and 
VISION 2050 priorities related to 
climate change planning. 

x + + Alternative 1 includes some policy 
support for climate resilience and 
mitigation, however, Alternatives 2 
and 3 include a greater emphasis on 
this topic and meet the state’s new 
climate change planning 
requirements. 

Interjurisdictional Coordination—
Policies added to improved 
coordination with other 
jurisdictions, agencies, tribes, 
ports, military installations, special 
purpose districts, and adjacent 
regions in accordance with VISION 
2050 MPPs contained in the new 
regional collaboration chapter. 

+ + + All alternatives support 
interjurisdictional coordination. 

Displacement of Residents and 
Businesses—New policies seek to 
reduce the risks of displacement of 
lower-income people and 
businesses through elevating 
social and racial equity in regional 
planning and encouraging 

x + + Alternatives 2 and 3 include an equity 
policy review and updated policies 
that address displacement impacts. 
Alternative 1 does not. 
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New Area of Emphasis in CPPs Alt 1 Alt 2 Alt 3 Discussion 

integration of equity in local plans 
consistent with VISON 2050. 

Reasonable Measures Process—If 
the buildable lands report 
identifies a lack of capacity, 
jurisdictions may be required to 
take “reasonable measures” to 
assure they can accommodate 
allocated growth so that that land 
is used efficiently prior to 
expanding UGAs. The County’s 
reasonable measures were 
updated to include innovative 
approaches to address housing 
affordability and supply consistent 
with state law. 

- + + Alternatives 2 and 3 include a new 
policy that addresses reasonable 
measures, while Alternative 1 does not 
specify the actions to take when a lack 
of capacity is identified. 

Sources: Pierce County Countywide Planning Policies 2022; BERK 2023. 
LEGEND: + = meets; x = partially meets, - = does not meet. 

VISION 2050 

While all alternatives generally address the VISION 2050 goals, Alternatives 2 and 3 include plan updates 

that better reflect these regional objectives (see Exhibit 3-23). 

Exhibit 3-23: Consistency with VISION 2050 

VISION 2050 Goal Alt 1 Alt 2 Alt 3 Discussion 

Regional Collaboration 

(15 MPPs) 

 

The region plans collaboratively for 
a healthy environment, thriving 
communities and opportunities for 
all. 

+ + + All alternatives support regional 
collaboration. 

Regional Growth Strategy 

(16 MPPs) 

 

The region accommodates growth 
in urban areas, focused in 
designated centers and near transit 
stations, to create healthy, 
equitable, vibrant communities 
well-served by infrastructure and 
services. Rural and resource lands 
continue to be vital parts of the 
region that retain important 

+ + + All alternatives are focused on urban 
growth near transit and growth in the 
Sumner-Pacific MIC (a regional growth 
center). 
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VISION 2050 Goal Alt 1 Alt 2 Alt 3 Discussion 

cultural, economic, and rural 
lifestyle opportunities over the 
long term. 

Environment 

(22 MPPs) 

 

The region cares for the natural 
environment by protecting and 
restoring natural systems, 
conserving habitat, improving 
water quality, and reducing air 
pollutants. The health of all 
residents and the economy is 
connected to the health of the 
environment. Planning at all levels 
considers the impacts of land use, 
development, and transportation 
on the ecosystem. 

x + + All alternatives include policy support 
for environmental protection and 
implementation of the Critical Areas 
Ordinance and Shoreline Master 
Program. However, Alternatives 2 and 
3 include updates to the Critical Areas 
Ordinance for best available science 
and add additional policy support for 
climate change mitigation and 
adaptation. 

Climate Change 

(12 MPPs) 

 

The region substantially reduces 
emissions of greenhouse gases 
that contribute to climate change 
in accordance with the goals of the 
Puget Sound Clean Air Agency 
(50% below 1990 levels by 2030 
and 80% below 1990 levels by 
2050) and prepares for climate 
change impacts. 

x + + Alternative 1 includes some policies 
related to climate change mitigation 
and adaptation, but Alternative 2 and 
3 emphasize this topic through new 
and updated policies. Alternatives 2 
and 3 meet the state’s new climate 
planning requirements while 
Alternative 1 does not. 

Development Patterns 

(54 MPPs) 

 

The region creates healthy, 
walkable, compact, and equitable 
transit oriented communities that 
maintain unique character and 
local culture, while conserving rural 
areas and creating and preserving 
open space and natural areas. 

x + + All alternatives include policy support 
for walkability, infill development, and 
transit-oriented development in the 
Town Center. However, Alternatives 2 
and 3 include support for greater 
densities and multimodal 
transportation, which would better 
support walkability and compact 
development. 

Housing 

(12 MPPs) 

 

The region preserves, improves, 
and expands its housing stock to 
provide a range of affordable, 
accessible, healthy, and safe 

x + + All alternatives include policies that 
support housing availability and 
affordability. Alternatives 2 and 3 also 
include changes that address new 
state housing requirements and 
provide capacity for housing for all 
income bands. Alternatives 2 and 3 
also include policy changes that 
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VISION 2050 Goal Alt 1 Alt 2 Alt 3 Discussion 

housing choices to every resident. 
The region continues to promote 
fair and equal access to housing for 
all people. 

reduce barriers to housing 
affordability. 

Economy 

(23 MPPs) 

 

The region has a prospering and 
sustainable regional economy by 
supporting businesses and job 
creation, investing in all people 
and their health, sustaining 
environmental quality, and creating 
great central places, diverse 
communities, and high quality of 
life. 

x + + All alternatives include an Economic 
Development element in the 
Comprehensive Plan. Alternatives 2 
and 3 strengthen this element and add 
policies that support climate resilience 
in the local economy. 

Transportation 

(32 MPPs) 

 

The region has a sustainable, 
equitable, affordable, safe, and 
efficient multimodal transportation 
system, with specific emphasis on 
an integrated regional transit 
network that supports the Regional 
Growth Strategy and promotes 
vitality of the economy, 
environment, and health. 

x + + All alternatives address multimodal 
transportation. Alternatives 2 and 3 
include updates to meet new state 
requirements that emphasize active 
(non-motorized) transportation, and 
Transportation Plan updates to reflect 
future needs to 2044. 

Public Services 

(30 MPPs) 

 

The region supports development 
with adequate public facilities and 
services in a timely, coordinated, 
efficient, and cost- effective 
manner that supports local and 
regional growth planning 
objectives. 

x + + All alternatives include a Capital 
Facilities and Public Services element, 
but Alternatives 2 and 3 update the 
element and Capital Facilities Plan to 
reflect current conditions and future 
needs, whereas Alternative 1 carries 
forward existing plans. 

Source: PSRC VISION 2050; BERK 2023. 
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3.3.3 Alternative 1 (No Action) 

Land Capacity 

Alternative 1 has enough land capacity to accommodate the citywide job and housing growth targets, as 

shown in Exhibit 3-19. However, it does not have adequate land capacity to meet housing targets by 

income band. Detailed discussion on housing targets by income band is in Chapter 6: Housing. 

Land Use Compatibility 

Land use compatibility under Alternative 1 is similar to the description under Impacts Common to All 

Alternatives. 

Plans and Policies 

As discussed under Impacts Common to All Alternatives, Alternative 1 does not adequately address 

regional plans and policies, including the GMA, Pierce County CPPs, and VISION 2050. Alternative 1 

does not include updates to reflect changes to these regional frameworks, whereas Alternatives 2 and 3 

do. This is especially true for the topics of social equity, displacement, climate change, environment and 

critical areas, and planning for housing for all income bands. See Exhibit 3-21, Exhibit 3-22, and Exhibit 

3-23 for comparisons across the alternatives. 

3.3.4 Alternative 2 

Land Capacity 

Alternative 2 has adequate land capacity to accommodate the 2044 job growth and housing growth 

targets (see Exhibit 3-19), including housing targets by income band. Detailed discussion on housing 

targets by income band is in Chapter 6: Housing. 

Land Use Compatibility 

The only land use redesignation from the existing Comprehensive Plan Map (Exhibit 3-16) proposed 

under any alternative is for the Cava Mine site located at the intersection of East Valley Highway East and 

Forest Canyon Road East, which is proposed to be redesignated from Low Density Residential to 

Medium Density Residential under Alternative 2 (see Exhibit 3-24 and Exhibit 3-25). While this would 

change the density of the use, it would not change the residential designation of the site. If the Cava site 

is reclaimed in stages, with phased housing development, there is the potential for conflicts between 

new residential and any ongoing mining activities. 
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Exhibit 3-24: Alternative 2 Future Land Use 

 

Source: City of Sumner 2023; BERK 2023. 

Page 551 of 949



March 2024  ▪ Draft EIS Ch. 3 ▪ Land Use 

3-39 

Exhibit 3-25: Cava Mine Site - Alternative 2 MDR Redesignation 

 

Source: City of Sumner 2023; BERK 2023 

The proposed area to be changed to Medium Density Residential abuts a small area of Medium Density 

Residential to the south. Other areas immediately to the south are designated Public/Private Utilities and 

Facilities and to the west are areas of Light Industrial designation. To the north and east, the area is 

surrounded by the Low Density Residential 1 designation. The closest commercial designations that 

would serve the area are a Neighborhood Commercial area approximately 1,400 feet to the north and a 

small General Commercial pocket approximately 300 feet to the south. 

This change, along with additional housing growth around the Sumner-Pacific MIC in Alternative 2, could 

result in more residents living near industrial uses in potential land use incompatibility areas (see Exhibit 

3-20).  
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Plans and Policies 

As discussed under Impacts Common to All Alternatives, Alternative 2, like Alternative 3, addresses 

regional plans and policies, including the GMA, Pierce County CPPs, and VISION 2050. Alternative 2, like 

Alternative 3, includes policy updates to reflect changes to these regional frameworks. This alignment is 

particularly strong under Alternatives 2 and 3 for the topics of social equity, displacement, climate 

change, environment and critical areas, and planning for housing for all income bands. See Exhibit 3-21, 

Exhibit 3-22, and Exhibit 3-23 for comparisons across the alternatives. 

3.3.5 Alternative 3 

Land Capacity 

Alternative 3 has adequate land capacity to accommodate the 2044 job growth and housing growth 

targets (see Exhibit 3-19), including housing targets by income band. Detailed discussion on housing 

targets by income band is in Chapter 6: Housing. 

Land Use Compatibility 

Land use compatibility under Alternative 3 is similar to the description under Impacts Common to All 

Alternatives. Like Alternative 2, Alternative 3 has more housing growth than Alternative 1, which could 

result in a greater number of residents in potential land use incompatibility areas (Exhibit 3-20). This is 

particularly true for residential areas bordering the Sumner-Pacific MIC: these areas are expected to see 

more housing growth under Alternatives 2 and 3 than under Alternative 1. Some areas in the East Portion 

of the city near East Sumner are also expected to see more housing growth near commercial uses. 

Plans and Policies 

As discussed under Impacts Common to All Alternatives, Alternative 3, like Alternative 2, addresses 

regional plans and policies, including the GMA, Pierce County CPPs, and VISION 2050. Alternative 3, like 

Alternative 2, includes policy updates to reflect changes to these regional frameworks. This alignment is 

particularly strong under Alternatives 2 and 3 for the topics of social equity, displacement, climate 

change, environment and critical areas, and planning for housing for all income bands. See Exhibit 3-21, 

Exhibit 3-22, and Exhibit 3-23 for comparisons across the alternatives. 

3.4 Mitigation Measures 

3.4.1 Incorporated Plan Features 

The following features of Alternatives 2 and 3 would mitigate adverse impacts to land capacity, land use 

compatibility, and plans and policies: 
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Land Capacity 

▪ No adverse impacts expected under Alternatives 2 and 3 

Land Use Compatibility 

▪ Alternatives 2 and 3 include a revised policy to encourage industries and industrial processes that 

are sustainable, environmentally and socially responsible, and contribute to the local community. 

This could help mitigate impacts where residential areas are located near industrial areas. 

Plans and Policies 

▪ No adverse impacts expected under Alternatives 2 and 3 

3.4.2 Regulations and Commitments 

The following regulations and commitments apply to all alternatives. 

Land Capacity 

▪ Pierce County’s Buildable Lands Program ensures ongoing review and monitoring of vacant and 

underutilized land capacity in Sumner and other Pierce County jurisdictions. The latest Buildable 

Lands Report was completed in 2022. 

Land Use Compatibility 

▪ Sumner’s design review process requires new subdivisions, infill single-family development, multi-

family, commercial, and industrial developments to be reviewed per the City’s Design and 

Development Guidelines. The guidelines include landscaping and screening requirements for some 

uses, which can help address compatibility by minimizing noise, lighting, and visual impacts. New 

laws, including HB 1110 and HB 1337, do now limit the city’s ability to require design review for 

ADUs and middle housing types. Amendments to the code will be needed in order to comply. 

▪ Conditional use review of some uses in certain zoning districts can provide the city an opportunity to 

require site-specific mitigation if compatibility is a concern. 

▪ Height, setback, and yard requirements in SMC 18.32 may mitigate compatibility issues by placing 

buildings further apart and improving privacy. 

▪ The Sumner-Pacific MIC Subarea Plan includes a goal (SPMIC-3) that states “industrial activity in the 

SPMIC does not adversely impact adjacent uses and neighborhoods.” Subpolicies for this goal 

emphasize building design, site design, and screening to minimize impacts. 

Plans and Policies 

▪ The adopted Comprehensive Plan aligns with the previous Pierce County CPPs, VISION 2040, and 

the GMA as written at the time of Sumner’s plan adoption. Many of the same and similar regional 

policies and requirements remain in effect in the present iterations. 
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3.4.3 Other Potential Mitigation Measures 

Land Capacity 

▪ No additional potential mitigation measures.  

Land Use Compatibility 

▪ No additional potential mitigation measures.  

Plans and Policies 

▪ No additional potential mitigation measures.  

3.5 Significant Unavoidable Adverse Impacts 

All alternatives anticipate job and housing growth and will have associated impacts related to land use 

compatibility. Alternative 1 is expected to have impacts related to land capacity and plans and policies, 

as it is not updated to meet recent changes to the regional planning framework. The only mitigation that 

could fully address these impacts would be to adopt features of Alternatives 2 and 3.   
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4 Population and 
Employment 

4.1 Introduction 

The population and employment analysis identifies current population and employment conditions in 

the City of Sumner and evaluates potential impacts of the three alternatives on population exposure to 

air and noise pollution, the adopted jobs targets, and involuntary economic displacement.  

Under HB 1181, which was enacted in 2023, cities and counties must give special consideration to 

achieving environmental justice, including efforts to avoid creating or worsening environmental health 

disparities. Accordingly, this Chapter analyzes environmental health indicators, such as proximity to 

heavy traffic roadways and facilities involved in the treatment, storage, or disposal of hazardous waste 

and evaluates impacts from the alternatives on population growth in areas with air and/or noise 

pollution. Sumner’s Comprehensive Plan and development regulations must be consistent with the 

provisions in the Growth Management Act (GMA). Per the GMA, the City of Sumner’s Comprehensive 

Plan includes goals and policies related to accommodating the city’s share of growth.  

In 2021, GMA goals and element requirements for housing were amended (see Chapter 6: Housing). 

These and other amendments between 1995-2022 are described in a summary from Washington State 

Department of Commerce. See Chapter 3: Land Use. In 2023, a new requirement was added for a 

climate change and resiliency element per HB 1181. See Chapter 3: Land Use for further discission of the 

Growth Management Act and the state, regional, and local framework that Sumner’s Comprehensive 

Plan must be consistent with.  

4.2 Affected Environment 

4.2.1 Population 

Citywide 

According to US Census Data, the 2020 population within Sumner city limits was 10,621. In recent years, 

there has been slow population growth, with a compound annual growth rate of 1% between 2000-2010 

and between 2010-2020. This is in line with Pierce County’s compound annual growth rates in the same 

period. See Exhibit 4-1. 
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Exhibit 4-1: Population Growth (1990 – 2020)  

 Population Estimates  Compound Annual Growth Rates*  

Jurisdiction 1990 2000 2010 2020 1990-2000 

CAGR 

2000-2010 

CAGR 

2010-2020 

CAGR 

Sumner 6,459 8,504 9,451 10,621 3% 1% 1% 

Pierce 
County 

586,203 700,820 795,225 921,130 2% 1% 1% 

* Compound Annual Growth Rate refers to the growth rate of the population smoothed across several time 
periods.  
Note: Data for previous years (1990, 2000, and 2010) are sourced from a 2015 City of Sumner Draft EIS.  
Source: US Census Bureau, 2020.  

Per population estimates from the Washington State Office of Financial Management (OFM), Sumner has 

approximately 10,800 residents as of April 1, 2023. 

Charged with regional planning programs, the Puget Sound Regional Council (PSRC) makes regular 

population, housing, and employment forecasts. Population forecasts to the year 2050 equal 16,744 for 

the city limits (PSRC, 2023). This represents a 55% increase over the 2023 population estimate, with a 

compound annual growth rate of 2% over the 27-year period.  

Exhibit 4-2: PSRC Total Population Forecasts – Sumner   

Year 2023 2025 2030 2035 2040 2044 2050 

PSRC 
Population 
Forecasts 

10,800* 11,648 12,675 13,692 14,713 15,519 16,744 

Note: * 2023 population estimate is sourced from Washington State OFM. 
Source: PSRC, 2023.  

Pierce County has adopted a target of 15,525 total residents in Sumner in 2044, which assumes 

population growth of 4,904 residents above the 2020 Census population of 10,621. 

Exhibit 4-3: Summary of Population Characteristics – Sumner and Pierce County 

Characteristic 2000 

Sumner 

2010 

Sumner 

2020 

Sumner 

2000 

Pierce Co 

2010 

Pierce Co 

2020 

Pierce Co 

Total Population 8,504 9,451 10,621 700,820 795,225 921,130 

Median Age 35.4 38.2 37.8 34.1 35.9 36.9 

Percent under 18 
years  

26.5% 24.4% 22.8% 27.2% 24.2% 23% 

Percent 65+ years 13.4% 14.9% 16.6% 10.2% 12.3% 14.6% 
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Characteristic 2000 

Sumner 

2010 

Sumner 

2020 

Sumner 

2000 

Pierce Co 

2010 

Pierce Co 

2020 

Pierce Co 

Percent Female 51.6% 51.8% 52% 50.3% 50.3% 50.4% 

One Race       

Caucasian  90.3% 87.3% 74.1% 78.4% 76.5% 64.6% 

African 
American 

0.9% 1.2% 1.6% 7% 7.3% 7.2% 

American 
Indian/Al
askan 
Native 

1.4% 1% 1.2% 1.4% 1.7% 1.4% 

Asian 1.7% 2.4% 3.1% 5.1% 6.4% 6.9% 

Native 
Hawaiian/
Pacific 
Islander 

0.2% 0.4% 1.1% 0.8% 1.5% 2% 

Other 2.4% 3.4% 7.1% 2.2% 4.3% 5.3% 

Two or More 
Races 

3% 4.3% 11.9% 5.1% 6.7% 12.6% 

Hispanic/Latino of 
Any Race 

6% 10.1% 13.8% 5.5% 9.9% 12.1% 

Household Size  2.4 2.37 2.46 2.6 2.59 2.71 

Education: High 
School Diploma 
or Greater 

85.8% 91.3%* 91.3%** 86.9% 90.5%* 92.4** 

Education: 
Bachelor’s 
Degree or Higher 

19.6% 18.8%* 24.2%** 20.6% 24%* 29.3%** 

Median 
Household 
Income 

$38,598 $50,206* $83,285** $45,204 $59,478* $91,486** 

Note: Data for previous years (1990, 2000, and 2010) are sourced from a 2015 City of Sumner Draft EIS. 
*Data from 2013 (ACS 2009-2013 5-Year Estimates). 
**Data from 2022 (ACS 5-Year Estimates).   
Source: US Census Bureau, 2020.  

The population of Sumner has grown over the past two decades, as noted above. Key areas of change 

between 2000 and 2020 include: 

▪ A decline in the percentage of the Sumner population that is Caucasian (one race) and an increase in 

the percentage of the population that is two or more races, for both Sumner and Pierce County. 

▪ An increase in the percentage of the population that identifies as Hispanic or Latino (any race), in 

both Sumner and Pierce County 
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▪ An increase in the percentage of the population with a bachelor’s degree in and the median 

household income for both Sumner and Pierce County. 

▪ An increase in the percentage of the population over age 65 and a decrease in the percentage of 

the population under age 18, both in Sumner and Pierce County.  

Population Density 

Mapping from Pierce County shows population density for Sumner. The northern portion of the city, the 

MIC area, has a population density of less than 1 person per 10 acres, which is consistent with the area’s 

status as primarily an employment center, rather than a residential area. The rest of the city has a 

population of more than 20 people per 10 acres. See Exhibit 4-4. 

Exhibit 4-4: Population Density – Sumner 

 

Source: Pierce County 2023.  

BIPOC Distribution 

According to mapping performed using 2020 Census data, some census blocks have a greater 

proportion of the population that is BIPOC (Black, Indigenous, and People of Color) than others. There is 

minimal housing located in the North Portion, however a larger percentage of those residents are BIPOC 
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than in other parts of the city. This area has the most proximity to industrial uses due to the MIC. Other 

pockets with greater percentages of BIPOC residents are distributed throughout the city, including a few 

blocks in the East Portion near Auburn and small areas in the West and South portions. See Exhibit 4-5. 
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Exhibit 4-5: BIPOC Population – Sumner (Census Blocks) 

 

Source: BERK 2023, Census 2020. 
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Age 

Age distribution from Pierce County mapping shows the northern portion of Sumner, as well as parts of 

the western portion of the City have highest concentrations of adults between the ages of 18-64. Adults 

aged 65 and over are primarily concentrated in east Sumner, with some in portions of West Sumner. 

Youths under the age of 18 are starkly concentrated in east Sumner. See Exhibit 4-6, Exhibit 4-7, and 

Exhibit 4-8.  

Exhibit 4-6: Population 18-64 Years – Sumner  

 

Source: Pierce County, 2023.  
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Exhibit 4-7: Population 65 & Over  

 

Source: Pierce County, 2023.  
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Exhibit 4-8: Population Under 18 

  

Source: Pierce County, 2023.  
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Education & Income 

The proportion of the population with a high school diploma and bachelor’s degree (or higher) and 

median household income increased in Sumner between 2000-2021. See Exhibit 4-9. 

Pierce County mapping shows geographic distribution of median household income across the City of 

Sumner. Highest median household incomes (greater than $106,429) are found in the North Portion, and 

lowest median household incomes (less than $56,402) are found in parts of the East Portion. See Exhibit 

4-10. 

Exhibit 4-9: Summary of Education and Income Characteristics – Sumner and Pierce County  

Characteristic 2000 

Sumner 

2010 

Sumner 

2021 

Sumner 

2000 

Pierce Co 

2010 

Pierce Co 

2021 

Pierce Co 

Education: High 
School Diploma 
or Greater 

85.8% 91.3% 90.7% 86.9% 90.5% 92.1% 

Education: 
Bachelor’s 
Degree or Higher 

19.6% 18.8% 25.8% 20.6% 24% 28.4% 

Median 
Household 
Income  

$38,598 $50,206 $77,601 $45,204 $59,478  $82,574 

Note: Data for previous years (1990, 2000, and 2010) are sourced from a 2015 City of Sumner Draft EIS.  
Source: US Census Bureau, 2021.  
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Exhibit 4-10: Median Household Income – Sumner  

 

Source: Pierce County, 2023.  

Environmental Health 

Pierce County mapping also shows environmental health indicators, such as proximity to heavy traffic 

roadways. The major heavy traffic roadways near Sumner are State Route 167 and State Route 410. The 

highest concentration of Sumner’s population in proximity to heavy traffic roadways is in the western 

portion of the city near the convergence of State Route 167 and State Route 410. Population is also 

exposed to heavy traffic roadways in the South and West Portions of Sumner along State Route 167. 

State Route 410 runs north south through the MIC, though that portion is mainly an employment center, 

which is why the map shows a smaller portion of population exposed in that area. See Exhibit 4-11. 
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Exhibit 4-11: Population in Proximity to Heavy Traffic Roadways  

 

Source: Pierce County, 2023.  

In addition to heavy traffic roadways, the BNSF rail line runs north-south in Sumner with several at-grade 

crossings. Horns and bells are used at at-grade crossings to warn drivers of an on-coming train.  The at-

grade crossing noise impacts the population proximate to the at-grade crossings especially residents. 

Three at-grade crossings are within the west portion of the city including Maple and Main Streets east of 

Traffic Avenue and Zehnder Street at Wood Avenue. The number of trains using the tracks within Sumner 

is anticipated to increase over the next 20-years, which means crossing will be more frequent. 

Washington State Department of Health mapping shows proximity to hazardous waste treatment, 

storage, and disposal facilities. Western and southern portions of Sumner have lower proximity to these 

facilities than the North and East Portions of Sumner, though all have high rankings when compared to 

areas to the south and east of the city. See Exhibit 4-12. 
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Exhibit 4-12: Proximity to Hazardous Waste Treatment Storage and Disposal Facilities – Sumner  

 

Source: Washington State Department of Health, 2023.  

North Portion  

The North Portion has the smallest residential population and lowest population density in the city as it is 

primarily an employment center. Similarly, the North Portion has a lower density of BIPOC residents than 

the rest of the city. The North Portion has a larger concentration of adults between the ages of 18-64. 

Though there is limited housing in the North Portion, the North Portion does have the highest median 

incomes in the city. The North Portion has higher proximity to hazardous waste treatment storage and 

disposal facilities than other parts of the city.   

East Portion 

The East Portion has large concentrations of the city’s population of residents over the age of 65 and 

under the age of 18 years, as well as large concentrations of the city’s BIPOC population. Portions of the 

East Portion have the lowest median incomes in the city. The East Portion contains the lowest 

concentration of Sumner residents living in close proximity to heavy traffic roadways, though it does have 

higher proximity to hazardous waste treatment storage and disposal facilities than other parts of the city.   

West Portion 

The West Portion has high concentrations of adults between the ages of 18-64. The highest 

concentration of Sumner’s population in proximity to heavy traffic roadways is in the West Portion near 
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the convergence of State Route 167 and State Route 410. While relatively high in proximity to heavy 

traffic roadways, the West Portion has lower proximity to hazardous waste treatment storage and 

disposal facilities than other parts of the city.  

South Portion 

The South Portion has a large share of the city’s BIPOC population and has more residents that are over 

65 or under 18 years old than between 18-64 years. The South Portion has lower median income than 

other parts of the city. The South Portion has a lower concentration of residents in proximity to heavy 

traffic roadways and proximity to hazardous waste treatment storage and disposal facilities than other 

parts of the city.  

Sumner UGA 

The Sumner unincorporated UGA includes three main areas. The western area near to interchange of 

State Route 410 and State Route 167 is located near the West Portion. Similar to the West Portion, this 

area has a large concentration of residents in proximity to heavy traffic roadways. The area to the south 

has a moderate number of residents in proximity to heavy traffic roadways, likely due to its location near 

State Route 410. The area to the northeast of the city has a small share of residents living near heavy 

traffic roadways. The area to the west has a higher proximity to hazardous waste treatment, storage, and 

disposal facilities compared to the areas northeast and south of the city. The area to the northeast has 

the highest median household income out of the three areas and the area to the west has the highest 

proportion of adults over the age of 65 years.  

4.2.2 Employment 

Citywide 

The Sumner-Pacific Manufacturing Industrial Center (MIC) is the largest MIC in Pierce County and is a 

major employer and important warehousing, transportation, distribution, and logistics hub for the 

region. The MIC is home to an estimated 17,515 jobs as of 2021 (according to PSRC data). 

Headquartered businesses and major industrial operations include (per the Puyallup Sumner Chamber 

of Commerce): 

▪ Headquarters: Bellmont Cabinet Company, Parsons Construction Company, Shining Ocean, 

Dillanos Coffee Roasters, Investco  

▪ Major Industrial Centers: REI Distribution Center, Amazon Distribution Center, Costco Distribution 

Center, Martin Brower, Maersk, Keurig Dr. Pepper 

To meet the criteria for an MIC a jurisdiction must be planning for at least a total of 20,000 jobs.  

Census OnTheMap, a US Census Bureau tool, provides a geographic representation of where jobs are 

located throughout the City of Sumner. There is a high concentration of jobs in the in the MIC, as well as 

in the Town Center area. The map also shows some job density in and around the East Sumner 

neighborhood. See Exhibit 4-13. 
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Exhibit 4-13: 2020 Job Densities – Sumner  

 
Source: Census OnTheMap, 2023.  

Current employment estimates provided by PSRC indicate that wholesale trade/transportation/utilities 

(WTU), manufacturing, construction resource, and services are the largest employment sectors in 

Sumner, which comprise 84% of all current employment. See Exhibit 4-14 for estimates of the number of 

workers in each employment sector.  
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Exhibit 4-14: 2022 Employment – Sumner  

 

Source: PSRC Covered Employment by City, 2023.  

PSRC provides a forecast for employment in Sumner through 2050. 2050 forecasts expect the largest 

sectors of employment to be manufacturing and WTU, accounting for roughly 47% of the jobs. Forecasts 

also expect the number of jobs to increase by 6,641 between 2020 and 2050. See Exhibit 4-15. 
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Exhibit 4-15: Employment Forecasts – Sumner 

 

Source: PSRC LUV-it City Summaries, 2023. 

Pierce County has adopted a total jobs target for Sumner of 23,419 in 2044, or an increase of 5,313 jobs 

over 2020 estimates (18,106).  

The majority of Sumner residents aged 16 and over are in the labor force (64.3%), slightly lower than in 

Pierce County (66.1%). Sumner is in line with Pierce County on employment and unemployment rates. 

See Exhibit 4-16. 

Exhibit 4-16: Current Labor Force, 2021 5-Year Estimates  

 Population 16+ 
Years Old 

% in Civilian Work 
Force 

% Employed % Unemployed 

Sumner 8,467 64.3% 60% 5% 

Pierce County 718,566 66.1% 60.2% 5% 

Source: ACS, 2021.  

Commuting Mode 

Most workers commute to work, with the primary form being single-occupant vehicles (77.7%). 

Approximately 14.6% of Sumner residents drove in a carpool, took public transit, or walked to work, 

compared to approximately 15.3% in Pierce County. See Exhibit 4-17.  
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Exhibit 4-17: Means of Transportation to Work 

 Sumner Pierce County 

Total Workers 16 & Over 5,003 439,523 

Car, truck, or van – drove alone 77.7% 74.5% 

Car, truck, or van – carpooled 7% 9.9% 

Public transportation (excluding 3.6% 3.4% 

Walked 4% 2% 

Bicycle  0% 0.3% 

Taxicab, motorcycle, or other means 1.3% 1.1% 

Worked at home  6.4% 8.8% 

Source: ACS 2021 5-Year Estimates.  

North Portion  

The North Portion contains the largest concentration of jobs within the city, due to the MIC. These jobs 

are largely in the manufacturing and wholesale trade/transportation/utilities sectors.  

East Portion  

While primarily a residential area, the East Portion does have a moderate distribution of jobs in and 

around the neighborhood.  

West Portion  

The West Portion contains a large concentration of jobs, largely in the Town Center, which is Sumner’s 

mixed-use downtown area.  

South Portion  

Primarily a residential area, the South Portion has a small number of jobs compared to other parts of the 

city.  

Sumner UGA 

All three areas have some jobs, but in lower concentrations than the City of Sumner.  
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4.3 Impacts 

4.3.1 Thresholds of Significance 

Impacts on population and employment are considered significant if they would:  

▪ Add population growth in areas with considerable air/noise pollution  

▪ Fail to meet the citywide population or jobs target 

▪ Fail to meet MIC criteria for planning for jobs 

▪ Result in involuntary economic displacement by business 

4.3.2 Impacts Common to All Alternatives 

Population and employment would increase under all of the alternatives, though the extent and location 

of residential growth differs slightly across the alternatives. Employment growth and distribution is the 

same across all three alternatives.  

Growth in Air or Noise Pollution Areas 

Citywide 

All alternatives add population growth to areas of high air or noise pollution. This includes growth near 

the BNSF rail line, therefore more people will be impacted by the noise of the train crossings. 

North Portion 

Residential uses in the North Portion are limited, as most of the area consists of the MIC, which is 

designated for industrial uses. Under all the alternatives, there is minor population growth in the North 

Portion and the number of residents living near high noise and air pollution levels in the North Portion is 

not expected to increase substantially.  

East Portion 

As shown in Exhibit 4-11, the East Portion has the smallest concentration of population living in proximity 

to heavy roadways as the area is not as close to State Route 167 and State Route 410 as other areas in 

Sumner. The East Portion receives a considerable amount of the population growth under all 

alternatives, so the number of residents living near high noise or air pollution levels in the East Portion is 

expected to increase to some extent.  

South Portion 

Under all the alternatives, there is minor population growth distributed to the South Portion. As shown in 

Exhibit 4-11, there is a moderate concentration of Sumner’s population living along State Route 410 in 

the South Portion. The number of Sumner residents in the South Portion living near high noise and air 

pollution levels will increase slightly under all the alternatives. 
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West Portion 

Under all alternatives, much of the population growth is focused in Town Center in the West Portion.  As 

shown in Exhibit 4-11, the West Portion is the area in Sumner with the largest concentration of 

population in proximity to heavy traffic roadways due to its proximity to State Route 410 and State Route 

167. Seeing as population growth is focused in the West Portion, the number of Sumner residents in the 

West Portion living near high noise and air pollution areas will increase under all the alternatives.   

Sumner UGA 

Under all alternatives, there is some population growth in the Sumner unincorporated UGA. All 

alternatives direct the most housing growth to the area to the northeast of the city, which has the lowest 

concentration of residents living near heavy traffic roadways. However, there is housing growth directed 

to the areas west and south of the city, which have higher numbers of residents living near heavy traffic 

roadways, so the number of Sumner residents in the South Portion living near high noise and air 

pollution levels will increase slightly under all the alternatives. 

Growth Targets 

All the alternatives are expected to meet citywide population and jobs targets. See Chapter 6: Housing 

for discussion on housing targets under each of the alternatives.  

Exhibit 4-18: Population and Employment Growth Allocations by Alternative  

 2020-2044 
Target  

2020-2023 
Growth (and 
Pipeline, for 
Employment 
only) 

Alternative 1 

(2023-2044) 

Alternative 2 

(2023-2044) 

Alternative 3  

(2023-2044) 

Population 4,904 179 4,725 6,521 6,521 

Employment  5,313 3,656 1,657 1,657 1,657 

Source: BERK, 2023.  

MIC Criteria 

All the alternatives are expected to meet the MIC criteria to plan for at least 20,000 jobs in the area. PSRC 

estimates that 17,515 jobs were present in the MIC in 2021. Sumner has added since 2021, or is 

expecting, 2,951 new and future pipeline jobs. All alternatives plan for approximately 950 new jobs, in 

addition to those already in the pipeline, in the Sumner portion of the MIC. Based on the existing, 

pipeline, and future jobs, the MIC is expected to reach over 21,000 jobs by 2044. This is not including 

growth between 2020 and 2044 in the Pacific portion. Pacific’s jobs target, citywide, is 638 new jobs by 

2044.  
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Economic Displacement 

Citywide  

All alternatives expect job, population, and housing growth. As development occurs, some businesses 

may be displaced through redevelopment or increased land prices and rents. Because all three 

alternatives include growth, potential displacement could occur, and adverse commercial displacement 

impacts are expected under each alternative.  

It is estimated that over 40% of job capacity in Sumner is on underutilized properties (opposed to vacant 

properties).1 This is a potential indicator that existing jobs and businesses on these underutilized 

properties may be displaced if these properties redevelop. 

North Portion 

The majority of job growth is focused in the MIC area. Some commercial displacement could occur as a 

result of redevelopment. However, the MIC Subarea Plan has policies aimed at business retention and 

encouraging a variety of business sizes in the MIC.  

East Portion 

The East Portion is expected to receive housing and job growth under each alternative. Commercial 

displacement could occur as a result of redevelopment and/or increased land prices and rents. 

South Portion 

Primarily a residential area, the South Portion has a small number of jobs compared to other parts of the 

city. The South Portion is not expected to receive job growth under any of the alternatives, though it is 

expected to receive some housing growth. Commercial displacement impacts are expected to be minor.  

West Portion 

While not receiving the majority of job growth, the West Portion is expected to add some jobs in the 

Town Center. The Town Center has a concentration of older and historic buildings, which, due to their 

age, could be vulnerable to commercial displacement if the buildings are redeveloped.  

The Town Center in the West Portion is expected to receive housing growth under all the alternatives. 

Town Center is a mixed-use center and housing growth and development could cause commercial 

displacement.  

 
1 Based on data from Pierce County Buildable Lands and City of Sumner permit data, accounting for development 
since 2020 and projects in the timeline. BERK, 2023.  
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Sumner UGA 

The Sumner unincorporated UGA has a small number of jobs compared to other parts of the city, though 

its three areas are expected to receive some job and housing growth under all three alternatives. 

Commercial displacement impacts are expected to be minor.  

4.3.3 Alternative 1 (No Action) 

Growth in Air or Noise Pollution Areas 

Similar to Alternatives 2 and 3, Alternative 1 primarily adds population growth to West Portion and East 

Portion. While the West Portion currently has a high concentration of residents living near air or noise 

pollution areas, Alternative 1 adds less population growth than Alternatives 2 and 3, meaning it is 

expected to add less people living near air or noise pollution areas in Sumner than the action 

alternatives.   

Growth Targets 

As discussed under Impacts Common to All Alternatives, Alternative 1, like Alternatives 2 and 3 meets 

the population and job targets allocated to Sumner. Under Alternative 1, 4,900 additional residents are 

added to Sumner between 2020-2044. Alternative 1 provides less population growth than Alternatives 2 

and 3. All alternatives provide the same amount of job growth.  

MIC Criteria 

As discussed under Impacts Common to All Alternatives, Alternative 1, like Alternatives 2 and 3, meets 

the MIC criteria to plan for at least 20,000 jobs in the area. 

Economic Displacement 

All alternatives add the same number of jobs, though Alternatives 2 and 3 add more housing growth 

than Alternative 1. Given this, more economic displacement could occur under Alternatives 2 and 3 as 

there is more expected housing development or redevelopment that could displace existing jobs and 

businesses.  
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Exhibit 4-19: Future Housing Growth – Alternative 1  

 
Source: BERK, 2023.  
Notes: Growth is shown by traffic analysis zone (TAZ). Growth displayed is the total growth for all parcels in each 
TAZ. Not all parcels within a given TAZ are expected to see growth. 
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Exhibit 4-20: Future Job Growth – All Alternatives 

 

Source: BERK, 2023.  
Notes: Growth is shown by traffic analysis zone (TAZ). Growth displayed is the total growth for all parcels in each 
TAZ. Not all parcels within a given TAZ are expected to see growth. 
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4.3.4 Alternative 2 

Growth in Air or Noise Pollution Areas 

Similar to Alternatives 1 and 3, Alternative 2 primarily adds population growth to West Portion and East 

Portion. While the West Portion currently has a high concentration of residents living near air or noise 

pollution areas, and since Alternative 2 adds more population growth than Alternative 1 and the same as 

Alternative 3, meaning it is expected to add more residents living near air or noise pollution areas.  

Alternative 2, unlike Alternatives 1 and 3, rezones the Cava gravel mine site in the East Portion to 

Medium Density Residential (MDR). Given the mine site’s proximity to the MIC area and hazardous waste 

treatment, storage, and disposal facilities (see Exhibit 4-12), Alternative 2 is expected to add more 

residents living in proximity to these facilities than Alternatives 1 and 3. 

Growth Targets 

As discussed under Impacts Common to All Alternatives, Alternative 2, like Alternatives 1 and 3 meets 

the population and job targets allocated to Sumner. Under Alternative 2, 6,700 additional residents are 

added to Sumner between 2020-2044.  Alternative 2 provides more population growth than Alternative 

1 and the same as Alternative 3. All alternatives provide the same amount of job growth. 

Alternative 2 focuses population growth in Town Center (West Portion) and the East Portion (primarily to 

the Cava gravel mine site), but also distributes growth citywide.  

MIC Criteria 

As discussed under Impacts Common to All Alternatives, Alternative 2, like the other alternatives, meets 

the MIC criteria to plan for at least 20,000 jobs in the area. 

Economic Displacement 

All alternatives add the same number of jobs, though Alternatives 2 and 3 add more housing growth 

than Alternative 1. Given this, more economic displacement could occur under Alternatives 2 and 3 as 

there is more expected housing development or redevelopment that could displace existing jobs and 

businesses.  
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Exhibit 4-21: Future Housing Growth – Alternative 2 

 
Source: BERK, 2023.  
Notes: Growth is shown by traffic analysis zone (TAZ). Growth displayed is the total growth for all parcels in each 
TAZ. Not all parcels within a given TAZ are expected to see growth. 

Page 581 of 949



March 2024  ▪  Draft EIS Ch. 4 ▪ Population and Employment 

4-27 

4.3.5 Alternative 3 

Growth in Air or Noise Pollution Areas 

Similar to Alternatives 1 and 2, Alternative 3 primarily adds population growth to West Portion and East 

Portion. While the West Portion currently has a high concentration of residents living near air or noise 

pollution areas, and since Alternative 3 adds more population growth than Alternative 1 and the same as 

Alternative 2, meaning it is expected to add more residents living near air or noise pollution areas. 

However, unlike Alternative 2, Alternative 3 does not propose rezoning the Cava gravel mine site, and 

therefore is expected to add less population in proximity to hazardous waste treatment, storage, and 

disposal facilities.  

Growth Targets 

As discussed under Impacts Common to All Alternatives, Alternative 3, like Alternatives 1 and 2 meets 

the population and job targets allocated to Sumner. Under Alternative 3, 6,700 additional residents are 

added to Sumner between 2020-2044.  Alternative 3 provides more population growth than Alternative 

1 and the same amount as Alternative 2. All alternatives provide the same amount of job growth. 

Under Alternative 3, population growth is focused in Town Center (West Portion) and the East Portion, 

with small-scale moderate-density housing spread throughout the city.  

MIC Criteria 

As discussed under Impacts Common to All Alternatives, Alternative 2, like the other alternatives, meets 

the MIC criteria to plan for at least 20,000 jobs in the area. 

Economic Displacement 

All alternatives add the same number of jobs, though Alternatives 2 and 3 add more housing growth 

than Alternative 1. Given this, more economic displacement could occur under Alternatives 2 and 3 as 

there is more expected housing development or redevelopment that could displace existing jobs and 

businesses.  
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Exhibit 4-22: Future Housing Growth – Alternative 3  

 
Source: BERK, 2023.  
Notes: Growth is shown by traffic analysis zone (TAZ). Growth displayed is the total growth for all parcels in each 
TAZ. Not all parcels within a given TAZ are expected to see growth. 

Page 583 of 949



March 2024  ▪  Draft EIS Ch. 4 ▪ Population and Employment 

4-29 

4.4 Mitigation Measures 

4.4.1 Incorporated Plan Features 

The following features of Alternatives 2 and 3 would mitigate adverse impacts to growth in air or noise 

pollution areas, growth targets, MIC criteria, and economic displacement.  

Growth in Air or Noise Pollution Areas  

▪ Alternatives 2 and 3 include a revised policy to require new developments that generate noise 

impacts sufficient to cause environmental health problems to submit an analysis of potential noise 

impacts and propose mitigation.   

▪ Alternatives 2 and 3 include a new Climate element and revised Transportation policies that aim to 

reduce vehicle miles traveled (VMT).  

▪ Alternatives 2 and 3 include a revised goal to plan for a variety of land uses and prevent adverse 

impacts between neighboring uses.  

Growth Targets  

▪ No adverse impacts expected under Alternatives 2 and 3.  

MIC Criteria  

▪ No adverse impacts expected under Alternatives 2 and 3.  

Economic Displacement 

▪ Alternatives 2 and 3 include revised goal around supporting locally and women- and minority- 

owned businesses and incorporate goals and policies from the MIC Subarea Plan, which promote 

business retention and a mix of businesses of all sizes.  

4.4.2 Regulations and Commitments 

The following regulations and commitments would be mitigation measures common to all alternatives.  

Growth in Air or Noise Pollution Areas  

▪ The Sumner Comprehensive Plan Environment Element contains multiple goals and policies aimed 

at protecting air quality and reducing noise impacts. This is achieved through air quality impact 

analysis of new developments, requirements for buffers between busy roadways and schools or 

residential areas and conducting noise impact analysis for new developments that could generate 

substantial levels of noise. 

▪ The Sumner Municipal Code Title 18 (Zoning) establishes zoning and development regulations that 

govern allowed uses and site development standards, including tree planting and landscaping.   

▪ The Sumner Municipal Code Title 16 (SEPA Procedures and Policies) establishes a framework, 

consistent with Washington State law, for identifying, analyzing, and if necessary, mitigating 
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environmental impacts associated with non-exempt development projects and adopting regulations 

and plans.  

▪ The City enforces the noise ordinance in the Sumner Municipal Code (SMC 18.14). 

Growth Targets  

▪ The City of Sumner must meet its designated growth targets per Pierce County Countywide Planning 

Policies.  

MIC Criteria  

▪ With the designation of the Sumner-Pacific Manufacturing/Industrial Center, the Cities of Sumner 

and Pacific have committed to accommodating significant shares of regional employment growth 

(planning for at least 20,000 jobs in the area), promoting efficient use of land and provision of 

infrastructure, and supporting the manufacturing and industrial sectors.  

▪ Puget Sound Regional Council’s Centers Criteria guides planning and growth for 

Manufacturing/Industrial Centers.  

Economic Displacement 

▪ Economic Development Element includes goals and policies to promote a strong and diverse 

economy, home to businesses and industries of all sizes and types and encourages business 

retention. The policies and implementing regulations encourage a vibrant activity center in 

downtown and ensure that adequate public services and facilities are available to businesses in 

Sumner.  

4.4.3 Other Potential Mitigation Measures 

Growth in Air or Noise Pollution Areas  

▪ All three alternatives add population growth to areas in proximity to heavy traffic roadways. The City 

could pursue a variety of mitigation strategies, such as transit-oriented development, land use 

buffers, enhanced vegetated screening, or roadside barriers for sound.  

▪ The noise from the train horns could be mitigated with implementation of quiet zones within the 

west portion of the city. Establishing “quiet zones” needs to meet the Federal Rail Administration 

(FRA) requirements. The “quiet zone” provides improvements that allow the train to proceed 

through the at-grade crossing within using the horn, except in emergencies. The minimum 

requirements for quiet zones are the crossing must have gates, flashing lights, constant warning time 

devices and power out indicators and the zone must be ½-mile in length as well as have no non-

quiet zone crossings within ¼-mile. Multiple crossings can be included in one quiet zone. In addition 

to the minimum requirements, typically additional safety measures must be installed at the crossings 

such adding gates in all quadrants of the crossing.    

Growth Targets  

▪ No additional potential mitigation measures.  
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MIC Criteria  

▪ No additional potential mitigation measures.  

Economic Displacement 

▪ All three alternatives have the possibility for economic displacement. The City could study creating a 

program to identify and preserve commercial spaces that are suitable for small businesses to ensure 

that adequate and affordable space is available in Sumner for small, local, and women-and minority-

owned businesses.  

4.5 Significant Unavoidable Adverse Impacts 

Population and employment growth would increase under all three alternatives, although the location of 

residential growth and the extent of that growth varies by alternative. Employment growth and 

distribution is the same under all three alternatives.  

Significant unavoidable adverse impacts on population and employment are not expected under any 

alternative due to the above opportunities for mitigation.  
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5 Aesthetics 

5.1 Introduction 

The aesthetics analysis reviews possible impacts of the alternatives on the physical character of Sumner 

and possible mitigation measures. This chapter includes a range of topics, including urban form, 

viewsheds, and shadows.  

5.2 Affected Environment 

5.2.1 Aesthetics-Related Policies, Design Guidelines, and Other Considerations  

The adopted Sumner Comprehensive Plan includes a Community Character element. 

Several Community Character policies are relevant to analysis of citywide aesthetics:  

▪ CC 1.1: Encourage development which enhances the human/pedestrian scale, creating a sense of 

community and place. 

▪  CC 1.2: Endeavor to maintain a complete community, consistent and compatible in character and 

design, containing housing, shops, work places, schools, parks, civic facilities, and community 

services essential to the daily life of residents.  

▪ CC 1.3: Maintain design guidelines that address streetscape, landscape, and building design. 

Materials and methods of construction should be specific to the region, exhibit continuity of history 

and culture, be compatible with the climate, protect historic and archaeological resources, and 

promote the community’s character and identity.  

▪ CC 4.1: Through street standards, design guidelines and land use regulations, promote all 

entrances to the City, including Traffic Avenue and Valley Avenue, 166th Street as gateways to the 

community. The character of the Avenues shall be a boulevard with median or other treatments. 

Gateway design standards for community entrances shall be applied.  

▪ CC 5.1: In reviewing plans and development proposals, consider both long and short term 

environmental impacts and encourage design which complements the area’s natural and cultural 

features.  Natural and significant cultural features should be integrated into the design of the 

community. 

▪ CC 6.1: Promote a compact development pattern that exhibits variety in building types and scale. 

Historic and vernacular architectural styles should be respected. Both sides of the streetscape 

should complement each other.  
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▪ CC 7.1: Streets should be designed to accommodate vehicles and emergency access, but not at the 

expense of pedestrians. Community streets, pedestrian paths, and bike paths should contribute to a 

system of fully-connected and interesting routes to all destinations. Street design should encourage 

pedestrian and bicycle use and discourage high speed traffic.  

The City of Sumner has adopted Design and Development Review Guidelines which implement these 

aesthetic-related goals and policies, and through the Sumner Municipal Code (SMC) Chapter 18.40 

Design and Development Review the guidelines apply to most new development. These are intended to 

encourage development which enhances the human and pedestrian scale and creates a sense of 

community and place.  

As proposed in the Draft 2024 Comprehensive Plan, several of the City’s Community Character policies 

may change. For example, changes to CC 1.3 are proposed to be more specific about terms such as 

“community character” and “identity”. 

Sumner-Pacific MIC 

The Sumner-Pacific Manufacturing/Industrial Center (SPMIC) is an important regional warehousing, 

transportation, distribution, and logistics hub. 

Aesthetics-related Comprehensive Plan goals and policies that are specifically relevant to the Sumner-

Pacific MIC include: 

▪ CC 8: Promote the development of the Manufacturing/Industrial Center (MIC) and ensure 

integration and compatibility of this area with adjacent neighborhoods and encourage pedestrian 

and transit connectivity and access.  

The cities of Sumner and Pacific also adopted the Sumner-Pacific MIC Subarea Plan (updated 2018) 

which articulates a vision for the area and provides goals and policies to guide investments. Aesthetic 

related goals and policies from the Sumner-Pacific MIC Subarea Plan include: 

▪ SPMIC-2: New growth in the SPMIC complements the existing character and development pattern.  

▪ SPMIC-2.1: Encourage high quality industrial development through the establishment of 

appropriate performance standards and design guidelines for industrial areas. 

▪ SPMIC-3.1: All industrial development should incorporate aesthetically pleasing building and site 

design. The City shall ensure its codes and performance standards which govern industrial 

development this policy.    

 Procedures shall be established to ensure aesthetically pleasing building and site design in 

areas designated for light industrial areas. 

 Appropriate landscaping and site development standards shall regulate site development in 

heavy industrial areas.  

 Heavy machinery, service entrances, storage areas, rooftop equipment, loading docks, and 

parking areas shall be screened from view of adjacent retail, commercial, light industrial and 

residential areas and from public streets. 
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 Require industrial businesses and development to minimize exterior odor levels to avoid 

impacts to adjacent residential and commercial land uses. Work with Puget Sound Clean Air 

Agency to investigate and respond to odor complaints.  

▪ SPMIC-3.2: Allow outdoor storage only as accessory to principal use. 

▪ SPMIC-3.3: Require landscape buffers between SPMIC and adjacent neighborhoods to reduce 

noise, light and glare, and visual impacts from industrial activity.  

East Sumner Neighborhood 

The 2020 East Sumner Neighborhood Plan Update includes a variety of goals and objectives for the 174-

acre planning area located in the eastern portion of the City. Aesthetics-related East Sumner 

Neighborhood Plan goals and objectives include: 

▪ Provide a graceful transition between higher and lower intensity uses.  

▪ Increase tree canopy throughout the neighborhood.  

▪ Provide opportunities to strengthen the sense of community.  

▪ Increase opportunities for community interaction, such as creating gathering places and places for 

community events.  

Town Center 

The City’s Town Center is a 197-acre planning area that is intended to be a fully functional everyday 

downtown, while maintaining its small town character. 

Aesthetic related Comprehensive Plan policies specific the Town Center include: 

▪ CC 3.1: Plan for the downtown as town center and the community core encouraging a combination 

of commercial, civic, cultural, recreational, and residential uses.  

▪ CC 3.3: Continue design review process for new and expanded uses. Any future amendments to the 

Sumner design guidelines shall include consultation with Sumner Downtown Association, Sumner 

Historical Society, other civic groups, and residents.  

Policies from the 2018 Town Center Plan include:  

▪ TC 1.3: The City, should, in partnership with the Sumner Downtown Promotion Association, actively 

recruit promote pedestrian-oriented retail, service, and mixed uses. Uses that require outdoor 

storage, provide offsite services, or have little walk-in trade as primary parts of their businesses 

should be oriented to secondary locations in Downtown Center, away from Main Street and Alder 

Avenue and designated Activity Centers.  

▪ TC 1.8: Through the Comprehensive Plan and Zoning Code and form based code, ensure a central 

role of the historic central business district, and limit competitive uses as appropriate.  

▪ TC 5.8: Maintain a high quality and attractive appearance. Work with Sumner Downtown Promotion 

Association and others to seasonally decorate Downtown with decorations, hanging baskets, light, 

etc.  

▪ TC 6.6: Subject to a form-based code and design review, encourage infill residential development 

in the Downtown Center, such as “mixed use buildings” (multifamily units above ground-floor 
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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. 

▪ TC: 6.9: Adopt a “form-based code” in the Town Center to ensure that the design standards for 

multi-family and mixed use development are specific enough to create high quality designs and 

were appropriate to be compatible with the historic architectural context, and scale of Main Street. 

▪ TC 6.11: Development along Traffic Avenue should be in a range of 4-6 stories and be of a mid-rise 

urban style and provided for underbuilding parking. 

▪ TC 6.12: The height in the Historic Subdistrict should be 3-4 stories to protect and preserve the 

small town character and scale of Main Street and reduce conflicts with adjacent residential uses. 

Minor revisions to the Town Center policies for clarity are included in the Draft 2024 Comprehensive 

Plan. 

5.2.2 Urban Form  

Citywide 

The City of Sumner covers approximately 7.6 square miles of valley lands and is traversed by the White 

and Puyallup Rivers, as well as State Route 167 and State Route 410 and the Burlington-Northern Santa 

Fe and Union Pacific rail lines. 

The physical character of Sumner varies, including low-density residential areas, strip mall commercial 

development, mixed-use centers, and an industrial and manufacturing hub (Exhibit 5-1). The city is 

characterized by large lot industrial development in the north with smaller lot residential and commercial 

development occurring largely southeast of Traffic Avenue.  

As of 2017, the City of Sumner had a total of seven parks, totaling 28.3 acres of parks and open space 

and more 9.28 miles of multi-use trails.  
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Exhibit 5-1: Urban Form Across Sumner 

   

  
Upper left: Large, low rise building with surface parking that is typical of the MIC area; upper right: small businesses 
typical of the Town Center area; lower left: single family residence; and lower right: Rainier View Park 
Source: Google Street View, 2023.  

North Portion 

The North Portion is characterized by industrial development and is a vehicle-oriented environment. 

Industrial buildings are generally large, low-rise buildings with large surface parking lots. Streets 

generally have grassy strips separating the road from the parking lots and contain street trees.  

The North Portion is located in the floodplain of the White River, leaving the northeast portion as 

undeveloped open space.  

East Portion 

The East Sumner Neighborhood is characterized by low-density residential development in its central 

neighborhood, though planning in the area anticipates that over time many of these uses will convert to 

a more diverse mix of uses and intensities. Several multifamily, townhome, and mixed-use development 

Page 591 of 949



March 2024 ▪ Draft EIS Ch. 5 ▪ Aesthetics 

5-6 

projects have recently been developed (or are in permitting/construction process) in the East Sumner 

Neighborhood, indicating increased interest in and viability of multifamily development in the 

neighborhood.  

Commercial development is varied. A pedestrian-oriented commercial center is located near 160th 

Avenue East and 60th Street East, allowing residents to walk to commercial services. Beyond this center, 

commercial uses are not required to be pedestrian-oriented. The southeast portion of the neighborhood 

is automobile-oriented environment, ideal for “big box” retail to take advantage of easy access to State 

Route 410.  

The East Portion is also characterized by extensive wetlands. The “central wetlands,” an extensive 

wetland and wetland buffer network, are located in the central neighborhood.   Salmon Creek runs along 

the neighborhood’s eastern edge.  Because of this, much of this eastern area contains land that is 

undevelopable or that would present many challenges to develop and therefore is likely to remain as 

open space. 

South Portion 

The South Portion is characterized by low-density residential development in a vehicle-oriented 

environment. There are pockets of multifamily residential, in the form of townhomes and apartments. 

Street trees are plentiful. The southern border of the south portion is the Puyallup River.  

West Portion 

The West Portion is characterized by denser development east of the BNSF railroad and a more 

suburban development pattern along Traffic/Fryar Avenue. The Town Center Plan area largely features 

sidewalks on both sides of the street, and a tighter pattern of commercial development that fronts 

directly off of the sidewalk. Buildings are predominantly one to two stories in height. Many buildings in 

Sumner’s downtown are historic and have brick facades and contain other traditional architectural 

elements.  

Sumner UGA 

The Sumner unincorporated UGA includes three main areas with varied urban form. The area to the west 

is characterized by largely low-density residential development, with pockets of commercial 

development. State Routes 410 and 167 bound this area. The area to the northeast of the city is 

characterized by low density residential development, steep hillsides, and land in resource production 

and extraction as part of the Cava mine site. The UGA area to the south similarly contains low-density 

residential development, mineral extraction uses, and some agricultural use. 

5.2.3 Viewsheds 

Sumner has views of Mount Rainier and the shorelines of the Puyallup River and White River. Views of 

forested hillsides are also present from most areas of the city. 
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The adopted Comprehensive Plan and the adopted Parks and Trails Plan includes the following goals 

and policies in relation to viewsheds: 

▪ CC 1.5: Encourage in the community a continuous commitment to maintaining Sumner’s character 

and quality of place, including land conservation and stewardship, wise management of 

streetscapes and public viewsheds, property maintenance, and historic preservation.  

▪ POS 2.1.1: Adopt regulations to protect the hillside areas, including limitations on development on 

steep slopes, provisions for buffering and clustering, requirements for replanting, limitations on tree 

cutting, restrictions on ridgeline development, site design standards to protect viewsheds and 

screen structures and mining areas.  

▪ SMP 2: Increase public access to the shoreline and preserve and enhance views of the shoreline.  

However, changes are proposed to CC 1.5 with the 2024 Comprehensive Plan update to remove the 

emphasis on viewsheds, as there are no specific public viewsheds in Sumner that are explicitly protected. 

5.2.4 Shadows 

Shadows play a role in aesthetics because their presence can change the function, look, and feel of 

public and private spaces. Areas of Sumner with higher densities, taller buildings, and smaller setbacks 

cast more shadows than lower density areas and low-rise buildings. 

The primary building style in the MIC is large, low-rise industrial buildings with large surface parking lots, 

and therefore there are few shaded areas. Low-density residential development in the East and South 

Portions of the City also cast few shadows. Denser commercial development with small setbacks in the 

Town Center (within the West Portion) can cast shadows into the public realm at different points in the 

day. Elevated portions of State Route 410 and State Route 167 also cast shadows on the streets and 

space below. Loyalty Park, located in the West Portion, is home to the tallest and the greatest number of 

trees out of all Sumner’s parks1, and these large trees can cast shadows into the open space of the park. 

However, these shaded areas can also provide a refuge from heat.  

5.3 Impacts 

5.3.1 Thresholds of Significance 

Impacts of the alternatives on aesthetics are considered significant if they would: 

▪ Result in disruptions to important city views, such as Mount Rainier.  

▪ Result in additional shadows on public open space.  

▪ Would result in changes to existing scale/bulk transitions.  

 
1 City of Sumner Parks and Trails, 2023. Retrieved from https://sumnerwa.gov/parks/.  
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5.3.2 Impacts Common to All Alternatives 

There is population, housing, and employment growth under all three alternatives, though amounts and 

locations of housing growth differ across the alternatives. Employment growth and distribution is the 

same across all alternatives.  

All three alternatives direct much of the population and housing growth to the Town Center and East 

Sumner, with some additional growth targeted in other areas of the city. Additionally, under all three 

alternatives, most of the employment growth (more than 70%) is directed to the Manufacturing Industrial 

Center (MIC).All alternatives have the potential for an increase in overall building sizes where existing 

buildings are not currently maximizing the buildable envelope, based on minimum setbacks and 

maximum lot coverage.  Additionally, given recent changes in state law regarding housing, the action 

alternatives may see additional development on residential lots (such as two housing units on a lot or two 

ADUs per lot). 

Views 

Citywide 

All alternatives would have some impacts on views in Sumner because all three alternatives plan for 

population, housing, and employment growth, which will be reflected by an increase in building area in 

the city. Alternatives 2 and 3 have the greater potential to impact views as they result in greater building 

densities and housing unit allowances than Alternative 1.    

North Portion 

Under all three alternatives, the North Portion is expected to receive a large share of the job growth. 

Impacts to views could occur as buildings, particularly in the MIC, redevelop or get developed to 

accommodate increased jobs.  

East Portion 

Under all three alternatives, the East Portion is expected to receive a large share of the housing and 

some job growth. Impacts to views are expected as a result of redevelopment or development of new 

buildings and/or housing units.  

South Portion 

Under all three alternatives, there is some housing growth in the South Portion. As a result, some minor 

impacts to views are expected due to redevelopment or development of new buildings and/or housing 

units.  
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West Portion 

Under all three alternatives, the West Portion is expected to receive a large share of the housing and job 

growth. Impacts to views are expected as a result of redevelopment or development of new buildings 

and/or housing units.  

Sumner UGA 

Under all three alternatives, the Sumner unincorporated UGA is expected to receive some housing and 

job growth. As a result, some minor impacts to views are expected due to redevelopment or 

development of new buildings and/or housing units.  

Shadows  

Citywide 

All alternatives would have some impacts on shadows in public spaces in Sumner because all three 

alternatives plan for population, housing, and employment growth, which will be reflected as increased 

building space. Alternatives 2 and 3 have the greatest potential to cause impacts to shadows as they plan 

for the greatest building densities, and larger/taller building envelopes.   

North Portion 

Under all alternatives, the North Portion is expected to receive the majority of employment growth. While 

no changes to zoning or land use policies to the MIC are proposed, new buildings are likely on some 

vacant properties and it is possible that buildings in the North Portion redevelop and use their allowable 

buildable area more fully to accommodate increased employees, which could result in minor shadow 

impacts. The buildings in the North Portion tend to be lower in height and do not cast large shadows.  

East Portion 

Under all alternatives, the East Portion is expected to receive a large share of the housing and some of 

the job growth. As a result, shadow impacts are expected to occur from building development or 

redevelopment.  

South Portion 

Under all alternatives, the South Portion is expected to receive a small portion of the housing growth 

because this area is mostly built out with established single-family residential uses. Some redevelopment 

could occur on underutilized parcels and some ADU development could occur on lots with existing 

residences, particularly under Alternatives 2 and 3. Minor shadow impacts are expected to occur from 

building development or redevelopment.   
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West Portion 

Under all alternatives, the West Portion is expected to receive a large share of the housing growth and 

some of the job growth. Shadow impacts are expected to occur from building development or 

redevelopment. Existing buildings in the Town Center front directly onto the sidewalk, which casts 

shadows into the public realm.  

Sumner UGA 

Under all alternatives, the Sumner unincorporated UGA is expected to receive some housing and job 

growth. As a result, shadow impacts are expected to occur from building development or 

redevelopment.  

Scale/Bulk Transitions  

Citywide 

All alternatives are expected to have some impacts on scale/bulk transitions because all alternatives plan 

for some housing and job growth within the city. Alternatives 2 and 3 have the greatest potential to 

cause impacts to shadows as they plan for the most housing and job growth and greatest building 

densities.   

North Portion 

Under all alternatives, the North Portion is expected to receive the majority of employment growth. While 

no changes to zoning or land use policies to the MIC are proposed, it is possible that new buildings are 

built on vacant properties, and some buildings in the North Portion could redevelop to maximize the 

buildable envelope, which could result in minor bulk and scale impacts. 

East Portion 

Under all alternatives, the East Portion is expected to receive a large share of the housing growth. As a 

result, impacts to bulk and scale could occur as buildings are developed or redeveloped for housing 

units.   

South Portion 

Under all alternatives, the South Portion is expected to receive some housing growth. As a result, minor 

impacts to bulk and scale could occur as buildings are developed or redeveloped for housing units.   

West Portion 

Under all alternatives, the West Portion is expected to receive a large share of the housing growth. As a 

result, impacts to bulk and scale could occur as buildings are developed or redeveloped for housing 

units.   
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Sumner UGA 

Under all alternatives, the Sumner unincorporated UGA is expected to receive some housing growth. As 

a result, minor impacts to bulk and scale could occur as buildings are developed or redeveloped for 

housing units.  

5.3.3 Alternative 1 

Views 

Under Alternative 1, Sumner is planning for 1,985 additional housing units and 5,313 additional jobs 

between 2020-2044. There are no changes to zoning designations or land use policies proposed, 

meaning that the land uses, densities, and building heights that are currently allowed in Sumner will 

continue to be allowed. However, Alternative 1 does assume that some properties may redevelop to 

utilize the allowable building space more fully. Additionally, a small number of single-family parcels (5%) 

have capacity for an accessory dwelling unit (ADU), meaning some of these lots may develop out and 

have a larger lot coverage, which could potentially impact neighbor’s views. Generally, Alternative 1 is 

expected to have the least impact on views out of the three alternatives.  

Shadows 

Under Alternative 1, minimal shadow impacts are expected as there are no proposed code changes that 

would increase building densities and building heights. However, it is to be expected that some new 

buildings could be developed on vacant properties, and existing buildings may redevelop to more fully 

utilize their allowable building space, which could increase shadows in neighborhoods if buildings are 

closer together than they were previously. Generally, Alternative 1 is expected to have the least impact 

on shadows out of the three alternatives. 

Scale/Bulk Transitions  

Under Alternative 1, there are no proposed changes to zoning and land use policies, meaning that the 

land uses, densities, and building heights that are currently allowed in Sumner will continue to be 

allowed. Minor impacts to bulk could occur from properties redeveloping to utilize their building area 

more fully or developing an ADU on the property. Some impacts to scale, as growth occurs, are 

expected under Alternative 1.  

5.3.4 Alternative 2 

Views 

Under Alternative 2, Sumner is planning for 3,000 additional housing units and 5,313 additional jobs 

between 2020-2044. This growth is mainly distributed in East Sumner and Town Center, though some 

growth is also directed to other areas as middle housing and the Cava gravel mine site. Alternative 2 

proposes code and zoning changes to meet updated state housing requirements, which could impact 
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views across the City as these proposed changes would allow increased building densities and increases 

in the number of housing units allowed per lot in some zones. Alternatives 2 and 3 would also allow low 

rise apartments in all MDR and HDR zones, however, height limits will remain consistent.  

Additionally, Alternative 2, like Alternative 3, updates city regulations to allow two ADUs per lot and to 

make ADUs more feasible. This means more ADUs may be developed. However, ADUs would still be 

required to be the same or lower height than the principal dwelling, which would minimize impacts to 

views.  

Shadows 

Under Alternative 2, there are proposed zoning and code changes that would increase allowable 

building density and the number of housing units allowed per lot. Some shadow impacts are expected 

as a result of these proposed changes as denser buildings cast greater shadows.  Additionally, 

Alternative 2, like Alternative 3, allows housing to be developed on vacant land owned by churches in 

the city, which could cause shadow impacts.  

Scale/Bulk Transitions  

Under Alternative 2, there would be increases to maximum density allowed in the Medium Density 

Residential zone and the number of ADUs allowed per lot. These proposed changes have the potential 

to change the form of existing neighborhoods in Sumner by increasing the number of housing units 

allowed to develop on a single lot.  However, ADUs would still be required to be the same or lower 

height than the principal dwelling, which would minimize impacts to neighborhood form.  

Alternative 2, like Alternative 3, modifies the Medium Density Residential (MDR) and High Density 

Residential (HDR) zones to allow low-rise apartments, such as 3-4 story buildings, in other areas of the 

city besides just East Sumner. This has the potential for impacts to bulk/scale transitions as it is a change 

to what is currently allowed and typically being built in those areas of Sumner.  

Alternative 2, like Alternative 3, allows housing to be developed on vacant land owned by churches in 

the city. This has the potential to create scale and bulk impacts as it would be new development on 

vacant land. However, this housing would be required to meet Sumner Municipal Code requirements 

that address potential aesthetic impacts and to go through the same permit process as senior housing.  

5.3.5 Alternative 3 

Views 

Under Alternative 3, Sumner is planning for 3,000 additional housing units and 5,313 additional jobs 

between 2020-2044. This is consistent with Alternative 2. Housing growth is mainly distributed in East 

Sumner and Town Center, with small-scale, moderate density housing distributed throughout the city. 

Alternative 3 proposes code and zoning changes to meet state housing requirements. Similarly with 

Alternative 2, these code and zoning changes could cause impacts to views across the city as they would 

allow increased building densities and increases in the number of units allowed per lot. Unlike 
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Alternative 2, Alternative 3 does not propose zoning changes to the Cava gravel mine site, and, resulting 

impacts to views in the mine site are expected to be lesser under Alternative 3.  

Additionally, more ADUs would be expected to be developed under Alternative 3 than the other 

alternatives, due to changes in city regulations to meet new state requirements, plus additional support 

for ADU development through pre-approved plan sets and incentives. However, ADUs would still be 

required to be the same or lower height than the principal unit, minimizing impacts on views.  

Shadows 

Under Alternative 3, there are proposed zoning and code changes that would increase allowable 

building density and the number of units allowed per lot. Shadow impacts are expected as a result of 

these proposed changes as denser buildings cast greater shadows. Additionally, Alternative 3, like 

Alternative 2, allows housing to be developed on vacant land owned by churches in the city, which could 

cause shadow impacts.  

Scale/Bulk Transitions  

Under Alternative 3, like Alternative 2, there are increases to the number of ADUs allowed per lot. These 

proposed changes have the potential to change the form of existing neighborhoods in Sumner by 

increasing the number of buildings allowed to develop on a single lot. However, ADUs would still be 

required to be the same or lower height than the principal dwelling, which would minimize impacts to 

neighborhood form.   

Alternative 3, like Alternative 2, modifies the Medium Density Residential (MDR) and High Density 

Residential (HDR) zones to allow low-rise (3-5 story) apartments in areas of the city outside of East 

Sumner. This has the potential for impacts to bulk/scale transitions as it is a change to what is currently 

allowed and typically built in those areas of Sumner.  

Alternative 3, like Alternative 2, allows housing to be developed on vacant land owned by churches in 

the city. This has the potential to create scale and bulk impacts as it would be new development on 

vacant land. However, this housing would be required to meet Sumner Municipal Code requirements 

address potential aesthetic impacts and to go through the same permit process as senior housing.  

5.4 Mitigation Measures 

5.4.1 Incorporated Plan Features 

The following features of Alternatives 2 and 3 would mitigate adverse impacts to views, shadows, and 

scale/bulk transitions.  
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Views 

▪ Alternatives 2 and 3 propose changes to ADU regulations only to the extent of new Washington 

State law requirements. ADUs would still be required to be the same or lower height than the 

principal unit.  

▪ Alternatives 2 and 3 do not propose height increases in any zones, except for those required by 

Washington State law for ADUs.  

Shadows 

▪ Alternatives 2 and 3 require new housing units developed on church property to meet the same 

Sumner Municipal Code requirements and the same permitting process as senior apartments.  

▪ Alternatives 2 and 3 do not propose height increases in any zones, except for those required by 

Washington State law for ADUs.  

Scale/Bulk Transitions 

▪ Alternatives 2 and 3 propose changes to ADU regulations only to the extent of new Washington 

State law requirements. ADUs would still be required to be the same or lower height than the 

principal unit.  

▪ Alternatives 2 and 3 require new housing units developed on church property to meet the same 

Sumner Municipal Code requirements and the same permitting process as senior apartments.  

▪ Alternatives 2 and 3 do not propose height increases in any zones, except for those required by 

Washington State law for ADUs.  These alternatives would allow low-rise apartments in MDR/HDR-

zoned areas outside of East Sumner, but at the same height as in current code (35 feet). 

5.4.2 Regulations and Commitments 

The following regulations and commitments apply to all alternatives.  

Views 

▪ Sumner’s Comprehensive Plan has policies that aim to preserve views in the city.  

▪ The Sumner Municipal Code Title 16 (SEPA Procedures and Policies) establishes a framework, 

consistent with Washington State law, for identifying, analyzing, and if necessary, mitigating, 

environmental impacts associated with non-exempt development projects and adopting regulations 

and plans. Views are a consideration in this review process.  

Shadows 

▪ Conditional use review of some uses in certain zoning districts can provide the City an opportunity to 

require site-specific mitigation if compatibility between land uses is a concern.  

▪ Height, setback, and yard requirements in SMC 18.32 may mitigate compatibility issues by placing 

buildings further apart and improving privacy. 
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Scale/Bulk Transitions 

▪ Sumner Comprehensive Plan Community Character Element and Sumner Municipal Code have 

existing policies and regulations that mitigate impacts on urban form, community character, and 

lighting. See 5.2 Affected Environment for the specific policies.  

▪ Sumner Municipal Code (Title 18) establishes zoning and development regulations that govern uses, 

building and site design, and land use compatibility. Title 18 also includes Design and Development 

Guidelines (SMC 18.40) and Required Landscaping and Open Space (SMC 18.41) requirements for 

different types of new development. 

▪ Conditional use review of some uses in certain zoning districts can provide the City an opportunity to 

require site-specific mitigation if compatibility between land uses is a concern.  

5.4.3 Other Potential Mitigation Measures 

▪ All alternatives are expected to cause some adverse impacts to views, shadows, and scale/bulk. 

Sumner could require areas with higher building heights to have upper-story setbacks, which could 

help to minimize shading, impacts to views, height, and bulk.  

▪ Sumner could require additional landscaping on major streets, beyond citywide requirements, to 

screen development and improve the pedestrian experience.  

5.5 Significant Unavoidable Adverse Impacts 

Under all alternatives, additional growth would result in impacts on the built form across Sumner. 

Development associated with growth has the potential to cause impacts to views, shadows, and 

scale/bulk transitions. This is especially true for Alternatives 2 and 3 due to increases in the number of 

housing units allowed on LDR lots, increased density in the MDR zone, and changes to allowed building 

types in MDR and HDR zones. These impacts are to be expected as Sumner continues to grow. With the 

application of mitigation measures, there are no significant unavoidable adverse impacts on views, from 

shadows, or on scale/bulk transitions expected.  
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6 Housing 

6.1 Introduction 

The purpose of this section is to describe current and forecast housing conditions and analyze the 

alternatives for consistency with state housing requirements and potential residential displacement 

impacts. 

6.2 Affected Environment 

6.2.1 Current Policy and Regulatory Framework 

Housing in Sumner is influenced by the current policy and regulatory framework, which stems from the 

Washington State Growth Management Act (GMA), Puget Sound Regional Council (PSRC) Multicounty 

Planning Policies (MPPs), the Pierce County Countywide Planning Policies (CPPs), and the city’s adopted 

Comprehensive Plan, Shoreline Master Program, and Development Regulations. The City also 

completed a Housing Action Plan in 2021 to assess and address housing affordability and community 

needs. See Chapter 3: Land Use for more detail on the overall planning framework. 

Washington State Growth Management Act 

The GMA includes a goal promoting housing variety and affordability: 

(4) Housing. Plan for and accommodate housing affordable to all economic segments of the 

population of this state, promote a variety of residential densities and housing types, and 

encourage preservation of existing housing stock. 

The GMA also requires a housing element of the comprehensive plan. House Bill (HB) 1220 added new 

requirements for the housing element in 2021 regarding racially disparate impacts, special housing 

needs, and planning for housing for all income levels. 

Sumner and other jurisdictions planning under the GMA are now required to: 

▪ Include a statement of goals, policies, objectives, and provisions for “middle housing” or moderate-

density housing (for example, duplexes, triplexes, and townhomes) 

▪ Identify policies that result in racially disparate impacts, displacement, and exclusion in housing, and 

implement policies that address and begin to undo these impacts. See Displacement Risk below and 
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Appendix B for additional analysis on racially disparate impacts, displacement, and exclusion in 

housing. 

▪ Allow permanent supportive housing, transitional housing, emergency housing, and emergency 

shelters with limited restrictions. 

▪ “Plan for and accommodate” housing affordable to all income bands. The City must determine 

whether zoning and available land can accommodate 2044 housing growth targets for all income 

levels, adjust accordingly, and reduce barriers to housing production and affordability. Pierce 

County adopted housing targets in 2023, including the target for the City of Sumner (Exhibit 6-1). 

Exhibit 6-1: Pierce County Adopted Housing Targets - Sumner 

 Total 0-30% 
AMI 

Non-
PSH* 

0-30% 
AMI 

PSH* 

30-50% 
AMI 

50-80% 
AMI 

80-100% 
AMI 

100-
120% 
AMI 

>120
% 
AMI 

Emergency 
housing 
needs 
(beds) 

Allocation 
(2020-2044) 

1,985 256 347 368 291 125 114 484 121 

Source: Pierce County Ordinance No. 2023-22s 
*PSH refers to Permanent Supportive Housing, which is defined in RCW 36.70A.030(16) as “non-time-limited 
housing for persons with disabling conditions who have experienced homelessness or risk of homelessness and are 
offered voluntary supportive services aimed at assisting the client in maintaining the terms of their lease 
agreement.” 

Other State Housing Requirements 

Other recent changes to state housing requirements include House Bill 1110 and House Bill 1337.  

HB 1110 passed in 2023 with the intent to increase middle housing in areas traditionally dedicated to 

single-family detached housing and address regional housing challenges. See Exhibit 6-2 for examples 

of middle housing types. Based on Sumner’s size and location, HB 1110 requires the City to allow at least 

two units per lot on all lots zoned predominantly for residential use. To comply with HB 1110, Sumner 

would need to adjust maximum densities and allow unit types with two units in these zones, such as 

duplexes. HB 1110 also dictates that standards for middle housing, such as permit processes and 

development regulations, may not be more restrictive than those for single-family homes.  
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Exhibit 6-2: Middle Housing Types 

 

Source: Washington State Department of Commerce 2023; MAKERS 2023. 

HB 1337 also passed in 2023 with the intent to expand housing units through accessory dwelling units 

(ADUs). In Sumner, HB 1337 requires the City to allow at least two ADUs per lot. HB 1337 also places 

limitations on how the City can regulate ADUs, regarding size, owner-occupancy, parking, design, 

conversion of existing structures, and allowing ADUs to be sold as condominiums. 

Puget Sound Regional Council VISION 2050 

VISION 2050 provides a regional growth strategy for King, Pierce, Snohomish, and Kitsap Counties that 

allocates growth to geographies including metropolitan cities, high-capacity transit communities, and 

others. Sumner is identified as a high capacity transit (HCT) community in VISION 2050. VISION 2050 

emphasizes locating growth near high-capacity transit, both existing and planned, and includes a goal 

for 65% of the region’s population growth to be in regional growth centers and within walking distance 

of high-capacity transit.  

VISION 2050 also includes a housing goal and 12 supporting MPPs: 
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Housing Goal: The region preserves, improves, and expands its housing stock to provide a 

range of affordable, accessible, healthy, and safe housing choices to every resident. The 

region continues to promote fair and equal access to housing for all people. 

Pierce County Countywide Planning Policies 

Pierce County adopted updated CPPs in 2022, with revisions to the housing targets in June 2023. Pierce 

County’s updated CPPs are consistent with the MPPs and PSRC’s Regional Growth Strategy. The CPPs 

include policy emphasis on supporting homeownership opportunities, addressing displacement, 

reducing land costs for affordable housing, and identifying opportunities for infill housing. Pierce County 

consulted with the cities and towns in adopting the targets (including housing, population, and job 

growth). The adopted targets are found in Appendix A of the Pierce County Countywide Planning 

Policies (CPPs), with revised housing targets in Ordinance 2023-22s. 2044 targets represent new growth 

above a 2020 baseline (Exhibit 6-1). 

Sumner Comprehensive Plan 

The adopted Comprehensive Plan includes a Housing Element with four goals and 44 supporting 

policies. Goals include: 

1. Encourage the maintenance and preservation of existing housing stock and residential 

neighborhoods 

2. Provide a range of housing types for all life stages and economic segments of the Sumner 

community. 

3. Encourage energy efficiency in housing developments. 

4. Provide for a variety of housing types and densities in the town center in close proximity to 

the train station. 

Proposed changes to these goals in the 2024 Comprehensive Plan update include rewording of goal 1 

to focus on public and private reinvestment in older residential neighborhoods and private rehabilitation 

of housing, and two new goals: 

5. Support high density multifamily development and apartments in key locations in East 

Sumner Neighborhood Plan area. 

6. Prevent and mitigate residential displacement through tenant protections and existing 

programs. 

Sumner Housing Action Plan 

Sumner and Bonney Lake collaborated on a Housing Action Plan (HAP), adopted in 2021, to better 

understand and address community needs relating to housing. House Bill (HB) 1923 introduced the 

framework and funding for cities to opt-in to develop a HAP. The HAP focused on topics including 

preserving rental housing, incentivizing new rental housing, reducing the cost of development, 

improving permit processing, providing a wider variety of housing types and preventing and mitigating 

displacement.  Sumner especially focused on workforce and senior housing. 
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Sumner identified an overall goal for the HAP: 

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. 

6.2.2 Current Conditions 

Households 

According to the United States Census, there were approximately 4,317 households in Sumner in 2020, 

an 8.5% increase since 2010 (Exhibit 6-3). 30.4% of households include at least one child and 31.1% of 

households include at least one person 65 years old or older. 30.1% of households are single-person 

households, 46.9% two to three persons, and 23.0% have four or more persons. 

Exhibit 6-3: Household Characteristics and Trends 

  
2010 Share of 

Households 
2020 Share of 

Households 
Percent 
Change 2010-
2020 

Number of households 3,980 100.0% 4,317 100.0% 8.5% 

Average household size 2.37 - 2.46 - 2.8% 

Households with one or more 
people 18 years and younger 

1,266 31.8% 1,314 30.4% 3.8% 

Households with one or more 
people 65 years and over 

1072 26.9% 1,342 31.1% 25.2% 

Single-person households 1,260 31.7% 1,301 30.1% 3.3% 

Householder over age 65 531 13.3% 552 12.8% 4.0% 

Households with 2-3 persons 1,907 47.9% 2,025 46.9% 6.2% 

Households with 4+ persons 813 20.4% 991 23.0% 21.9% 

Source: Census 2010 and 2020. 

Household Size 

The average household size has stayed relatively consistent over the past 10 years, at 2.46 in 2020 

compared to 2.37 in 2010. Sumner’s average household size is smaller than Pierce County’s at 2.71 in 

2020. According to PSRC, the average household size is expected to decrease to 2.33 in Sumner by 

2044. 

Single-person households make up an estimated 30.1% of households in Sumner as of 2020. This share 

has decreased from 31.7% in 2010. These households may be best served by smaller units, studios, or 

one-bedroom housing units. Households with two to three persons make up a larger proportion of 
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households (46.9%) in Sumner based on 2020 estimates (Exhibit 6-3). This share has decreased from 

47.9%% in 2010. 

Larger households (four or more persons) make up an estimated 23.0% of households as of 2020. This 

share has increased from 20.4% in 2010. Larger households can be more difficult to accommodate due 

to the affordability and availability of larger units. According to 2022 estimates from the American 

Community Survey, approximately 12.8% of occupied housing units in Sumner have four or more 

bedrooms. 

Older Adults 

The proportion of households with residents over age 65 has increased over time, from 236.9%  in 2010 

to 31.1% in 2020. The proportion of older adults living alone has decreased from 13.3% of households to 

12.8%.  

An estimated 15.3% of the 2022 Sumner population is over the age of 65. This is slightly higher than the 

share of over 65 residents in Pierce County overall (14.2 percent). The Washington Office of Financial 

Management projects that the percentage of the Pierce County population over age 65 will grow to 

21.5% by 2045.  

Local assisted living and adult family homes in Sumner include the following: 

▪ Franklin House, 5713 Parker Road 

▪ Mountain View Adult Family Home, 15922 66th St East 

▪ Stafford Suites, 15519 62nd St East 

▪ Sumner Cottage, 209 Mountain Circle Drive 

▪ Sumner Meadows, 7417 166th Ave East 

▪ Memory Haven Sumner, 5107 Parker Rd East 

Homelessness 

The Pierce County Homeless Point-in-Time Count 2023 found that seven individuals had last reported zip 

codes in Sumner. The total count for Pierce County was 2,148 people experiencing homelessness, 

including sheltered and unsheltered individuals. However, the Point-in-Time Count has limitations: the 

County estimated that 6,500 individuals were connected to their homeless crisis response system during 

the same time period. 

Pierce County Countywide Planning Policies include estimates of existing emergency shelter and 

permanent supportive housing units, as well as future targets. County estimates suggest that Sumner has 

no existing emergency shelter beds or permanent supportive housing units. Between 2020 and 2044, 

Sumner’s assigned target is 121 emergency shelter beds and 347 permanent supportive housing units.  

There are several agencies in the Sumner area that provide housing for households with low incomes or 

experiencing homelessness. This includes: 
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▪ Helping Hand House, based in Puyallup, serves families in Pierce County experiencing or at risk of 

homelessness with housing relocation and stabilization, emergency housing, transitional housing, 

and permanent supportive housing. 

▪ Catholic Community Services Family Housing Network serves families with low incomes 

experiencing homelessness in Pierce County with a shelter program, day center, rental assistance, 

transitional housing, and other support services. 

▪ Mi Casa, based in Edgewood, provides affordable housing for people with low incomes. 

Disability 

The American Community survey estimates that 13.0% of Sumner residents have one or more 

disabilities. This is slightly lower than the countywide estimate of 13.3%. Disabilities can be sensory, 

physical, or mental, and may or may not affect one’s ability to care for oneself, go outside of the home, or 

work. People of all ages can have disabilities, but older adults (over 65) may be more likely to have 

disabilities due to the health impacts of aging. Sumner’s proportion of older adults is also higher than 

that of the county (see Older Adults above). 

Group Quarters 

The group quarters population includes all Sumner residents not living in a housing unit and instead 

living in a group living arrangement managed by an organization. Group quarters include correctional 

facilities, juvenile facilities, nursing facilities, military quarters, and student housing. 2020 Census data 

shows 37 Sumner residents in nursing or skilled nursing facilities and 66 residents in “other” 

noninstitutional facilities, for a total group quarters population of 103. This number does not include 

assisted living. Franklin Place and Stafford Suites assisted living are estimated to have about 132 units 

total. 

Household Income 

Sumner’s median household income in 2022 was estimated at $83,285, about 9% lower than the median 

income for Pierce County overall ($91,486). 

Exhibit 6-4: Median Household Income (2022) 

 
Sumner Pierce County 

Median household income $83,285 $91,486 

Source: American Community Survey 5-year Estimates 2022 

Housing Tenure 

About half of Sumner residents rent their homes and about half own their homes (Exhibit 6-5). This split is 

consistent with 2015 conditions (Exhibit 6-6).  
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In 2020, an estimated 34% of households own their home with a mortgage and 16% own their home with 

no mortgage. The percentage of households with a mortgage has increased from 30% in 2015. 

Approximately 54% of renter households and 28% of owners have incomes below 80% of the area 

median (Exhibit 6-7). 16% of renter households and five percent of owners have incomes below 30% of 

the area median income. 

Exhibit 6-5: Housing Tenure (2020) 

 

Source: CHAS Table 15A/B/C, 2020. 

 

Page 609 of 949



March 2024  ▪  Draft EIS Ch. 6 ▪ Housing 

6-9 

Exhibit 6-6: Housing Tenure 2015-2020 

 

Source: CHAS Table 15A/B/C, 2020. 

Exhibit 6-7: Housing Tenure by Income 

 

Source: CHAS Table 8, 2020. 
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Housing Stock 

According to the Washington Office of Financial Management, there are an estimated 4,567 housing 

units in Sumner. This includes 2,580 single family units (56.5 percent), 1,727 multifamily units (37.8 

percent), and 260 mobile home and specials (5.7 percent) (see Exhibit 6-8). 

Exhibit 6-8: Housing Stock by Unit Type (2023) 

 

Source: Washington State Office of Financial Management, April 1 estimates (2023). 

Age of Housing 

Per Pierce County Assessor data (2023), approximately 60.3% of units in Sumner were built between 

1990 and 2009. Only 10.4% were built since 2010 and 29.3% were built before 1990 (Exhibit 6-9). 
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Exhibit 6-9: Age of Housing 

 

Source: Pierce County Assessor, 2023. 

Existing Housing Conditions 

According to American Community Survey estimates (5-year, 2021), there are no units in Sumner without 

complete plumbing facilities, but there are 116 units (2.7 percent) lacking complete kitchen facilities and 

25 units (0.6 percent) with no telephone service available. 1.9% of units are considered to be 

overcrowded, with more than one occupant per room. 96.4% of units are heated with utility gas or 

electricity, with 3.6% heated with other sources such as fuel oil, kerosene, bottled gas, or wood. 

Vacancy Rates 

The 2020 Census estimates the homeowner vacancy rate in Sumner is 0.7% and the rental vacancy rate is 

3.4%. Countywide, the homeowner vacancy rate is 1.0%, and the rental vacancy rate is 5.5%. 

The national vacancy rate for metropolitan areas was around 5.7% for rentals and 0.8% for 

homeownership in 2022 (according to the US Census Bureau). Vacancy rates below four percent are 

considered low and tend to indicate economic distress in the market, a recession, or a lack of available 

housing units to serve the population. 

Housing Costs 

Per recent sales information (Zillow Home Value Index), the estimated average home value in Sumner is 

$544,455 as of August 31, 2023, a decrease of 2.9% over the past year. However, values have risen 
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overall over the past five years: compared to August 2023, the average home value in August 2019 was 

$382,391.  

According to 2021 American Community Survey estimates, approximately 47.8% of Sumner’s housing 

units are renter-occupied and 52.2% are owner-occupied. Approximately 70.0% of owner-occupied units 

have a mortgage. The median gross rent was $1,627 per month for renters, with 41.2% of units having a 

gross rent under $1,500 per month, and 24.2% of rental units with a gross rent over $2,000. 

Housing Cost Burden 

A household is considered housing cost-burdened if they pay more than 30% of their annual income on 

housing costs. They are considered severely housing cost-burdened if more than 60% of their income 

goes to housing. These households may have difficulty affording necessities such as food, clothing, 

transportation, and medical care. The U.S. Census provides data on gross rent and monthly owner 

housing costs as a percentage of household income. HUD also provides housing affordability data to 

describe housing cost burden. 

In 2020, approximately 26% of households in Sumner were housing cost-burdened and 12% were 

severely cost-burdened (CHAS 2020). These rates were higher for renter households than owner 

households, with 35% of renters cost-burdened and 15% severely cost-burdened (Exhibit 6-10). 

Sumner has higher cost-burden rates than Pierce County. In Pierce County, approximately 33% of 

households were cost-burdened or severely cost-burdened in 2020. 

When considering income level, the majority of renter households making less than 100% AMI are cost-

burdened or severely cost-burdened (Exhibit 6-11). Severe cost burden is especially prevalent in renters 

making less than 30% AMI. The majority of homeowner households making less than 50% AMI are also 

cost-burdened or severely cost-burdened (Exhibit 6-12) 
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Exhibit 6-10: Housing Cost Burden by Tenure (2020) 

 

Source: CHAS Table 8, 2020. 

Exhibit 6-11: Housing Cost Burden by Income: Rental Households (2020) 

 

Source: CHAS Table 8, 2020. 
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Exhibit 6-12: Housing Cost Burden by Income - Owner Households (2020) 

 

Source: CHAS Table 8, 2020. 

Affordability Gap 

Based on housing affordability data from HUD, Sumner has a gap in housing for renters making less than 

30% median family income (MFI) (Exhibit 6-13). This shortfall is estimated at 235 housing units. 

A gap is also shown for renters making more than 80% MFI, however, the surplus for units affordable to 

50-80% MFI may be able to fill that gap as higher income renters “down-rent” those more affordable 

units. As the city grows, these gaps are likely to change depending on the affordability of new housing. 
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Exhibit 6-13: Rental Affordability Gap (2020) 

 

Source: CHAS Tables 8/14B/15C, 2020. 

The National Association of Home Builders / Wells Fargo Housing Opportunity Index (HOI) identifies “the 

share of homes sold in that area that would have been affordable to a family earning the local median 

income, based on standard mortgage underwriting criteria” (NAHB 2023). For the Tacoma-Lakewood 

area in Q2 2023, the HOI estimates that the median home price was $415,000 and 36.9% of homes were 

affordable to those earning median family income, estimated by the index to be $108,900. The HOI has 

decreased substantially over the past ten years: in Q4 2013, 79.8% of homes were estimated to be 

affordable to a family earning the median income. 

As described above in Exhibit 6-1, Pierce County has adopted housing targets by income band to meet 

projected housing needs in 2044. Approximately 49% of the unit target is for incomes under 50% AMI, 

suggesting an existing undersupply of units at this affordability level. 

Displacement Risk 

Displacement is defined by the Washington State Department of Commerce as, “The process by which a 

household is forced to move from its community because of conditions beyond their control”. This can 

include physical displacement, which could include eviction, foreclosure, natural disaster, or 

deterioration in housing quality; economic displacement, when households are compelled to move by 

rising housing costs; or cultural displacement, where residents “are compelled to move because the 

people and institutions that make up their cultural community have left the area.”  
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Commerce has developed a draft displacement map for all Census tracts in Washington State (Exhibit 

6-14). Most of Sumner is shown as high risk (Census Tract 733.01), generally north of Main Street and 

west of East Valley Highway East, and north of Meade McCumber Road east of Valley Avenue. All other 

areas of Sumner are described as low risk. 

The draft map also includes indicators that suggest that the north tract’s demographic distribution could 

make it more vulnerable to displacement risk, that gentrification is actively occurring, that the housing 

market is accelerating, and that costs are rising in this area. 

While the Sumner Town Center is shown as low risk for displacement, the southeast part of the area is 

likely to see development of some single-family dwellings due to new Town Center zoning that allows for 

higher densities. For this reason, despite the area not being shown on the Commerce map, the city 

considers this a high risk area for displacement. 

Exhibit 6-14: Washington Department of Commerce Draft Displacement Risk Map 2023 

 
Source: Washington State Department of Commerce 2023, BERK 2023. 
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6.3 Impacts 

6.3.1 Thresholds of Significance 

Impacts of the alternatives on housing are considered significant if they would: 

▪ Fail to meet state requirements for middle housing (HB 1110), accessory dwelling units (HB 1337), or 

planning for and accommodating housing at all income levels (HB 1220), including permanent 

supportive housing (PSH) and emergency housing 

▪ Increase risk for involuntary residential displacement 

6.3.2 Impacts Common to All Alternatives 

All alternatives assume an increase in housing over the 20-year planning period. Alternative 1 plans for 

1,985 housing units above 2020 conditions while Alternatives 2 and 3 plan for 3,000 units above 2020 

conditions. All alternatives distribute housing growth differently throughout the city, though all place a 

similar number of units in the Town Center (938 to 1,002 units, in addition to units already permitted or 

in the pipeline since 2020). Alternative 1 continues forward the city’s existing plans and policies while 

Alternatives 2 and 3 modify policies to meet new state requirements and provide land capacity for 

housing at all income levels. 

State Requirements 

HB 1220 

Alternative 1 does not meet HB 1220 requirements for planning for and accommodating housing at all 

income levels, and to address racially disparate impacts, displacement, displacement risk, and exclusion 

in housing. Alternatives 2 and 3 include new policies and regulations to comply with the new 

requirements. Alternative 1 does carry forward adopted regulations for permanent supportive housing, 

transitional housing, emergency housing, and emergency shelters, which respond to requirements in HB 

1220. However, Alternatives 2 and 3 better align with the state guidance on spacing and occupancy 

restrictions.  

Analysis of capacity under the three alternatives followed the methods recommended by Washington 

State Department of Commerce Guidance. Pierce County Buildable Lands Report data (2020) was used 

as the basis for the capacity analysis and was updated to reflect recent development data. Zones were 

categorized based on their most likely income level served, based on densities and housing types 

allowed. Generally, higher density zones were presumed to be more likely to serve lower incomes than 

lower density zones. Based on the actual affordability of recent housing development in Town Center 

and East Sumner, capacity in those areas, though it allows for multifamily housing, was assumed to be 

affordable to 100% Area Median Income and higher. Other areas of the city assumed the following 

affordability of different housing types (Exhibit 6-15): 
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Exhibit 6-15: Housing Types and Zones by Income Band 

Zone Category Housing Types Allowed Lowest Income Level Served 

Low Density Detached single-family homes Higher Income (>120% AMI) 

Moderate Density Duplexes and other middle housing 
types 

Moderate Income (>80-120% AMI) 

Low-Rise Apartments up to three stories Low-Income (0-80% AMI) and PSH 

Mid-Rise Apartments greater than three 
stories 

Low-Income (0-80% AMI and PSH) 

ADUs (All Zones) Accessory dwelling units on 
developed residential lots 

Low-Income (>50-80% AMI) 

Source: Washington State Department of Commerce 2023. 
Note: These assumptions are based on Commerce guidance for “moderate-cost communities.” 

Capacity analysis findings are shown in Exhibit 6-16. Highlighted in red is the capacity for 0-80% AMI 

housing in Alternative 1, which falls significantly short of the need (estimated capacity for 165 units 

compared to estimated need of 1,262 units). Alternatives 2 and 3, in contrast, show sufficient capacity to 

meet the need for this aggregated income category. There is sufficient capacity under all alternatives for 

the housing needs for households with incomes above 80% AMI. 

Exhibit 6-16: Housing Needs and Capacity by Income Band 

 
Projected 
Housing 
Need 
(2020-
2044) 

Estimated 
units 
permitted / 
in pipeline 
since 2020 

Remaining 
housing 
need (2023-
2044) 

Aggregated 
need 

Alternative 1 
Capacity 

Alternative 2 
Capacity 

Alternative 3 
Capacity 

0-30% AMI 
PSH 

256 0 256 

1,262 

 

165 

 

2,195 

 

1,618 

 

0-30% AMI 
Other 

347 0 347 

30-50% AMI 368 0 368 

50-80% AMI 291 0 291 

80-100% AMI 125 33 92 
-596 1,149 2,337 1,613 

100-120% AMI 114 802 -688 

120%+ AMI 484 65 419 419 1,263 793 793 

TOTAL 1,985 900 1,085 1,085 2,577 5,325 4,025 

Source: Pierce County Buildable Lands Report 2020, City of Sumner 2023, BERK 2023. 
Notes: As advised in guidance from the Washington State Department of Commerce, income band needs are 
aggregated into 0-80% AMI, 80-120% AMI, and 120%+ AMI for the purposes of comparing capacity to need. 
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See the discussion under each of the alternatives for more detail on policies and regulations that affect 

capacity and affordability. 

The City’s emergency housing beds target for 2020-2044, as adopted by Pierce County, is 121 beds (see 

Exhibit 6-1). Existing code limits emergency housing facilities to 20 occupants and the facilities cannot be 

located withing ½ mile of other emergency shelters, emergency housing, permanent supportive 

housing, or transitional housing. Alternative 1 continues these regulations forward while Alternatives 2 

and 3 amend the regulations to meet the latest state guidance on occupancy limits and spacing 

requirements. 

Under all alternatives, there is adequate capacity to meet the need. Based on underutilized and vacant 

parcels eligible in zones that allow emergency housing, up to approximately eight facilities could be 

created within the current spacing requirements. With a maximum of 20 occupants under the current 

code, these could accommodate up to 160 beds, which is above the need of 121 beds. Under 

Alternatives 2 and 3, where regulations are updated to match state guidance, capacity for more than 160 

beds would be possible. 

HB 1110 

Alternative 1 does not meet HB 1110 middle housing requirements (to allow at least two units per lot on 

all lots zoned predominantly for residential use) because the Low Density Residential zones only allow for 

single-family units. Alternatives 2 and 3 update policies and regulations to allow for duplexes in Low 

Density Residential Zones and to ensure the standards for middle housing are not more restrictive than 

those for single-family residences. 

HB 1337 

While all alternatives allow for ADUs to some extent, Alternative 1 does not meet HB 1337 requirements. 

The existing code does not allow two ADUs per residential lot and includes restrictions for size, owner-

occupancy, and other factors that are not allowed under the updated law. Alternatives 2 and 3 include 

policy and regulation changes to meet HB 1337 through allowing two ADUs per lot and removing 

noncompliant restrictions. 

Residential Displacement 

Citywide 

All alternatives include job and housing growth, which could put pressure on the limited vacant and 

underutilized land in Sumner and increase land values. This could result in increased home values and 

rents and the pricing out of some households.  Redevelopment of underutilized residential properties 

could also result in displacement of existing residents. As the city grows, demographics in some 

neighborhoods could also shift and result in cultural displacement, which is when residents “are 

compelled to move because the people and institutions that make up their cultural community have left 

the area” (Commerce 2023). 
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While all three alternatives anticipate the same amount of job growth, Alternatives 2 and 3 include more 

housing growth (3,000 units above 2020 conditions) than Alternative 1 (1,985 units above 2020 

conditions) and therefore could result in more redevelopment impacts, impacts to land values, and 

demographic shifts. However, Alternatives 2 and 3 provide enough capacity for housing targets at all 

income levels and include housing affordability policies that could reduce displacement risk. Alternatives 

2 and 3 also include policy support for homeownership opportunities by connecting residents to county, 

state, and other programs. Alternative 1 does not provide enough housing capacity for all income bands 

or any new anti-displacement or affordability policies. 

North Portion 

Draft displacement risk mapping from the Washington State Department of Commerce shows the North 

Portion is at high risk of displacement. However, residential uses in the northernmost North Portion are 

limited, as most of the area consists of the Sumner-Pacific MIC, which is designated for industrial uses 

and new housing is prohibited. The North Portion, therefore, is expected to see limited housing unit 

growth under all alternatives, and only in the small designated residential areas located outside of the 

MIC. Two pockets of existing residential uses around SR 167, near 24th Street East, could also see 

commercial redevelopment aligned with the current zoning and future land use designation for that 

area, both Interchange Commercial. Redevelopment of small areas of existing residential uses to 

accommodate residential growth or to align with commercial zoning could result in some displacement 

in the North Portion. 

East Portion 

The East Portion is mostly shown as high displacement risk in the Commerce mapping. Much of the East 

Portion contains older single family dwellings and older multifamily, and this area is expected to see 

housing unit growth under all alternatives. This could lead to redevelopment of some residential parcels 

to accommodate growth. Residential uses currently located in commercial designations could also be 

affected as redevelopment occurs to accommodate new jobs. Some amount of residential displacement 

is therefore expected to occur in the East Portion under all alternatives. 

South Portion 

The South Portion is expected to see some housing growth under all alternatives, with more housing 

growth under Alternatives 2 and 3, however, displacement risk is considered low in Commerce mapping. 

No job growth is anticipated under any alternative in this area. Displacement impacts are expected to be 

minimal under all alternatives. 

West Portion 

Most of the West Portion is shown as low displacement risk in the Commerce mapping.  However, due to 

recent zoning changes and existing single-family land uses, the city considers the southeast area of the 

Town Center area to be high risk. There is a mapped area of high risk east of the SR 167 and SR 410 

interchange, which is within the Town Center.  The Town Center is expected to see substantial housing 

growth and some job growth under all alternatives. Areas of the West Portion outside of the Town Center 
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are also expected to see housing growth. A small area bordering the Sumner-Pacific MIC includes a 

small amount of residential development and is also within a high displacement risk area, and this 

overlaps in part with the Town Center.  

Redevelopment in the West Portion to accommodate new jobs and housing could have displacement 

impacts, particularly in the areas shown as high displacement risk towards the MIC and in the southeast 

part of the Town Center. 

Sumner UGA 

Some housing and job growth is expected in the Sumner unincorporated UGA under all alternatives. 

Residential displacement risk in these areas is shown as low in Commerce mapping. Displacement 

impacts are expected to be low and may also be addressed by any Pierce County policies related to anti-

displacement and housing affordability. 

6.3.3 Alternative 1 (No Action) 

State Requirements 

Alternative 1 does not meet new state requirements as it carries forward the adopted plan and 

regulations. 

HB 1220 

While Alternative 1 has capacity for and meets the citywide housing target of 1,985, it does not have 

adequate capacity for housing units at all income bands as required by HB 1220 (see Exhibit 6-16). It also 

does not include revisions to address racially disparate impacts, displacement, displacement risk, and 

exclusion in housing. Existing regulations for emergency housing, emergency shelter, transitional 

housing, and permanent supportive housing address the law, but do not adhere to updated guidance 

from the state on spacing and occupancy requirements. 

HB 1110 

As discussed under Impacts Common to All Alternatives, Alternative 1 does not meet the middle 

housing requirements in HB 1110, as it does not revise codes and policies to address the changes. 

HB 1337  

As discussed under Impacts Common to All Alternatives, Alternative 1 does not meet ADU requirements 

in HB 1337, as it does not revise codes and policies to address the changes. 

Residential Displacement 

Most housing growth under Alternative 1 is focused in the Town Center, of which part is in a high 

displacement risk area and part is in a low displacement risk area. Alternative 1 also anticipates housing 

growth in other areas of the city where there is existing underutilized and vacant land in residential 
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zones. This includes some areas shown as high displacement risk in the East Portion of the city. 

Redevelopment of underutilized residential parcels to accommodate housing growth, particularly in 

Town Center and the East Portion of the city, could result in residential displacement. Job growth in 

Alternative 1 is consistent with the other alternatives and could also lead to residential displacement 

where residential uses are currently located in commercial or industrial designations. 

While Alternative 1 anticipates less housing growth than Alternatives 2 and 3, it also does not include 

new policies or regulations to address housing affordability and displacement. Alternative 1 does not 

include capacity for housing affordable to all income bands. Less housing growth overall could also put 

more pressure on the local housing market leading to increased rents and housing prices. These factors 

may make Alternative 1 particularly susceptible to displacement impacts. 

6.3.4 Alternative 2 

State Requirements 

Alternative 2, like Alternative 3, meets new state requirements for housing. 

HB 1220 

Alternative 2 includes adequate capacity to meet housing needs by income band (see Exhibit 6-16). This 

is accomplished through a mix of land use and affordability strategies, which varies somewhat from the 

mix in Alternative 3. These strategies include: 

▪ Incentives such as MFTE to support affordable units in Town Center and East Sumner 

▪ Permitting duplexes in LDR zones (per HB 1110 requirements) 

▪ Permitting larger lots (1.5 times the minimum parcel size) in LDR 8.5 and 12 to construct four units 

per lot 

▪ Permitting two ADUs per lot and adding flexibility to ADU regulations (per HB 1337 requirements) 

▪ Allowing multiplexes / small apartments throughout MDR and HDR 

▪ Raising the maximum density in MDR from 15 to 22 

▪ Support for Cava mine reclamation and rezoning of the site to MDR 

▪ Prohibiting new single-family dwellings in HDR (high density residential) district 

▪ Policy support and density bonus for religious organizations building affordable apartment housing  

In addition, Alternative 2 includes policy revisions that address racially disparate impacts, displacement, 

displacement risk, and exclusion in housing. Alternative 2 also updates city regulations to better align 

with state guidance on emergency shelter, emergency housing, transitional housing, and permanent 

supportive housing spacing and occupancy requirements. 
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HB 1110 

Alternative 2, like Alternative 3, complies with HB 1110 by allowing for duplexes in Low Density 

Residential zones and updating policies so as not to treat middle housing differently from single-family 

housing in terms of permitting and development regulations. 

HB 1337  

Alternative 2, like Alternative 3, allows for two ADUs per residential lot and removes restrictions on 

owner occupancy, size, and other factors in order to comply with HB 1337. 

Residential Displacement 

Housing growth under Alternative 2 is spread throughout the city based on land capacity, with an 

emphasis on the Town Center. Development in parts of Town Center and the East Portion of the city is 

most likely to have displacement impacts where underutilized residential properties are redeveloped 

with higher density housing or commercial uses. These areas have high risk of displacement according 

to Commerce mapping. Job growth in Alternative 2 is consistent with the other alternatives and could 

also lead to residential displacement where residential uses are currently located in commercial or 

industrial designations. 

Alternative 2 plans for more growth on the existing Cava gravel mine site than the other alternatives, as it 

includes policies supportive of mine reclamation, assumes the mine will be reclaimed within the planning 

period, and increases density from Low Density Residential to Medium Density Residential. By creating 

more capacity on this unimproved property, less redevelopment of underutilized residential parcels 

would need to occur to achieve the planned growth. This could lead to less displacement impacts than 

Alternative 3. 

Alternative 2, like Alternative 3, also assumes that Low Density Residential designations, which cover 

much of the city, will have more development potential by allowing two units per lot. Accessory dwelling 

units are also expected to increase as regulations are made more flexible and allow two ADUs per lot. 

This increased flexibility could lead to more infill-like development in the form of renovations and ADUs, 

which could absorb some of the city’s growth in a way that is less likely to displace residents than 

redevelopment of entire parcels. 

Alternative 2, like Alternative 3, plans for more housing growth than Alternative 1 (3,000 units compared 

to 1,985 units from 2020-2044). This could increase displacement impacts due to redevelopment on 

underutilized residential parcels. However, unlike Alternative 1, Alternatives 2 and 3 include new policies 

and regulations to address housing affordability and displacement. Alternative 2’s capacity for housing 

units for all income bands is also likely to help manage residential displacement and make it possible for 

residents to stay in Sumner where housing becomes more expensive or is redeveloped to accommodate 

growth. A greater number of planned units could also relieve pressure on housing costs. 
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6.3.5 Alternative 3 

State Requirements 

HB 1220 

Alternative 3 includes adequate capacity to meet housing needs by income band (see Exhibit 6-16). This 

is accomplished through a mix of land use and affordability strategies, including: 

▪ Mandatory affordability in Town Center and East Sumner (20% of units) 

▪ Permitting duplexes in LDR zones (per HB 1110 requirements) 

▪ Permitting larger lots (1.5 times the minimum parcel size) in LDR 8.5 and 12 to construct four units 

per lot if at least one is designated affordable 

▪ Permitting two ADUs per lot, adding flexibility to ADU regulations (per HB 1337 requirements), 

including incentives such as fee waivers 

▪ Allowing multiplexes / small apartments throughout MDR and HDR 

▪ Raising the maximum density in MDR from 15 to 17 

▪ Policy support and density bonus for religious organizations building affordable apartment housing, 

with a greater emphasis on policy support than Alternative 2, including incentives such as fee 

waivers 

Alternative 3 also includes policy revisions that address racially disparate impacts, displacement, 

displacement risk, and exclusion in housing. Additionally, Alternative 3 updates city regulations to better 

align with state guidance on emergency shelter, emergency housing, transitional housing, and 

permanent supportive housing spacing and occupancy requirements. 

HB 1110 

Alternative 3, like Alternative 2, complies with HB 1110 by allowing for duplexes in Low Density 

Residential zones and updating policies so as not to treat middle housing differently from single-family 

housing in terms of permitting and development regulations. 

HB 1337 

Alternative 3, like Alternative 2, allows for two ADUs per residential lot and removes restrictions on 

owner occupancy, size, and other factors in order to comply with HB 1337. 

Residential Displacement 

Housing growth under Alternative 3 is similar to the distribution in Alternative 2. Growth is distributed 

throughout the city based on land capacity, with an emphasis on the Town Center. Development in parts 

of Town Center and the East Portion of the city is most likely to have displacement impacts where 

underutilized residential properties are redeveloped with higher density housing. These areas have high 

risk of displacement according to Commerce mapping. Job growth in Alternative 3 is consistent with the 
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other alternatives and could also lead to residential displacement where residential uses are currently 

located in commercial or industrial designations. 

Unlike Alternative 2, Alternative 3 does not assume reclamation of the Cava gravel mine site and upzone 

to Medium Density Residential. Alternative 3 assumes the same overall housing growth as Alternative 2 

but does not allocate growth to that site. Therefore, under Alternative 3, more units would be developed 

elsewhere in the city, including on some underutilized residential parcels, which could result in 

displacement impacts.  

Alternative 3, like Alternative 2, also assumes that Low Density Residential designations, which cover 

much of the city, will have more development potential by allowing two units per lot. Accessory dwelling 

units are also expected to increase as regulations are made more flexible and allow two ADUs per lot. 

This increased flexibility could lead to more infill-like development in the form of renovations and ADUs, 

which could absorb some of the city’s growth in a way that is less likely to displace residents than 

redevelopment of entire parcels. 

Alternative 3, like Alternative 2, plans for more housing growth than Alternative 1 (3,000 units compared 

to 1,985 units from 2020-2044). This could increase displacement impacts due to redevelopment on 

underutilized residential parcels. However, unlike Alternative 1, Alternatives 2 and 3 include new policies 

and regulations to address housing affordability and displacement. Alternative 3’s capacity for housing 

units for all income bands is also likely to help manage residential displacement and make it possible for 

residents to stay in Sumner where housing becomes more expensive or is redeveloped to accommodate 

growth. A greater number of planned units could also relieve pressure on housing costs. 

6.4 Mitigation Measures 

6.4.1 Incorporated Plan Features 

The following features of Alternatives 2 and 3 would mitigate adverse impacts to consistency with state 

housing requirements and displacement impacts. 

State Requirements 

▪ No adverse impacts expected under Alternatives 2 and 3 

Displacement Impacts 

▪ Alternatives 2 and 3 include antidisplacement and housing affordability policies. They also both 

include adequate capacity to meet housing needs by income band, meaning affordable units are 

more likely to be available for residents displaced due to increased costs or redevelopment. 

Planning for a greater number of housing units overall may also mean less pressure on housing 

prices and rents than Alternative 1. 
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6.4.2 Regulations and Commitments 

State Requirements 

▪ The City’s existing comprehensive plan includes some policies related to housing affordability and 

availability. The Housing Action Plan also identifies strategies to address housing needs. 

Displacement Impacts 

▪ Pierce County has some existing programs to assist lower income residents with energy and housing 

costs. Some Sumner residents may be eligible for these programs. 

6.4.3 Other Potential Mitigation Measures 

State Requirements 

▪ No additional potential mitigation measures.  

Displacement Impacts 

▪ The City could consider additional anti-displacement strategies, such as connecting residents with 

information on existing tenant protections and programs; adopting preference policies that give 

previously displaced households priority in applications for subsidized housing; or facilitating a 

range of ownership opportunities through supporting condominiums, cooperatives, community land 

trusts, and other structures. Adoption of manufactured home park zoning could also minimize 

displacement of park residents. 

6.5 Significant Unavoidable Adverse Impacts 

Housing growth will occur under all alternatives, resulting in impacts related to residential displacement. 

Alternative 1, specifically, will have impacts related to meeting state requirements, as it does not provide 

enough capacity to accommodate housing targets at all income bands, as is now required under GMA. 

The only mitigation to fully address these impacts would be to adopt features of Alternatives 2 and 3. 
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7  Public Services and 
Utilities 

7.1 Introduction 

This section examines existing public services and utilities in Sumner, the potential impacts of the growth 

alternatives, and possible mitigation. 

7.2 Affected Environment 

7.2.1 City Facilities and Police 

General Facilities 

The major city facilities in Sumner, excluding parks, fire, and emergency medical facilities, include the 

Sumner Cemetery, City Hall, City Public Works Facilities, Sumner Library, and Sumner Senior Center. 

Most general government facilities are mainly located at City Hall at 1104 Maple Street, including offices 

for the Administration, Finance, Community & Economic Development, City Attorney, Human Resources, 

Public Works, and Police Departments (Exhibit 7-2). See Exhibit 7-1 for the existing space allocation for 

general government facilities.  

Exhibit 7-1: City General Government Buildings  

City Facility Building Area (sf) 

 

City Hall 

General Government Services 14,577 

Police 7,654 

Public Works Shops 17,136 

Total  39,367 

Source: City of Sumner Capital Facilities Plan, 2015. 
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Exhibit 7-2: Sumner General Government Facilities Map  

 

Source: BERK, 2023.  
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Sumner’s Comprehensive Plan includes adopted levels of service (LOS) for city facilities in order to meet 

the needs of city operations. There are adopted LOS from the 2015 Capital Facilities Plan (CFP) and 

proposed changes to the LOS as part of the 2024 update to the CFP (Exhibit 7-3). 

Exhibit 7-3. City Facilities Levels of Service 

City Facility Adopted LOS  Proposed LOS (s.f. per capita) 

General Government 1.13 s.f. per capita 1.36 s.f. per capita 

Police 0.44 s.f. per capita 294 s.f. per employee 

Public Works Shops 1.80 s.f. per capita (no change) 

Source: City of Sumner Capital Facilities Plan, 2015; City of Sumner Comprehensive Plan, 2021.  

Police  

The Sumner Police Department (SPD) provides law enforcement services within the city limits. The SPD 

headquarters are located at Sumner City Hall, occupying a building area of 7,654 sf. The SPD currently 

employs 21 commissioned officers, 4 special commissioned employees, and 6 non-commissioned 

employees. In 2021, SPD responded to 15,800 calls for police service and 14,530 calls in 2023 (slightly 

fewer due to reduced number of officers, who initiate many of the calls).  

Officers circulate throughout the City on patrol and respond to calls from a dispatch center in Tacoma 

through South Sound 911. The police facility in City Hall currently houses the communications center, 

holding cells, conference room, locker facilities, and sundry offices. Jail facilities are provided through an 

inter-local agreement with the City of Puyallup. Sumner’s court services operate through Bonney Lake 

Municipal Court with Sumner judge presiding. 

The Sumner Comprehensive Plan sets the following Level of Service standards for Law Enforcement: 

▪ Maintain a ratio of two (2) commissioned officers per 1,000 population. 

▪ Establish and maintain a ratio of not less than 1 commissioned patrol officer for every 1,000 calls for 

service per year.  

▪ Provide one sergeant for every 6-7 commissioned patrol officers. 

▪ Provide and maintain one detective position at a ratio of 1/400 Part A offenses.  

▪ Police Government Buildings: 0.44 square feet per capita  

Library 

The Pierce County Library System (PCLS) provides library services to the City of Sumner. PCLS operates 

19 branch libraries, serving residents in unincorporated Pierce County as well as the cities and towns of 

Bonney Lake, Buckley, Dupont, Eatonville, Edgewood, Fife, Gig Harbor, Lakewood, Milton, Orting, South 

Prairie, Steilacoom, Sumner, University Place, and Wilkeson. 

The Sumner Pierce County Library branch is located at 1116 Fryar Avenue occupying a 10,600 square 

foot building. This branch library is open seven days a week and includes several amenities/services, 
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including a book drop, library curbside service, community bulletin board, book donations/sale, ballot 

drop box, computers (with printing/scanning/copying capabilities), a law library, fax machine, meeting 

room, study room, and Wi-Fi.  

As of 2023, the Pierce County Library System is in the process of updating its Facility Master Plan. There 

is no City-adopted level of service for library services in Sumner.  In August 2023 a bond was passed to 

support the Sumner library relocation and expansion to an East Main Street location, through the 

creation of an independent taxing district.  The goal is to expand the library from approximately 10,000 

s.f. to 20,000 s.f. 

7.2.2 Fire and Emergency Medical Services  

The City of Sumner formally joined East Pierce Fire and Rescue (EPF&R) through a resident vote 2008. 

EPF&R provides fire, rescue, and emergency medical services to approximately 105,000 residents living 

in and around Bonney Lake, Edgewood, Milton, Lake Tapps, the Ridge communities, South Prairie, 

Tehalah, and surrounding communities. The total service area covers 153 square miles. As of 2022, 

EPF&R employs 82 career firefighter-EMT’s, 59 career firefighter-paramedics, and five volunteer 

firefighters.  

EPF&R operates from nine fire stations. Station 113 is located in Sumner at 800 Harrison Street, see 

Exhibit 7-4. In 2022, EPF&R received a total of 12,653 calls for service, the majority (about 74%) were 

emergency medical calls. The average response time in 2022 was 7 minutes, 33 seconds. 

The Sumner Comprehensive Plan includes the following levels of service for fire and emergency medical 

services in the Capital Facilities and Public Services Element: 

▪ Policy 1.3.1 East Pierce Fire & Rescue shall strive to maintain sufficient personnel and equipment, 

strategically located such that the first-due response units arrive at fire and emergency medical 

incidents in urban areas served by staff fire stations (as characterized by the City of Sumner) within 5 

minutes to the 90th percentile. 

▪ Policy 1.3.2 East Pierce Fire & Rescue shall strive to maintain sufficient personnel and equipment, 

strategically located to provide a minimum acceptable (effective) response force capable of arriving 

at emergency incidents within 10 minutes to the 90th percentile.  

EPF&R has adopted the following benchmarks for standards of coverage for urban areas: 

▪ First Apparatus to arrive at a fire scene (90th percentile): 8 minutes, 30 seconds.  

▪ Minimum acceptable response for full effective response force arriving at a fire scene (90th 

percentile): 13 minutes, 30 seconds.  

In 2022, EPF&R achieved this benchmark of the first unit arriving at a fire scene approximately 81% of the 

time and the minimum acceptable response approximately 77% of the time.  
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Exhibit 7-4: Fire Stations 

 

Source: Pierce County, 2023; BERK, 2024. 
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7.2.3 Schools 

The City of Sumner is served by the Sumner-Bonney Lake and Dieringer School Districts, which also 

serve surrounding cities and unincorporated areas. School district boundaries and school locations are 

shown in Exhibit 7-5.  
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Exhibit 7-5: School District Boundaries and Facilities  

 

Note: Sumner Early Learning Center was not constructed at the time of this map and is located on the Sumner 
Middle School campus.  
Source: BERK, 2023; Pierce County, 2023.  
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Sumner-Bonney Lake School District 

The Sumner-Bonney Lake School District serves the communities of Sumner, Bonney Lake, parts of 

Edgewood, Pacific, and Lake Tapps, and unincorporated areas of Pierce County and operates a total of 

16 schools. The following K-12 schools are located within and serve the City of Sumner:  

▪ Sumner High School  

▪ Sumner Middle School  

▪ Daffodil Valley Elementary  

▪ Maple Lawn Elementary  

▪ Sumner Early Learning Center  

▪ Elhi Hill Program 

The Sumner Early Learning Center serves kindergarten students in the Daffodil Valley and Maple Lawn 

Elementary service areas and offers classrooms and playgrounds areas that are different from traditional 

educational facilities and encourage self-direction and exploration in students. Elhi Hill, located in 

downtown Sumner, provides an alternative learning experience for high school students. An inventory of 

the existing Sumner school facilities in shown in Exhibit 7-6.  

Exhibit 7-6: Sumner School Facilities  

School Site Size (Acres) Facility Size (SF) Capacity (Students) Year Built 

Sumner High School 26.83 186,888 1,260 1954 

Sumner Middle 
School 

23 107,194 722 1962 

Daffodil Valley 
Elementary 

12.7 48,035 481 2000 

Maple Lawn 
Elementary  

8.5 51,291 454 1952 

Sumner Early 
Learning Center 

3.65 35,290 168 2019 

Elhi Hill Program* 0.10 4,743 N/A 1958 

Source: Sumner-Bonney Lake School District Capital Facilities Master Plan, 2021-2027, 2021.  

According to the Washington State Office of the Superintendent of Public Instruction (OPSI), the Sumner-

Bonney Lake School District had a districtwide enrollment of 10,622 students for the 2022-23 school 

year, with the four Sumner schools accounting for 3,651 students. Enrollment and capacity figures are 

shown in Exhibit 7-7, Exhibit 7-8, and Exhibit 7-9. Sumner Middle School is the only school under its 

enrollment capacity. The Sumner-Bonney Lake School District Capital Facilities Plan includes enrollment 

projections based on a Demographic Study prepared for the District.  
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Exhibit 7-7: Sumner Schools Enrollment and Capacity 

School Capacity (Students) 2022-23 Enrollment 
(Students) 

Percent Over/Under 
Capacity 

Sumner High School 1,260 1,844 46% 

Sumner Middle School 722 681 -6% 

Daffodil Valley Elementary 481 492 0.2% 

Maple Lawn Elementary  454 634 40% 

Sumner Early Learning 
Center 

168 Unknown Unknown 

Elhi Hill Program N/A Unknown N/A 

Source: Enrollment: OPSI Report Card, 2023.  
Capacity: Sumner-Bonney Lake School District Capital Facilities Master Plan, 2021-2027, 2021.  

Notes:  Sumner Early Learning Center capacity does not include pre-K students (82 students).  
Daffodil Valley and Maple Lawn Elementary capacity includes capacity at the kindergarten level housed at 
Sumner Early Learning Center. 

Exhibit 7-8: Projected Student Enrollment, Sumner-Bonney Lake School District  

 2021 2022 2023 2024 2025 2026 Change 

Total 
Students 

9,823 10,085 10,322 10,507 10,599 10,739 1,105 

Note: Projections were calculated by Educational Data Solutions for a Demographic Study for Sumner-Bonney Lake 
School District 
Source: Sumner-Bonney Lake School District Capital Facilities Master Plan, 2021-2027, 2021.  

The Sumner-Bonney Lake School District maintains student generation numbers to determine the 

number of students that can be expected from new residential construction. These numbers are shown 

in Exhibit 7-9. Within the boundaries of the Sumner-Bonney Lake School District there are three large, 

master planned developments: Tehaleh, Falling Water, and Plateau 465. Housing construction in these 

developments has the potential to substantially increase enrollment in the District in both the short and 

long term, depending on how quickly the housing is developed. However, it is not expected that 

students from these new developments would be served by schools located within or primarily serving 

the City of Sumner.  
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Exhibit 7-9: Student Generation Rates, Sumner-Bonney Lake School District  

School Type Single Family Multifamily 

Elementary School 0.403 0.095 

Middle School  0.140 0.043 

High School 0.099 0.033 

Source: Sumner-Bonney Lake School District Capital Facilities Master Plan, 2021-2027, 2021.  

The Sumner-Bonney Lake School District Board of Directors, in association with local jurisdictions, 

establishes impact fees for new residential construction. Impact fees are a means of collecting funds to 

meet the “unhoused student need” and provide funds to accommodate growth and demand for school 

facilities. Impact fees ensure that new development pays for fair share proportional amount of the costs 

incurred by the school district for expanding new facilities and new construction. The impact fee charged 

is based on the costs for providing the additional space and the projected number of students in each 

new residential unit. The current impact fee is $3,575.61 for a single-family residence and $1,818.07 for a 

multifamily residential unit. 

The Sumner-Bonney Lake School District’s strategy to meet future demand includes system upgrades to 

replace aging infrastructure, improvements to existing facilities to better meet District needs, creation of 

new classroom space, acquisition of land for a future elementary and middle school, full buildout of the 

Sumner High School Master Plan, and additional capacity and upgrades at Bonney Lake High School. 

In recent years, the Sumner-Bonney Lake School District has completed or begun construction on many 

of the 2016 capital bond projects, including:  

▪ The new Tehaleh heights Elementary School opened in 2018. 

▪ The Emerald Hills Elementary Replacement project was completed in 2020.  

▪ The Sumner Early Learning Center opened in 2019.  

▪ Upgrades to Bonney Lake High School were completed in 2019 and include a new Performing Arts 

Center, interior improvements, safety/security improvements, and improvements to the athletic field.  

▪ The athletic fields at Sumner, Lakeridge, and Mountain Middle Schools were upgraded with new 

synthetic turf.  

▪ Security upgrades were installed at Crestwood, Liberty Ridge, and Daffodil Valley Elementary 

Schools. 

▪  Improvements to Mountain View Middle School, including new classrooms and support facilities, 

upgraded security measures, new floors, and reconfigured parking and drop off areas are expected 

to be completed in the 2022-2023 school year, and   

▪ The District is undertaking a project for a complete replacement of Sumner High School, which 

broke ground in 2021. 
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Dieringer School District  

The Dieringer School District includes three schools: Lake Tapps Elementary School, Dieringer Heights 

Elementary School, and North Tapps Middle School and provides a K-8th grade education. The majority 

of Dieringer School District #343 is located in unincorporated Pierce County. The District is bounded by 

the White River to  the east, the Stuck River on to the west, the City of Auburn to the north, and the cities 

of Bonney Lake and Sumner to the south. The District covers approximately 5.5 square miles. During the 

2022-23 school year, the Dieringer School District had a total enrollment of 1,444 students. Lake Tapps 

Elementary School is over capacity and Dieringer Heights Elementary School and North Tapps Middle 

School are near capacity (Exhibit 7-10). The Dieringer School District serves the northeast Sumner city 

limits along East Valley Highway. 

The Dieringer School District establishes student generation rates for the purposes of facility planning, 

see Exhibit 7-11. 

Exhibit 7-10: Dieringer School District – Enrollment  

School Capacity 2022-23 
Enrollment  

Percent 
Over/Under 
Capacity 

Lake Tapps 
Elementary School 

357 451 26% 

Dieringer Heights 
Elementary School 

508 472 -7% 

North Tapps Middle 
School 

536 521 -3% 

Source: Enrollment: OPSI Report Card, 2023.  

Exhibit 7-11: Student Generation Rates, Dieringer School District   

School Type Single Family Multifamily 

Elementary School 0.322 0.172 

Middle School  0.13 0.07 

Source: Dieringer School District Capital Facilities Plan, 2021-2026, 2020.  

7.2.4 Parks 

Sumner currently manages 28.6 acres of parks and several trails (see 

Exhibit 7-12 and Exhibit 7-14). The City has adopted levels of service (LOS) for different amenity types 

(Exhibit 7-13) in the 2018 Parks and Trails Plan. There is also an LOS for amount of investment in the 

parks system ($1,060 per capita in 2017) that can be adjusted periodically to account for system value, 

inflation, or annexation. The City currently collects a Park and Trails Mitigation Fee to address level of 

investment per capita. Adoption of the fee by the City Council is done under a separate action from the 

Page 638 of 949



March 2024  ▪  Draft EIS Ch. 7 ▪ Public Services and Utilities 

7-12 

Capital Facilities Plan. A level of service for access and distribution is also defined (resident properties 

are located within ¼ mile of a Sumner park accessible by pedestrian or bicycle facilities). This LOS is 

analyzed as part of the Parks and Trails Plan. 

There are also four school district recreation facilities in Sumner. The Senior Center is owned by the City 

of Sumner who contracts with an independent vendor to provide a range of programs and activities for 

adults 55 and older. The Sumner Library, managed by Pierce County Library District, provides activities 

and meeting rooms to the public. The Gordon Family YMCA is a fitness center and also a community/arts 

center; the City has a service agreement with the YMCA to provide some fitness/recreation services. 

The Parks and Trails Plan includes an inventory, vision and needs, a system plan, and a capital facility 

plan. The plan is currently undergoing an update that is expected to be completed in 2024. 

Exhibit 7-12: Parks and Trails in Sumner 

Park Areas and Facilities Acres No. of Sites 

Improved Community Parks 10.2 4 

Loyalty 3.3  

Seibenthaler 2.3  

Reuben Knoblauch Heritage 0.7  

Rainier View Park 3.9  

Unimproved Community Parks 15.4 3 

Riverbend Park 11.0  

Salmon Creek Park 4.2  

Qunell Property 0.2  

Regional Parks 7.0 1 

Bill Heath Sports Complex 7.0  

Special Use Area 0.4 1 

Lucy B Ryan Park 0.4  

Total City Park Land 28.3 7 

Other City Recreation Facilities 

Library 

Senior Center 

1.5 

0.5 

1.0 

2 

School District Recreation 
Facilities 

73.8 4 

Source: 2018 Sumner Parks and Trails Plan; City of Sumner, 2023. 
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Exhibit 7-13: Existing Parks and Recreation Facilities and LOS 

Activity  Required LOS Existing Number 

Active Recreation 
Facilities 

1/1,700 9 

Informal Recreation 
Facilities 

1/1,500 10 

Trails 1/1,600 9.3 

Parks 1/500 28.6 

Source: 2018 Sumner Parks and Trails Plan. 
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Exhibit 7-14: Sumner Parks and Trails (2018) 

 

Source: Sumner Parks and Trails Plan 2018; BERK, 2017. 
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7.2.5 Utilities 

Sewer 

The information in this section is based on the 2020 Sanitary Sewer Comprehensive Plan (Sanitary Sewer 

Plan), which is based on projections for a 20-year period to 2038, and the 2009 Wastewater Treatment 

Plant Capacity Increase Analysis. The Sanitary Sewer Plan analyzes the City’s collection system, identifies 

any system deficiencies for existing and future flow conditions, and provides recommended 

improvements and cost estimates. In preparing the plan, the City’s wastewater collection system was 

analyzed for existing and future capacity. The City has operated a sanitary sewer system since 1927 and a 

wastewater treatment plant since 1957. The City’s sanitary sewer service area encompasses 

approximately 4,090 acres and includes the Sumner city limits, as well as portions of the Sumner UGA. As 

of 2020, the City owns and operates a collection system that includes 7.4 miles of force mains, 52.4 miles 

of gravity sewer, and 16 pump stations (Exhibit 7-15). The service area is divided into 18 basins to 

analyze capacity needs. Delineation of basins is based on existing sewer service and topography. The 

boundaries of the service area and its constituent basins are shown in Exhibit 7-16, along with the 

existing collection system for sanitary sewer.  
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Exhibit 7-15: Sewer System 

 

Source: City of Sumner, 2023; Parametrix, 2023 
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Wastewater Treatment Plant  

The wastewater treatment plant (WWTP) is located at 13114 63rd Street E, at the confluence of the 

Puyallup and White (Stuck) rivers (Exhibit 7-15). The WWTP provides sanitary sewer treatment to all of the 

current plan area, as well as the City of Bonney Lake. The City of Sumner owns and operates the plant 

and has an Intergovernmental Agreement to accept waste from the City of Bonney Lake. Areawide, the 

WWTP collects waste from 15+ square miles, serves 28,700 residents, processes 860 million gallons of 

flow annually (391 million from Sumner and 469 million from Bonney Lake), treats 2.8 million pounds of 

solids, removes 98.2% of solids, and gives away 338 tons of biosolid to gardeners, as described in the 

2018 Sumner Regional Wastewater Treatment Facility Annual Report. The WWTP is a secondary 

treatment facility and discharges treated effluent to the White (Stuck) River. The last major upgrade to the 

WWTP occurred in March 2016. Capacity measurements for treatment plants include wastewater flow 

(measured in gallons per day) and organic influent loadings (or solids). Per the City’s Sanitary Sewer Plan, 

the most common measurements of organic loadings are 5-day biochemical oxygen demand (BOD5) 

and total suspended solids (TSS). As of 2020, the permitted capacity of the WWTP is : 

▪ Maximum Month (Design Flow): 6.10 million gallons per day (mgd) 

▪ Peak Day Flow: 11.66 mgd 

▪ Peak Hour Flow: 19.87 mgd 

▪ Influent 5-Day BOD5: 10,900 pounds/day 

▪ Influent TSS: 12,660 pounds/day 

As described in the Sanitary Sewer Plan, the City of Sumner maintains an agreement with the City of 

Bonney Lake which allows Bonney Lake to use up to 3.3 mgd of the plant’s maximum month flow 

capacity, while the remaining 2.8 mgd of the plant’s capacity is reserved for flows from the Sumner 

service area. 
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Wastewater Flow 

The City’s Sanitary Sewer Plan analyzed 2015-2017 wastewater flow data recorded at the WWTP to 

determine current wastewater flow characteristics. Average annual flow in Sumner from 2015-2017 was 

1.06 mgd, of which about 66% was assumed from residential flows and 34% from commercial/industrial 

flows. The Sanitary Sewer Plan compares this to population and employment data from 2016 (a 

residential sewered population of 10,251 and 15,313 employees) to develop the following residential 

and employee based per capita flows used to project future flows: 

▪ Residential per capita flow: 68 gpd/resident 

▪ Commercial and industrial per employee flow: 23 gpd/employee 

The Sanitary Sewer Plan uses the following peaking factors, determined by dividing the measured 

maximum month (1.71 mgd), peak day (3.67 mgd), and peak hour (3.60 mgd) flows by average annual 

flows: 

▪ Maximum month to annual average: 1.61 

▪ Peak day to annual average: 3.46 

▪ Peak hour to peak day in 2017: 1.27 

▪ Peak hour to annual average: 4.39 

The maximum month, peak day, and peak hour factors are related to the served population and typically 

these peak factors decline as the population increases. 

Infiltration and inflow were also considered in determining the peak day and peak hour flows throughout 

the system. Inflow is runoff entering the sewer directly, typically from storm sewer connections, basement 

sump pumps, roof drains, and submerged manholes. Infiltration occurs as groundwater leaks into the 

sewer system through cracked or broken pipes and manholes or through loose joints and connections. 

I/I rates ranged from 267 gpd/acre in 2016 to 641 gpd/acre in 2015.21 The Sanitary Sewer Plan uses the 

2015 rate of 641 gpd/acre for planning purposes because it was the highest over the analyzed time 

period. 

Assumed Population and Employment 

The Sanitary Sewer Plan considers projected wastewater flows through the years 2024 and 2038. 

Throughout the sewer service area that includes the city limits and portions of the UGA, the residential 

population planned for is 11,658 for 2024 and 13,146 for 2038. The Sanitary Sewer Plan assumes that by 

2038 all households within the service area will be sewered and that the sewered area (the area of all 

parcels and right-of-way adjacent to a sewer line) will include city limits and the entire UGA. Anticipated 

employment in the sewer service area is 18,917 for 2024 and 21,046 for 2038.  

Major Recent and Planned Improvements 

Funds were allocated in the City of Sumner’s 2023-2024 Biennial Budget to upgrade equipment and add 

weather protection to increase longevity, as well as perform major long-term maintenance on aeration 

basins and digesters at the WWTP. The City’s 2023-2024 Biennial Budget also includes funds to replace 

back-up generators that keep the WWTP working during power outages. In addition, funds are allotted 

Page 645 of 949



March 2024  ▪  Draft EIS Ch. 7 ▪ Public Services and Utilities 

7-19 

to receive full delegation of the Pretreatment Program currently under development to meet Washington 

State Department of Ecology requirements. 

The Sanitary Sewer Plan identified the following improvement projects for 2018-2024: 

▪ Many of the City’s pump stations will exceed their typical 25-year life expectancy of electrical and 

mechanical equipment and will require rehabilitation or replacement improvements. 

▪ The City is taking a proactive approach to keeping inflow and infiltration rates low and preserving 

the overall functionality of the collection system by funding a program to source to repair and 

replace problematic or deteriorated areas within the City’s sanitary sewer system. This also allows 

the maintenance crews to monitor the condition of the collection system and make 

recommendations for repairs and replacement, as needed. 

▪ A general budget was included for WWTP operation and maintenance improvements that may 

include roof replacements, painting, replacement of mechanical equipment, and replacement of 

electrical, instrumentation, and control equipment.  

▪ A general budget was included to repair or replace broken pipes, as needed. 

Level of Service (LOS) 

Policy 1.8. of the 2020 Comprehensive Plan’s Capital Facilities and Public Services Element directs the 

City to establish and provide for the sanitary sewer system LOS defined in the Sanitary Sewer Plan (City of 

Sumner, 2020). The Sanitary Sewer Plan establishes the following per capita flows to project future flows: 

▪ Residential per capita flow: 68 gpd/resident 

▪ Commercial and industrial per employee flow: 23 gpd/employee 

Water 

Information in this section is primarily based upon the 2020 Water System Plan (Water System Plan), 

which is based on projections for a 20-year period to 2038. The City water system service area covers 

approximately 6,300 acres, 1,500 of which lie outside city limits. The service area is adjoined by the 

Bonney Lake, Valley (Alderton-McMillin), Puyallup, Pacific, Mountain View–Edgewood, and Tacoma water 

districts. The City of Sumner has assumed the spring supply, water rights, and customers of the Fowler 

Mutual Water Company, located in northwest Sumner, and portions of the Webstone Water District 

located outside the City of Pacific. 
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Exhibit 7-16: Water Utility & Infrastructure 

 

Source: City of Sumner, 2023; Parametrix, 2024. 
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Exhibit 7-17: Aquifer Resources 

 

Source: City of Sumner, 2023; Parametrix, 2024. 
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Average Daily Demand 

Based on actual usage for years 2015 through 2017, the average per capita residential water usage for 

the three years was 72.73 gpd/resident, and this was used for residential demand projections. Also for 

the 2015-2017 period, average per employee water usage for the three years was 25.28 gpd/employee.  

Total annual use as of 2018 was estimated to be 1.75 million of gallons per day (mgd). The projected 

2038 amount is 1.96 mgd. The plan also extends to 2068 and has a range of 2.38 to 2.85 mgd annual 

use. 

Maximum Daily Demand 

Comparing maximum daily production to average demand for the period, the Water System Plan uses 

2.05 as the estimated peaking factor. 

Water Facilities 

Sumner’s water system includes about 90 miles of transmission mains (2 inches to 18 inches). The City 

currently has the rights to utilize up to eight potable water sources, including four springs (Sumner 

Springs, County Springs, Weber Springs, and Elhi Springs) and four wells (South Well, Central Well, 

Dieringer Well, and West Well) (see Exhibit 7-16 and Exhibit 7-17). The City’s water system currently has 

a physical source capacity of approximately 5.31 mgd and a storage capacity of approximately 5.40 

million gallons. 

Source Evaluation 

The Sumner water system has a current operational source capacity of approximately 3.59 mgd. Based 

on water demand projections, the instantaneous capacity of the existing City sources may be insufficient 

to meet the projected maximum day demand by the year 2038 if the City does not receive approval of 

future additional water rights for the Central Well to allow for the increased source capacity of 1.05 mgd 

with provisions to expand to 2.1 mgd.  

Assumed Population and Employment 

The Water System Plan considers projected water demand through the years 2028, 2038, and 2068 for 

purposes of long-range planning necessarily associated with planning for water rights acquisitions (BHC 

Consultants, 2020). Throughout the water service area that includes the city limits and a rural area to the 

south, the residential population planned is 12,321 for 2028 and is 13,343 for 2038 according to the 

Plan’s projections in 2020. The anticipated population for the year 2068 is also considered in the plan at 

16,946. Anticipated employment in the water service area is 18,064 for 2028 and 19,096 for 2038. By 

2068 this grows to 23,057.  

Major Recent and Planned Improvements 

The 2023-2024 City of Sumner Biennial Budget allocates funds to retrofit and recoat the South Tank and 

recoat the Sumner Spring Tank, as well as convert the City’s telemetry system to cellular and retire the 
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outdated monitoring system. The 2023-2024 Biennial Budget also includes funders to replace the 

chlorine analyzer and generator, and to manage vegetation in the watershed. In addition, city staff have 

indicated that capital projects completed in 2021-2022 involved the start of the 24th Street East 

relocation Project and new infrastructure, as well as advanced design for the Town Center, including the 

Cherry and Maple Utilities Projects. 

The following improvements were identified and recommended for implementation in 2018-2028 in the 

Water System Plan: 

The City plans to continue to expand the water system to service areas not adequately served by the 

distribution system as currently constructed. 

▪ Project D7 – Extend from 149th Avenue to East Valley Highway 

▪ Project D8 – East Valley Highway from Salmon Creek to CTI 

As significant City projects are constructed, the City will make improvements to realize efficiencies. 

▪ Project C1 – Bridge Street Bridge Replacement 

▪ Project C2 – Stewart Road Bridge Replacement 

▪ Project C3 – Lower White River Restoration Project 

▪ Project C4 – 64th & Sumner Tapps Highway 

▪ Project C5 – Operations Facility 

The proposed source and storage improvement projects address reliability. 

▪ Project S1 – Additional Water Rights Acquisition 

▪ Project S2 – Central Well Treatment Capacity Expansion 

▪ Project S3 – South Well Improvements 

▪ Project S4 – Dieringer Well Improvements 

▪ Project S5 – West Well Improvements 

▪ Project S6 – Sumner Springs Improvements 

▪ Project S7 – County Springs Improvements 

▪ Project ST1 – Earthquake Control Valves and Foundation Improvements 

▪ Project ST2 – Viewpoint BPS Improvements 

▪ Project ST3 – North Tank Improvements 

▪ Project ST4 – Viewpoint Tank Detention Pond 

▪ Project ST5 – Springs Tank Improvements 

Additional projects have been identified to increase the operational effectiveness of the system: 

▪ Project O&M1 – Hydrant and Isolation Valve Upgrades – 20 Years 

The following improvements were identified and recommended for implementation in 2029-2038 in the 

Water System Plan: 

▪ Many of the City’s existing lines are made of asbestos concrete (AC) and have reached the end of 

their design life. These water lines are proposed to be replaced as significant repairs are made, leaks 

Page 650 of 949



March 2024  ▪  Draft EIS Ch. 7 ▪ Public Services and Utilities 

7-24 

are found on a segment, in coordination with street improvements, or as needed due to inadequate 

sizing. For example, the City has a plan to replace existing AC and small steel pipes through Project 

D5 Water Main Replacement Program.  

▪ The City has filed application G2-30534 to increase the approved combined withdrawal rate from 

the West, South, and Central Wells in order to have sufficient production capacity to meet the 

projected maximum day demand beyond the year 2038. Although the City is currently in the 

application review and approval process, the City plans for Project S2 Central Well Treatment 

Capacity Expansion, which doubles the production capacity of the Central well and is pending 

acquisition of the additional water rights.  

Level of Service 

The City of Sumner adopted the following LOS standards for the water system in Policy 1.6.1 of the 

Comprehensive Plan’s Capital Facilities and Public Services Element. 

▪ Residential Demand: 60.3 gpd/capita 

▪ Employee Demand: 58.3 gpd/employee plus 252,000 gpd 

While included in the 2020 Comprehensive Plan, the policies have not been updated since the adoption 

of the 2020 Water System Plan. This DEIS includes analysis based on the Water System Plan: 72.73 

gpd/resident and 25.28 gpd/employee. 

Stormwater 

The information in this section is based on the City of Sumner 2011 Stormwater Comprehensive Plan 

Update (2011 SWCP) (Parametrix Inc. 2011), which is an update to the City of Sumner Stormwater 

Comprehensive Plan adopted in 1992 (1992 SWCP), the City of Sumner 2020 Stormwater Capital 

Improvement Plan (Parametrix Inc. 2020), and the Pierce County 2023 Comprehensive Flood Hazard 

Management Plan (Pierce County, 2023) and is incorporated in this analysis by reference.  

Sumner is located in the valley where the White River flows into the Puyallup River and within the middle 

reach of the Puyallup River, which acts as a transitional zone between the more urbanized lower reach 

and rural upper reach (Pierce County, 2023). The valley has historically been drained to lower the natural 

water table, control flooding, and create land that was more conducive for agriculture. As more intensive 

commercial/industrial and residential development has occurred, expansion of the stormwater system 

has been necessary to collect and convey stormwater to the rivers and to prevent flooding.  

The purpose of the Stormwater Plan has been to project the capacity infrastructure needs and address 

current problems with the stormwater system. Changes in state and federal water quality regulations, 

stormwater retention and detention standards, and other parameters have an effect on the overall 

system as well as accurately anticipating what type of growth will occur.  

Stormwater Modeling  

The 1992 SWCP identified 44 drainage basins that generate and affect stormwater flows within the city 

limits. These basins were further divided into 115 subbasins, as shown in Exhibit 7-18. 
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Exhibit 7-18: Stormwater Subbasin Boundaries 

 

Source: City of Sumner, 2023; Parametrix, 2023. 
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The majority of these basins were modeled in 1992 for the 25-year, 24-hour event and the 100-year, 24-

hour event using Type 1A precipitation distribution. Hydrologic modeling data was subsequently used to 

complete hydraulic modeling of the Sumner stormwater infrastructure to determine system deficiencies 

and identify potential capital improvement projects. The results of the modeling are contained in the 

1992 Stormwater Comprehensive Plan.  

The 2004 Stormwater Comprehensive Plan (2004 SWCP) update included remodeling up to four of the 

subbasins because of a significant change of land use designation (i.e., an increase in allowable 

development density) between 1992 and present. Remodeling based on the 2004 land use map and 

allowable densities showed there was no significant increase in allowable density for developable areas 

located within the city limits over what was modeled in 1992.  

The modeling in 1992 assumed average densities for Low Density Residential (LDR) and Medium Density 

Residential (MDR) zones: one dwelling unit per acre (approximately 15% impervious surface area) and 

four dwelling units per acre (approximately 42% impervious), respectively. These density assumptions 

are too low for new development based on the minimum lot sizes currently allowed in LDR and MDR 

zones. Based on the current allowable lot sizes, density assumptions of 40% for LDR and 35% for MDR 

are more appropriate (City of Sumner 2023). Although the densities assumed for inputs in the 1992 

hydrologic modeling are not suitable for current development trends, they were appropriate for 

development occurring before and at the time the modeling was conducted. A majority of the capital 

improvement projects proposing upsizing existing conveyance as part of the 2004 planning is in the 

“Old Town” portion of Sumner, so previous modeling is still applicable.  

Modeling conducted during preliminary regional facility sizing for the capital improvement section of the 

2011 SWCP was completed using the Western Washington Hydrology Model and the basin 

characteristics and model inputs presented in the 1992 SWCP, with the exception that the LDR and MDR 

density assumptions were revised to more accurately represent current development trends. The 

modeling results for preliminary regional facility sizing are included in the 2011 SWCP. 

Stormwater Requirements  

Stormwater requirements for the City are included in Chapter 13.48 of the Sumner Municipal Code, 

Stormwater Management Regulations.  

The 2011 SWCP presents an overview of federal, state, county, and local regulations and policies that 

impact stormwater and surface water. Federal regulations include Clean Water Act NPDES Stormwater 

Permits, Total Maximum Daily Loads (see Exhibit 7-19 for impaired waterbodies in the City of Sumner), 

Safe Drinking Water Act, Endangered Species Act, and Federal Emergency Management Agency. State 

regulations include Puget Sound Partnership Action Agenda, Hydraulic Project Approval, and Shoreline 

Management Act. County regulations include Stream Team, and Flood Control Hazard District. Local 

regulations include Surface Water Design, City of Sumner Comprehensive Plan, Critical Areas, and 

Development Regulations.  
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Exhibit 7-19: Impaired Water Bodies 

 

Source: Sumner, 2023; Parametrix, 2023. 
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Flood Hazard Areas 

Within the study area, there is a regulated 100-year floodplain for the White and Puyallup Rivers (Exhibit 

7-20). Any development, such as adding fill, within the floodway and floodplain may increase surface 

water elevations during flood events. This, in turn, could expand the area affected by floodwaters, unless 

mitigation measures are implemented to compensate for the increased elevations.  The City of Sumner 

currently implements the floodplain regulations required by the National Flood Insurance Program 

(NFIP) and through its Shoreline Master Program (SMP) and SMC Chapters 15.52 (Flood Hazard 

Protection). 

Land along the White River is largely developed. Some of this area is in the 100-year flood hazard area 

(Zone AE), but most is outside the 100-year flood hazard area and in the 500-year flood area (Zone X).  

Pierce County owns and maintains many levees along the lower White River within Sumner city limits. 

There is a history of flooding-related problems in the Middle Puyallup River and lower White River in 

Sumner. Identified recommendations include improvements to the levees and revetments to provide a 

100-yr level of protection within the City of Sumner, per the County’s 2023 Comprehensive Flood Hazard 

Management Plan. 
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Exhibit 7-20: Flood Hazard Areas 

 

Source: Sumner, 2023; Parametrix, 2023. 
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Low Impact Development   

The objective of Low Impact Development (LID) methods is to mimic the predeveloped site hydrology by 

using site design techniques that store infiltrate, evaporate, and detain runoff. Since every aspect of site 

development affects hydrologic patterns on the site, LID control techniques focus mainly on site 

hydrology. If LID techniques can be used, the net result will be to more closely mimic the watershed’s 

natural hydrologic functions. This can have a benefit to receiving waters by maintaining base flows, more 

closely approximating the natural conditions that are good for fish and wildlife using the streams and 

rivers.  

The City’s 2020 Comprehensive Plan promotes a sustainable growth pattern in support of VISION 2040 

and Pierce County Countywide Planning Polices, including its environmental policies promoting low 

impact development. These goals and policies are contained in the City’s 2020 Comprehensive Plan 

Environment Element, and include the following policies relevant to stormwater:   

▪ Policy 1.4.6 - Continue to be a leader in developing and implementing state-of-the-art stormwater 

management techniques including low impact development.  

▪ Policy 1.4.7 - Low impact development techniques will be encouraged for both private and public 

developments including retention of native vegetation, soil amendment, rainwater harvesting, 

pervious pavement and bio-retention. 

▪ Policy 1.4.8 - Incorporate low impact development principles and practices into the design, 

construction and operation of all city facilities and city-funded projects only when economically 

feasible. 

▪ Policy 1.4.9 - Work with residential and commercial developers to incorporate low impact 

development that preserves a site’s natural hydrologic functions and practices that protect native 

vegetation and soils, facilitate reuse of resources, such as reclaimed water, and reduce impervious 

surface. 

▪ Policy 1.4.10 - Identify and evaluate potential changes to land use development regulations and 

building codes to support and promote low impact development. 

▪ Policy 1.7.3 - Seek broad funding for stormwater system improvements. 

▪ Policy 1.7.4 - Coordinate with Pierce County on stormwater matters of common interest such as 

protection and preservation of water quality and resources in watersheds shared by both the City 

and County. 

▪ Policy 1.7.5 - Continue to implement storm drainage, erosion control and critical area ordinances to 

help reduce off-site impacts of development and protect stream channels, aquatic resources, habitat 

and wetlands. The regulations shall reflect the requirements and manuals of state and federal 

agencies as appropriate. 

▪ Policy 1.7.6 - Ensure that existing and future public and private stormwater and other water quality 

protection infrastructure is properly maintained and operated. 

▪ Policy 1.7.7 - Identify locations for regional surface water facilities in areas of anticipated 

redevelopment in Downtown. Promote the establishment of regional surface water management 

facilities to support infill development and preclude the need for individual on-site ponds and 
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facilities, provide development incentives, encourage efficient use of land, and reduce overall facility 

maintenance costs. 

▪ Policy 2.2.4. - Continue to implement wetland protection and stormwater management regulations 

to help mitigate flooding impacts to the community. 

▪ Policy 6.5 - Provide incentives for the use of low impact development techniques that will reduce 

impervious surfaces, provide for stormwater infiltration, and protect the natural environment and 

systems. Low impact development should be the preferred alternatives for new transportation 

projects. 

Some updates to these policies are proposed in the draft Comprehensive Plan (2024 periodic update) 

but low impact development; stormwater system funding; wetland, water quality, and habitat protection; 

and surface water management continue to be emphasized. 

The City of Sumner has adopted the following documents, per chapter 13.48.030 of the Sumner 

Municipal Code: 

▪ 2019 Washington State Department of Ecology Stormwater Management Manual for Western 

Washington;  

▪ Appendix 1, Minimum Technical Requirements for New Development and Redevelopment, of the 

2019-2024 Western Washington Phase II municipal stormwater permit; 

▪ 2012 Puget Sound Partnership Low Impact Development Technical Guidance Manual for Puget 

Sound together with any amendments or corrections; 

▪ City of Sumner Development Specifications and Standard Details, together with any amendments or 

corrections. 

▪ The City of Sumner requires that all applicants for residential, commercial, institutional and 

government agency projects implement LID strategies and practices in their stormwater site plan. 

LID standards and criteria are set forth in the manuals and the Sumner Development Specifications 

and Standard Details. 

Capital Improvement Projects    

The City’s 2020 Stormwater Capital Improvement Plan Update (2020 Plan Update) presents a summary 

of capital improvement projects proposed to alleviate existing and future infrastructure deficiencies and 

increase the water quality of stormwater discharged to receiving waters. The 2020 Plan Update was 

prepared to summarize projects previously completed and updated the Capital Improvement Projects 

(CIPs) to be carried forward based on updated City needs. The 2020 Plan Update documents previously 

identified projects that were either completed, no longer needed, or needed to be carried forward. The 

2020 Plan summarizes the status of the projects from the 2011 SWCP.   

The 2020 Plan Update includes a table summarizing each proposed capital improvement project, 

including priority, scheduled completion date, and estimated construction cost in 2091 dollars and at the 

time of completion, and a site map showing the locations of proposed projects. There are a total of 32 

capital improvement projects identified in the project list. The projects have been scheduled based on a 

high, medium, or low priority. Projects prioritized as high, medium, and low are scheduled for 

completion in 0 to 5 years, 5 to 10 years, and 10 to 20 years, respectively. The total estimated cost for 
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these projects at time of construction completion is $82,728,000, in 2019 dollars. The projects have been 

prioritized based on urgency and to balance the annual cost. The cost per year ranges from $833,000 to 

$26,363,000.  

Existing Conditions  

North Portion 

The North Portion of the city is currently heavily developed industrial area, some agricultural area, and 

some commercial area. There is also a resource protection area identified east of the White River. 

Stormwater is currently managed via stormwater infrastructure in the street system.  

East Portion 

The East Portion of the city is currently developed residential and commercial area and includes the East 

Sumner neighborhood and East Main St Design Strategy Area. Stormwater is currently managed via 

stormwater infrastructure in the street system and natural infiltration in open space areas.  

South Portion 

The South Portion of the city is currently developed residential area. Stormwater is currently managed via 

stormwater infrastructure in the street system and natural infiltration in open space areas.  

West Portion 

The West Portion of the city is currently heavily developed commercial and residential and includes the 

town center area. Stormwater is currently managed via stormwater infrastructure in the street system and 

natural infiltration in open space areas.  

Sumner UGA 

The Sumner UGA includes the areas described above and is currently developed commercial and 

residential area with some industrial uses and areas of undeveloped forest slopes, including publicly-

owned watersheds. Limited stormwater is currently managed via stormwater infrastructure in the street 

system and natural infiltration in open space areas. It is subject to the County’s stormwater management 

rules and plans. 

Power and Natural Gas 

Puget Sound Energy (PSE) provides both electric and natural gas services in Sumner1. PSE is the oldest 

local energy provider in Washington and maintains nearly 2,400 miles of electric distribution lines and 

nearly 2,500 miles of natural gas pipeline in Pierce County. While natural gas is considered a non-

essential utility, the Washington Utilities and Transportation Commission (WUTC) requires providers of 

electricity to provide service on demand in support of growth that occurs in their service areas. As such 

 
1 Puget Sound Energy’s contact address is 355 110th Ave NE, Bellevue, WA 98004 
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PSE conducts its own ongoing capacity planning process to ensure their power supply and infrastructure 

are adequate to meet anticipated future needs. 

Telecommunications 

Telephone service in Sumner is provided by CenturyLink (formerly Qwest Communications)2, who owns a 

main feeder line in Fryar Avenue in western Sumner and a primary feed line along the BNSF railroad that 

runs along the eastern boundary of the golf course property. CenturyLink commonly co-locates its 

facilities, including both underground and aerial lines, with the facilities of electric power providers, such 

as Puget Sound Energy. The BNSF right-of-way is also the location of a Sprint fiber optic line for high-

speed data transfer. Cellular phone service from a variety of providers is ready available on-demand 

throughout Sumner.  Sumner has adopted regulations and permit processes applicable to wireless 

facilities, particularly 5G services. Telecommunication providers, such as CenturyLink and Sprint, provide 

their services upon demand from consumers and engage in their own capacity planning processes to 

ensure that they have adequate facilities to accommodate future growth in their service areas. In 

addition, providers of essential utilities, such as landline telephone service, are required by the 

Washington Utilities and Transportation Commission (WUTC) to regularly evaluate the capacity of their 

facilities. 

7.3 Impacts 

7.3.1 Thresholds of Significance 

Impacts of the alternatives are considered significant if they would: 

▪ Fail to meet established levels of service under projected growth: 

 City Facilities. 1.13 s.f. per capita for general government (and proposed change to 1.36 s.f. 

per capita), 0.44 s.f. per capita for police (and proposed change to 294 s.f. per employee), and 

1.8 s.f. per capita for public works shops. 

 Police. Two commissioned officers per 1,000 population. 

 Parks. Levels of service for each facility type, as detailed above in Affected Environment. 

 Sewer. The Sanitary Sewer Plan standards of 68 gpd/resident and 23 gpd/employee, as well as 

the U.S. Census Bureau statistic of 2.47 persons/household for the City, are applied to each 

alternative. 

 Water. Fail to meet established levels of service under projected growth. The Water System 

Plan standards of 72.73 gpd/resident and 25.28 gpd/employee, as well as the U.S. Census 

Bureau statistic of 2.47 persons/household for the City, are applied to each alternative. 

 Stormwater. The stormwater pipe system shall be designed to convey and contain the peak 

runoff rate for the 25-year design storm. 

 
2 CenturyLink’s contact address is 120 Lenora St, Suite 502, Seattle, WA 98121 

Page 660 of 949



March 2024  ▪  Draft EIS Ch. 7 ▪ Public Services and Utilities 

7-34 

▪ Affect the ability of East Pierce Fire and Rescue to meet their established benchmarks for standards 

of coverage. 

▪ Exceed planned student capacity for Sumner-Bonney Lake School District and Dieringer School 

District. 

▪ Increase demand for energy or telecommunications infrastructure beyond the planning and service 

capabilities of providers. 

▪ Increase hard surfaces and fill, removal of vegetation, and flooding impacts. 

7.3.2 Impacts Common to All Alternatives 

City Facilities and Police 

Citywide 

Under all alternatives, the City of Sumner and its UGA will see population, job, and housing growth, 

which will impact city facilities and police. 

The need for general government facilities in 2044, with the adopted LOS of 1.13 square feet per capita, 

will increase to between 18,000 and 20,000 square feet to serve the city population. To serve both the 

city and the UGA, this would increase to between 21,000 and 23,000 square feet. The current facility area 

is 14,577 square feet. Under all alternatives, the city will need to add more square footage to meet the 

adopted LOS. This need would be even higher with the proposed change to an LOS of 1.36 square feet 

per capita. With this higher LOS, the city would have to provide a total of 21,000 - 24,000 square feet by 

2044 to meet city population needs, and 25,000 - 28,000 square feet if serving the city and UGA. 

Public works shops would need between 28,000 and 31,200 square feet to meet the adopted LOS for 

the 2044 city population, compared to 17,136 square feet of existing area. If the City were to annex the 

UGA, this need would increase to 33,400-36,600, depending on the alternative. 

To serve the city population in 2044 and maintain the adopted LOS (0.44 square feet per capita), police 

facility needs will be between 6,800 and 7,600 square feet. If the city were to annex the UGA in the 

planning period, the need would be between 8,200 and 9,000 square feet, exceeding the existing 7,700 

square-foot facility. This need would be higher if the proposed LOS of 294 square feet per employee 

were adopted: a total of 12,000 - 13,000 s.f. to serve the city population or a total of 14,000 - 15,000 s.f. 

to serve the city and UGA in 2044. 

There are currently 21 police officers in Sumner. Under all alternatives, the need for officers in 2044 will 

reach 31-35 officers to achieve the adopted LOS for the city population (two commissioned officers per 

1,000 population). If Sumner were to annex the UGA in the planning period, the need would be 37-41 

officers, depending on the alternative. 

North Portion 

Under all alternatives, most of the city’s job growth is expected to occur in the MIC, which is located in 

the North Portion. This could increase demands on city facilities, such as general government facilities 
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and Public Works shops, and police services. A small amount of housing growth is also expected in the 

North Portion, outside of the MIC, in all alternatives. 

East Portion 

The East Portion will see job and housing growth across all alternatives. This includes growth in the East 

Sumner neighborhood. Growth in the East Portion would likely lead to more demand for government 

facilities and police services.  

South Portion 

The South Portion, compared to other parts of the city, is expected to see minimal housing growth and 

no job growth under the alternatives. Impacts to city facilities, such as general government facilities and 

Public Works shops, and police services are expected to be minimal. 

West Portion 

The West Portion, which contains the Town Center, will see an increase in jobs and housing in all 

alternatives. This is likely to lead to more demand for city facilities, such as general government facilities 

and Public Works shops, and police services.  

Sumner UGA 

The Sumner UGA will see slight job and housing growth across the alternatives, leading to minimal 

increases in demand for city facilities, such as general government facilities and Public Works shops, and 

police services. 

Fire and Emergency Medical Services 

Citywide 

Under all alternatives, housing growth and population growth are expected, which will increase fire and 

EMS dispatches. The total number of calls for East Pierce Fire and Rescue (EPF&R) is expected to 

increase linearly with an increase in population. Data from 2021 shows that Station 113, which serves the 

majority of the City of Sumner and the UGA had 2,850 dispatched responses. Station 113 had 2,970 total 

incident responses and Medic 113 responded to 2,713 calls for service. These responses include 

dispatches to support other EPF&R stations and service areas outside of Sumner. If call volume increases 

at the same rate that population increases, EPF&R can expect 4,184 to 4,589 total dispatched responses, 

4,360 to 4,782 Ladder 113 incidents, and 3,983 to 4,368 Medic 113 calls for service per year depending 

on the alternative (Exhibit 7-21). 

Exhibit 7-21: Fire and EMS Projected Annual Calls 

Dispatch Current 

(Pop. 12,639 City + UGA) 

Alternative 1 

(Pop. 18,555 City + UGA) 

Alternatives 2 and 3 

(Pop. 20,351 City + UGA) 

General 2,850 4,184 4,589 
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Dispatch Current 

(Pop. 12,639 City + UGA) 

Alternative 1 

(Pop. 18,555 City + UGA) 

Alternatives 2 and 3 

(Pop. 20,351 City + UGA) 

Ladder 113 2,970 4,360 4,782 

Medic 113 2,713 3,983 4,368 

Source: East Pierce Fire and Rescue 2021; BERK 2023. 

Other stations that partially support the service area include Station 114 (West Tapps Station) and Station 

122 (Boat House Station). These stations support the East Hill UGA and apparatus inventory for each of 

these stations can be found in Exhibit 7-22.  

Exhibit 7-22: Additional Fire and EMS Stations Serving Sumner UGA 

Station  Apparatuses Minimum Personnel Notes 

Station 114 (West Tapps) 1 Engine Unit 

1 Medic Unit 

3 Serves the North half of Lake 
Tapps and East Hill UGA 

Station 122 (Boat House) 1 Pontoon Rescue Boat 0 This station is not staffed and is 
used as a storage and dispatch 
station for Marine 122-Rescue 
Boat. 

Source: East Pierce Fire and Rescue 2021; BERK 2023. 

While Stations 122 and 114 support the East Hill UGA, Station 113 serves a vast majority of the service 

area based on EPF&R service areas. Station 113 is therefore responsible for maintaining levels of service 

in Sumner and the possible future incorporated UGAs. Population and associated dispatch are 

anticipated to increase to 145%-160% of current level, additional personnel and equipment beyond the 

existing minimum will be required at Station 113 as determined by EPF&R Unit and Response 

Benchmarks. The station currently has capacity for 4 additional personnel per shift (capacity for 9 staff 

per shift), which would support an additional apparatus to dispatch in the service area.  

The 2022 Annual Report by EPF&R also cites that the aging population in the City of Sumner and the 

UGA will result in a higher demand for EMS dispatch relative to fire dispatch as citizens aged 65 and 

older tend to call for advanced life support and basic life support at a rate 2-3 times higher than those 

younger than 65.   

North Portion 

Under all alternatives, most of the city’s job growth is expected to occur in the MIC, which is located in 

the North Portion. This could increase demands on fire and EMS services. A small amount of housing 

growth is also expected in the North Portion, outside of the MIC, in all alternatives. 
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East Portion 

The East Portion will see job and housing growth across all alternatives. This includes growth in the East 

Sumner neighborhood. Growth in the East Portion would likely lead to more demand for fire and EMS 

services, particularly growth located on the forested slopes in the WUI area.  

South Portion 

The South Portion, compared to other parts of the city, is expected to see minimal housing growth and 

no job growth under the alternatives. Impacts to fire and EMS are expected to be minimal. 

West Portion 

The West Portion, which contains the Town Center, will see an increase in jobs and housing in all 

alternatives. This is likely to lead to more demand for fire and EMS services. 

Sumner UGA 

The Sumner UGA will see slight job and housing growth across the alternatives, leading to minimal 

increases in demand for fire and EMS services. 

Schools 

Under all alternatives, housing growth is expected to result in more students, impacting school capacity. 

Exhibit 7-23 shows estimated student growth based on the housing capacity in each school district and 

each school district’s assumed student generation rates.  

Exhibit 7-23: School Student Growth (from City of Sumner growth) 

District Alternative 1: 
Additional Students 

 

Alternative 2 
Additional Students 

 

Alternative 3 
Additional Students 

 

Sumner-Bonney Lake 
School District  

513 995 998 

Elementary School  302 601 603 

Middle School   121 228 228 

High School  90 166 166 

Dieringer School District  7 35 31 

Elementary School  5 25 22 

Middle School   2 10 9 

Source: Sumner-Bonney Lake School District 2022; Dieringer School District 2021; Sumner 2023; BERK 2023. 
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Sumner-Bonney Lake School District 

All alternatives would result in a greater number of students in the district. With growth in the city and 

UGA, the Sumner-Bonney Lake School District could see a total of between 513 and 998 new students, 

depending on the alternative. This could include between 302 and 603 elementary school students, 121-

228 middle school students, and 90-166 high school students. As shown in Exhibit 7-7, all Sumner-

Bonney Lake School District schools located in the City of Sumner are over or nearing capacity (as of the 

2022-23 school year). Since all alternatives add new students to the District, it is likely the schools located 

in Sumner will further exceed their capacities.  

Dieringer School District 

Under all alternatives, the Dieringer School District would serve more students than it does currently. 

New students could be between 7 and 31, depending on the alternative. This could include between 5 

and 22 elementary students and 2 to 9 middle school students. 

Parks 

Under all alternatives, Sumner parks and trails would serve more people than they do currently. Current 

levels of service established in the 2018 Parks and Trails Plan for each amenity can be found in Exhibit 

7-24 as well as whether or not current inventory will be sufficient for each proposed alternative. While no 

current deficiencies are present, future deficits are expected for active recreation facilities, informal 

recreation facilities, trails, and parks based on the 2044 city and UGA population under each alternative. 
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Exhibit 7-24: Existing Parks Facilities and Minimum Facilities at Current LOS (rounded) 

Activity  Req’d LOS  Exist. #  2022         
City 

Minimum 
Facilities  

2044 Alt 1 
City + UGA  

Minimum 
Facilities  

2044 Alts 2 & 
3 

City + UGA  

Minimum 
Facilities  

Active Recreation 
Facilities 

1/1,700 9 6 11 12 

Informal Recreation 
Facilities 

1/1,500 10 7 12 14 

Trails 1/1,600 9.3 6.8 11.6 12.7 

Parks 1/500 28.6 21.6 37.1 40.7 

Source: Sumner Parks and Trails Plan 2018; BERK 2023. 
Notes: Bolded numbers indicate a facility deficit. 

North Portion 

Substantial job growth in the MIC could lead to more demand for parks and recreation services for 

workers, however, housing growth is expected to be minimal in the North Portion. The 2015 Parks and 

Trails Plan identifies the MIC as an area that is already less well served by parks than other parts of the 

city. 

East Portion 

The East Portion will see job and housing growth across all alternatives. This includes growth in the East 

Sumner neighborhood. Growth in the East Portion could increase demand for parks and recreation 

services. 

South Portion 

The South Portion is expected to see some housing growth, but it is not a growth focus area. This area 

will have no job growth under the alternatives. Impacts to parks and recreation are expected to be 

minimal. 

West Portion 

The West Portion, including the Town Center, will see housing and job growth in all alternatives, leading 

to more demand for parks and recreation services in this area. 

Sumner UGA 

The Sumner UGA will see some job and housing growth, but this growth is minimal compared to City 

growth. The UGA is not currently within Sumner’s parks official service area, however, UGA residents may 
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still use Sumner parks. Some increases to demand on nearby Sumner parks would be expected but 

would likely be minimal. 

Sewer 

Citywide 

WWTP FLOWS  

Increased population and employment under all alternatives would increase wastewater flows in the city 

and UGA, requiring conveyance and treatment, thus placing greater demand on the City’s wastewater 

collection system. The Sanitary Sewer Plan assumes that by 2038 all households within the service area 

will be sewered and that the sewered area will include city limits and the entire UGA (BHC Consultants, 

2020). The Sanitary Sewer Plan does not anticipate the WWTP will reach its average annual flow, 

maximum month flow, peak day flow, or peak hour flow capacity by 2038. There is also a possibility that 

by 2044, the WWTP might still not have reached its capacity for these flow parameters, as influent 

wastewater flows have grown more slowly than originally predicted (BHC Consultants, 2020, pp. 8-2, 8-

3). Projected 2038 influent flows for the City of Sumner are compared to Sumner’s portion of the WWTP’s 

rated capacity in Exhibit 7-25. 

Exhibit 7-25 Existing and Projected WWTP Sumner Influent Flows (mgd) 

 Average 
Annual Flow 

Maximum 
Month Flow 

Peak Day Flow Peak Hour Flow 

WWTP Rated Capacity1 4.27 6.10 11.66 19.87 

Sumner Allocated WWTP Capacity2 1.74 2.80 6.02 7.64 

Existing 2016 Flows 1.06 1.71 6.67 4.66 

Year 2024 Flows 1.23 1.86 3.93 5.00 

Year 2038 Flows 1.53 2.32 4.38 5.56 

2038 Surplus/(Deficit) Based on 
Sumner’s Allocated Capacity 

0.21 0.48 1.64 2.08 

1 The rated WWTP capacity numbers are taken from the City of Sumner Wastewater Treatment Facility Final 
Comprehensive Facility Plan Addendum No. 2 approved by Ecology. They have not been incorporated in the 
Facility’s NPDES permit yet but are anticipated to be adopted soon. 2 The maximum month flow of 2.8 mgd is the 
only specified capacity for Sumner stated within the WWTP Operating Agreement between the Cities of Sumner 
and Bonney Lake. Other values are interpolated using the peaking factors for flow established within Chapter 6 of 
the 2020 Sanitary Sewer Comprehensive Plan for purposes of illustrating hydraulic adequacy of the existing WWTP 
to meet future projections.  
Sources: Sumner Sanitary Sewer Plan, 2020; BERK, 2020.  

Based on the per capita flow rates from the Sanitary Sewer Plan (68 gpd/resident and 23 gpd/employee), 

the total additional maximum month flow for residents and employees (using the peaking factor of 1.61 

established in the 2020 Plan) is approx. 0.73 mgd from Alternative 1and 0.93 mgd from Alternatives 2 

and 3 by 2044. It may be possible that the anticipated deficit can be accommodated through regular 
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monitoring and capital planning for all alternatives. The Capital Facility Plan Element of the 

Comprehensive Plan and associated Sanitary Sewer Plan is updated every 6 years, and the City’s next 

Comprehensive Plan periodic review is due in 2030, and every eight years thereafter. 

As Bonney Lake anticipates more rapid growth of its sewer service area than Sumner in the future, 

another plant expansion might become necessary and would likely be funded heavily by Bonney Lake. In 

anticipation of this need, the Wastewater Treatment Plant Phase III Feasibility Study was completed in 

2016 and examines a service area that includes the city limits and the entire UGA. This study concluded 

that a maximum month WWTP capacity of 9.2 mgd was achievable on the current site. At such a time that 

influent flows necessitate the initiation of another expansion, the agreement would need to be updated 

to reallocate new capacity shares, per the Sanitary Sewer Plan. 

WWTP BOD5 and TSS Loading  

Per the Sanitary Sewer Plan, with the completion of the WWTP expansion in 2016, the WWTP has 

sufficient capacity to accommodate projected influent 5-day BOD5 and TSS loads through 2038. The 

2038 projected maximum month influent loadings to the WWTP are 8,620 pounds/day for 5-day BOD5 

and 9,400 pounds/day for TSS, approximately 2,280 and 3,260 pounds/day less than the respective 

permitted capacities 

North Portion 

Increased demand for sewer services will occur under all alternatives as housing and job growth occurs 

in the North Portion. Job growth, in particular, will add substantial demand in the MIC area. While 

projected wastewater flows and associated BOD5/TSS loading generated from the North Portion would 

vary based on population and employment, overall flows are similar and would be processed at the 

WWTP regardless of where they are generated. 

East Portion 

All alternatives add housing and job growth in the East Portion, including the East Sumner 

neighborhood, which would require improvements to the collection and conveyance infrastructure, 

especially under Alternatives 2 and 3. Projected wastewater flows and associated BOD5/TSS loading 

generated from the East Portion would be processed at the WWTP.  

South Portion 

While the South Portion is not a focus area for growth, some housing growth will occur under all 

alternatives and increase demand on the wastewater system. Overall demand on the City’s wastewater 

system from the South Portion is anticipated to remain fairly consistent compared to the other portions of 

the city. While projected wastewater flows and associated BOD5/TSS loading generated from the South 

Portion would vary slightly based on population and employment, overall flows would be processed at 

the WWTP. 

Page 668 of 949



March 2024  ▪  Draft EIS Ch. 7 ▪ Public Services and Utilities 

7-42 

West Portion 

Housing and job growth in the West Portion will occur under all alternatives, with an emphasis on the 

Town Center, and require planned improvements to the collection and conveyance system. This is 

especially true for Alternatives 2 and 3, which add more growth than Alternative 1. Projected wastewater 

flows and associated BOD5/TSS loading generated from the West Portion would be processed at the 

WWTP. 

Sumner UGA 

Some housing and job growth will occur in the UGA under all alternatives, placing additional demand on 

the wastewater system. 

Water 

Citywide 

The 2020 Water System Plan notes that existing City sources may be insufficient to meet the projected 

maximum day demand by the year 2028 if the City does not receive approval of the additional water 

rights for the Central Well to allow for the increased source capacity of 1.01 mgd. Under all alternatives, 

increased population and employment would result in increased demand for water service, placing 

additional load on the current water supply system. Overall demand placed on the City’s water system is 

similar regardless of where the growth occurs. 

Average 2044 daily water demand for each alternative is estimated using factors in the Water System 

Plan (72.73 gpd/resident and 25.28 gpd/employee). Using the peaking factor of 2.05 established in the 

Water System Plan, the total additional maximum daily water demand for residents and employees is 

approx. 1.01 mgd from Alternative 1and 1.27 mgd from Alternatives 2 and 3 by 2044. Since the Water 

System Plan anticipates growth to 2068 and associated strategies and investments, it is possible that the 

DEIS growth assumptions may be accommodated. Growth timing can be addressed through regular 

monitoring and capital planning, as the Water System Plan is updated every 6-10 years. 

North Portion 

Increased water demand will occur under all alternatives as housing and job growth occurs in the North 

Portion. Job growth in the MIC in particular will add substantial demand.  

East Portion 

All alternatives add housing and job growth in the East Portion, including the East Sumner 

neighborhood, which will require planned improvements to the water system. This is especially true for 

Alternatives 2 and 3, which add the most housing growth in the East Portion and may require 

improvements beyond what is already planned. 
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South Portion 

While the South Portion is not a focus area for growth, some housing growth will occur under all 

alternatives, increasing demand on the City’s water system. Overall demand on the City’s water system 

from the South Portion is anticipated to remain fairly consistent compared to the other portions. 

West Portion 

Housing and job growth will occur in the West Portion under all alternatives, with an emphasis on the 

Town Center. Improvements to the water system will be needed to support development and growth. 

This is particularly true for Alternatives 2 and 3, which may require improvements beyond those already 

planned. 

Sumner UGA 

Some housing and job growth will occur in the UGA under all alternatives, resulting in increased 

demands on the water system. 

Stormwater 

Citywide 

Additional growth and development will increase the amount of impervious surfaces and the level of 

stormwater runoff under all of the alternatives.  In general, growth and development may require the 

expansion of stormwater infrastructure, and will require the maintenance, repair, or replacement of 

existing infrastructure facilities. The resulting higher stormwater peak flows can overwhelm roadways and 

stormwater infrastructure, leading to flooding, erosion, and potential property damage. New stormwater 

facilities will need to comply with current stormwater regulations and quality standards and the increased 

development can result in poorer stormwater quality, requiring additional treatment measures to protect 

local water bodies from pollution  

The Pierce County 2023 Comprehensive Flood Hazard Management Plan identified, policies, programs, 

and projects to reduce the impacts to the community from major flooding events, reduce damage to 

critical infrastructure and private improvements, reduce ongoing maintenance costs, and improve 

habitat conditions while protecting and maintaining the regional economy. This includes projects 

identified along the White River and Puyallup River in the City of Sumner.  

Since the relatively minor differences in growth capacity between the alternatives is attributable primarily 

to location, the increased growth capacity will not necessarily translate into greater amounts of 

impervious surfaces since most additional growth will likely be accommodated through greater building 

heights. Increases in impervious surfaces are also expected be from development and redevelopment 

on underutilized and vacant parcels and development that increases building footprints or parking on 

existing lots, such as through ADUs or larger buildings. Impacts will be especially pronounced in areas 

where the current land use is predominantly vacant or vegetated.  
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North Portion 

The White River valley, which makes up most of the North Portion of the city, is at greatest risk of flood 

events. Large developments in the White River valley would reduce floodplain storage and would 

increase the number of people and property at risk of flooding impacts.   

East Portion 

The East Portion does not contain any major floodplains or risk of flooding; therefore, there is not 

expected to be any increase in flood risk under all alternatives.  

South Portion 

Much of the South Portion is part of the Puyallup River Valley, and therefore susceptible to flooding. The 

growth anticipated under the alternatives would be outside the mapped FEMA flood zones and unlikely 

to be at risk of flooding.  

West Portion 

The West Portion contains the confluence of the White and Puyallup Rivers, is in both valleys, and 

therefore susceptible to flooding. However, due to previously implemented flood risk reduction 

measures (such as hardened riverbanks), most of the growth anticipated under all alternatives is primarily 

outside the mapped FEMA flood zones and unlikely to be at risk of flooding. Some growth and 

development are anticipated along the Western side of the White River, small pockets of which are at risk 

of flooding. Portions of these areas are within the buffers required in the Shoreline Master Program and 

unlikely to be developed. 

Sumner UGA 

Impacts in the Sumner UGA would be similar to those in the city in all Alternatives. 

Power and Natural Gas 

Citywide 

Under all alternatives, development within the City will increase the consumption of electricity and 

natural gas, though the precise level of consumption will vary based on the specific uses developed. 

Additionally, electricity and natural gas consumption may vary based on current energy codes. Both 

electric power and natural gas are readily available in the study area and PSE conducts continuous 

resource planning to ensure adequate energy supply within its service area. No significant impacts 

associated with power and natural gas are anticipated under any of the alternatives. 

North Portion 

In all alternatives, the North Portion will see increased energy demands primarily due to job growth in 

the MIC. Some additional demand from housing growth outside of the MIC would also occur. 
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East Portion 

All alternatives add housing and job growth in the East Portion, which would increase demands for 

energy in these areas. This is especially true for Alternatives 2 and 3 due to greater housing growth. 

South Portion 

The South Portion is not a focus area for growth under any alternative, but it will see a small amount of 

housing growth under all alternatives, leading to increased demand for energy. 

West Portion 

The West Portion will see housing and job growth under all alternatives, with an emphasis on Town 

Center. Energy demands are likely to increase due to this growth. 

Sumner UGA 

Some housing and job growth will occur in the Sumner UGA, which would likely increase power needs. 

Telecommunications 

Citywide 

A variety of telecommunications services are available within the City. While development in the City 

would likely require additional installation of telecommunication infrastructure, such as phone lines, fiber 

optic cables, cellular receivers, etc., these are private facilities owned and operated by private service 

providers. The cost for these system improvements would be borne by the individual service providers 

and no significant impacts associated with telecommunications are anticipated under any of the 

alternatives. 

North Portion 

Additional demand on telecommunications infrastructure would likely occur due to job and housing 

growth, particularly job growth in the MIC. 

East Portion 

Housing and job growth in the East Portion would likely place additional demand on 

telecommunications infrastructure, especially under Alternatives 2 and 3, which include more housing 

growth than Alternative 1. 

South Portion 

The South Portion would see some housing growth under all alternatives, though growth is minimal, so 

impacts to telecommunications infrastructure are likely to be minimal. 

Page 672 of 949



March 2024  ▪  Draft EIS Ch. 7 ▪ Public Services and Utilities 

7-46 

West Portion 

The West Portion will see housing and job growth under all alternatives, with an emphasis on the Town 

Center. This would likely increase demand on telecommunications infrastructure. 

Sumner UGA 

Some housing and job growth will occur in the UGA under all alternatives, which could increase demand 

on telecommunications infrastructure. 

7.3.3 Alternative 1 (No Action) 

City Facilities and Police 

Alternative 1 will have the least impacts to city facilities and police services because it adds the least 

growth of the three alternatives. 

Under the adopted LOS, by 2044, based on city population growth, the city will need 18,000 square feet 

of city facilities, 7,000 square feet of police facilities, and 28,000 square feet of public works shops. If the 

City were to annex the UGA, this need would increase to 21,000 square feet of city facilities, 8,200 square 

feet of police facilities, and 33,000 square feet of public works shops. Expected deficits are outlined in 

Exhibit 7-26. 

If the City were to adopt proposed changes to the LOS for general government square footage and 

police square footage, the needs for these facility types would be higher. 21,000 square feet of general 

government facilities would be needed and 11,000 square feet of police facilities would be needed to 

serve the city population in 2044. If serving both the City and UGA, the need would be 25,000 square 

feet of general government facilities and 14,000 square feet of police facilities based on proposed LOS 

changes. See Exhibit 7-26. 

The City would also need to add more police officers. Currently, there are 21 officers. With city 

population growth, the City will need 31 officers. If the City were to annex the UGA by the year 2044 (not 

proposed in the 2024 Comprehensive Plan Update), 37 officers would be needed. This means an 

increase of 10-16 officers, depending on whether the UGA were to be annexed. 

Exhibit 7-26: Alternative 1 City Facilities and Police Needs 

Facility Type Existing s.f.  2044 Needs 
(City + UGA) – 
Adopted LOS 

Deficit – 
Adopted LOS 
 

2044 Needs 
(City + UGA) – 
Proposed LOS 

Deficit – 
Proposed LOS 

 

General Government 14,600 21,000 6,400 25,200 10,600 

Police 7,700 8,200 500 13,500 5,800 

Public Works Shops 17,100 33,400 16,300 33,400 16,300 

Source: City of Sumner 2023; BERK 2023. 

Page 673 of 949



March 2024  ▪  Draft EIS Ch. 7 ▪ Public Services and Utilities 

7-47 

Fire and EMS 

Under Alternative 1, East Pierce Fire and Rescue stations serving Sumner are anticipated to serve 5,916 

more people than they do currently if the UGA is incorporated by 2044. The impacts for Alternative 1 are 

consistent with impacts common to all alternatives (Exhibit 7-27).  

Exhibit 7-27 Current and Projected Calls for Service  

Dispatch Current 

(Pop. 12,639 City + UGA) 

Alternative 1  

(Pop. 18,555 City + UGA) 

General 2,850 4,184 

Ladder 113 2,970 4,360 

Medic 113 2,713 3,983* 

Source: East Pierce Fire and Rescue, 2021, 2022; BERK 2023 
*Expected to be higher than this projection with aging population per 2022 EPF&R Annual Report 

Under Alternative 1, Station 113 of East Pierce Fire and Rescue will require 2 additional firefighter/EMS 

staff per shift to meet current response time, turnout time, and level of service standards. To effectively 

reduce strain on current staff and apparatuses, Station 113 will need to add or be reallocated an 

additional apparatus to serve this area.  

Schools 

Sumner-Bonney Lake School District 

Alternative 1 will have the least impact to schools because it adds the least amount of growth. Under 

Alternative 1, Sumner-Bonney Lake School District is expected to serve approximately 513 more students 

than they do currently. Alternative 1 is expected to add an estimated 302 additional elementary school 

students, 121 additional middle school students, and 90 additional high school students. As shown in 

Exhibit 7-7, all Sumner-Bonney Lake School District schools located in Sumner are over or nearing 

capacity (as of the 2022-23 school year). Since Alternative 1, like Alternatives 2 and 3, adds new students 

to the District, it is likely the schools located in Sumner will further exceed their capacities.  

Dieringer School District 

Alternative 1 will have the least impact to schools because it adds the least amount of growth. Under 

Alternative 1, Dieringer School District is expected to serve approximately 7 more students than they do 

currently. Alternative 1 is expected to add an estimated 7 additional elementary school students and 2 

additional middle school students.  
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Parks 

Under Alternative 1, Sumner parks and trails are anticipated to serve 5,916 more people than they do 

currently if the UGA is incorporated by 2044.  To meet current required levels of service for each park 

amenity in the city, additions listed in Exhibit 7-28 will be required. 

Exhibit 7-28: Current and Projected Needs for Parks Amenities Alternative 1 (rounded) 

Activity  Req’d LOS  Exist. #  2044 Alt 1 
City + UGA  

Minimum 
Facilities  

Deficit  

Active Recreation 
Facilities 

1/1,700 9 11 2 

Informal Recreation 
Facilities 

1/1,500 10 12 2 

Trails 1/1,600 9.3 11.6 2.3 

Parks 1/500 28.6 37.1 8.5 

Source: Sumner Parks and Trails Plan 2018; BERK 2023. 

Sewer 

Impacts are consistent with those described under Impacts Common to All Alternatives. Under the No 

Action Alternative, the WWTP will likely have a maximum monthly flow capacity deficit without capacity 

upgrades. This deficit would likely be accommodated if the WWTP capacity were increased to 9.2 mgd 

per the Wastewater Treatment Plant Phase III Feasibility Study. As Bonney Lake anticipates more rapid 

growth of its sewer service area than Sumner in the future, another plant expansion might become 

necessary and would likely be funded heavily by Bonney Lake (BHC Consultants, 2020). While projected 

wastewater flows generated from the city under the No Action Alternative would vary slightly from 

Alternatives 2 and 3, overall citywide flows are similar and would be processed at the WWTP regardless 

of where they are generated. 

Water 

Citywide impacts for this alternative are consistent with those described under Impacts Common to All 

Alternatives. If the City does not receive approval of the additional water rights for the Central Well to 

allow for the increased source capacity of 1.01 mgd, the City’s existing sources may be insufficient to 

meet the projected maximum day demand by the year 2028, as noted by the Water System Plan. The 

increased population and employment by year 2044 would result in increased demand for water service, 

placing additional load on the current water supply system. Growth under Alternative 1 would be 

primarily in the MIC, East Sumner, and Town Center. Overall demand placed on the City’s water system is 

similar regardless of where the growth occurs. 
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Stormwater 

Under the No Action Alternative, it is likely impervious surfaces would increase due to continued 

development and growth throughout Sumner; however, these increases would be minimal and 

consistent with the current growth rate in Sumner as they would comply with the current zoning 

restrictions. There is not anticipated to be a significant increase in new impervious surfaces or removal of 

vegetation. The majority of the development under Alternative 1 is anticipated to occur in areas which 

already consist of mostly impervious surfaces, including the MIC, East Sumner, and Town Center, which 

have been previously developed. 

Power and Natural Gas 

Citywide impacts for this alternative are consistent with those described under Impacts Common to All 

Alternatives. By 2044, the increased population and employment would result in increased demand for 

power, placing additional demand on power and natural gas service. PSE will continue to provide natural 

gas services on demand. Overall utility demand placed on the City’s is similar regardless of where the 

growth occurs. 

Telecommunications 

Citywide impacts for this alternative are consistent with those described under Impacts Common to All 

Alternatives. The increased population and employment by 2044 would result in increased demand for 

telecommunication, placing additional demand on telecommunication services. As development 

increases, the City may continue to facilitate the advancement of telecommunication supply throughout 

the City. Overall telecommunication demand placed on the City is similar regardless of where the growth 

occurs. 

7.3.4 Alternative 2 

City Facilities and Police 

Alternative 2 will have greater impacts to city facilities and police services because it adds more growth 

than Alternative 1 and would be similar to Alternative 3. 

Under the adopted LOS, by 2044, based on city population growth, the city will need 20,000 square feet 

of city facilities, 8,000 square feet of police facilities, and 31,000 square feet of public works shops. If the 

City were to annex the UGA, this need would increase to 23,000 square feet of city facilities, 9,000 square 

feet of police facilities, and 337,000 square feet of public works shops. Expected deficits are outlined in 

Exhibit 7-29. 

If the City were to adopt proposed changes to the LOS for general government square footage and 

police square footage, the needs for these facility types would increase. 24,000 s.f. of general 

government facilities would be needed and 13,000 s.f. of police facilities would be needed to serve the 

city population in 2044. If serving both the City and UGA, the need would be 28,000 s.f. of general 

government facilities and 15,000 s.f. of police facilities based on proposed LOS changes. See Exhibit 
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7-29. The City would also need to add more police officers. Currently, there are 21 officers. With city 

population growth under Alternative 2, like Alternative 3, the City will need 35 officers. If the City were to 

annex the UGA, 41 officers would be needed. This means an increase of 14-20 officers, depending on 

whether the UGA were to be annexed between now and 2044. 

Exhibit 7-29: Alternative 2 City Facilities and Police Needs 

Facility Type Existing s.f.  2044 Needs 
(City + UGA) – 
Adopted LOS 

Deficit – 
Adopted LOS 
 

2044 Needs 
(City + UGA) – 
Proposed LOS 

Deficit – 
Proposed LOS 

 

General Government 14,600 23,000 8,400 27,700 13,000 

Police 7,700 9,000 1,300 14,700 7,000 

Public Works Shops 17,100 36,600 19,500 36,600 19.500 

Source: City of Sumner 2023; BERK 2023. 

Alternative 2 would still see growth in Town Center, the MIC, and East Sumner, but would include 

additional housing growth throughout the city compared to Alternative 1. This is especially true in the 

East and West portions of the City. Alternative 2, unlike Alternative 3, also includes additional housing 

growth on the current Cava mine site. 

Fire and EMS 

Compared to Alternative 1, more demand under Alternative 2 would come primarily from the East and 

West portions of the City, due to more housing growth. East Pierce Fire and Rescue stations serving 

Sumner are anticipated to serve 7,712 more people than they do currently assuming incorporation of the 

UGA (Exhibit 7-30).   

Exhibit 7-30: Current and Projected Calls for Service 

Dispatch Current 

(Pop. 12,639 City + UGA) 

Alternative 1  

(Pop. 18,555 City + UGA) 

General 2,850 4,589 

Ladder 113 2,970 4,782 

Medic 113 2,713 4,368* 

Source: East Pierce Fire and Rescue, 2021, 2022; BERK 2023 
*Expected to be higher than this projection with aging population per 2022 EPF&R Annual Report 

Under Alternative 2, Station 113 of East Pierce Fire and Rescue will require 3 additional firefighter/EMS 

staff per shift to meet current response time, turnout time, and level of service standards. To effectively 

reduce strain on current staff and apparatuses, Station 113 will need to add or be reallocated an 

additional apparatus to serve this area. 
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Schools 

Sumner-Bonney Lake School District 

Alternative 2 would have greater impacts to schools because it adds more growth than Alternative 1, 

similar to Alternative 3. Under Alternative 2, Sumner-Bonney Lake School District is expected to serve 

approximately 995 more students than they do currently.  Alternative 2 is expected to add an estimated 

601 additional elementary school students, 228 additional middle school students, and 166 additional 

high school students. As shown in Exhibit 7-7, all Sumner-Bonney Lake School District schools located in 

the City of Sumner are over or nearing capacity (as of the 2022-23 school year). Since Alternative 2, like 

Alternatives 1 and 3, adds new students to the District, it is likely the schools located in Sumner will 

further exceed their capacities. 

Dieringer School District 

Alternative 2 like Alternative 3 will have the most impacts to schools because it adds more growth than 

Alternative 1. Under Alternative 2, Dieringer School District is expected to serve approximately 35 more 

students.  Alternative 2 is expected to add an estimated 25 additional elementary school students and 10 

additional middle school students.  

Parks 

Under Alternative 2, Sumner parks and trails are anticipated to serve 7,712 more people than it does 

currently in both the City and if the UGA is incorporated by 2044.  To meet current adopted levels of 

service for each park amenity in the city, additions listed in Exhibit 7-31 will be required.  

Exhibit 7-31: Current and Projected Needs for Parks Amenities Alternative 2 (rounded) 

Activity  Req’d LOS  Exist. #  2044 Alt 2 
City + UGA  

Minimum 
Facilities  

Deficit  

Active Recreation 
Facilities 

1/1,700 9 12 3 

Informal Recreation 
Facilities 

1/1,500 10 14 4 

Trails 1/1,600 9.3 12.7 3.4 

Parks 1/500 28.6 40.7 12.1 

Source: Sumner Parks and Trails Plan 2018; BERK 2023. 

Compared to Alternative 1, demand for parks under Alternative 2 may be higher in the East and West 

portions of the City, due to more housing growth. The current Cava mine site would be designated 
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Medium Density Residential, which could result in a need for more parks and recreation amenities in that 

area in particular.  In addition, as the population increases and older adults make up a larger percentage 

of the population (following the current trend), the City may find a need for expanded facilities/services 

at the Sumner Senior Center. 

Sewer 

Under Alternative 2, like Alternative 3, it is projected that more growth and development will occur than 

under Alternative 1 and the WWTP is anticipated to have a maximum monthly flow capacity deficit 

without capacity upgrades. This deficit would likely be accommodated if the WWTP capacity were 

increased to 9.2 mgd per the Wastewater Treatment Plant Phase III Feasibility Study. As Bonney Lake 

anticipates more rapid growth of its sewer service area than Sumner in the future, another plant 

expansion might become necessary and would likely be funded heavily by Bonney Lake per the City’s 

Sanitary Sewer Plan. Much of the increased demand in Alternative 2, like Alternative 3, would come from 

the East and West portions of the City. 

Water 

Under Alternative 2, it is projected that more growth and development and the increase of additional 

housing and employment would result in an increased demand for water service, placing an additional 

load on the current water supply system. Overall demand placed on the City’s water system is similar 

regardless of where the growth occurs. However, If the City does not receive approval of the additional 

water rights for the Central Well to allow for the increased source capacity of 1.01 mgd, the City’s 

existing sources may be insufficient to meet the projected maximum day demand by the year 2028, as 

noted by the Water System Plan. Much of the increased demand in Alternative 2, like Alternative 3, 

would come from the East and West portions of the City. 

Stormwater 

Under Alternative 2, it is projected that more growth and development would occur and more acres of 

new impervious surface will be created than in Alternative 1. The majority of the development 

anticipated under Alternative 2, with the exception of the Cava gravel mine, is anticipated to occur in 

already developed areas. A greater number and size of housing units are anticipated to be built under 

Alternative 2 and would, therefore, result in more impervious surfaces than under Alternative 1. It can 

also be assumed that more vegetation would be removed, especially when building multiple units on a 

previously single-family home lot. Greater impervious surface could result in more flooding in flood-

prone areas, particularly in the White River Valley. 

On the Cava gravel mine site, additional development would occur and likely result in greater amounts 

of impervious surface compared to Alternatives 1 and 3. The current site has very little impervious 

surfaces and any additional development would be a significant increase. Additionally, the Cava gravel 

mine site contains wetlands and forested land which would likely be removed during development, 

creating stormwater impacts such as those described under Impacts Common to All Alternatives. Any fill 

of wetlands in the Cava gravel mine site would reduce the area’s ability to reduce runoff and remove 

pollutants from stormwater. Mitigation required from the impacts to wetlands will need to follow 
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requirements set forth in chapter 16.46 of the Sumner Municipal Code, Wetlands Protection. 

Development in the Cava gravel mine site would be at a small risk of flooding from the current wetlands 

and ponds on the property.  

Power and Natural Gas 

More growth and development is projected under Alternative 2, like Alternative 3, than Alternative 1. 

The increased population and employment would result in increased demand for power and natural gas. 

This additional demand on utility supply may require additional infrastructure to support the demand 

than Alternative 1. PSE may continue to provide natural gas services on demand. Compared to 

Alternative 1, more demand would come from the East and West portions of the city. Overall utility 

demand placed on the City’s is similar regardless of where the growth occurs. 

Alternative 2, like Alternative 3, also includes new greenhouse gas emissions reduction policies, 

including policies around expanding access to electric vehicle charging infrastructure. This would likely 

shift some of the capacity between infrastructure types but would still place more demand on power 

utility infrastructure. 

Telecommunications 

Under Alternative 2, like Alternative 3, more housing growth will occur than under Alternative 1, resulting 

in more demands on telecommunications infrastructure. Housing growth in the East and West Portions 

are the primary sources of this additional demand above the demand in Alternative 1. 

7.3.5 Alternative 3 

City Facilities and Police 

As described under Alternative 2, Alternatives 2 and 3 will have the most impacts to city facilities and 

police services because they add more growth than Alternative 1. 

Under the adopted LOS, By 2044, based on city population growth, the city will need 20,000 square feet 

of city facilities, 8,000 square feet of police facilities, and 31,000 square feet of public works shops. If the 

City were to annex the UGA at some point by 2044, this need would increase to 23,000 square feet of 

city facilities, 9,000 square feet of police facilities, and 37,000 square feet of public works shops. 

Expected deficits are outlined in Exhibit 7-32. 

If the City were to adopt proposed changes to the LOS for general government square footage and 

police square footage, the needs for these facility types would increase. 24,000 s.f. of general 

government facilities would be needed and 13,000 s.f. of police facilities would be needed to serve the 

city population in 2044. If serving both the City and UGA, the need would be 28,000 s.f. of general 

government facilities and 15,000 s.f. of police facilities based on proposed LOS changes. See Exhibit 

7-29.The City would also need to add more police officers. Currently, there are 21 officers. With city 

population growth under Alternative 3, like Alternative 2, the City will need 35 officers. If the City were to 
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annex the UGA, 41 officers would be needed. This means an increase of 14-20 officers, depending on 

whether the UGA were to be annexed. 

Exhibit 7-32: Alternative 3 City Facilities and Police Needs 

Facility Type Existing s.f.  2044 Needs 
(City + UGA) – 
Adopted LOS 

Deficit – 
Adopted LOS 
 

2044 Needs 
(City + UGA) – 
Proposed LOS 

Deficit – 
Proposed LOS 

 

General Government 14,600 23,000 8,400 27,700 13,000 

Police 7,700 9,000 1,300 14,700 7,000 

Public Works Shops 17,100 36,600 19,500 36,600 19.500 

Source: City of Sumner 2023; BERK 2023. 

Fire and EMS 

Fire and EMS impacts would be similar as described under Alternative 2 since Alternative 3 expects the 

same amount of citywide growth. The housing growth distribution varies somewhat, due to Alternative 2 

reclaiming the Cava mine site, however impacts to Fire and EMS are expected to be similar. 

Schools 

Sumner-Bonney Lake School District 

Like Alternative 2, Alternative 3 will have the most impact to schools because it adds more growth than 

Alternative 1. Under Alternative 3, like Alternative 2, Sumner-Bonney Lake School District is expected to 

serve approximately 998 more students than they do currently. Alternative 2 is expected to add an 

estimated 603 additional elementary school students, 228 additional middle school students, and 166 

additional high school students. As shown in Exhibit 7-7, all Sumner-Bonney Lake School District schools 

located in the City of Sumner are over or nearing capacity (as of the 2022-23 school year). Since 

Alternative 3, like Alternatives 1 and 2, adds new students to the District, it is likely the schools located in 

Sumner will further exceed their capacities. 

Dieringer School District 

Like Alternative 2, Alternative 3 will have the most impacts to schools because it adds more growth than 

Alternative 1. Under Alternative 3, Dieringer School District is expected to serve approximately 31 more 

students than they do currently. Alternative 3 is expected to add an estimated 22 additional elementary 

school students and 9 additional middle school students.  

Parks  

Under Alternative 3, Sumner parks and trails are anticipated to serve 7,712 more people than it does 

currently in both the City and if the UGA is incorporated by 2044. This number is the same as Alternative 
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2 but distributed slightly differently throughout the City and UGA. To meet current adopted levels of 

service for each park amenity in the city, additions listed in Exhibit 7-33 will be required. 

Exhibit 7-33: Current and Projected Needs for Parks Amenities Alternative 3 (rounded) 

Activity  Req’d LOS  Exist. #  2044 Alt 3 
City + UGA  

Minimum 
Facilities  

Deficit  

Active Recreation 
Facilities 

1/1,700 9 12 3 

Informal Recreation 
Facilities 

1/1,500 10 14 4 

Trails 1/1,600 9.3 12.7 3.4 

Parks 1/500 28.6 40.7 12.1 

Source: Sumner Parks and Trails Plan 2018; BERK 2023. 

Compared to Alternative 1, demand for parks may be higher in the East and West portions of the City, 

due to more housing growth under Alternative 3. Unlike Alternative 2, Alternative 3 does not plan for 

housing growth on the current Cava mine site, so parks demand in this area will be lower. 

Sewer 

Citywide impacts for Alternative 3 are consistent with those described under Impacts Common to All 

Alternatives and is similar to Alternative 2.  

Water 

Citywide impacts for this alternative are consistent with those described under Impacts Common to All 

Alternatives and Alternative 2.  

Stormwater 

Under Alternative 3, there is anticipated to be less creation of impervious surface compared to 

Alternative 2 and more than Alternative 1. Alternative 3 anticipates most growth in previously developed 

areas, which will utilize previous impervious surfaces, while Alternative 2 will also develop the Cava mine 

site which is mostly undeveloped with minimal impervious surfaces. Other citywide impacts are expected 

to be similar to those described under Alternative 2.  

Power and Natural Gas 

Under Alternative 3, citywide impacts are expected to be similar to those described under Alternative 2. 
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Telecommunications 

Under Alternative 3, citywide impacts are expected to be similar to those described under Alternative 2. 

7.4 Mitigation Measures 

7.4.1 Incorporated Plan Features 

The following features of Alternatives 2 and 3 mitigate potential impacts to public services and utilities: 

City Facilities and Police 

▪ Under Alternatives 2 and 3, the city is preparing an updated Capital Facilities Plan which identifies 

future needs and funding sources.  

Fire and EMS 

▪ Alternatives 2 and 3 include a new Climate Change Resiliency element, which includes some hazard 

mitigation policies that could provide advanced resilience measures or preparation on fire and EMS 

in a citywide emergency. 

Schools 

▪ No incorporated plan features. 

Parks 

▪ No incorporated plan features. 

Sewer and Water 

▪ Alternatives 2 and 3 include new comprehensive plan policies, including policies to seek regional 

planning efforts to address regional sanitary sewer and water concerns and emergency response, as 

well as implementing strategies that balance cost, benefits, health and safety, and promote 

affordability and equity to sanitary sewer and water services.  

▪ Alternatives 2 and 3 include revised comprehensive plan policies, including supporting proactive 

water conservation efforts throughout the City and septic system policies based on best practices. 

Stormwater 

▪ Alternatives 2 and 3 include new and revised comprehensive plan policies, including policies in 

Capital Facilities and Public Services, Environment, and the new Climate Change element, to 

encourage low-impact development, upgrade systems to address flooding, and retain flood storage 

capacity. 

▪ Alternatives 2 and 3 update critical areas regulations for the latest best available science, which 

could better protect structures from flooding through updated stream buffers. 
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Power, Natural Gas, and Telecommunications 

▪ Alternatives 2 and 3 include new comprehensive plan policies, including policies to seek regional 

planning efforts to address regional utility concerns and emergency response, as well as 

implementing strategies that balance cost, benefits, health and safety, and promote affordability and 

equity of utilities to all communities. 

▪ Alternatives 2 and 3 include a new Climate Change Resiliency Element, which includes policies to 

improve energy conservation and efficiency. 

▪ Alternatives 2 and 3 includes a new comprehensive plan policy that facilitates the conversion from 

natural gas to alternative technologies and energy sources and support advancement of 

telecommunications within the City. 

7.4.2 Regulations and Commitments 

City Facilities and Police 

▪ Under all alternatives, the City is planning to construct new public works shops totaling 83,050 

square feet. This will provide adequate square footage to meet the adopted LOS under all 

alternatives. 

▪ All alternatives propose retaining the existing City Hall and Public Works Shops in public use land 

use designation.  

Fire and EMS 

▪ The East Pierce Fire and Rescue Capital Facilities Plan outlines future projects to improve service. 

Schools 

▪ The Sumner-Bonney Lake and Dieringer School Districts have capital facilities plans that outline 

future projects to address capacity issues. 

▪ The City of Sumner implements school impact fees in permits for new development. 

Parks 

▪ Sumner has adopted a park impact fee in its municipal code at Chapter 12.38 addressing residential 

and non-residential uses. 

Sewer 

▪ The U.S. Environmental Protection Agency (EPA) regulates wastewater discharge under the Federal 

Water Pollution Control Act and the Clean Water Act. EPA administers the National Pollutant 

Discharge Elimination System, which requires permits for various types of discharge to streams and 

rivers, including treated wastewater effluent. In Washington State, EPA delegates its permitting 

authority to the Washington State Department of Ecology (Ecology).  

▪ Public sanitary sewer system operations in Washington State are regulated under Chapters 35.67 

and 36.94 of the Revised Code of Washington (RCW), as well as RCW Title 57.  
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▪ The City manages its sewer system under SMC Title 13, Public Services. 

▪ The City has adopted the 2020 Sanitary Sewer Comprehensive Plan. 

▪ The Capital Facilities Element of the City’s Comprehensive Plan contains policies relating to level of 

service for the City’s sanitary sewer system.  

▪ The City’s 2024 Capital Facilities Plan contains policies relating to level of service for the City’s 

sanitary sewer system. 

▪ Long-term goals noted in the 2023-2024 City of Sumner Biennial Budget include regulating new 

pretreatment code to support the WWTP and the community, replacing the end-of-life biosolids 

dryer, and modernizing the entire biosolids treatment system. 

Water 

▪ The Washington State Department of Health requires water systems with 1,000 or more connections 

to submit water system plan updates every six years.  

▪ Ecology regulations apply to water rights and source development, including rules for the 

appropriate treatment of groundwater.  

▪ The City is required to comply with the National Pollution Discharge Elimination System (NPDES) 

permit program. 

▪ The City has adopted the 2020 Water System Plan.  

▪ The Capital Facilities Element of the City’s Comprehensive Plan and the Capital Facilities Plan 

contain policies relating to level of service for the City’s water system and addressing needs.  

▪ Long-term goals noted in the 2023-2024 City of Sumner Biennial Budget include securing water 

rights to meeting present and future demands of the water system, continuing to replace aging 

water distribution mains, and continuing to comply with changing distribution mains. 

Stormwater 

▪ All alternatives retain existing buffers along rivers, streams, and wetlands. 

▪ Sumner-specific strategies in the Pierce County Hazard Mitigation Plan include those to retain and 

expand flood storage capacity and to limit new homes and businesses from being sited in flood 

hazard areas. 

▪ Washington State Hydraulic Permit Approval requirements apply to City outfalls and secondary 

standards also apply to new development utilizing those outfalls.  

▪ The City has adopted stormwater standards requiring, among other things, 25-year storage with the 

2-year predevelopment release rate.  

▪ LID is an approach to stormwater quantity and quality control that mimics the predeveloped 

hydrology of a project site by using site design techniques. All alternatives retain goals, policies, and 

implementing regulations that support the development and implementation of stormwater 

management techniques such as LID.  

▪ The Capital Facilities Element of the City’s 2024 Comprehensive Plan contains policies relating to 

level of service for stormwater drainage. Objective 1.7.1 states “Establish and maintain the Level of 
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Service as the 25-year storm event, except in those areas where the 100-year storm design is 

appropriate to protect the natural environment. 

▪ Through Chapter 13.48 SMC, the City applies the standards included in the 2019 Ecology 

Stormwater Management Manual for Western Washington and the 2019-2024 Western Washington 

Phase II municipal stormwater permit’s Minimum Technical Requirements for New Development and 

Redevelopment to new development and redevelopment of public and private improvements. The 

City also applies the 2012 Puget Sound Partnership Low Impact Development Technical Guidance 

for Puget Sound. The City requires documentation of LID practices in each project subject to 

stormwater requirements.  

▪ The City is required to comply with the National Pollution Discharge Elimination System (NPDES) 

permit program. 

▪ The City of Sumner currently implements the floodplain regulations required by the National Flood 

Insurance Program (NFIP) and through its Shoreline Master Program (SMP) and critical areas 

regulations (Sumner Municipal Code [SMC] 15.52). The City of Sumner has adopted a code (SMC 

15.52.250) for future floodplain development which prohibits any increase in flood levels as a result 

of development.  

▪ The National Marine Fisheries Service (NMFS) provided a biological opinion in 2008 on the effects of 

FEMA’s National Flood Insurance Program (NFIP) on endangered species protected under the 

Endangered Species Act (ESA) (discussed in the Comprehensive Plan Update EIS in 2010). The 

biological opinion included reasonable and prudent alternatives (RPAs) that govern how the NFIP 

can be implemented along streams and rivers that support listed salmon populations. One of the 

RPAs regarded restriction of development within the 100-year floodplain. It specified that affected 

communities: 

 Either prohibit all development in the 100-year floodplain; or 

 Allow development to proceed only if ecological functions of the floodplain are preserved or 

compensated (i.e. mitigated). 

▪ The City of Sumner currently reviews impacts on the ESA on a permit by permit basis through 

preparation of Habitat Management plan and annual agency consultation. 

 The City responds to the 2008 biological opinion by requiring development in the floodplain to 

preserve or compensate for loss of ecological functions of the floodplain. 

 The City will continue to implement requirements of the NFIP to protect new and existing 

development in and near floodplains. 

 The City will continue to implement SMC 15.52.250 to prevent increases in flood elevations.  

 The City has adopted the Washington State Department of Ecology (Ecology) Low Impact 

Development Manual (LID) and a requirement for LID approaches to stormwater management 

for new development. 

 The City will continue to cooperate with Pierce County Water Programs and King County 

implement conveyance improvements required along rivers. 

 The City will continue to enforce the Shoreline Master Program and critical area regulations as 

currently adopted or as amended in the future. 
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▪ White River Restoration Project is a major flood protection project that will restore floodplain habitat, 

replace the Stewart Road Bridge, and improve flood protection in the Lower White River reach. 

Power, Natural Gas, and Telecommunications 

▪ The City should continue to implement the Washington State Energy Code. 

▪ The adopted Comprehensive Plan includes some policies around energy conservation and 

efficiency. 

7.4.3 Other Potential Mitigation Measures 

City Facilities and Police 

▪ No additional proposed mitigation measures 

Fire and EMS 

▪ No additional proposed mitigation measures 

Schools 

▪ No additional proposed mitigation measures 

Parks 

▪ Integrate the updated 2024 Parks and Trails Plan when approved. Update the park impact fee as 

appropriate. 

Sewer 

▪ The City could implement recommendations of the Sanitary Sewer Plan to correct existing 

deficiencies in the 6-year planning period.  

▪ The City could identify additional improvements to the sewer system for the 20-year planning period 

to address deficiencies projected in the long term.  

▪ The City could partner with the City of Bonney Lake if another plant expansion becomes necessary. 

As Bonney Lake anticipates more rapid growth of its sewer service area than Sumner in the future, 

expansion would likely be funded heavily by Bonney Lake. 

Water 

▪ The City could implement an aggressive water conservation program – including water reuse and 

recycling or demand management measure – for residential, commercial, and industrial users.  

▪ The City could expand watershed protection by acquiring additional land around the existing 

watershed. 

▪ The City could choose to fund more public education and outreach to water conservation programs. 
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Stormwater 

▪ Subsequent to amendment of its Comprehensive Plan, the City could either conduct an update of its 

Stormwater Comprehensive Plan to account for the additional impervious surfaces allowed under 

the action alternatives or, based on its adopted stormwater regulations, the City could ensure that 

development allowed under land use alternatives demonstrates compliance with the standards set 

forth in the Ecology’s 2019 Stormwater Manual as adopted by the City.  

▪ The City could implement stronger code & design incentives for LID, such as bonuses for pervious 

surfaces and green roofs. 

▪ The City could choose to fund more public education on water quality for residents and businesses.  

Power, Natural Gas, and Telecommunications 

▪ Consistent with City policies, the City should provide annual updated population, employment, and 

development projections to PSE so they can evaluate actual patterns and rates of growth and 

compare these patterns to electrical demand forecasts. 

▪ The City could coordinate and cooperate with other jurisdictions in the implementation of 

multijurisdictional electric utility facility additions and improvements. 

▪ The City could choose to fund more public education and outreach to promote renewable energy 

technologies. 

7.5 Significant Unavoidable Adverse Impacts 

7.5.1 City Facilities and Police 

To meet adopted and proposed LOS for general government facilities and police the City will need to 

add building square footage and commissioned officers under all growth alternatives. The 2044 need for 

public works shops will be fulfilled by the new shops once completed. Impacts can be mitigated by 

capital facilities and police resource planning. No significant unavoidable adverse impacts are expected. 

7.5.2 Fire and EMS 

Growth is expected under all alternatives which will increase demand for fire and EMS services and 

associated equipment and personnel needs. Impacts can be mitigated through capital and personnel 

planning to meet these needs. No significant unavoidable adverse impacts are expected. 

7.5.3 Schools 

Both the Sumner-Bonney Lake and Dieringer School Districts will see student enrollment growth due to 

increased housing units under all alternatives. Impacts can be mitigated through school district facility 

and personnel planning. No significant unavoidable adverse impacts are expected. 
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7.5.4 Parks 

Increased demand for parks will occur under all alternatives due to growth. Impacts can be mitigated 

through the parks planning process. No significant unavoidable adverse impacts are expected. 

7.5.5 Sewer and Water 

Additional population, employment, and industrial/commercial growth throughout the City’s service 

area would result in increased demands on sanitary sewer facilities and water services. Advance planning 

for the sewer and water system and capital facility improvements should minimize the possibility of 

unavoidable impacts. No significant unavoidable adverse impacts are expected. 

7.5.6 Stormwater 

Increased development under all alternatives would increase impervious surface and reduce vegetation. 

These changes would have impacts on the stormwater system in the study area and the natural recharge 

of groundwater. Aggressive implementation of LID measures and application of NPDES-compliant 

stormwater standards and improvements would reduce impacts and meet City level of service standards. 

All new development within the effective base flood elevations would increase current flood elevations 

through the placement of fill and reduction of flood storage. This could increase the area affected by 

floods and/or the time it takes for flood waters to recede. Implementation of the City’s flood hazard 

regulations, Shoreline Master Program, procedures to comply with the Biological Opinion, habitat 

enhancement, and flood hazard mitigation projects would reduce impacts. Requirements for monitoring 

and periodic hydrologic modeling as well as enforcement of regulations should allow the City to 

adaptively manage floodplain development. 

7.5.7 Power, Natural Gas, and Telecommunications 

Additional population and employment growth will increase the demand for electricity, natural gas, and 

telecommunication services. The City’s coordination with service providers along with mitigation 

measures should allow for increased demand to be met. Significant, unavoidable, or adverse impacts are 

not anticipated. 
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8 Transportation 

8.1 Introduction 

This section provides a summary of the current transportation conditions and potential impacts 

associated with the Sumner Comprehensive Plan and associated Transportation Plan. Transportation 

impacts are identified through a comparison of the No Action Alternative (Alternative 1) to the Action 

Alternatives (Alternatives 2 and 3).  

8.2 Affected Environment 

A detailed discussion of the affected environment is provided in the draft Sumner Transportation Plan.  

8.2.1 Street System 

The street system is described in terms of general facility characteristics as well as traffic volumes and 

operations.   

Freeways, Arterials, and Collectors 

Exhibit 8-1 summarizes the existing traffic control and functional classification of the city street system. 
Two major limited access, divided state highways serve Sumner, SR 167 and SR 410. The major north-
south arterials serving the city include East Valley Highway, West Valley Highway, Sumner-Tapps 
Highway, 142nd Avenue E, 136th Avenue E, Valley Avenue, and Traffic Avenue. A number of collector 
arterials provide connectivity between residential areas of Sumner to arterial roadways and the regional 
freeway system. The collectors are also vital in connecting the residential areas to the central business 
district and are excellent candidates for improvements to active mode facilities. In general, most of the 
collector roads in Sumner are two-lane roadways with turn lanes and signals provided at a limited 
number of cross streets. 
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Exhibit 8-1. Existing Traffic Control and Functional Classification 

 

 
Source: City of Sumner, 2023; Transpo, 2024. 
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Traffic Volumes 

Daily traffic volumes were provided by the city and weekday PM peak hour traffic volumes were collected 

in March 2023 by IDAX at key intersections throughout the city. Daily traffic volumes are highest along 

Valley Avenue East (SR 162) and Sumner-Tapps Highway with approximately 25,000 to 30,000 vehicles 

per day in the city. Comparing 2023 traffic volumes with 2015 Transportation Plan traffic levels, shows 

weekday PM peak hour traffic growth was largest at intersections serving the north part of the city 

industrial areas where most of the growth has been concentrated over the past ten years. The largest 

increase in weekday PM peak hour traffic volumes occurred at the intersection of 142nd Ave and 24th St 

E, where traffic increased by 5%. At the access ramps to SR 167, traffic volumes have grown modestly 

between one tenth of a percent to 1.5%. The city’s lowest growth in volumes occurred along the SR 

162/Valley Avenue corridor. This pattern of little to no change in traffic volumes is thought to be a result 

of changing patterns in weekly commuter patterns. Since the COVID-19 pandemic travel patterns have 

changed with more people working from home or having more flexible hours where they may not 

commute daily or during the evening period. 

Traffic Operations  

Traffic volumes were used to evaluate traffic operations in Sumner at 43 study intersections. Traffic 

operations analysis provides a quantitative method for evaluating existing transportation conditions. 

Intersection operations were evaluated based on the level of service (LOS) methodologies of the 

Highway Capacity Manual (HCM) (Transportation Research Board). Criteria range from LOS A, indicating 

free-flowing conditions with minimal vehicle delays, to LOS F, indicating extreme congestion with long 

vehicle delays. At signalized intersections, LOS is measured in terms of average delay per vehicle. At 

unsignalized intersections, LOS is measured in terms of the average vehicle delay and is typically 

reported for the worst traffic movement instead of for the whole intersection. 

 The current adopted LOS standards set by each jurisdiction are summarized below: 

▪ City of Sumner  

 LOS D all intersections except as specifically noted 

 Exception to the LOS D standard are:  

▪ Traffic Avenue/Main Street/Fryar Avenue (LOS F) 

▪ Main Street/Alder Avenue (LOS F) 

▪ Valley Avenue East/Main Street (LOS F) 

▪ West Valley Highway East/Valley Avenue/Sumner Heights Drive (LOS F) 

▪ WSDOT/PSRC  

 LOS D for Highways of Statewide Significance (HSS) in urban areas 

 LOS C for Highways of Statewide Significance (HSS) in rural areas 

 LOS D for Regional Significance State Highways (RSSH), Tier 2  

Because SR 167 is a designated HSS, the State requires local jurisdictions to adopt this LOS standard for 

HSS facilities in their Comprehensive Plans. For non-HSS facilities, the State requires that an agency 

coordinate with WSDOT in establishing a LOS standard for those facilities. SR 410 and SR 162 are not 
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HSS-designated facilities. Puget Sound Regional Council (PSRC) has adopted LOS standards for 

regionally significant state highways or state transportation facilities that are non-HSS such as SR 410 and 

SR 162. SR 162 and SR 410 both Tier 2 RSSH. Based on the PSRC tiered LOS system, both SR 410 and SR 

162 have an adopted LOS D standard. SR 410 is also part of the National Highway System within the City. 

Generally, traffic operations have remained consistent over the last 10 years. Four intersections do not 

meet the currently adopted LOS standard during the weekday PM peak hour operating at LOS E or F.  

Exhibit 8-2 provides a comparison between 2015 and 2023 LOS, delay, and worst movements at the 

study intersections not meeting the LOS standard. Poor operations are known issues at the SR 162 and 

SR 410 interchanges and the East Valley Highway/Forest Canyon Road East intersection. The City of 

Sumner’s 6-Year Transportation Improvement Program 2024-2029 includes improving the Stewart Road 

SE/Butte Avenue SE intersection. The city is currently considering installing a new signal at Butte Avenue 

in 2023. 

Exhibit 8-2. Weekday PM Peak Hour LOS Comparison  

Intersection 2015 2023 

LOS1 Delay2 WM3 LOS Delay WM 

Stewart Rd/Butte Ave SE Not Studied in 2015 F 186 SB 

East Valley Hwy E/Forest Canyon Rd D 29 WB F 327 WB 

Sumner-Tapps Hwy E/SR 410 WB 
Ramps  

F >50 WB F 61 WB 

Valley Ave/74th St E C 19 WB F 110 EB 

Notes:  
1. LOS = level of service based on the Highway Capacity Manual (HCM) 

2. Average delay in seconds per vehicle. 

3. WM means worst movement and SB means southbound, WB means westbound, NB means northbound, EB 

means eastbound. 

8.2.2 Traffic Safety  

A review of citywide collision records was completed to identify potential safety issues for vehicles, 

pedestrians, and cyclists. The traffic safety analysis included collision data for a five-year period from 

January 1, 2018 through December 31, 2022. Four (4) fatalities occurred over the 5-year period and 17 

serious injury crashes. The number of collisions occurring at locations in the city are generally low to 

moderate a moderate concentration of collisions occurring along Main Street, Traffic Avenue and 166th 

Avenue E/Sumner Tapps Highway.   

8.2.3 Transit and Rail Service  

Sound Transit provides bus service to the Sumner Sounder Train Station facility located on the west side 

of Traffic Avenue at Maple Street. Transit routes that serve the Sumner Train Station include Routes 578 
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and 596. In addition, Pierce County provides Beyond the Borders Connector bus service for eligible 

residents to public transportation, medical services, employment, shopping, and social activities. Sound 

Transit’s Sounder line offers commuter rail service between Lakewood and downtown Seattle with stops 

in Tacoma, Puyallup, Sumner, Auburn, Kent, and Tukwila. Exhibit 8-3 illustrates transit service in Sumner.  

8.2.4 Freight Train Traffic 

The main BNSF railroad line through the region travels northeast to southwest through the City of 

Sumner, paralleling East Main Street/Traffic Avenue. The at-grade crossings within the city are located at 

Maple Street, Main Street, Zehnder Street, Puyallup Street, and west of East Valley Avenue at 150th 

Avenue. The rail line is used by freight train, passenger rail, and commuter rail services. 

8.2.5 Pedestrian and Bicycle Facilities  

Continuity in pedestrian and bicycle access within the city provides for increased safety, comfort, and 

ease for residents and recreational users. The city is striving to create a fully integrated system for these 

modes of transportation and recognizes the need to prioritize locations where it expects heavy non-

motorized use, such as routes connecting residential areas to recreational facilities and schools, and 

places of employment.  

Exhibit 8-4 illustrates the current non-motorized system within the city. The city’s existing transportation 

system was historically designed and constructed for vehicular traffic. The existing system provides 

access for people on foot, bike, or other modes primarily with sidewalks, bike lanes, and off-street trails. 

Sidewalks are located intermittently around the city, mostly along arterial roadways located within 

Sumner’s central business district and nearby neighborhoods. 

8.2.6 Transportation Demand Management  

The City of Sumner has adopted a commute trip reduction (CTR) program. The CTR program establishes 

goals consistent with State legislation. The individual demand management strategies that are typical 

elements of the CTR and TDM programs are different for employment and residential developments.  In 

addition, the Manufacturing and Industrial Center (MIC) and Town Center Subarea Plans described TDM 

strategies to reduce employment and residential drive alone trips including shuttles and transit options, 

improving bicycle and pedestrian connectivity and incentive programs led by employers.  
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Exhibit 8-3. Transit Service  

 

Source: City of Sumner, 2023; Transpo, 2024. 
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Exhibit 8-4. Existing Non-Motorized Facilities   

 

Source: City of Sumner, 2023; Transpo, 2024. 
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8.2.7 Technology  

Transportation System Management and Operations (TSMO) is an integrated approach to optimize the 

performance of existing infrastructure by implementing multimodal, intermodal, and often cross-

jurisdictional systems, services and projects. Most of the city’s current transportation infrastructure is 

outdated and there are limited abilities to provide TSMO without future upgrades. The city is currently 

looking into investments in fiber systems and will be considering what upgrades are needed and 

leveraging the fiber project to allow for TSMO.  

8.3 Impacts 

8.3.1 Thresholds of Significance 

Multimodal level of service (LOS) standards are required for non-motorized transportation facilities, 

locally owned arterials, and transit routes that serve urban growth areas, to serve as a gauge to judge 

system performance, and to help achieve the statewide goal of environmental justice. The City of Sumner 

has adopted vehicle LOS standards and as part of the 2024 Comprehensive Plan Update is proposing 

pedestrian and bicycle LOS standards. There are no public transit services in Sumner; therefore, no 

transit LOS standards are adopted or proposed.  

LOS standards are used to evaluate impacts. The LOS standards used to evaluate the Sumner 

transportation system are described below and are based on the proposed 2024 Comprehensive Plan 

Update multimodal LOS standards.  

Vehicle 

Vehicle LOS in the transportation study area is set by Sumner, Pacific and WSDOT. There are no 

proposed changes to the City of Pacific and WSDOT vehicle LOS standards with the adopted 2024 

Comprehensive Plan. The Sumner vehicle LOS standards are proposed to change by eliminating the 

LOS F standard at Traffic Avenue/Main Street/Fryar Avenue, Main Street/Alder Avenue, Valley Avenue 

East/Main Street, and West Valley Highway East/Valley Avenue/Sumner Heights Drive intersections. The 

proposed vehicle LOS standards are as follows.  

▪ Sumner 

 LOS D 

 Exception allows left turns and through movements on side streets intersecting with arterials to 

operate below the adopted LOS D standard, when the LOS affects relatively low traffic volumes 

and may not meet warrants for traffic signals.   

▪ Pacific 

 LOS D 
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▪ WSDOT/PSRC1  

 LOS D for Highways of Statewide Significance (HSS) in urban areas 

 LOS C for Highways of Statewide Significance (HSS) in rural areas 

 LOS D for Regional Significance State Highways (RSSH), Tier 2  

There are no adopted pedestrian and bicycle LOS standards. The non-motorized system is evaluated 

based on the proposed 2024 Comprehensive Plan LOS standards described below.  

Pedestrian 

The LOS standards for the pedestrian network are described in Exhibit 8-5 and the future network 

identified on Exhibit 8-6. A green LOS indicates a facility meets adopted roadway standards. The city 

utilizes these standards to prioritize investments in the non-motorized transportation network and identify 

where significant gaps in the system need to be addressed to serve the Sumner land use plan.  

Exhibit 8-5 Pedestrian LOS Standard  

   

Source: Transpo Group, 2023 

Bike 

A future bike network was identified and is shown on Exhibit 8-7. The bike LOS identified through an 

understanding of the availability of bike facilities along designated routes. Bike facilities could include 

sharrows, dedicated bike lanes, or protected bike lanes. A green LOS is the standard for the bike routes. 

Like the pedestrian LOS, Sumner utilizes these bike standards to prioritize investments in the non-

motorized transportation network and identify where significant gaps in the system need to be 

addressed to serve the city’s land use plan.  

 
1 Level of Service Standards for Washington State Highways, 2010 
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Exhibit 8-6. Future Pedestrian Network   

 
Source: City of Sumner, 2023; Transpo, 2024. 
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Exhibit 8-7. Future Bike Network 

   

Source: City of Sumner, 2023; Transpo, 2024. 
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There are currently no local transit routes providing service within Sumner. If transit service is established 

within the city, Sumner will develop LOS standards.  

8.3.2 Impacts Common to All Alternatives 

The following conditions and impacts are common to all alternatives, including Alternative 1 (No Action). 

Travel Forecast Model and Transportation Network Assumptions 

A travel demand forecasting model was developed to assist in defining future transportation system 

needs. The model uses the VISUM software package and forecasts weekday PM peak hour traffic 

volumes based on the 2044 land use alternatives. The model study area includes a portion of the City of 

Pacific and parts of Pierce County just beyond the city limits.  

The model was calibrated to match existing base year traffic volumes (2023) and then used to develop a 

baseline 2044 traffic forecast. City, County, and State transportation improvement projects likely to be 

funded and built by 2044 were included in the future baseline model and are described below. The 2044 

baseline model only included city projects that are in design, construction, or recently built. The 2044 

travel forecasts were used to identify future transportation needs. 

Exhibit 8-8 summarizes the future baseline transportation improvement projects that were assumed to be 

completed as part of the baseline 2044 transportation system modeling. The projects listed in the exhibit 

are planned improvements with either full or partial funding and would be completed before 2044 by 

Sumner or other agencies.  

Exhibit 8-8. 2044 Baseline Transportation Improvements  

Location Project Description 

SR 167: SR 410 to City of Auburn Add southbound high occupancy or toll (HOT) lane 

Butte Avenue SE/Stewart Road SW Construct a traffic signal with additional capacity including: 

-Northbound and southbound left-turn lanes 

-Eastbound left-turn lane and right-turn lane 

Stewart Road SW: Butte Avenue SE to 140th 
Avenue Court E 

Widen to 5 lanes including a center two-way left-turn lane 

Main Street/Wood Avenue Pedestrian and signal improvements 

SR 410 WB Ramps/166th Avenue E Construct roundabout 

SR 410/SR 162 Interchange Construct roundabouts 

64th Street/164th Avenue E Construct roundabout 

Sumner Tapps Highway/60th Street E Construct signal. Remove eastbound left-turning movement 
restrictions 

166th Avenue E: SR 410 Ramps to 64th Street E Widen to 4 to 5 lanes 

SR 167/I-5 Connection: Puyallup to Fife Construct remaining 4 miles of SR 167  

between Meridian and I-5 

Page 701 of 949



March 2024 ▪ Draft EIS Ch. 8 ▪ Transportation 

8-13 

 

Pedestrian  

Applying the standards described above, the pedestrian LOS analysis is shown on Exhibit 8-9. The LOS is 

determined by comparing the 2044 future pedestrian network to the existing, planned, and funded 

pedestrian network. The pedestrian LOS analysis shows most of the future pedestrian network meets 

standard. There are some key connections to trails south of SR 410 that are missing as well as corridors 

such as Elm Street and 160th Avenue E that have missing sidewalk. Impacts would be mitigated by 

identifying long-term projects that would implement the orange LOS for primary routes and green LOS 

for secondary routes. 

Bike 

The LOS analysis for the bike network is shown on Exhibit 8-10. The LOS is determined by comparing the 

2044 future bike network to the existing, planned, and funded bike network. The bike LOS analysis 

shows that bike connectivity east-west is limited and there is a lack of facilities within the east part of 

Sumner. The East Sumner Subarea Plan envisioned additional bike connectivity in this area as 

development occurred. These impacts would be mitigated by identifying long-term project that would 

implement the green LOS for bike routes.  
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Exhibit 8-9. Future Pedestrian Level of Service   

 

Source: City of Sumner, 2023; Transpo, 2024. 
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Exhibit 8-10. Future Bike Level of Service  

 

Source: City of Sumner, 2023; Transpo, 2024. 
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Equity  

Transportation equity for Sumner was reviewed based on the accessibility index. The accessibility index 

measures access to parks and open spaces, access to healthy food, average road conditions, digital 

access (home internet), voter participation, and transit options. A very high accessibility index represents 

locations that have more opportunities and better access. A very low index means there are obstacles 

and barriers to opportunities with limited access resulting in a lower quality of life.  

Exhibit 8-11 shows the accessibility index for Sumner, which is consistent with the alternatives. Most of 

Sumner has a high index except for the Riverview neighborhood south of SR 410 with a low index and 

East Sumner and areas north of Main Street with a moderate index. SR 410 provides a barrier for the 

Riverview neighborhood resulting in low accessibility. The Transportation Plan incorporates non-

motorized, roadway and intersection improvements that will increase the accessibility index throughout 

Sumner including in Riverview, East Sumner and north of Main Street.  

Exhibit 8-11 also shows the transportation improvements overlayed on the current accessibility index for 

Sumner. The “approved” transportation improvements are included for all alternatives and the “new” 

improvements are only included with Alternatives 2 and 3. There will be greater improvements in 

accessibility throughout Sumner and especially in the Riverview, East Sumner, and north of Main Street 

areas with Alternatives 2 and 3 given the additional transportation improvements especially non-

motorized connections that connect north and south of SR 410 as well as east-west through the City.  
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Exhibit 8-11: Accessibility Index and Transportation Improvements 

 

Source: Pierce County, 2023; Transpo 2024. 
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8.3.3 Alternative 1 (No Action) 

This section describes the transportation-related impacts of Alternative 1. Alternative 1 would increase 

land use density resulting in growth in traffic over current conditions.  

Land Use 

Future 2044 forecasts for land use growth throughout the city and its Urban Growth Area (UGA) under 

Alternative 1 are consistent with development levels evaluated as part of the 2015 Comprehensive Plan. 

Exhibit 8-12 summarizes 2044 land use data as allocated to the Town Center, Manufacturing and 

Industrial Center (MIC) and other areas inclusive of East Sumner, South Sumner, and the Urban Growth 

Area (UGA). 

Exhibit 8-12. Alternative 1 2044 Land Use Allocation 

Land Use by Subarea   Alternative 1 

 Permitted or in the Pipeline 
2020-2023 

Additional Growth Total Growth 

Housing Units    

Town center 307 938 1,245 

MIC 0 0 0 

Other 593 147 740 

Total Growth 900 1,085 1,985 

Jobs    

Town center 32 298 330 

MIC 2,951 949 3,900 

Other 673 410 1,083 

Total 3,656 1,657 5,313 

Source: BERK Consulting, 2023 

As shown in Exhibit 8-12, the number of housing units and jobs increase in all areas of the city except for 

the number of housing units in the MIC remaining consistent with the existing conditions. Exhibit 8-13 

provides a summary of the total anticipated housing units and jobs under Alternative 1. 
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Exhibit 8-13. Alternative 1 2044 Total Land Use  

Land Use by Subarea   Alternative 1 

Housing Units 6,356 

Jobs 24,919 

Source: BERK Consulting, 2023 

Traffic Forecasts  

Future 2044 traffic forecasts were developed through the modeling process, which converts the land use 

estimates of housing and employment into daily person trips by trip purpose. The daily person trips are 

then converted into weekday PM peak hour vehicle trips based on factors from the PSRC regional travel 

demand model. Exhibit 8-14 summarizes the weekday PM peak hour vehicle miles traveled (VMT) and 

trip generation for Alternative 1. As shown in Exhibit 8-14, Alternative 1 results in an increase of 

approximately 2,500 weekday PM peak hour trips and 6,000 VMT.  

Exhibit 8-14. Alternative 1 Weekday PM Peak Hour Vehicle Trips and Vehicle Miles Traveled (VMT) 

 Existing Alternative 1 Increase 

Vehicle Trips 10,071 12,544 +2,473 

VMT 23,682 30,015 +6,333 

Source: Transpo Group, 2023 

The 2044 weekday PM peak hour traffic volumes and average annual growth rate for Alternative 1 was 

forecast in the study area and is summarized in Exhibit 8-15 for key intersections.  

Exhibit 8-15. Alternative 1 PM Peak Hour Traffic Volumes  

Intersection 

2023 Existing 2044 Alternative 1 

PM Peak 
Volumes 

PM Peak 
Volumes 

Average 
Annual Growth 

Stewart Road SE/Butte Avenue SE 1,675 2,315 2% 

E Valley Highway E/Forest Canyon Road E 1,525 1,860 1% 

Puyallup Street/Tacoma Avenue 860 1,090 1% 

E Valley Highway E/Elm Street E 1,425 1,710 1% 

Valley Avenue/Elm Street E 1,120 1,280 1% 

Sumner Heights Drive E/W Valley Highway E 820 1,085 1% 

Traffic Avenue/Main Street 2,080 2,520 1% 

Alter Avenue/Main Street 750 910 1% 
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Intersection 

2023 Existing 2044 Alternative 1 

PM Peak 
Volumes 

PM Peak 
Volumes 

Average 
Annual Growth 

Valley Avenue/Main Street 1,810 2,235 1% 

Parker Road E/Main Street E 960 1,270 1% 

160th Avenue E/Main Street (60th Street E) 1,085 1,540 2% 

Sumner-Tapps Highway E/SR 410 WB Ramp 1,675 1,985 1% 

Valley Avenue/SR 410 EB Ramp 2,150 2,965 2% 

Valley Avenue/74th Street E 1,915 2,545 1% 

Source: Transpo Group, 2023 

As shown in Exhibit 8-15, the average annual growth rate at the studies intersections is approximately 1 

to 2%. The growth overall represents an increase in traffic volumes at key study intersections of 160 to 

815 weekday PM peak hour trips for the Alternative 1 condition by 2044.  

Traffic Operations   

Traffic operations were evaluated at 43 intersections based on the HCM methodology. Intersection 

improvements were assumed based on the transportation improvement list outlined. Traffic signal timing 

was optimized for each alternative in consideration of changes that would occur with intersection 

maintenance to address growth in traffic volumes. Exhibit 8-16 summarizes the existing and Alternative 1 

operations at intersections where further review and potential improvements may be needed. 

Exhibit 8-16. Alternative 1 Weekday PM Peak Hour LOS Summary   

Intersection 

2023 Existing 2044 Alternative 1 

LOS1 Delay2 
V/C3 or 

WM4 LOS Delay 

V/C or 

WM 

Stewart Road SE/Butte Avenue SE F 186 SB C 33 - 

E Valley Highway E/Forest Canyon Road E F >180 WB F >180 WB 

Puyallup Street/Tacoma Avenue C 19 - F 84 - 

E Valley Highway E/Elm Street E D 30 NBL F 57 NBL 

Valley Avenue/Elm Street E D 31 NBL E 43 NBL 

Sumner Heights Drive E/W Valley Highway E C 29 - D 41 - 

Traffic Avenue/Main Street D 43 - E 58 - 

Alder Avenue/Main Street B 11 - B 14 - 

Valley Avenue/Main Street C 23 - C 32 - 
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Intersection 

2023 Existing 2044 Alternative 1 

LOS1 Delay2 
V/C3 or 

WM4 LOS Delay 

V/C or 

WM 

Parker Road E/Main Street E C 24 SB F 56 SB 

160th Avenue E/Main Street (60th Street E) C 16 - E 47 - 

Sumner-Tapps Highway E/SR 410 WB Ramp F 61 WB A 7 0.54 

Valley Avenue/SR 410 EB Ramp F 80 - B 12 0.87 

Valley Avenue/74th Street E F 110 EB F >180 EB 

Source: Transpo, 2024. 
Notes:  
1. Level of service, based on 2010 Highway Capacity Manual methodology. 
2. Average delay in seconds per vehicle. 
3. Volume-to-capacity ratio reported for signalized intersections. 
4. Worst movement reported for unsignalized intersections, where SB = southbound, WB = westbound, NBL = 
northbound left-turn and EB = eastbound. 

Overall, the analysis finds that most of the study intersections operate at LOS D or better during the 

weekday PM peak hour with the projected growth under Alternative 1. As shown in Exhibit 8-16, the 

following intersections are anticipated to improve with Alternative 1 compared to existing conditions 

during the weekday PM peak hour with the planned and funded improvements: 

▪ Stewart Road SE/Butte Avenue SE – Completion of the traffic signal is anticipated to improve 

operations to LOS D 

▪ Sumner-Tapps Highway E/SR 410 WB Ramp – The planned roundabout results in LOS A 

conditions  

▪ Valley Avenue/SR 410 EB Ramp – The planned roundabout results in LOS B conditions 

Exhibit 8-16 shows that eight (8) intersections are forecast to degrade below LOS D during the weekday 

PM peak hour under Alternative 1 conditions. Most of the poor intersection operations during the 

weekday PM peak hour under Alternative 1 is projected along E Valley Highway and Valley Avenue. This 

is consistent with the observed regional cut-through traffic, which avoids congestion along SR 167 and 

uses routes through Sumner. Other intersections impacted by shifts in traffic and growth in the City of 

Sumner are the Parker Road E/Main Street E and 160th Avenue E/Main Street E intersections.  

8.3.4 Alternative 2 

This section describes the transportation-related impacts of Alternative 2. Alternative 2 would increase 

land use density resulting in growth in traffic over current conditions and Alternative 1. Impacts of 

Alternative 2 are identified through a comparison to Alternative 1 (No Action) conditions.   
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Land Use 

Future 2044 forecasts for land use growth throughout the city and its Urban Growth Area (UGA) under 

Alternative 2 represents growth beyond what was planned for in 2015. Exhibit 8-17 and  

Exhibit 8-18 summarize 2044 land use growth data as allocated to the Town Center, Manufacturing and 

Industrial Center (MIC) and other areas inclusive of East Sumner, South Sumner, and the Urban Growth 

Area (UGA) under Alternative 2 as it compares to Alternative 1. 

Exhibit 8-17. Alternative 2 2044 Land Use Allocation 

Land Use by Subarea   Alternative 2 

Permitted or in the Pipeline 
2020-2023 

Additional Growth Total Growth 

Housing Units    

Town center 307 938 1,245 

MIC 0 0 0 

Other 593 1,162 1,755 

Total Growth 900 2,100 3,000 

Jobs    

Town center 32 298 330 

MIC 2,951 949 3,900 

Other 673 410 1,083 

Total 3,656 1,657 5,313 

Source: BERK Consulting, 2023 

Exhibit 8-18. 2044 Land Use Growth Allocation for Alternatives 1 and 2 

Land Use by Subarea   Alternative 1 Alternative 2 Increase 

Housing Units    

Town center 1,245 1,245 +0 

MIC 0 0 +0 

Other 740 1,755 +1,015 

Total 1,985 3,000 +1,015 

Jobs    

Town center 330 330 +0 

MIC 3,900 3,900 +0 

Other 1,083 1,083 +0 

Total 5,313 5,313 +0 

Source: BERK Consulting, 2023 
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As shown in Exhibit 8-18, no growth is anticipated in the number of jobs comparing Alternatives 1 and 2. 

The number of housing units increases by 1,015 units throughout the city under Alternative 2 compared 

to Alternative 1. Exhibit 8-19 provides a summary of the total anticipated housing units and jobs under 

Alternative 2. 

Exhibit 8-19. 2044 Total Land Use for Alternatives 1 and 2  

Land Use by Subarea   Alternative 1 Alternative 2 Increase  

Housing Units 6,356 7,371 +1,015 

Jobs 24,919 24,919 +0 

Source: BERK Consulting, 2023 

As shown in Exhibit 8-19, Alternative 2 shows over 7,300 housing units and 24,900 jobs within the city 

and surrounding study area by 2044. Representing an increase of 3,000 housing units and 5,313 jobs 

over 2020 conditions. 

Traffic Forecasts 

Future 2044 traffic forecasts were developed through the modeling process, which converts the above 

land use estimates of housing and employment (by category) into daily person trips by trip purpose for 

each TAZ. The daily person trips are then converted into weekday PM peak hour vehicle trips based on 

factors from the PSRC regional travel demand model. Exhibit 8-20 summarizes the weekday PM peak 

hour vehicle miles traveled (VMT) and trip generation for Alternative 2 as they compare to existing and 

Alternative 1 conditions. 

Exhibit 8-14 summarizes the weekday PM peak hour vehicle miles traveled (VMT) and trip generation for 

Alternatives 1 and 2. As shown in Exhibit 8-14, Alternative 2 results in an increase of approximately 1,000 

weekday PM peak hour trips and 1,100 VMT compared to Alternative 2 as a result of the additional 

housing planned within Sumner. 

Exhibit 8-20. Alternatives 1 and 2 Weekday PM Peak Hour Vehicle Trips and Vehicle Miles Traveled (VMT) 

 Alternative 1 Alternative 2 Increase 

Vehicle Trips 12,544 13,626 +1,082 

VMT 30,015 31,122 +1,107 

Source: Transpo Group, 2023 

The 2044 weekday PM peak hour traffic volumes and average annual growth rate for Alternative 2 was 

forecast in the study area and is summarized in Exhibit 8-21 for key intersections.  
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Exhibit 8-21. 2044 Weekday PM Peak Hour Traffic Volumes for Alternatives 1 and 2 

Intersection 

Alternative 1 Alternative 2 

PM Peak 
Volumes 

Average 
Annual 
Growth 

PM Peak 
Volumes 

Average 
Annual 
Growth 

Stewart Road SE/Butte Avenue SE 2,315 2% 2,375 2% 

E Valley Highway E/Forest Canyon Road E 1,860 1% 1,970 1% 

Puyallup Street/Tacoma Avenue 1,090 1% 1,155 1% 

E Valley Highway E/Elm Street E 1,710 1% 1,795 1% 

Valley Avenue/Elm Street E 1,280 1% 1,330 1% 

Sumner Heights Drive E/W Valley Highway E 1,085 1% 1,110 1% 

Traffic Avenue/Main Street 2,520 1% 2,610 1% 

Alter Avenue/Main Street 910 1% 955 1% 

Valley Avenue/Main Street 2,235 1% 2,340 1% 

Parker Road E/Main Street E 1,270 1% 1,310 1% 

160th Avenue E/Main Street (60th Street E) 1,540 2% 1,605 2% 

Sumner-Tapps Highway E/SR 410 WB Ramp 1,985 1% 2,025 1% 

Valley Avenue/SR 410 EB Ramp 2,965 2% 3,025 2% 

Valley Avenue/74th Street E 2,545 1% 2,590 1% 

Source: Transpo Group, 2023 

As shown in Exhibit 8-21, the average annual growth rate at the studies intersections is approximately 1 

to 2% with both Alternatives 1 and 2. The growth overall represents an increase in traffic volumes at key 

study intersections of 200 to 875 PM peak hour trips with Alternative 2 by 2044. Alternative 2 results in 

approximately 25 to 100 more weekday PM peak hour trips at the study intersections compared to 

Alternative 1 due to the additional housing planned with Alternative 2.   

Traffic Operations 

Similar to Alternative 1, traffic operations were evaluated at 43 intersections based on the HCM 

methodology. Intersection improvements were assumed based on the transportation improvement list 

outlined. Traffic signal timing was optimized for each alternative in consideration of changes that would 

occur with intersection maintenance to address growth in traffic volumes. Exhibit 8-16 summarizes the 

Alternative 1 and Alternative 2 operations at intersections where further review and potential 

improvements may be needed. 
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Exhibit 8-22. 2044 Weekday PM Peak Hour LOS Summary for Alternatives 1 and 2 

Intersection 

Alternative 1 Alternative 2 

LOS1 Delay2 
V/C3 or 

WM4 LOS Delay 

V/C or 

WM 

Stewart Road SE/Butte Avenue SE C 33 - D 36 - 

E Valley Highway E/Forest Canyon Road E F >180 WB F >180 WB 

Puyallup Street/Tacoma Avenue F 84 - F 106 - 

E Valley Highway E/Elm Street E F 57 NBL F 64 NBL 

Valley Avenue/Elm Street E E 43 NBL E 45 NBL 

Sumner Heights Drive E/W Valley Highway E D 41 - D 43 - 

Traffic Avenue/Main Street E 58 - E 60 - 

Alder Avenue/Main Street B 14 - B 15 - 

Valley Avenue/Main Street C 32 - D 37 - 

Parker Road E/Main Street E F 56 SB F 66 SB 

160th Avenue E/Main Street (60th Street E) E 47 - F 56 - 

Sumner-Tapps Highway E/SR 410 WB Ramp A 7 0.54 A 8 0.55 

Valley Avenue/SR 410 EB Ramp B 12 0.87 B 13 0.88 

Valley Avenue/74th Street E F >180 EB F >180 WB 

Source: Transpo, 2024. 
Notes:  
1. Level of service, based on 2010 Highway Capacity Manual methodology. 
2. Average delay in seconds per vehicle. 
3. Volume-to-capacity ratio reported for signalized intersections. 
4. Worst movement reported for unsignalized intersections. 

Overall, the analysis finds that intersection operations during the weekday PM peak hour are similar 

between Alternatives 1 and 2. Alternative 2 would result in increases in delay due to additional growth in 

traffic volumes; however, intersections not meeting the LOS D standard would be the same between the 

alternatives.  

8.3.5 Alternative 3 

This section describes the transportation-related impacts of Alternative 3. Alternatives 2 and 3 have the 

same levels of development but allocated differently throughout the city. Alternatives 2 and 3 represent 

growth beyond what was planned for in 2015.  
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Land Use 

Exhibit 8-23 and Exhibit 8-24 summarize 2044 land use data as allocated to the Town Center, 

Manufacturing and Industrial Center (MIC) and other areas inclusive of East Sumner, South Sumner, and 

the Urban Growth Area (UGA) under each alternative.  

Exhibit 8-23. Alternative 3 2044 Land Use Allocation 

Land Use by Subarea   Alternative 3 

Permitted or in the Pipeline 
2020-2023 

Additional Growth Total Growth 

Housing Units    

Town center 307 1,002 1,309 

MIC 0 0 0 

Other 593 1,098 1,691 

Total  900 2,100 3,000 

Jobs    

Town center 32 298 330 

MIC 2,951 949 3,900 

Other 673 410 1,083 

Total 3,656 1,657 5,313 

Source: BERK Consulting, 2023 

Exhibit 8-24. 2020-2044 Land Use Growth Allocation for the Alternatives  

Land Use by Subarea Alternative 1 Alternative 2 Alternative 3 

Increase 

(Alternative 3 – 
Alternative 2) 

Housing Units     

Town center 1,245 1,245 1,309 +64 

MIC 0 0 0 +0 

Other 740 1,755 1,691 -64 

Total 1,985 3,000 3,000 +0 

Jobs     

Town center 330 330 330 +0 

MIC 3,900 3,900 3,900 +0 

Other 1,083 1,083 1,083 +0 

Total 5,313 5,313 5,313 +0 

Source: BERK Consulting, 2023 
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As shown in Exhibit 8-24, no growth is anticipated in the number of jobs across the three alternatives. 

Alternatives 2 and 3 both increase the number of units by 3,000 units compared to 2020 conditions but 

would be allocated the growth to different areas of the city. As shown in the exhibit, 64 units are 

allocated to the Town Center under Alternative 3 instead of being allocated to other areas of the city, as 

these units are under Alternative 2.  

Exhibit 8-25 provides a summary of the total anticipated housing units and jobs under Alternative 3 as it 

compares to Alternatives 1 and 2. 

Exhibit 8-25. 2044 Total Land Use by Alternative  

Land Use by Subarea Alternative 1 Alternative 2 Alternative 3 

Increase 

(Alternative 3 – 
Alternative 2) 

Housing Units 6,356 7,371 7,371 0 

Jobs 24,919 24,919 24,919 0 

Source: BERK Consulting, 2023 

As shown in Exhibit 8-25, Alternatives 2 and 3 have the same number of households and jobs. Both 

Alternatives 2 and 3 represent an increase in housing units of 1,015 over Alternative 1.  

Traffic Forecasts 

Future 2044 traffic forecasts were developed through the modeling process, which converts the above 

land use estimates of housing and employment (by category) into daily person trips by trip purpose for 

each TAZ. The daily person trips are then converted into weekday PM peak hour vehicle trips based on 

factors from the PSRC regional travel demand model. Exhibit 8-26 summarizes the weekday PM peak 

hour vehicle trip generation and VMT for the existing conditions and alternatives.  

Exhibit 8-26. Weekday PM Peak Hour VMT and Vehicle Trips by Alternative 

 

Existing Alternative 1 Alternative 2 Alternative 3 

Increase 

(Alternative 3 – 
Alternative 2) 

Vehicle Trips 10,071 12,544 13,626 13,542 -84 

VMT 23,682 30,015 31,122 30,907 -215 

Source: Transpo, 2024. 

As shown in the exhibit, Alternative 3 results in less weekday PM peak hour trips and VMT compared to 

Alternative 2.   
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Traffic Operations   

Given the same level of development between Alternative 2 and Alternative 3 with only a small change in 

household allocation as well as the slight decrease in VMT and vehicle trips shown in Exhibit 8-26, the 

traffic volumes and traffic operations for Alternative 3 would be similar to Alternative 2. No new impacts 

are anticipated with Alternative 3.   

8.4 Mitigation Measures 

8.4.1 Incorporated Plan Features 

▪ All Alternatives would implement Transportation Element policies that address circulation system 

classification and design, concurrency standards, transit coordination and improvements, non-

motorized facilities, financing including impact fees, and joint transportation planning, among other 

policies. The two Action Alternatives include implementation of the Transportation Element.  

▪ Alternatives 2 and 3 include updates to the vehicle LOS policy.  

▪ Alternatives 2 and 3 includes new and existing street improvements to enhance traffic flow, 

pedestrian mobility and facilitate infill development consistent with the Comprehensive Plan Land 

Use Element. 

▪ A comprehensive list of improvement projects and programs are included as part of the Alternatives 

to meet the existing forecast transportation needs of the City (see Exhibit 8-27). The improvements 

address safety, capacity, trail connections, expanded non-motorized transportation facilities, and 

roadway preservation needs. They also cover upgrades to existing roads and construction of new 

roadways and interconnected street systems to support the forecast economic development and 

growth in the city and its UGA. The roadway and intersection projects incorporate needs for 

pedestrians and bicyclists that will use the same corridors. A map of proposed transportation 

improvements is shown in Exhibit 8-27 and described in detail in the Transportation Plan Update. 

Alternative 1 incorporates only the “approved” projects while Alternatives 2 and 3 incorporate both 

the approved and new projects. In addition, Alternatives 2 and 3 incorporate new programs and 

recommendations described in the Transportation Plan such as the signal replacement program and 

exploring additional transit service for Summer.   
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Exhibit 8-27: 20-year Improvement Projects 

▪  

Source: City of Sumner, 2023; Transpo, 2024. 
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8.4.2 Regulations and Commitments 

▪ SMC Chapter 12.36 addresses Transportation Impact Fees. This ordinance will be updated to reflect 

multimodal transportation impact fees.  

▪ The City applies standards for streets and sidewalks in Title 12 Streets, Sidewalks and Public Places.  

▪ The City collects mitigation fees for trails (see Section 3.10). 

▪ The City policies indicate commitment to pursue expansion of the Pierce Transit benefit district. If 

transit service is implemented within Sumner, the City will develop a transit LOS standard.  

8.4.3 Other Potential Mitigation Measures 

The City is committed to reassessing their transportation needs and funding sources each year as part of 

their annual Six-Year Transportation Improvement Program (TIP). This allows the City to match the 

financing program with the shorter-term improvement projects and funding. The Transportation Plan 

also includes goals and policies to periodically review land use growth, adopted level of service 

standards, and funding sources to ensure they support one another and meet concurrency 

requirements. 

8.5 Significant Unavoidable Adverse Impacts 

Increases in future development will result in increased traffic volumes. Under all alternatives, the City 

has established levels of service that can be met with proposed transportation improvements and 

programs. Greater mobility through bicycling and walking could be achieved with the proposed non-

motorized plan under Alternatives 2 and 3. Although congestion can be addressed through the 

mitigation measures presented in this document, the increase in auto traffic itself is considered a 

significant unavoidable adverse impact. 
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9 Natural Environment 

9.1 Introduction 

This section discusses potential impacts, and mitigation of impacts, to the natural environment, including 

earth, water resources, and plants and animals, under the plan alternatives described in Chapter 2: 

Alternatives. Vulnerability to wildfire is also discussed in this section, in response to new requirements in 

the Growth Management Act relating to climate change planning. 

9.2 Affected Environment 

9.2.1 Earth  

Geologically hazardous areas in Sumner include landslide, erosion, seismic, and volcanic hazard areas. 

Seismic hazard areas are subject to earthquake-induced ground shaking, slope failure, settlement, fault 

rupture, and soil liquefaction. Volcanic hazards are lahars, debris flows, and related flooding associated 

with volcanic activity from Mount Rainier. Landslide and erosion hazards include a variety of downslope 

ground movements triggered by saturation of slopes by precipitation, erosion or undercutting of slopes, 

and earthquakes.  

The purpose of protecting these areas is to regulate land disturbing activity in areas not suited for 

development to protect lives, property, and public infrastructure. 

Citywide 

The City is within a broad and flat valley created by glacial events. A widespread mudflow, named the 

Osceola Mudflow, occurred approximately 5,600 years ago and deposited mud and alluvium from 

Mount Rainier over existing glacial drift on the lowland plains. It contains a high amount of clay, silt, and 

sand, with a smaller proportion of gravel. This material can be up to 75 feet thick in the White River 

Valley. 

Erosion and landslide hazard areas are located on the slopes along Sumner’s east and west borders 

(Exhibit 9-1). Landslides are not uncommon in Sumner and significant landslides have occurred in the 

recent past.  

The majority of Sumner is located within a volcanic hazard area (see Exhibit 9-1). The White and Puyallup 

River valleys are in the potential path of debris flows from Mount Rainier if an eruption occurs. The city’s 
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close proximity to Mount Rainier and its connection with the Puyallup River increases the City’s 

vulnerability and risk of a lahar. A large portion of the City is also within a high potential dynamic 

settlement and liquefaction hazard areas and is also therefore in a susceptible seismic hazard area (see 

Exhibit 9-1). The Tacoma fault line is north of Sumner, approximately 8 miles away.  

Pierce County has adopted a Region 5 All Hazard Mitigation Plan (HMP) in collaboration with Region 5 

cities in Pierce County. The plan includes a Sumner-specific addendum with local strategies. The HMP 

identifies natural, man-made, and technological hazards and threats to the Sumner community and 

provides mitigation measures to address and reduce these impacts. Regular review and update of the 

HMP occurs within a five-year cycle. As part of this plan the city has developed an emergency 

communication system including a smart phone app, and an evacuation plan (Exhibit 9-2), which outlines 

routes to avoid volcanic hazards should they occur.  
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Exhibit 9-1: Sumner Geologically Hazardous Areas 

Source: 
Parametrix, 2023; City of Sumner, 2023.  
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Exhibit 9-2: Evacuation Routes 

 

Source: Parametrix, 2023; City of Sumner, 2023.  
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Exhibit 9-3: Sumner Geologically Hazardous Areas 

Hazard Description Summary 

Erosion Soil units susceptible to erosion by wind, 
water, and unstable slopes 

Some erosion hazard areas exist along the 
city’s east and west borders. 

Landslides Steep Slopes underlain by weak, fine, and 
unstable geology 

West of West Valley Hwy East contains slopes 
greater than 40% which are susceptible to 
landslide and erosion. 

Seismic Hazards Active faults and 

earthquake locations 

None 

Volcanoes Volcano hazards The City of Sumer lies within a Lahars hazard 
zone 

Liquefaction  Liquefaction Susceptibility zone under 
alluvium deposit 

Sumner has a moderate to high liquefaction 
susceptibility in most of the city with small 
portions in the center of the city with a high 
susceptibility rating 

Source: WDNR Washington Geologic Information Portal, 2023.  

Geologically hazardous area regulations are found in Sumner Municipal Code (SMC) Title 16, Division III:  

▪ SMC 16.50 Landslide and Erosion Hazard Area 

▪ SMC 16.52 Seismic Hazard Area 

▪ SMC 16.54 Volcanic Hazard Area 

North Portion 

The North Portion of Sumner contains a hillside to the west of West Valley Hwy East, which contains 

slopes greater than 40% which are susceptible to landslide and erosion. The liquefaction hazard at the 

base of these hillsides is considered to be high. Soils in this area are predominantly Puyallup fine sandy 

loam, Snohomish silty clay loam, Sultan silt loam, and Puget silty clay loam per the USDA web soil survey. 

East Portion 
 
Topography in the East Portion is a combination of flat land with a high susceptibility of liquefaction and 
steep slopes on the eastern hillslope of Sumner city limits. Much of the East Portion of Sumner is 
susceptible to landslides due to the 20% and 40% or greater slopes along the eastern hillslope leading 
to Lake Tapps (see Exhibit 9-1). The land at the top of these hills and within Sumner city limits, has low 
susceptibility to liquefactions (see Exhibit 9-1). Soils in this area are predominantly Alderwood gravelly 
sandy loam on 15 to 30% slopes, Briscot loam, and Xerochrepts on 45 to 70% slopes per the USDA web 
soil survey).  
 
Lands with State permits for mineral extraction include the CTI Pit/Cava gravel mine and Corliss 
Pit/gravel mine, both of which are located along the eastern hillslope of Sumner city limits. 
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South Portion 

Topography in the South Portion is relatively flat. South Sumner is subject to volcanic hazards and 

seismic hazards as is the rest of the city. The South Portion of Sumner contains a small area of sloped hills 

and subsequent landslide and erosion risk. Soils in this area are predominantly Puyallup fine sandy loam, 

Pilchuck fine sand, and Sultan silt loam per the USDA web soil survey.  

West Portion 

The terrain in the western section is generally level until reaching east of West Valley Hwy East, where it 

transitions to sharp slopes. Soils typically consist of Snohomish silty clay loam, Semiahmoo muck, and 

Puget silty clay loam per the USDA web soil survey. 

There is a small area along the mid-western City boundary with steep slopes along the White River and 

the Puyallup River which are highly susceptible to landslides and erosion.  

There is a small mapped non-metallic mineral (peat) west of 167 and east of West Valley Hwy East 

between 27th St Ct E and 38th St E per the USDA web soil survey. 

Sumner UGA 

The UGA has areas susceptible to landslides due to the 20% to 40% slopes, with areas of 40% to 100% 

slopes around the western arm of Lake Tapps. The majority of the area is mapped as very low 

liquefaction hazard, with one small segment of high liquefaction hazard along Forest Canyon Road East.  

The UGA is outside of the volcanic (lahar) hazard area.  

9.2.2 Water Resources 

The City of Sumner is located within the White River Watershed of WRIA 10 (Puyallup-White). Sumner has 

a high concentration of industrial use, and some agricultural use in North Sumner. As a result, water 

quality is consistent with conditions typical of urbanized or suburban areas. Water quality conditions are 

influenced by increases in impervious surfaces and the associated stormwater runoff that ends up in 

surface waters (non-point sources). This can also include chemical loading from agricultural practices. 

Residue from herbicide, pesticide, and fertilizer treatments can be carried by stormwater runoff and 

eventually reach surface water bodies. Other sources of possible contamination to water quality in the 

study area are direct discharge (point sources) of pollutants into water bodies (i.e., factories). Polluted 

runoff or discharge can seep into the aquifer and contribute to groundwater contamination.   

Surface Water  

The major surface water bodies within the City of Sumner are the White River (Type S), Puyallup River 

(Type S), Salmon Creek (Type F), and Sotain Creek/Milwaukee Ditch (Type F). Other streams are: Stewart 

Road Creek (Type F), Dieringer Flume (tailrace) (non-typed, thus assumed Type F), as well as a number of 

non-fish bearing tributaries. Stream types are as shown on Exhibit 9-8, DNR stream types are Type S 

(shoreline of the state), Type F (fish bearing), and Type N (Non-fish bearing includes both perennial and 

seasonal).  
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Surface water bodies within the Sumner UGA are the White River, Salmon Creek, and Sotain 

Creek/Milwaukee Ditch. The Puyallup River bounds the UGA to the south and a small portion of Lake 

Tapps is located within the UGA to the northeast. The rivers and the Lake Tapps reservoir are subject to 

the Sumner Shoreline Master Program. Other streams are: Stewart Road Creek, Dieringer Flume 

(tailrace), as well as a number of non-fish bearing tributaries. 

White (Stuck) River  

The lower portion of the White River flows north to south through the middle of the city, in the north and 

west portions. The White River originates from the Emmons and Fryingpan glaciers on the north face of 

Mount Rainier, it flows 68 miles from its mountain source to its confluence with the Puyallup River, 

according to Shared Strategy Development Committee’s Puget Sound Salmon Recovery Plan and Kerwin 

report on Salmon Habitat Limiting Factors. The river has a drainage area of approximately 494 square 

miles.  

The lower White River is regulated by the Mud Mountain Dam at river mile (RM) 28, which diverts 

upstream flows to Lake Tapps. These flows then rejoin the White River through either the Lake Tapps 

diversion or the Dieringer Flume, located at approximately RM 3.6. Additionally, the river is subject to 

flood control modifications such as diking, levees, and gravel removal to deepen the channel. Levees 

reduce floodplain connectivity and increase peak flows within the main channel, therefore also causing 

increased flood water elevations further downstream (unless the levees are breached). Due to the 

extensive flood control efforts, certain habitat elements such as pool frequency, refugia, and off channel 

habitat do not function properly within the lower White River.  Buffers are set by the Shoreline Master 

Program and range from 50 feet for urban and 200 feet for Urban Conservancy and Natural shoreline 

designations. 

The White River experiences typical sediment loading issues common to glacial fed river system. In its 

upper reaches, it cuts through glacial and mudflow deposits, resulting in substantial transportation of 

sediments. It has been estimated to transport about 440,000 to 1,400,000 tons of sediment annually. The 

sediments are deposited in the lower reaches, including the vicinity of Sumner, leading to aggradation 

and flooding problems in the river valley per the Kerwin report.   

Within Sumner city limits, three segments of the White River are currently listed on the Washington State 

Department of Ecology’s 303(d) list of impaired waters of the state. The 303(d) list identifies all assessed 

waters within the state that are impaired by pollutants and do not meet state surface water quality 

standards and are not expected to improve within the next two years.  

The assessed waters are categorized to describe their current state of water quality. Category 5 waters 

are those polluted waters that require a total maximum daily load (TMDL) or other water quality 

improvement (WQI) plan. These make up the 303(d) list. The reach of the White River, extending from 

the northern City limits to approximately 1.5 miles downstream is listed as a Category 5 water for pH, 

dissolved oxygen, and temperature. It is also listed as a Category 4c water for instream flow. Category 4c 

waters are impaired from   non-pollutant sources or waters that are impaired by causes that cannot be 

addressed through a TMDL. A second segment from the vicinity 32nd Street East to 1.3 miles 

downstream is listed as Category 5 for temperature. A third segment, covering 0.2 miles near the 

confluence with Puyallup River is also listed as Category 5 for temperature.  
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Sumner’s municipal wastewater treatment plant outfall is on the White River, just upstream of its 

confluence with the Puyallup River. This facility is regulated by the Environmental Protection Agency 

(EPA) and Ecology under the National Pollutant Discharge Elimination System (NPDES) program.   

Puyallup River  

The Puyallup River serves as the southwest border of city limits, in the south portions. Within this reach, 

the river has been substantially altered through channelization and loss of riparian and off-channel 

habitats. The river originates from the Klapatche area on the southwest slopes of Mount Rainier and 

drains to Commencement Bay. Since at least 1980, summer low flows in the Puyallup River have declined 

continuously, despite the closure of new surface water withdrawals and the establishment of minimum 

flow requirements (Kerwin 1999). The lower portion of the Puyallup River now only provides a migration 

corridor for salmonids as it has been dramatically altered and restricted by human developments. Within 

the City of Sumner, the Puyallup River is listed as Category 5 for temperature on the 303(d) list.  Buffers 

are set by the Shoreline Master Program and range from 100 feet for Residential and 200 feet for Urban 

Conservancy designations.  

Salmon Creek  

Salmon Creek in the east portion of the city, originates in the Orton Junction area south of Sumner and is 

joined by several Type N (non-fish bearing) tributaries. Salmon Creek then flows northwest to join the 

White (Stuck) River. The stream is surrounded by steep slopes to the northeast throughout much of its 

length and is primarily bordered by residential land use to the southeast. The forested, steep slopes 

provide priority habitat for terrestrial species, and the stream is on Washington State Department of Fish 

and Wildlife (WDFW)’s Priority Habitat and Species (PHS) list as a ‘biodiversity corridor’ (WDFW 2023). 

The stream provides habitat for Coho, Chum, and Chinook salmon, and Steelhead and Cutthroat trout. It 

has a number of culvert-related fish passage barriers. Its width ranges from approximately 3 to 4 feet at 

its upper reaches and up to 10 feet near its mouth. The stream supports a number of riparian wetlands. 

Sotain Creek/Milwaukee Ditch  

Located in the north portion, this stream runs from the northern city limits at 16th Street East south along 

SR167 to approximately 48th Street East where it crosses under SR 167 and the railroad to join the White 

River. It has been heavily channelized by SR167, the railroad and former agricultural land uses. The 

stream generally ranges from 3 to 4 feet wide in its northern reaches and from 8 to 10 feet wide near its 

mouth.  The stream is bordered by a number of riparian wetlands, but existing buffers are generally 

narrow because of existing development.  

Stewart Road Creek  

This stream was relocated from the vicinity of the Lake Tapps Parkway Stormwater Treatment Pond 

during the reconstruction of Stewart Road (Exhibit 9-4). Stewart Road Creek, located in the east portion, 

meanders approximately 1,600 feet from Stewart Road south to within 175 feet of the White (Stuck) River 

and then flows through wetland and culvert to outfall at the river.  According to WDFW’s PHS map, the 

stream is utilized by Steelhead trout, Cutthroat trout, and Coho salmon.  
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Exhibit 9-4: Steward Road Creek 

 

Source: Parametrix, 2023. 

Dieringer Flume / Tailrace Canal 

The Dieringer Flume (tailrace canal) is a manmade channel flowing west from the Dieringer Powerhouse 

on East Valley Highway East to the White River approximately 0.2 miles north of 24th Street East. The 

channel is approximately 60 to 70 feet wide with boulder/cobble substrate. It is located in the east and 

north portion of the city. Water levels and flow rates in the channel are controlled by Cascade Water 

Alliance, which maintains the powerhouse and canal. Although the powerhouse is no longer used for 

power, water is piped from Lake Tapps to the powerhouse. Migrating adult salmonids may enter the 

canal from the White (Stuck) River during high velocity flows in the summer and fall.  As part of the multi-

agency future White River Restoration Project, the tailrace course will be altered and integrated into new 

floodplain habitat areas. 

Groundwater  

The majority of the City of Sumner is located within a highly susceptible wellhead protection (10-year 

travel time) area (Washington Department of Health 2023). See Exhibit 9-5. The City has rights to use four 

springs and four wells. The springs are located on the hill on the east side of the city: Sumner, County, 

and Elhi Springs, Elhi is currently inactive (BHC Consultants, 2020). the wells are West Well, South Well, 

Central Well, and the Dieringer well. The west well is used primarily for irrigation (BHC Consultants, 

2020). Groundwater quality is tested on an annual basis for organics and inorganics. Water quality in 

Sumner is generally very good per the City’s General Water Plan Update.  
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Exhibit 9-5: Aquifer Recharge Areas and Groundwater Resources 

 

Source: City of Sumner, 2023; Parametrix, 2023. 

Page 729 of 949



March 2024  ▪ Draft EIS Ch. 9 ▪ Natural Environment 

9-11 

Wetlands 

Wetlands in Sumner are primarily associated with the White River, Sotain Creek, and Salmon Creek. 

Wetlands primarily occur along the base of the slopes on both the western and eastern sides of the city; 

west of SR 167, along the East Valley Highway corridor, and along Salmon Creek.  There are also wetland 

complexes in the floodplain of the White River, with smaller patches of wetland mapped throughout the 

city, according to City mapping and the USFWS Wetland Inventory. Wetlands are important for providing 

habitat, storm and flood water storage and filtration, groundwater recharge, recreational/educational 

opportunities, and shoreline protection.  

9.2.3 Plants and Animals 

Fish and wildlife habitat conservation areas are areas of critical importance to sustain needed habitats 

and species for the functional integrity of the ecosystem in Sumner Municipal Code and Washington 

Administrative Code (SMC 16.56.050 and WAC 365-190-130). These areas include designated critical 

habitat for federally or state-listed endangered, threatened, or sensitive species of fish, wildlife, or plants; 

areas containing species of local importance, waters of the state including lakes and streams. Sumner 

regulates plants and animal habitat in SMC 16.56 Wildlife Habitat Areas. Wetlands are regulated 

separately under SMC 16.46, thus are not treated as fish and wildlife habitat conservation areas under 

the regulations. Streams and wetlands are also described in Water Resources. 

Citywide 

The City of Sumner has a variety of habitats including streams, riparian areas, wetland, forests, and open 

space. The White River and its riparian corridor, which flows south through Sumner and into the Puyallup 

River, is an important habitat feature (Exhibit 9-8). The White River and a number of tributaries such as 

Salmon Creek support habitat for fish including anadromous salmon habitat. Open spaces and the 

forested areas along the eastern and western hillsides bordering Sumner provide additional habitat to 

support wildlife. Sumner has three areas zoned for resource protection (publicly-owned restoration sites) 

which provide valuable long-term protection (see Chapter 3: Land Use). Sumner has partnered with local 

Tribes and agencies to restore habitat and floodplain along the White River. The rivers and streams 

within the study area are generally affected by channelization, levees, and the close proximity of 

residential, industrial, and commercial land uses. Development often directly abuts or encroaches on the 

riparian buffer of the rivers and streams. This reduces the connectivity of rivers and streams with their 

natural floodplains, creating more area that is affected by floods, and reduces quality and complexity of 

aquatic/riparian habitat. Common vegetation in riparian areas within the study area includes invasive 

species such as reed canary grass and Himalayan blackberry. Other common vegetation is deciduous 

trees such as red alder, black cottonwood, and willows. Species recorded within the White and Puyallup 

Rivers include Coho, Pink, Chinook salmon, Bull trout, Steelhead trout, and Cutthroat trout. Of these, the 

US Fish and Wildlife Service (USFWS) and National Marine Fisheries Service (NMFS) list Bull trout, 

Chinook salmon and Steelhead trout as threatened under the Endangered Species Act (ESA). Exhibit 9-6 

identifies the ESA-listed and state-listed threatened or endangered fish species that are known or 

expected to occur in Sumner streams.   
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According to the National Wetland Inventory (NWI) and existing City maps, there are wetlands along the 

western edge of city limits, west of SR 167, along the East Valley Highway corridor, along Salmon Creek 

and the White and Puyallup Rivers, and smaller patches of wetland along the valley floor in east, 

southwest, and southeast Sumner. Wetlands are important for providing habitat, storm and flood water 

storage and filtration, groundwater recharge, recreational/educational opportunities, and shoreline 

protection. WDFW also identifies a large biodiversity area on the forested hillside above Salmon Creek in 

East Portion of the city.  

Wildlife utilizing this biodiversity area and other open space within the study area include terrestrial 

species commonly found in developed suburban environments such as raccoon, opossum, squirrels, 

skunk, coyote, other small rodents, crows, woodpeckers, red-tailed hawk, and songbirds. Wetlands and 

riparian areas are utilized by great blue herons and waterfowl. Developed areas, especially residential 

neighborhoods with trees and landscaping, provide additional habitats for urban-adapted wildlife, such 

as racoons, squirrels and some bird species. 

Like most of Western Washington, Sumner is within the Pacific Flyway, a migratory bird route that 

extends from Alaska to South America. Open spaces, forests and wetland areas on the valley floor in 

Sumner provide habitat for migratory birds. According to USFWS Information for Planning and 

Consultation (IPaC), bald and/or golden eagles are most likely present and breeding in the Sumner and 

have been observed along the White River. Bald eagles and golden eagles continue to receive 

protection under the federal Bald and Golden Eagle Protection Act (16 USC 668-668d), which prohibits 

take (defined to include pursuing, shooting, poisoning, wounding, killing, capturing, trapping, collecting, 

molesting, or disturbing bald or golden eagles), possession, and commerce of these species. Proposals 

for commercial or residential development within 660 feet of bald eagle nests, roost sites, or foraging 

areas may be required to comply with federal guidelines for bald eagle management. North American 

Wolverine, Marbled Murrelet, Streaked Horned Lark, Yellow-billed Cuckoo, Monarch butterfly, and 

Taylor’s Checkerspot butterfly might be found within Sumner; however, there is no known critical habitat 

for these federally or state listed species within the city.   

Exhibit 9-6: Threatened and Endangered Fish Species Known or Expected to Occur in Sumner 

Species Water Body Name Federal Status State Status 

Bull Trout White River, Puyallup River Threatened Candidate 

Fall Chinook 
Salmon 

White River, Salmon Creek, White 
River tributaries, Puyallup River 

Threatened Candidate 

Winter Steelhead  White River, Salmon Creek, White 
River tributaries, Puyallup River 

Threatened None 

Coho White River, Salmon Creek, White 
River tributaries, Puyallup River 

Candidate None 

Source: WDFW, 2023. 
Note that lack of observations does not necessarily mean that the species is absent from an area. 

According to the Washington Natural Heritage Program (WNHP), there are no known or historical rare 

plants or rare and high-quality ecosystems within the city. 
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Culturally significant plants are present in the undeveloped areas in Sumner, particularly within riparian 

corridors, wetlands, and forested slopes.  Plants have been traditionally collected by tribes for 

generations for a variety of purposes, food, and construction of tools and clothing. 

Mapping from Tree Equity Score, a tool created by American Forests, shows that Sumner’s block groups 

range from 11% to 20% tree canopy cover (Exhibit 9-7). This is low compared to neighboring 

jurisdictions: block groups in Edgewood show 44 to 48% tree canopy cover, block groups immediately 

to the east range from 48 to 63% canopy cover, and block groups to the southwest show 21 to 33% 

cover. Areas to the north and south are more similar to Sumner’s canopy cover. The block groups in the 

West Portion, which includes Town Center, and South Portion show the highest percentages in Sumner, 

at 19 and 20% canopy cover respectively. Part of Sumner’s low tree canopy cover may be explained by 

its agricultural history where extensive clearing occurred on the valley floor. 

Sumner’s urban tree canopy is regulated primarily by the City’s critical areas code (SMC Title 16) that 

protects forested slopes, zoning code (SMC Title 18, such as landscaping requirements in Chapter 

18.41), and the City’s street tree code, Chapter 12.42 SMC, which establishes policies for tree planting, 

preservation, and maintenance on City-owned lands and public right-of-way. Sumner also has a Forestry 

and Parks Commission, which advises the City on issues related to parks, recreational facilities, the 

cemetery, trails, trees, and planting strips. The Commission is responsible for developing and 

implementing the Sumner Urban Forestry Strategy Plan and ensuring the City maintains its designation 

as a Tree City USA. To qualify as a Tree City USA, cities must have a tree board or department, a public 

tree care ordinance, a community forestry program with an annual budget of at least $2 per capita, and 

an Arbor Day observance and proclamation. 
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Exhibit 9-7: Tree Canopy Cover (from Tree Equity Score) 

 

Source: American Forests, 2023. 

North Portion  

Land in North Sumner is primarily zoned light industrial and interchange commercial, with smaller areas 

of heavy industrial, resource protection, and low density residential. According to the NWI and city maps, 

the northern portion of North Sumner contains mapped wetlands and are classified primarily as 

forested/shrub wetlands. They are primarily located between the northern border of Sumner, east of 

Butte Avenue SE to E Valley Highway E, and south to 16th Street E. There are also mapped wetlands on 

the west side of the North Portion of Sumner. They are classified as forested/shrub and emergent. They 

provide low to high water quality function and poor to excellent habitat value per DNR and City 

mapping.  

The White River runs south though North Sumner and is an important river in the area that supports 

salmon runs. It flows into the Puyallup River and has historically been important for spawning salmon. It is 

mapped as being a migration corridor for threatened species including bull trout and Steelhead, 

Chinook, other species include Chum, Cutthroat, and Coho per WDFW. The White River is mapped as a 

Type S and is a shoreline of the state. There are also wetlands associated with White River. 
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East Portion  

Land in the East Portion of Sumner is currently used for low, medium, and high density residential, urban 

village, general commercial, public, and private utilities, agricultural fields, and open space. There are 

mapped wetlands within portions of the East Sumner area. According to the NWI, they are freshwater 

emergent and forested wetlands. They are primarily located between 60th St E and 64th St E, west of 

Sumner Tapps Highway E., as well as within the riparian areas associated with Salmon Creek. They 

provide low to moderate water quality function and habitat value. Some of the wetlands are actively 

mowed and provide limited habitat value. The maintained fields and other open space in the vicinity 

provide habitat for accustomed urban species. 

 

Salmon Creek runs south to north along the eastern end of the East Sumner Neighborhood. It is primarily 

straightened and channelized in this area but has a narrow band of forested riparian buffer consisting of 

red alder, black cottonwood, willow, and scattered coniferous trees. Salmon Creek is mapped as being a 

migration corridor for steelhead trout, coho, Chinook, chum, and pink salmon by WDFW  and classified 

as Type F (Fish bearing) by WDNR. According to spawner surveys conducted by the Puyallup Tribe for 

the study period between 1991 and 2010, an average of 16 Chinook, 7 Coho, and 56 Chum return to 

Salmon Creek annually. There are also wetlands associated with Salmon Creek.  The City has ongoing 

restoration projects along Salmon Creek, including expanding the floodplain and buffer and replacing 

fish-barrier culverts. 

South Portion  

The land use in the South Portion comprises a range of low to high density residential areas, as well as 

urban village and areas with public-private utilities and facilities. There is a small portion of mapped 

wetlands within the riparian areas associated with the Puyallup River. These wetlands consist of 

forested/shrub and one emergent wetland, and a small cluster of freshwater ponds in the residential 

areas per USFWS mapping. They provide low to moderate water quality function and poor to fair quality 

ranking for ecological integrity according to WDNR. 

The Puyallup River flows along Sumner’s southern border and is mapped as a migration corridor for 

Chinook, coho, chum, cutthroat, steelhead, bull trout, and pink salmon per WDFW 2023. The Puyallup 

River is a Type S (shoreline of the state) per WDNR. The river provides important habitat for salmon 

spawning.  

West Portion  

Land use in the West Portion comprises of light industrial, heavy industrial and general commercial 

areas, along with some low density residential and multi-family/commercial uses within the town center 

area. Mapped wetlands within portions of West Sumner include forested/shrub and emergent wetlands 

per USFWS.  
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Exhibit 9-8: Important Areas for Fish and Wildlife 

 

Source: Parametrix, 2023; City of Sumner, 2023.  
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9.2.4 Wildland Urban Interface 

Several areas of Sumner have been mapped by the Washington State Department of Natural Resource in 

2019 as wildland urban interface (WUI), specifically “intermix”. Intermix areas are those areas where 

structures intermingle with wildlands. To be considered intermix, a development must be surrounded on 

two or more sides by wildlands. While the WUI is not the same as wildfire risk, the WUI does show areas 

where development is located near burnable vegetated cover. 

In Sumner, the intermix areas are found primarily along the east hillside (Exhibit 9-10). Intermix areas are 

also found on the west side of the city along West Valley Highway East and in the Sumner UGA east of 

the city. One area shown on State mapping, the valley floor within the MIC, is unlikely to pose a hazard 

per lack of trees.  

While most of Sumner is not in the WUI, fires have affected the city in the past. In 2020, the Sumner 

Grade Fire prompted evacuations in parts of Sumner and surrounding areas (Exhibit 9-9).  
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Exhibit 9-9: Sumner Grade Fire Evacuation Map (9/13/2020) 

 

Source: Pierce County, 2020. 
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Exhibit 9-10: Wildland Urban Interface 

 

Source: City of Sumner 2023, BERK Consulting 2023. 
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9.3 Impacts 

9.3.1 Thresholds of Significance 

Impacts of the alternatives are considered significant if they would:  

▪ Increase the exposure of people to risk of injury or substantial damage to structures and 

infrastructure due to a geologic hazard.    

▪ Increase in the delivery of stormwater contaminants to fish-bearing streams. 

▪ Increase the net loss of fish and wildlife habitat including wetlands, streams, and vegetation.  

▪ Increase jobs and/or housing in designated wildland urban interface (WUI) areas with vulnerability to 

wildfires. 

Related thresholds and analysis on tree canopy and wildfire risk are found in Chapter 3: Land Use. 

9.3.2 Impacts Common to All Alternatives 

Earth 

Citywide 

New development will occur under all alternatives. Most of the city is within seismic (including 

liquefaction) and volcanic (including lahar) hazard areas, thus new development would be exposed to 

these hazards. New development is within or abutting landslide or erosion hazard areas, and potentially 

vulnerable to a greater risk of damage from these hazards. Construction and development activities can 

increase the risk of erosion with the exposure of soils and removal of trees and shrubs. Growth and 

construction would not create or accelerate seismic or volcanic hazards. Future developments would 

need to comply with building, land use and critical areas regulations.  

North Portion 

The North Portion is primarily flat so there is low risk of erosion and landslides. Therefore, despite 

substantial job growth in the MIC in this area, and some housing growth outside of the MIC, in all 

alternatives, increased exposure to erosion and landslide risks is not expected to occur here.  

East Portion 

Housing and job growth is anticipated under all alternatives in the East Portion. This includes growth East 

of East Valley Highway and west of Sumner-Tapps Highway East, which is an area of steep slopes, which 

are susceptible to landslide and erosion. Development of these areas could increase the instability of 

these slopes and put people and property at an increased risk of landslide. 
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South Portion 

Though it is not a focus of growth under any alternative, some housing growth is expected in the South 

Portion, between SR 410 and the Puyallup River. Similar to the North Portion this area is relatively flat and 

has limited susceptibility to landslide and erosion. Construction and development activities can increase 

the risk of erosion with the exposure or soils and removal of trees and shrubs.    

West Portion 

All alternatives include job and housing growth in the West Portion, with an emphasis on the Town 

Center. There are some steep slopes mapped along the White River, and development in these areas 

would increase the risk of exposure to erosion and landslides. This higher level of growth would put 

more people at risk of injury or substantial damage to structures and infrastructure from erosion and 

landslides.   

Sumner UGA 

In the UGA, new development within or abutting landslide or erosion hazard areas, would be potentially 

vulnerable to a greater risk of damage from these hazards.   

Water Resources 

Citywide 

Housing, population, and job growth will occur under all alternatives. In general, population growth and 

development activities have direct and indirect impacts on local water quality. The increase in 

population, work force, and the resulting development activity to accommodate this growth could result 

in a higher potential for releases of pollutants into surface waterbodies. Increased traffic volumes 

produce more contaminants in stormwater that requires treatment prior to discharge. All alternatives will 

raise the number of vehicle trips and vehicle miles traveled (see Chapter 8: Transportation). Increased 

development and impervious surfaces often result in less vegetation coverage that can naturally filter 

runoff. This, in turn, leads to higher runoff volumes entering the surrounding rivers and streams and 

reduces groundwater recharge rates. The majority of the City of Sumner is within a critical aquifer 

recharge area and is therefore susceptible to groundwater contamination. Potential sources of 

contamination that can impact groundwater sources are leaks or releases of petroleum products, 

pesticides, fertilizers, herbicides, and septic systems. Increased impervious surfaces and less vegetated 

cover can also increase temperature and decrease habitat quality in streams and wetlands.  

North Portion 

Job growth under all alternatives, which is focused in the North Portion in the MIC, could bring 

additional people and businesses to the North Portion. Much of this area is already developed, so 

impervious surface cover is unlikely to expand. The North Portion contains the White River, Sotain Creek, 

other streams and numerous wetlands which would be vulnerable to pollutants from stormwater and 

habitat loss.   
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East Portion 

Salmon Creek, and a number of Type F and Type N streams flow to the White River through the East 

Portion of Sumner. Both types of streams provide valuable habitat to plant and animal species. There are 

also a number of mapped wetlands including riparian wetlands along Salmon Creek, which runs at the 

base of the slope through the East Portion. The East Portion would see housing and job growth under all 

alternatives, which could result in more impervious surfaces and impacts to water resources. 

South Portion 

The South Portion is all within close proximity of the Puyallup and White Rivers, which would receive any 

stormwater carrying pollutants from the South Portion. The South Portion is not a focus area for growth 

under any alternative but will see some housing growth which could result in some increase in impacts to 

water resources. 

West Portion 

The West Portion includes both the White River and Type F streams which would be vulnerable to 

pollutants carried by stormwater. All alternatives include job and housing growth in the West Portion, 

especially in the Town Center. This area is already highly developed; however, some increase of 

impervious surface would be expected. 

Sumner UGA 

Some new housing and job growth would occur under all alternatives in the Sumner UGA, which could 

have impacts to water resources through the creation of more impervious surfaces. 

Plants and Animals 

Citywide 

All alternatives provide opportunities for development within currently vegetated areas, thereby all have 

the potential to impact habitats, including streams, riparian areas, wetlands, tree canopy, and open 

space. 

Vegetation 

Any form of development would directly affect vegetation by physically removing trees, shrubs, and non-

woody plants, whether native or landscaped. Vegetation provides a variety of functions including fish 

and wildlife habitat, intercepting sediment, stabilizing slopes, temperature reduction, providing culturally 

significant resources, and contributing to aesthetics. Removal of trees and tree canopy cover, in 

particular, would result in loss of these beneficial effects. Growth and new development will occur under 

all alternatives. This can include infill development on existing lots and in existing neighborhoods, such 

as building ADUs or homes on vacant lots, new subdivisions, and redeveloping larger low density 

residential properties.  Site development and redevelopment will, in many cases, result in removal of 
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trees. Additionally, vegetation disturbances would likely lead to increased establishment of non-native 

and invasive plants, which tend to establish quickly and colonize areas where soils have been disturbed.  

Fish and Wildlife Habitat 

Development of vacant or larger low density properties under all alternatives would lead to habitat loss, 

fragmentation, and reduced habitat connectivity. This further reduces the biodiversity of the area. 

Development and increases in impervious surface also reduce quality of aquatic habitat by increasing 

peak flows, reducing low flows, introducing pollutants, increasing water temperatures, and reducing the 

amount of shade. Development may also result in conversion of wetlands or streams and thus complete 

loss of those habitats that support fish and wildlife.  

Impacts to aquatic habitat can be minimized with compliance with regulations for all development 

projects. This includes, but is not limited to adhering to buffer requirements, complying with allowable 

in-water work windows, and meeting stormwater requirements, complying with state and federal 

requirements regarding fish, wildlife, and waters of the state/US.  

The White River and a number of tributaries such as Salmon Creek, support habitat for fish including 

anadromous salmon habitat. The White and Puyallup Rivers are shorelines of the state and regulated 

under the Shoreline Master Program (SMP), which is not subject to periodic update as part of this review.  

North Portion 

The area west of West Valley Highway is partially forested, has two non-fish bearing stream mapped, and 

is located above a large wetland complex. Existing vegetated areas are wetlands, streams, or their 

buffers, which are protected under existing critical areas regulations. The White River is regulated under 

the SMP. The North Portion of the city currently has approximately 12% canopy cover. Expected 

development under all alternatives is primarily due to job growth in the MIC and located on previously 

developed land with large amounts of impervious surface and little to no trees.  

East Portion 

Type F (fish bearing) and Type N (non-fish bearing) streams flow to the White River through the East 

Portion of Sumner. Both types of streams provide valuable habitat for plant and animal species. There 

are also a number of mapped wetlands including along Salmon Creek, which runs at the base of the 

slope through the East Portion. The eastern half of the East Portion, there are large, forested areas with 

some wetlands zoned for LDR which could result in the loss of wetlands and tree canopy if developed. 

The East Portion has between 11 and 15% canopy cover. Housing and job growth is expected to occur in 

the East Portion under all alternatives which could result in impacts to plant and animal habitat. 

South Portion 

With the exception of small areas of wetlands in already developed areas, the South Portion does not 

contain mapped wetlands north of the Puyallup River. Development near the Puyallup River would need 

to comply with the existing SMP. The South Portion has higher tree canopy coverage than other areas at 
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approximately 20 percent. The South Portion is not a focus for growth in any alternative, but would see 

some housing growth, which could result in impacts to tree canopy. 

West Portion 

In the West Portion of Sumner, which is already highly developed, there are few to no mapped wetlands. 

Development is likely to take place along the White River, likely involving replacement/redevelopment of 

previously developed properties, resulting in new, larger structures with some increase of impervious 

surface.  

Due to the proximity of construction to the White River, there is an increased risk of pollutants, debris, or 

fill material, which are harmful to fish, entering the river during construction. With the exception of the 

riparian area of the White River, the West Portion does not contain a large quantity of trees. Existing tree 

canopy coverage is approximately 12 to 19% in the West Portion. Based on the small quantity of trees 

outside of the White River riparian area, the impact to tree canopy cover is expected to be minimal.  

Sumner UGA 

The UGA includes areas of forested habitat, as well as wetlands and streams including a stream along 

Forest Canyon Road that provides habitat for salmonids. Both fish bearing and non-fish bearing streams 

provide valuable habitat for plant and animal species. In the UGA, there are large, forested area with 

some wetlands zoned for LDR which could result in the loss of wetlands and tree canopy if developed.  

The upper section of the diversion (or Tailrace Canal) which returns diverted water back into the White 

River from Lake Tapps is also located in this area under the transmission lines.  The transmission corridor 

is managed for tree height, which provides opportunity for invasive species. However, it will remain 

relatively undeveloped under all alternatives and thus provides habitat for some wildlife.    

Some job and housing growth will occur in the Sumner UGA under all alternatives, which could have 

impacts to tree canopy and habitat. 

Vulnerability to Wildfire 

Citywide 

All alternatives increase housing and jobs in Sumner and in WUI intermix areas. This is likely to result in 

more population located in areas that could potentially be vulnerable to wildfire. 

North Portion 

There are several areas of this North Portion including the MIC that are expected to see job growth 

under all alternatives that may overlap with WUI in some areas at the western and eastern forested 

slopes. While some job growth is anticipated in a remaining portion of the former Sumner Meadows Golf 

Course, it is not located in or adjacent to forested hillsides. 
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East Portion 

All alternatives assume some amount of job growth from commercial and mixed uses located in areas 

east of Valley Avenue.  Housing growth is also expected under the alternatives in the East Portion, which 

borders the WUI intermix areas near Sumner-Tapps Highway East and East Valley Highway East and 

generally along the eastern forested slopes at the edge of the city.  In addition, this portion contains 

forested publicly-owned watersheds, which are particularly vulnerable to wildfire impacts affecting the 

broader population.   

South Portion 

The South Portion mostly does not include intermix areas, except for a small area towards Bonney Lake 

that is separated from the rest of the city. This area is not expected to see significant job or housing 

growth. 

West Portion 

The West Portion does not include any WUI intermix areas. 

Sumner UGA 

Under all alternatives, some growth is expected to occur in the Sumner UGA. The part of the UGA 

immediately east of the city includes large areas of forested hillside located in the WUI intermix.  This 

area was affected by a severe wildfire event, the Sumner Grade Fire, in September 2020. All alternatives 

could expose more residents and workers to wildfire vulnerability. 

9.3.3 Alternative 1 (No Action) 

Earth 

Under this alternative, no changes to the zoning map or land use would occur. No updates would be 

made to the Comprehensive Plan Environmental Element or the Critical Areas Ordinance. It still assumes 

growth and any development would be at risk of damage from geologic hazards as described in Impacts 

Common to All Alternatives.   

Water Resources 

Since this alternative maintains the existing Comprehensive Plan policies, land use, and zoning, the 

impacts would be consistent with those identified under Impacts Common to All Alternatives. Under this 

alternative, growth will still occur, particularly in the Town Center, East Sumner, and the MIC. Water 

quality will be affected by normal growth rates. All approved development has incorporated appropriate 

stormwater treatment measures such as LID per SMC 13.48 into their design and no substantial impacts 

are anticipated. There would be no updates to the critical areas code which would result in less 

protection for critical areas, primarily streams.  
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Plants and Animals 

Impacts under the No Action alternative are similar to those described under Impacts Common to All 

Alternatives. Much of the growth under Alternative 1 is focused in Town Center, the MIC, and East 

Sumner, which are already highly developed, which makes Alternative 1 less likely to have impacts to 

wetlands, streams, and fish and wildlife habitat than the other alternatives. However, no updates would 

be made to the Comprehensive Plan Environmental Element or the critical areas regulations. Regulations 

within the City regarding fish and wildlife and their habitats would remain the same. Updates to the 

critical areas regulations under Alternatives 2 and 3 would increase buffer widths for streams; without 

these updates, there could be development closer to streams and result in more impacts to these 

habitats. 

Vulnerability to Wildfire 

Impacts for Alternative 1 are similar as described under Impacts Common to All Alternatives. Alternative 

1 has the same job growth but less housing growth than Alternatives 2 and 3, resulting in comparatively 

less activity in intermix areas. Much of the housing growth under Alternative 1 is focused in the Town 

Center area, which does not overlap with intermix areas. In all Alternatives, publicly-owned watersheds 

located on the eastern hillside would be vulnerable to wildfire.  Alternative 1 is expected to have the 

least impacts related to wildfire vulnerability compared with Alternatives 2 and 3. 

9.3.4 Alternative 2 

Earth 

Impacts citywide would be similar to those described in Impacts Common to All Alternatives; however, 

with increased densities allowed in LDR, MDR and HDR zones and the rezone of the Cava gravel mine 

allowing more development, more people and structures would be exposed to seismic, volcanic, erosion 

and landside hazards.  

The Cava gravel mine site would not be reclaimed under Alternatives 1 and 3. Changing the zoning for 

the Cava gravel mine site to MDR from LDR in Alternative 2 would create the potential for increased 

development of an area with steep slopes and a risk of landslide and erosion. Development of steep 

slopes and removal of trees has the potential to increase instability of slopes and create or accelerate the 

risk of landslides. However, reclamation of the mine site, which has exposed soils, may reduce risk of 

landslides by conversion to impervious or vegetated surfaces through development.  

More growth under Alternative 2 is also anticipated around East Sumner as a result of changes in 

housing types and maximum densities. These changes would increase populations in this area that are 

subject to potential geologic hazards such as seismic and volcanic hazards. However, the development 

of these areas would not create or accelerate these hazards.  

In addition, Alternative 2 proposes housing growth in the East Portion, including higher density 

residential development at the Cava mine site, west of East Valley Hwy East. This hillside area has low, or 

no liquefaction areas and is outside the volcanic hazard area but is susceptible to erosion and landslides. 

Page 745 of 949



March 2024  ▪ Draft EIS Ch. 9 ▪ Natural Environment 

9-27 

Thus, there is less risk from seismic and volcanic hazards but more risk from erosion or landslides in this 

area.     

Alternative 2 also includes slightly more housing growth in the South Portion than Alternative 1. Impacts 

in this area would be similar to those described under Alternative 1, with a slightly higher risk to people 

and structures. 

Impacts in the West Portion would be similar to those described under Alternative 1; however, growth 

would be greater under Alternative 2 as a result of increased densities allowed in LDR, MDR, and HDR 

zoning designations. The higher intensity land use will increase populations in this area that is at risk from 

seismic and volcanic hazards. 

Water Resources 

In the current plan area, impacts would be similar to those identified under Impacts Common to all 

Alternatives. Alternative 2 includes an increase in units allowed per lot in LDR and MDR zones. This 

would lead to increases in impervious surfaces, but no additional pollution-generating surfaces are 

immediately proposed. Appropriate stormwater treatment measures will need to be evaluated and 

implemented if the changes should lead to an increase in parking lots or other pollution generating 

surfaces. The majority of the development anticipated under Alternative 2, with the exception of the 

Cava gravel mine site, is anticipated to occur in already-developed areas. Population increases 

anticipated can also directly and indirectly contribute to the release of pollutants to waterbodies as 

described in Impacts Common to All Alternatives.  

The greatest impacts under Alternative 2 would be in the East Portion. The change to MDR zoning at the 

Cava gravel mine site will likely lead to an increase in impacts compared to Alternative 1 and 3 since it 

involves changes to the zoning density in a previously mostly undeveloped forested area and would lead 

to increases in impervious surfaces. Appropriate stormwater treatment measures will need to be 

evaluated and implemented if the rezoning should lead to an increase in parking lots or other pollution 

generating surfaces. Any fill of wetlands in the Cava gravel mine site would reduce the area’s ability to 

reduce runoff and remove pollutants. Development of any form would have direct impacts on vegetation 

through the physical removal of trees, shrubs, and non-woody plants whether it native or landscaped. 

Removal of the forested area would increase runoff and stream temperatures. The development of the 

Cava mine site and the anticipated growth in the East Portion would bring additional population to this 

area.  

Plants and Animals 

Alternative 2 plans for more housing growth citywide than Alternative 1, which could result in greater 

impacts to plants and animals than those described under Impacts Common to All Alternatives. New 

developments, which could take advantage of maximum density and housing type changes 

modifications in LDR, MDR, and HDR, and allowances for ADUs, would result in the removal of trees from 

lots that contained single-family homes or other low density housing types. This could result in a 

decrease in tree canopy and associated habitat. Effects of increasing the density of previously developed 

properties would be similar to those described under Impacts Common to All Alternatives. Much of the 
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additional housing growth in Alternative 2, like Alternative 3, is located in the East and West Portions of 

the city. 

Alternative 2 also includes housing growth on the Cava gravel mine site. The Cava gravel mine is a large, 

mined area surrounded by detention ponds, forested area, and wetlands. While the site used for gravel 

mining has been cleared and graded and contains little to no trees or habitat, the surrounding areas 

provide a large area of forested habitat. Development of the forested area around the Cava gravel mine 

site would likely disturb and remove valuable habitat and connectivity for species. Reclamation of the 

Cava site could improve habitat over the existing exposed gravel site. Under Alternative 2, the critical 

areas regulations would be updated, with the main change being an increase in the stream buffer for 

non-fish bearing streams. This buffer increase aims to reduce the detrimental effects of development on 

stream habitats for fish and wildlife. Larger buffers help reduce the amount of pollutants entering a 

stream, increase recruitment of wood for habitat, and help maintain stream temperature by providing 

shade.  

Vulnerability to Wildfire 

Housing and job growth in WUI intermix areas is similar as described under Impacts Common to All 

Alternatives. However Alternative 2, like Alternative 3, assumes more housing growth overall than 

Alternative 1, which leads to greater growth in intermix areas. This is particularly true in the East Portion 

of the City, especially for the site of the current Cava Gravel Mine, which is within a WUI intermix area. 

Some of this area, however, may already have reduced vegetation due to the nature of the mining 

activity, and future redevelopment may include developer design provisions for wildfire defensible 

space. Alternative 2 redesignates the site from Low Density Residential to Medium Density Residential. In 

all Alternatives, publicly-owned watersheds located on the eastern hillside would be vulnerable to 

wildfire. Alternative 2 is expected to have greater impacts related to wildfire vulnerability than 

Alternatives 1 and 3.   

9.3.5 Alternative 3 

Earth 
Impacts would be similar to those described in Alternative 2, except impacts would be distributed 
differently throughout the city, as the Cava mine area would not be reclaimed under Alternative 3, but 
more growth is expected by using different incentives and mandates.  

The Cava gravel mine site would not be reclaimed under Alternative 3. This would result in less risk of 

destabilizing erosion and landslide hazard areas in the Cava mine area and fewer people and structures 

at risk of landslide and erosion hazards than that under Alternative 2. 

Elsewhere in the City, impacts would be similar as described in Alternative 2. 

Water Resources 

In the current plan area, impacts would be similar to those identified under Alternative 2, except 

Alternative 3 does not include zoning changes to the Cava gravel mine site. 
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Under Alternative 3, there is anticipated to be less creation of impervious surface than Alternative 2 and 

more than Alternative 1. Alternative 3 focuses on development and redevelopment in areas that include 

existing development, and therefore utilizes existing impervious surface, whereas Alternative 2 includes 

development at the Cava gravel mine site, which is mostly undeveloped. This will result in less 

development in this area and possible impervious surfaces under Alternative 3 than that described 

under Alternative 2.  

Other citywide impacts are expected to be similar to those described under Alternative 2.  

Plants and Animals 

Impacts under Alternative 3 are similar to those described in Alternative 2, except for impacts on the 

Cava gravel mine site, which would not be reclaimed under Alternative 3. As Alternative 3 plans for the 

same overall growth as Alternative 2, and in turn is expected to have greater impacts than Alternative 1, 

Alternative 3 does not include the mine site used for housing. Instead, housing growth elsewhere in the 

city is slightly higher. Impacts to tree canopy and other vegetation could therefore be more dispersed 

under Alternative 3 than Alternative 2, and unlikely to disturb the forested area near the mine site. Like 

Alternative 2, under Alternative 3, the critical areas regulations would be updated, and stream buffers 

increased for non-fish bearing streams. Larger buffers help reduce the amount of pollutants entering a 

stream, increase recruitment of wood for habitat, and help maintain stream temperature by providing 

shade.  

Vulnerability to Wildfire 

Housing and job growth in intermix areas is similar as described under Impacts Common to All 

Alternatives. However Alternative 3, like Alternative 2, assumes more housing growth overall than 

Alternative 1, which leads to greater growth in intermix areas. While Alternative 3 does not include the 

same density increases on the current Cava gravel mine site as Alternative 2, it does see greater housing 

growth in the East Portion of the city than Alternative 1, especially along East Valley Highway East. This 

area overlaps with some intermix areas. In all Alternatives, publicly-owned watersheds located on the 

eastern hillside would be vulnerable to wildfire.  Alternative 3 is expected to have greater impacts 

related to wildfire vulnerability than Alternative 1, but less than Alternative 2.  

9.4 Mitigation Measures 

9.4.1 Incorporated Plan Features 

Earth 

▪ No specific incorporated plan features. 
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Water Resources 

▪ Alternatives 2 and 3 include updated critical areas regulations based on best available science, 

which could better protect water resources than existing code. 

▪ Alternatives 2 and 3 add new comprehensive plan policies and policy updates related to the 

environment and climate change, including policies to better protect vegetated stream and wetland 

buffers and to restore ecosystems. 

Plants and Animals 

▪ Updates to the critical area regulations would revise stream buffers and other regulations to 

consider best available science, which would improve protections for plants and animals.  

▪ Alternatives 2 and 3 include new and revised policies in support of tree planting and enhancing the 

urban tree canopy. They also include a new Climate Change Element that includes policies in 

support of wetland, floodplain, and general ecosystem protection. 

Vulnerability to Wildfire 

▪ Alternatives 2 and 3 include climate resilience policies relating to wildfire risk mitigation, including 

adopting land use standards and connecting residents to information about construction and 

defensible space around structures. Both Alternatives contain policy support for managing public 

watersheds for resistance to wildfires. 

9.4.2 Regulations and Commitments 

Earth 

▪ The City has adopted the International Building Code (SMC 15.08.010)  

▪ Critical areas regulations provide restrictions and regulations on certain types of development and 

provide notices and reporting requirements for development within landslide and erosion hazard 

areas, seismic hazard areas, and volcanic hazard areas (SMC 16.05,16.50, 16.52, and 16.54). 

▪ The 2020-2025 Pierce County Hazard Mitigation Plan includes an addendum for Sumner-specific 

strategies, which address a range of hazards including geologic hazards. 

▪ Conditions of approval for future development may include pre-loading, foundation and footing 

system design considerations, parking area asphalt design, and compliance with the International 

Building Code standards, among other requirements and considerations. 

Water Resources 

▪ The City’s critical area regulations (SMC 16.40-16.56) provide provisions for the protection of critical 

aquifer recharge areas, wetlands, and streams and their buffers. SMC 16.05 provides regulations 

relating to the control of erosion and sedimentation to reduce sediment pollution from construction 

activity. SMC 16.48 regulates development and land use in aquifer recharge areas while SMC 16.46 

provides the regulations for development in or near wetlands and requirements for mitigation if 

filling of wetlands should occur.   
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▪ Water quality protection is also enacted by SMC 13.48: stormwater management regulations. These 

regulations “establish minimum requirements and procedures to control the adverse impacts 

associated with increased stormwater runoff and water quality degradation for all sites located within 

the city…” These regulations also adopt the use of the:   

 2019 Ecology Stormwater Management Manual for Western Washington  

 2019 – 2024 NPDES Western Washington Phase II Municipal Stormwater Permit, - Minimum 

Technical Requirements for New Development and Redevelopment  

 2012 Puget Sound Partnership Low Impact Development Technical Guidance Manual for Puget 

Sound  

▪ City of Sumner Development Specifications and Standard Details 

▪ The Comprehensive Plan incorporates goals and policies that protect water quality as required by 

the Washington State Growth Management Act (GMA)  

▪ The City of Sumner updated and adopted a revised Shoreline Master Program (SMP) in July 2020. It 

was approved by Ecology on June 26, 2020, and was effective as of July 9, 2020. The three basic 

goals of the Shoreline Management Act are to accommodate reasonable and appropriate shoreline 

use, protect environmental resources, and encourage public access. Additional measures that 

protect or restore surface water bodies are included in this document.   

▪ Other federal and state regulations in effect to protect water quality are the Safe Drinking Water Act 

and the EPA’s NPDES Phase II regulations for stormwater management. The Safe Drinking Water Act 

requires public water system wells to be protected from potential sources of contamination. The EPA 

authorized the Washington State Department of Health to implement this rule by establishing a 

Wellhead Protection Program for all current wellhead sources (such as the South Well, Sumner, 

Weber/Crystal, and County springs). The wellhead protection zones are the 10-year time travel 

boundary that represents the maximum distance around a pumping well from which a hypothetical 

contaminant in the groundwater could travel to the well in a 10-year period. The City currently 

publishes an annual water quality report that summarizes test results of the wells and groundwater 

sources. 

▪ A reclamation plan would be developed to achieve target post-mining land use on the Cava mine 

site when mining operations are completed. The plan would likely include plans for final slopes, 

drainage patterns, site hydrology, the degree of removal of mining-related structures, 

contamination, and water management of the site. The plan would also likely include steps to 

prevent air and water pollution and would take climate change into consideration.  

Plants and Animals 

▪ Sumner has partnered with local Tribes and agencies to restore habitat and floodplain along the 

White River.  

▪ The adopted Shoreline Master Program regulates development within shoreline areas. 

▪ Compliance with the National Flood Insurance Program (NFIP) Biological Opinion. The biological 

opinion required changes to the implementation of the NFIP in order to meet the requirements of 

the Endangered Species Act (ESA) in the Puget Sound watershed.  
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▪ The City’s Critical Areas Ordinance (SMC 16.40-16.56) regulates impacts to wetlands, streams, fish 

and wildlife habitat conservation areas, critical aquifer recharge areas, and geologically hazardous 

areas, including f erosion and landslide areas. 

▪ The City of Sumner has stormwater regulations that implement the National Pollutant Discharge 

Elimination System (NPDES) permit requirements. 

▪ SMC 18.41 requires maintaining at least 10% of a development site as landscaping. 

▪ Sumner’s Forestry and Parks Commission advises the City on issues related to urban forestry and is 

responsible for developing and implementing the Urban Forestry Strategy Plan. The Commission 

also ensures the City maintains its Tree City USA status. 

▪ SMC 12.42 includes regulations for planting, preservation, and maintenance of trees on City-owned 

lands and public right-of-way. 

▪ For Alternative 2, a reclamation plan would be developed to achieve target post-mining land use. 

The plan would include plans for final slopes, drainage patterns, site hydrology, the degree of 

removal of mining-related structures, contamination, and water management of the site. The plan 

would include steps to prevent air and water pollution and would take climate change into 

consideration.  

Vulnerability to Wildfire 

▪ Sumner is included in Pierce County’s 2020 Hazard Mitigation Plan. Sumner-specific strategies 

include several related to fire mitigation, ongoing emergency operations reviews, and public 

education on fire safety. 

▪ The City should implement a plan to manage the forested hillsides in the public watershed for 

climate resiliency and controlled fuel load. 

9.4.3 Other Potential Mitigation Measures 

Earth 

▪ No additional potential mitigation measures.  

Water Resources 

▪ No additional potential mitigation measures.  

Plans and Animals 

▪ The City could conduct a Tree Canopy Assessment to better understand canopy loss in specific 

areas of the city and identify strategies to address canopy loss. 

▪ The City could consider development of a tree ordinance designed to protect, enhance, or replace 

trees located on private property. 
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Vulnerability to Wildfire 

▪ The City could apply the Wildland Urban Interface Code as part of its building code adoption (see 

RCW 19.27.560) and/or incorporate the defensible space guidelines into its landscaping code. 

9.5 Significant Unavoidable Adverse Impacts 

Earth 

Since the majority of the City is within seismic and volcanic hazard areas, any development within these 

areas poses an increased risk to structures and the people living or working there. Implementing 

building codes and critical areas regulations will reduce potential risks. Implementation and updates to 

the Hazard Mitigation Plan will direct early notification of earthquakes and volcanic eruptions. There are 

no significant unavoidable adverse impacts related to other geologically hazardous areas.  

Water Resources 

Direct impacts would be minimized to less than significant through the implementation of federal, state, 

and City regulations, including critical area and stormwater regulations. Though all alternatives propose 

a considerable amount of new development, especially Alternatives 2 and 3, new development is 

expected to be contained to less than one hundredth of a percent of the White River watershed and 

would be insignificant. 

Plants and Animals 

All future development would likely have some impact, direct or indirect, to plants, animals and their 

habitat. Much of the plan area development and infrastructure improvements proposed under all 

alternatives are within areas that have been previously disturbed by agricultural activity or are in areas of 

residential development and the increased densities proposed under Alternatives 2 and 3 would not 

likely create a significant adverse impact to plants and animals or tree canopy cover. However, there 

would be a decrease in canopy cover under both Alternative 2 and 3 with an increase in housing density. 

Under Alternative 2, the reclamation and development of the Cava gravel mine site and surrounding 

forested areas would further impact tree canopy from parts of the area that have not been disturbed by 

mining and a significant impact would be anticipated.  

Vulnerability to Wildfire 

All alternatives anticipate job and housing growth and will have associated impacts related to wildfire 

vulnerability, however, expected impacts can be mitigated through mitigation measures outlined above. 

No significant impact is expected. 
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11 Abbreviations and 
Acronyms 

AADT – annual average daily traffic 

ADU – Accessory Dwelling Unit 

City – City of Sumner 

CPPs – Countywide Planning Policies 

CTR – commute trip reduction 

DNR – Washington State Department of Natural Resources 

DNS – determination of non-significance 

Ecology – Washington State Department of Ecology 

EIS – environmental impact statement 

EMS – emergency medical services 

EPA – U.S. Environmental Protection Agency 

EPF&R – East Pierce Fire & Rescue 

ESA – federal Endangered Species Act 

FCC – Federal Communications Commission 

FEMA – Federal Emergency Management Agency 

FHWA – Federal Highway Administration 

FTE – full-time equivalent 

GC – General Commercial 

GHG – greenhouse gas 

GMA – Washington State Growth Management Act 

gpd – gallons per day 

gpm – gallons per minute 
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HOT – high occupancy or toll lane 

HOV – high occupancy vehicle 

HUD – U.S. Department of Housing and Urban Development 

IC – Interchange Commercial 

LDR – Low Density Residential 

LID – low impact development 

LOS – level of service 

MDR – Medium Density Residential 

MFTE – multifamily tax exemption 

mg – million gallons 

mgd – million gallons per day 

MIC – Manufacturing/Industrial Center 

mph – miles per hour 

NFIP – National Flood Insurance Program 

NMFS – National Marine Fisheries Service 

NPDES – National Pollutant Discharge Elimination System 

OFM – Washington State Office of Financial Management 

OSPI – Washington State Office of the Superintendent of Public Instruction 

PCLS – Pierce County Library System 

PMUD – Planned Mixed Use Development 

Ppm – parts per million 

PSCAA – Puget Sound Clean Air Agency 

PSE – Puget Sound Energy, Inc. 

PSRC – Puget Sound Regional Council 

RCW – Revised Code of Washington 

SEPA – State Environmental Policy Act 

SMC – Sumner Municipal Code 
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SR – state route 

TAZs – transportation analysis zones 

TDM – transportation demand management 

TIP – transportation improvement plan 

TMDLs – total maximum daily loads 

TSMO – Transportation System Management and Operations 

UGA – urban growth area 

VMT – vehicle miles traveled 

vpd – vehicles per day  

WAC – Washington Administrative Code 

WDFW – Washington Department of Fish and Wildlife 

WRIA – water resource inventory area 

WSDOT – Washington State Department of Transportation 

WUTC – Washington Utilities and Transportation Commission 

WWTP – wastewater treatment plant 
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12 Distribution List 

12.1 Federal Agencies 

Federal Emergency Management Agency 

National Marine Fisheries Services, Habitat Division 

U.S. Department of Agriculture – Natural Resources Conservation Service 

U.S. Army Corps of Engineers, Seattle District 

U.S. Environmental Protection Agency, Environmental Evaluation Branch 

U.S. Fish and Wildlife 

12.2 State of Washington Agencies 

Department of Archaeology & Historic Preservation 

Department of Commerce 

Department of Corrections 

Department of Ecology 

Department of Fish and Wildlife 

Department of Health 

Department of Natural Resources 

Department of Social and Health Services 

Department of Transportation 

Parks and Recreation Commission 

Puget Sound Partnership 

Recreation and Conservation Office 
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12.3 Tribes 

Puyallup Tribe 

Muckleshoot Tribe 

12.4 Regional Agencies 

Puget Sound Regional Council 

Puget Sound Clean Air Agency  

12.5 Counties 

Pierce County, Planning and Land Services 

Economic Development Board for Tacoma and Pierce County  

Tacoma-Pierce County Health Department 

12.6 Cities 

City of Auburn, Planning Department 

City of Bonney Lake, Planning Department 

City of Edgewood, Planning Department 

City of Fife, Planning Department 

City of Orting, Planning Department 

City of Pacific, Planning Department 

City of Puyallup, Planning Department 

12.7 Special Districts, Transportation, and Utilities 

Burlington North Santa Fe Railroad 

Cascade Water Alliance 

Century Link 

Dieringer School District 
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Pierce College 

Pierce Conservation District 

Pierce Transit 

Puget Sound Energy 

Sumner-Bonney Lake School District 

Union Pacific Railroad Company 

Washington Utilities & Transportation Commission 

Williams Northwest Pipeline 

12.8 City of Sumner 

East Pierce Fire and Rescue 

Finance (Capital Facilities) 

Parks and Recreation 

Police 

Public Works 

Sumner City Council 

Sumner Planning Commission 

12.9 Boards and Associations 

Alderton-McMillin Community Planning Board 

Puyallup River Watershed Council 

Puyallup/Sumner Chamber of Commerce 

Sumner Main Street Association 

Master Builders Association 
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12.10 Community Organizations 

Forterra 

Futurewise 

Audubon Society 

Trout Unlimited 

12.11 Newspapers 

Bonney Lake and Sumner Courier-Herald 

12.12 Citizens and Property Owners 

The City is distributing notices to interested citizens. 
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Appendices 

Appendix A: Scoping Information 

Appendix B: Supporting Analysis for HB 1220 Requirements  

Appendix C: Climate Analysis Findings 

Appendix D: Public Participation Summary 
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Appendix A: Scoping Information 

 

Contents: 

▪ Determination of Significance and Request for Comments on Scope of Environmental Impact 

Statement 

▪ SEPA Scoping Fact Sheet 

▪ Scoping Comment Letter: Puget Sound Energy 

▪ Scoping Comment Letter: WSDOT 
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Appendix B: Supporting Analysis for HB 1220 
Requirements 

Introduction 

This document provides supporting analysis for HB 1220 requirements in the Sumner Comprehensive 

Plan periodic update. This supporting analysis is in addition to related discussion in the Draft 

Environmental Impact Statement (DEIS), including demographic data, discussion on displacement, 

housing capacity findings by income band, and evaluation of consistency with state housing 

requirements.  

The analysis in this document includes: 

▪ Additional data on racially disparate impacts, displacement, and exclusion in housing 

▪ A summary of policy analysis findings for racially disparate impacts, displacement, and exclusion in 

housing 

▪ Method and assumptions details for the housing capacity analysis by income band (findings are 

described in the Housing section of the DEIS). 

▪ Completed Department of Commerce “adequate provisions” checklists for housing production and 

affordability 

Executive Summary of Findings 

This analysis finds the following conclusions: 

▪ Not unlike other communities in the Puget Sound, racially disparate impacts, displacement, and 

exclusion in housing appear to be present in Sumner, particularly around homeownership and 

housing cost burden. Housing cost burden is also higher for renter households. These impacts are 

particularly present for non-white households. This includes Hispanic or Latino households. The 

burden is also likely affecting Black or African American householders, American Indian and Alaska 

Native householders, Native Hawaiian and Other Pacific Islander householders though Census data 

reliability is a factor. 

▪ Based on a review of policies some provisions could be a barrier to allowing opportunities for 

homeownership or affordable housing. This could include provisions that limit housing choices like 

middle housing, or that apply vague language that would be difficult to determine how to meet the 

policy intent (e.g. words like harmony, character, or similar). Changes should be made to specific 

adopted policies to address racially disparate impacts, displacement, and exclusion in housing (and 

such changes are proposed with the Draft Plan) 
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▪ Based on a review of housing capacity analysis by income levels, as referenced in DEIS Chapter 6: 

Housing, Alternatives 2 and 3 have adequate capacity to meet housing needs by income band, while 

Alternative 1 (No Action) does not. 

▪ Changes to Sumner’s policies and code are needed with the periodic update to ensure adequate 

provisions for housing affordability (and such changes are proposed with the Draft Plan). This 

includes policy and code elements identified as possible means to address housing needs in 

Alternatives 2 and 3, such as affordability incentives or mandatory affordability in some zones, 

allowing two units per residential lot, allowing two accessory dwelling units per lot, allowing triplexes 

and fourplexes on larger lots in Low Density Residential (LDR) zones, allowing multiplexes and small 

apartments in Medium Density Residential (MDR) and High Density Residential (HDR) zones, raising 

the maximum density in MDR zones, and providing policy support for religious organizations 

building affordable apartment housing. 

Background: Racially Disparate Impacts, Displacement, and 
Exclusion 

Data Analysis 

The following data provides context to the policy analysis findings below and proposed comprehensive 

plan amendments to address racially disparate impacts, displacement, and exclusion. Additional 

demographic data is available in DEIS Chapter 4: Population and Employment. 

According to American Community Survey (ACS) 5-year estimates for 2022, approximately 74% of the 

Sumner population identify are white and not Hispanic or Latino1 and 26% identify as persons of color 

(Exhibit 1, Exhibit 2). 

Sumner’s Black or African American, American Indian and Alaska Native, Asian, and Native Hawaiian and 

Other Pacific Islander populations are each relatively small at 1-2% of the total population. 11% of the 

Sumner population identify as two or more races. 18% of the population are Hispanic or Latino. 

Exhibit 1: Sumner: Race and Ethnicity (2022) 

Race or Ethnicity Number Percent 

Total population 10,589 100.0% 

One race 9,440 89.1% 

White 8,646 81.7% 

Black or African American 90 0.8% 

 
1 Race and ethnicity are considered separate and distinct identities. The ACS and the Census ask separate 
questions for race and for Hispanic or Latino origin. 
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Race or Ethnicity Number Percent 

American Indian and 
Alaska Native 

171 1.6% 

Asian 109 1.0% 

Native Hawaiian and Other 
Pacific Islander 

116 1.1% 

Some other race 308 2.9% 

Two or more races 1,149 10.9% 

Hispanic or Latino (of any race) 1,901 18.0% 

White and not Hispanic or Latino 7,822 73.90% 

Source: ACS 2022 5-year estimates 

Exhibit 2: Sumner: Race Chart (2022) 

 

Source: ACS 2022 5-year estimates 
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Exhibit 3: Sumner: Hispanic or Latino Ethnicity (2022) 

 

Source: ACS 2022 5-year estimates 

Median household income in Sumner varies by the race and ethnicity of the householder, as shown in 

Exhibit 4. Of the race and ethnicity categories for which data is available, households with a white, not 

Hispanic or Latino householder have the highest median income at $86,467. Other categories have 

lower median household incomes ($74,722 for Asian householders, $68,514 for householders with two 

or more races, and $71,250 for Hispanic or Latino householders). 
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Exhibit 4: Sumner: Median Household Income by Race (2022) 

 

Source: ACS 2022 5-year estimates 
Note: Data is not available for median household income for some race categories, as the sample size is too small 
for the ACS to provide estimates. This includes Black or African American, American Indian and Alaska Native, and 
Native Hawaiian and Other Pacific Islander groups. 

Approximately 86.1% of the population 5 years and over speaks only English at home, while 13.9% 

speak a language other than English at home (Exhibit 5). 6.7% of the population over 5 years old speaks 

English less than “very well”. Spanish is the most commonly spoken language at home other than English 

(9.8% of the population), and some of the population speak other Indo-European languages (2.0%), 

Asian and Pacific Islander languages (1.6%), or other languages (0.6%) at home. Almost half of the 

population that speaks Spanish at home speaks English less than “very well” (4.6% of the total 

population). 

Exhibit 5: Sumner: Language Spoken at Home (2022) 
 

Estimate Percent 

Population 5 years and over 9,875 

 

English only 8,507 86.1% 

Language other than English 1,368 13.9% 

Speak English less than "very well" 660 6.7% 

Spanish 966 9.8% 

Speak English less than "very well" 459 4.6% 

Other Indo-European languages 193 2.0% 

Speak English less than "very well" 129 1.3% 

Asian and Pacific Islander languages 154 1.6% 
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Estimate Percent 

Speak English less than "very well" 43 0.4% 

Other languages 55 0.6% 

Speak English less than "very well" 29 0.3% 

Source: ACS 2022 5-year estimates 

Pierce County has developed a countywide Equity Index that averages accessibility, livability, education, 

economic, and environment subindices (Exhibit 6). “Very high” equity index indicates higher community 

conditions and “Very low” indicates comparatively lower community conditions. Much of Sumner is 

shown with high scores, but several areas on the east side of the city are considered “moderate” and an 

area north of Town Center and area south of SR 410 have low scores. 

Exhibit 6: Sumner Vicinity: Pierce County Equity Index (2020) 
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Source: Pierce County Equity Index 2023 

The Pierce County Equity Index tool also maps cost-burdened households, including both owner and 

renter households (see Exhibit 7). A household is considered cost burdened when  spends 30% or more 

of its income on housing costs. In several block groups in Sumner, including one north of Town Center, 

two around East Sumner, and one south of SR-410, more than 41% of households are cost burdened. 

Exhibit 7: Sumner Vicinity: Cost Burdened Households Map (2020) 

 

Source: Pierce County Equity Index 2023 (cost burden data from 2020) 

The 2020 Census provides data on housing tenure by race and ethnicity of the householder (Exhibit 8). 

The data shows that households with a white or Asian householder are mostly owner-occupied (54.6% 
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and 55.2% respectively), while households with a Black or African American householder, American 

Indian and Alaska Native householder, or Native Hawaiian and Other Pacific Islander householder are 

more likely to be renter occupied (76.3%, 57.1% and 79.3% respectively). Households with a Hispanic or 

Latino householder are also more likely to be renter-occupied (60.5%). This data reveals a disparity in 

homeownership rates by race and ethnicity. 

In Pierce County as a whole, households with a white, Asian, or American Indian and Alaska Native 

householder are more likely to be owner-occupied than renter-occupied (67.7%, 64.4%, and 51.7%, 

respectively). Households with a Black or African American householder or Native Hawaiian and Other 

Pacific Islander householder are more likely to be renters (61.7% and 66.7%, respectively). Households 

with a Hispanic or Latino householder are also more likely to be renter-occupied than owner-occupied 

(54.1% renters compared to 45.9% owners). These are similar homeownership rates by race and ethnicity 

as seen in the data for Sumner. 

As discussed in DEIS Chapter 6: Housing, most of the city’s housing stock is single-family homes (56.5%). 

The rental vacancy rate is estimated at 3.4 percent. 

Exhibit 8: Sumner: Housing Tenure by Race and Ethnicity (2020) 

 

Source: Census 2020 

2020 data from the US Department of Housing and Urban Development reveals additional disparities in 

housing cost burden (Exhibit 9 and Exhibit 10). Households that spend more than 30% of their income 

on housing costs are considered cost-burdened, with those spending more than 50% considered 

severely cost burdened. 
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Most households with white non-Hispanic householders are not cost burdened (76.0% of owner 

households and 54.9% of renter households). This is similar for households with an Asian householder 

(60.0% of owner households and 66.7% of renter households are not cost burdened).  

Households with a Hispanic householder are less likely to be cost burdened if owner occupied (70.8% 

not cost burdened) than if renter occupied (41.0% not cost burdened). While 100.0% of owner-occupied 

households with Black or African-American householders are not cost burdened, 100.0% of renter-

occupied households are cost burdened or severely cost-burdened. Data for other race categories is 

limited. 

Within the context of tenure by race (Exhibit 8), households with a Black or African American 

householder or Hispanic or Latino householder are both more likely to be renters, and if renters, are 

likely to be cost-burdened to some extent.  

Across the race and ethnicity categories, owner households are less likely to be cost burdened. This 

suggests some correlation between homeownership and financial stability. 

Exhibit 9: Sumner: Cost Burden by Race and Ethnicity - Owner Households (2020) 

 

Source: US HUD Comprehensive Housing Affordability Strategy (CHAS) data, 2016–2020 
Note: Sample sizes for some categories (Asian Alone, Black or African-American, Pacific Islander, and American 

Indian or Alaska Native) are small and margins of error can affect reliability of the data. 

Page 789 of 949



March 2024 ▪ Draft EIS Appendix B: Supporting Analysis for HB 1220 Requirements 

B-10 

Exhibit 10: Sumner: Cost Burden by Race and Ethnicity - Renter Households (2020) 

 

Source: US HUD Comprehensive Housing Affordability Strategy (CHAS) data, 2016–2020 
Note: Sample sizes for some categories (Asian Alone, Black or African-American, Pacific Islander, and American 

Indian or Alaska Native) are small and margins of error can affect reliability of the data. 

Countywide mapping on displacement risk and demographic change also provide context for housing 

issues in Sumner. Displacement risk is considered to be high in most of Sumner, relative to other parts of 

Pierce County (Exhibit 11). However, most of Sumner saw a similar change in the Black, Indigenous, and 

Persons of Color (BIPOC) population to Pierce County as a whole from 2010-2020, and BIPOC 

populations increased faster than the countywide rate in areas to the south and at the edges of the city 

(Exhibit 12). This suggests that, while displacement risk is high, Sumner has not seen much recent 

displacement of BIPOC populations when compared with other parts of the county.  
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Exhibit 11: Displacement Risk in Pierce County (Index Data from 2010, 2015, 2020 and 2021) 

 

Source: Washington State Department of Commerce 2023; BERK 2023. 
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Exhibit 12: BIPOC Change Score with Displacement Risk in Pierce County (2020) 

 

Source: Washington State Department of Commerce 2023; BERK 2023. 

Eviction rate mapping from the University of Washington (2017) also shows Sumner as having a relatively 

low eviction rate when compared with other parts of Pierce County (Exhibit 13). 
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Exhibit 13: Estimated Eviction Rates in Pierce County by Census Tract, 2017 

 

Source: The Evictions Study, University of Washington, 2017 

Key Issues 

Overall, the data suggests that the key issues in Sumner relating to racially disparate impacts are the 

racial and ethnic disparities in housing cost burden and homeownership, particularly for Black or African 

American and Hispanic or Latino households. While displacement indicators do not suggest high rates of 

displacement in recent years, displacement risk going forward is considered high in certain areas, per 

mapping from the Washington State Department of Commerce, and should also be addressed through 

policy decisions. Recent zoning changes in Town Center, specifically, to allow for higher densities could 

encourage development in this area, which could result in displacement of some single-family dwellings. 

With 6.7% of the population speaking English less than “very well”, the City should also strive to provide 

information relating to housing resources in multiple languages, particularly Spanish.
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Policy Analysis 

To review the Housing Element and related elements of the Comprehensive Plan, a series of evaluation questions were designed to 

identify policies and regulations that result in racially disparate impacts (RDI) and displacement and exclusion of housing. Key 

overarching questions, as described in the Commerce guidance for RDI review, include:   

▪ Is the policy effective in accommodating needed housing?  

▪ Does the policy contribute to racially disparate impacts? Displacement? Or exclusion in housing?  

▪ Who benefits and who is burdened by the policy?  

▪ Does the policy increase displacement risk? If so, can this be mitigated through policies or actions?  

▪ Does the policy provide vulnerable communities protection from displacement?  

Each policy in the Housing Element, Land Use Element, and Community Character Element is reviewed using the criteria shown 

below. Policies evaluated as “C” or “A” are addressed in the Recommendation section.   

The policy analysis has informed the preliminary drafts of the updated Comprehensive Plan elements and discussion with the 

Planning Commission.  

Exhibit 1: Policy Evaluation Framework  

Criteria  Evaluation  

The policy is valid and supports achieving the GMA goal for housing. 
There is a need for the policy and/or it addresses identified racially 
disparate impacts, displacement, and exclusion in housing.  

“S” Supportive  

The policy can help achieve the GMA goal for housing but may be 
insufficient or does not specifically address racially disparate impacts, 
displacement, and exclusion in housing.  

“A” Approaching  

The policy may challenge the jurisdiction’s ability to achieve the GMA 
goal for housing. The policy’s benefits and burdens should be reviewed 
to optimize the ability to meet the policy’s objectives while improving 
the equitable distribution and burdens imposed by the policy.  

“C” Challenging  

The policy does not affect the jurisdiction’s ability to achieve GMA goal 
housing and has no influence or impact on racially disparate impacts, 
displacement, or exclusion.  

“NA” Not Applicable  
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Housing Element 

Exhibit 14 applies the evaluation framework across the adopted Housing policies in the 2022 Plan, to inform the periodic update 

process. 

The Housing Element evaluation highlighted some changes that could increase inclusion and reduce disparate impacts, such as:   

▪ Adding policies in support of housing diversity and anti-displacement 

▪ Adjusting wording of some policies, such as “protection,” “single-family neighborhoods,” “character of existing 

neighborhoods,” and “appropriate” 

▪ Add language on accommodating housing needs of all income levels 

▪ Adding language to emphasize affordable senior housing 

▪ Remove language that implies connections between multifamily housing and crime 

Exhibit 14: Findings for Housing Element (2022 Comprehensive Plan) 

2022 Policy  Evaluation Rationale  Relevant changes in Draft Plan (2024) 

Goal HS 1 Encourage the 
maintenance and preservation of 
existing housing stock and 
residential neighborhoods.  

A  This policy supports housing preservation, 
which could inherently prefer single family 
homes over other housing types. Other 
policies in the Housing element should 
support housing diversity to mitigate this.  

Rewritten to focus on investment in 
neighborhoods and rehabilitation of 
housing. (Goal 1) 

Pol. HS 1.1 Encourage private 
reinvestment in older residential 
neighborhoods and private 
rehabilitation of housing, such as 
temporarily waiving permit fees, 
completing public works projects, 
etc.  

A  Antidisplacement policies should be 
added elsewhere in the housing element 
to mitigate any potential impacts of 
reinvestment in older neighborhoods.  

Changed to focus on potentially waiving 
fees for low-income housing rehabilitation 
projects (Policy 1.1). New policy 1.2 added 
to encourage rehabilitation instead of 
demolition where feasible. New 
antidisplacement policies also added 
(Goal 6).   

Pol. HS 1.2 Support the 
revitalization of older 
neighborhoods by keeping the 

S  This policy is strong and supports existing 
housing and upkeep. Older 
neighborhoods with older buildings may 
also be more affordable, so investment in 

Changed to focus on equitable investment 
in municipal infrastructure. (Policy 1.3) 
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2022 Policy  Evaluation Rationale  Relevant changes in Draft Plan (2024) 

streets and other municipal 
systems in good repair.  

municipal systems in these areas could 
have positive equity impacts.  

Po. HS 1.3 In cooperation with the 
County and Puget Sound Energy, 
promote the use of weatherization 
programs in existing housing.  

A  There are a few more programs (energy 
efficiency, upgrades); suggest looking into 
additional resources in addition to 
weatherization programs.   

Revised to emphasize support for 
households with lower incomes and 
seniors, and to call out specific types of 
assistance beyond weatherization. 

Pol. HS 1.4 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.  

A  This policy would be a better fit under 
Goal HS2, since it is not directly related to 
maintenance and preservation.  

The term “protection of viable 
neighborhoods” is unclear and could be 
replaced with more specific wording.  

Though the policy supports the use of 
ADUs, the policy could be rewritten to be 
more supportive of a variety of housing 
types or a new policy could be added on 
this topic. Consider changing language to 
low-density residential areas instead of 
single-family neighborhoods (this term can 
be exclusionary and does not accurately 
describe neighborhoods that allow single-
family units in addition to ADUs and other 
housing types)  

Removed this policy and replaced with a 
new policy to allow for two ADUs per lot 
(Policy 2.5.5). New policy added to 
support ADU development (Policy 2.5.6). 

Pol. HS 1.4.1 Maintain Design 
Guidelines to ensure new multi-
family is consistent with the 
character of existing 
neighborhoods. Maintain design 
standards for neo-traditional 
single-family developments.  

C  Design Guidelines can be coded and limit 
growth and increase displacement risk. 
Consider removing the requirements for 
future development to match existing 
features of single-family developments. 
Consider changing language to low-
density housing instead of single-family, as 
low-density neighborhoods also now 
include duplexes (per HB1110 
requirements). The language requiring 
consistency with “character of existing 

Removed, redundant with design 
guidelines policies in Community 
Character. 
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2022 Policy  Evaluation Rationale  Relevant changes in Draft Plan (2024) 

neighborhoods” is vague and could be 
exclusionary.   

Pol. HS 1.4.2 Allow for accessory 
dwelling units in low density 
residential districts.  

A  This policy is repetitive with 1.4. It, or a 
new policy, could be more inclusive of 
increasing different forms of density 
housing such as townhouses, mix of 
duplexes, triplexes, fourplexes, cottage 
housing, courtyard apartments, in addition 
to accessory dwelling units.   

Revised to allow two units per lot (Policy 
2.5.5). Other policies focus on other 
housing types. 

Pol. HS 1.4.3 Review development 
regulations for obstacles to 
permitting accessory dwelling 
units  

S  Identifying and lowering unnecessary 
burdens and barriers in permitting can 
increase housing stock and limit 
displacement.  

N/A 

Pol. HS 1.5 Accommodate local 
non-profit housing agencies' 
efforts to purchase and 
rehabilitate housing to meet 
affordable housing needs and 
special needs of the community.  

S  Policy reflects the need for more 
affordable housing and acknowledges the 
different needs of the community.  

N/A 

Pol. HS 1.6 Multi-family housing 
outside the Town Center area and 
outside the ESUV should be 
“ground related” (individual 
housing unit entries are on the 
first floor and allows direct access 
to private ground-level usable 
open space). Examples of ground-
related dwellings include single-
family 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 

A  Though the policy encourages more 
diversified housing, limiting multi-family 
outside of the Town Center to ground-
related middle housing types and 
excluding apartments of any kind could be 
prohibitive, as apartments are most likely 
to serve lower income levels. Consider 
revising to include small apartment 
buildings in the MDR zone (per the EIS 
action alternatives)  

Removed this policy. 
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2022 Policy  Evaluation Rationale  Relevant changes in Draft Plan (2024) 

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

Goal HS 2 Provide a range of 
housing types for all life stages 
and economic segments of the 
Sumner community.  

S  This policy meets the criteria of the 
housing element rubric by supporting 
equitable access to housing. It also aligns 
with new requirements in HB1220, to plan 
for housing at all income bands.   

N/A 

Pol. HS 2.1 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.  

N/A  This policy is no longer relevant due to 
changes in state law.  

Removed this policy. 

Pol. HS 2.1.1 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.  

N/A  This policy is no longer relevant due to 
changes in state law.  

Removed this policy. 

Pol. HS 2.2 Plan for an adequate 
supply of land in appropriate land 
use designations and zoning 

A  This policy should be updated to include 
language on accommodating housing 
needs of all income levels. Unclear what 
“in appropriate land use designations” 

Removed use of “appropriate” and added 
focus on all income bands (Policy 2.5). 
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2022 Policy  Evaluation Rationale  Relevant changes in Draft Plan (2024) 

categories to accommodate 
projected household growth  

means, it could be used to justify the 
exclusion of moderate and high density 
housing and, by extension, people with 
household needs not met by low density 
housing. Consider removing “appropriate” 
and specifying, or removing this clause 
entirely.  

Pol. HS 2.2.1 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.  

A/S  This policy is strong and meets the criteria 
of the housing element rubric. It could be 
revised to include mention of middle 
housing.  

Updated to reflect latest Growth 
Management Act languages (includes 
duplexes, triplexes, and townhomes). 
(Policy 2.5.1) 

Pol. HS 2.2.2 Allow for a variety of 
lot sizes in low density residential 
districts including a percentage of 
lots larger and smaller than the 
minimum lot size.  

S  This policy supports a variety of lot sizes, 
which can result in a variety of housing 
options at different costs.   

N/A 

Pol. HS 2.2.3 Allow for accessory 
units in low density residential 
districts.  

A  To align with HB 1337, this could be 
updated to say “two accessory dwelling 
units per lot”.  

Revised to allow for two ADUs per lot 
(Policy 2.5.5) 

Pol. HS 2.2.4 Participate in the 
development of data for buildable 
lands analysis as required by the 
Growth Management Act.  

S  Buildable lands analysis helps the city plan 
to accommodate an adequate supply of 
housing at all income levels.  

N/A 
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2022 Policy  Evaluation Rationale  Relevant changes in Draft Plan (2024) 

Pol. HS 2.2.5 Incorporate 
reasonable measures as necessary 
to accommodate the projected 
population growth.  

S  This policy aligns with the buildable lands 
analysis process.  

N/A 

Pol. HS 2.3 Encourage a variety of 
housing available to all economic 
segments of the community.  

A  The policy could be more specific and 
actionable, perhaps by including wording 
such as “through tools such as incentives”   

Consolidated into another policy (2.5). 

Pol. HS 2.3.1 Review the Zoning 
Code, Subdivision Code, Building 
Codes, and other development-
control ordinances to identify and 
remove excessive, duplicative, or 
unnecessary regulations. The 
analysis shall consider in particular 
lot width, access widths, street 
improvement standards, parking, 
common service lines as well as 
other issues.  

A  This policy supports housing affordability 
by reducing costs of development.   

Consider adding more examples for the 
analysis based on the Commerce 
guidance for “Adequate Provisions”, such 
as permitted housing types, minimum lot 
sizes, maximum densities, and setbacks.  

Updated to address unclear regulations 
and to consider unit type allowances; lot, 
site, and building dimensions. 

Pol. HS 2.3.2 Review the City's 
administrative procedures and 
streamline the permit process for 
affordable housing 
developments.  

S  This policy supports housing affordability 
by reducing the costs, including time 
costs, of development.   

Revised to support permit process  for 
housing generally with affordable housing 
as a priority. (Policy 2.5.10) 

Pol. HS 2.3.3 Consider 
implementing strategies such as 
an inclusionary housing program, 
minimum densities, density 
bonuses, adaptive re-use, and 
others to promote affordable 
housing.  

S  This policy is strong and meets the criteria 
of the housing element rubric.   

N/A 

Pol. HS 2.3.4 Promote the 
development of senior housing 

A  Housing types for seniors are needed. 
However, this policy could be improved by 
including wording about affordability of 

No changes made, but other policies 
address affordability (Policy 2.1) 
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2022 Policy  Evaluation Rationale  Relevant changes in Draft Plan (2024) 

units in proximity to needed 
services.  

these senior housing units, to mitigate 
potential displacement impacts of low-
income and BIPOC communities.   

Pol. HS 2.3.5 Provide for transit 
and pedestrian improvements to 
support special needs 
populations.  

S  This policy meets the criteria listed in the 
rubric.   

Revised to include older adults, lower 
income, and residents with limited access 
to a car (Policy 2.3). 

Pol. HS 2.3.6 Consider 
participation in the preparation of 
applications for federal or state 
housing funds.  

A  This policy could include County and more 
specific language on housing funds, for 
example, to expand programs that 
facilitate home ownership by low and 
moderate income families or provide 
assistance for repair, rehabilitation, energy 
efficiency, and weatherization.   

Revised to stronger language (“participate, 
where appropriate”) (Policy 2.5.12). Other 
policies revised to focus on programs for 
home repairs and upgrades. 

Pol. HS 2.3.7 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.  

S  This policy is strong and meets the criteria 
of the housing element rubric.   

N/A 

Pol. HS 2.4 Provide for a jobs and 
housing relationship that satisfies 
the local need for housing and 
affordability  

S  This policy is strong and meets the criteria 
of the housing elements rubric.   

N/A 

Pol. HS 2.5 Promote fair and equal 
access to housing for all persons 
in accordance with state law.  

S  This policy could call out specific 
protected classes at risk of displacement 
and be more explicit about ensuring equal 
access to these residents. (e.g., without 

Added specific step to connect residents 
to information on tenant protections 
(Policy 2.9). 
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2022 Policy  Evaluation Rationale  Relevant changes in Draft Plan (2024) 

regard to special need, race, creed, color, 
national origin, religion, sex, family status, 
or disability, sexual orientation, or the 
presence of any sensory, mental, or 
physical disability, participation in Section 
8 voucher program or other similar 
government housing subsidy programs.   

Pol. HS 2.6 Make a biennial report 
to the City Council and the Pierce 
County Regional Council 
regarding the progress made in 
meeting community housing 
needs  

S This is supportive of the City meeting 
community housing needs. 

Revised for latest language in GMA (Policy 
2.10) 

Pol. HS 2.7 The Town Center will 
contain “transition areas” that will 
be at reduced height (maximum 3 
stories) to create more compatible 
transition between traditionally 
single-family residential zones and 
areas with increased height  

A  Consider changing single-family to “low-
density residential”.   

Changes to “low-density residential”, other 
updates for clarity (Policy 4.4). 

Pol. HS 2.8 Provide incentives for 
developing senior housing in the 
downtown such as permit fee 
waivers and reductions, parking 
requirement reductions, and 
multi-family tax exemptions  

A  Policy should be reviewed to remove the 
word “downtown” as this is no longer a 
defined area in Sumner.  

The policy could be improved by 
emphasizing affordable senior housing.   

Removed “downtown” (Policy 2.2). Other 
policies focus on affordable housing. 

Pol. HS 2.9 Establish programs 
focused on promoting good 
management and reducing 
criminal activity in multi-family 
developments and areas. This 
could include crime free/resistant 
housing programs and “safe 

C  This policy implies a connection between 
multifamily housing and criminal activity, 
which may be discriminatory. This policy 
should be removed. It could be replaced 
with a more general policy on safety in 
residential areas throughout the city.  

Revised to remove implied connection 
between multifamily housing and criminal 
activity. Rephrased to promote safety and 
deter vandalism in residential 
neighborhoods generally (Policy 1.4). 
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street” concepts in multi-family 
design and maintenance.  

Goal HS 3 Encourage energy 
efficiency in housing 
developments.  

S  Energy efficient buildings can help reduce 
energy costs for residents over time. 
However, implementing energy efficiency 
upgrades (or energy efficient new 
construction) can be expensive and raise 
housing costs. Therefore such policies 
should be combined with those supportive 
of subsidized energy efficiency upgrades 
and anti-displacement policies.  

N/A 

Pol. HS 3.1 Promote the use of 
energy conservation features in 
the design of all new residential 
structures.  

S  Energy efficient buildings can help reduce 
energy costs for residents over time.  

Revised for more specifics on how to 
encourage energy efficiency (Policy 3.1) 

Pol. HS 3.2 Promote higher 
density and infill developments 
that are located near major 
transportation links such as the 
Sumner Commuter Rail Station.  

S  This policy is strong and meets the criteria 
of the housing element rubric.   

N/A 

Pol. HS 3.3 Continue to enforce 
State Energy Code requirements.  

N/A    N/A 

Pol. HS 3.4 Establish standards for 
street widths, landscaping, and 
parking lots to reduce heat loss or 
provide shade.  

S  Reducing heat from paved areas can lower 
energy costs for household cooling.   

N/A 

Pol. HS 3.5 Review and update 
codes as necessary regarding 
solar energy.  

N/A    N/A 

Pol. HS 3.6 Recognize and 
support energy conservation and 
efficiency programs.  

A  Could have more acknowledgement and 
specifics to programs focused on energy 

No change made, but other policies 
discuss programs for energy efficiency for 
lower income households. 
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efficiency upgrades for LMI households 
etc.   

Goal HS 4 Provide for a variety of 
housing types and densities in the 
town center in close proximity to 
the rail station  

S  This policy encourages transit-oriented 
development and diversified housing 
types.   

N/A 

Pol. HS 4.1 Promote the 
construction of housing stock in 
the Town Center by at least 500-
1000 dwelling units by 2035.  

A  This policy supports housing development 
in an area with good access to services and 
transit. It could be combined with policies 
to ensure affordability of some of these 
units in Town Center.  

No changes made. Other policies address 
affordability. 

Pol. HS 4.2 Adopt greater height 
limit, 5-6 stories, for development 
at higher density in West Sumner 
and west of the White River to 
promote re-development of the 
area for transit-oriented 
development  

S  This policy encourages housing supply 
and has specificity.   

N/A 

Pol. HS 4.3 Adopt greater height 
limits, 4-5 stories, east of the BNSF 
Railroad with a transition area to 
single-family residential at a 
maximum of 3 stories as 
appropriate.  

S  This policy encourages housing supply 
and has specificity.  

Revised policy 4.4 updates the “transition 
area” to a transition to low density 
residential zones. 

Pol. HS 4.4 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 

S  Supporting land assembly can make 
housing development more feasible and 
attractive to developers, which can support 
the creation of more housing.  

N/A 
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owners that can work jointly to 
consolidate and sell/develop.  

Pol. HS 4.5 Prohibit garden style 
apartments in the Town Center 
that would promote surface 
parking.  

A  This policy is not prohibitive as long as the 
City allows other multifamily housing 
types.  

No changes made. Other multifamily 
housing types are allowed in many other 
areas. 

Pol. HS 4.6 In order to promote 
redevelopment prohibit new 
single-family residential 
development and limit 
expansion.  

S  This policy is supportive of the 
development of higher density housing 
types, which are more affordable than new 
single-family units.   

N/A 

Pol. HS 4.7 Adopt a Multi-family 
Tax Exemption allowance per 
RCW 84.14 that would create 
substantial incentives for re-
development in the Town Center 
by providing property tax relief for 
qualified multifamily and 
affordable housing developments 
for 8-12 years  

S  This policy meets the criteria of the 
Housing Supply element rubric.  

Revised to provide options for mandatory 
affordability and creating other incentives. 
(Policy 4.8) 

Land Use Element 

Using a similar rubric, Land Use Element adopted policies (2022 plan) were examined to inform the periodic update. Exhibit 15 

applies the evaluation framework across policies in the existing Sumner Comprehensive Plan’s Land Use Element.   

The Land Use Element evaluation identifies some policy revisions that could increase inclusion and reduce disparate impacts, such 

as:   

▪ Clarifying vague or subjective language, such as “orderly development, “appropriate transitions,” or “attractive” 

▪ More specificity around compatibility and buffering, to ensure that multifamily housing is not stigmatized 
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Exhibit 15: Findings for Land Use Element (2022 Comprehensive Plan) 

2022 Policy  Evaluation  Rationale  Relevant Changes in Draft Plan (2024) 

Goal LU 1 Provide for orderly 
development within the Sumner 
community.  

A  This overarching goal could be more 
specific and clear. “Orderly development” 
is vague.  

Revised to remove “orderly development” 
and emphasize variety of land uses while 
preventing adverse impacts (Goal 1). 

Pol. LU 1.1 Ensure appropriate 
transitions between land uses so 
that more intensive uses do not 
adversely impact adjacent uses.  

A  This policy could be revised for clarity to 
focus on incompatibility rather than 
intensity (which could be used to exclude 
certain housing types).  
 

 No changes made. As written, the existing 
policy does not preclude more intense 
uses; but encourages transitions (e.g. 
buffers). 

Pol. LU 1.1.1 Maintain the design 
guidelines and ordinances to 
achieve compatible and attractive 
new residential, commercial, and 
industrial uses.  

A Design Guidelines can hinder new 
construction if overly complex and 
restrictive.  
 

No changes made. City to consider 
complexity of design guidelines as 
needed. 

Pol. LU 1.1.2 Maintain zoning and 
subdivision regulations to ensure 
adequate setbacks, landscaping, 
and buffering are required where 
land use conflicts and impacts 
may occur.  

A Ensure zoning and subdivision regulations 
do not hinder density and diversity of 
housing types.  

No changes made. Implementing 
regulations to be adjusted as needed. 

Pol. LU 1.2 Encourage infill 
development on vacant 
properties with existing public 
services and public utilities, and 
new development in areas with 
existing or planned public 
facilities.  

S  This policy meets the criteria of the land 
use element rubric.  

N/A 

Pol. LU 1.2.1 Review existing 
capital facility plans and update 
them as necessary to ensure 
compatibility with land use plans.  

S  This policy meets the criteria of the land 
use element rubric.  

N/A 

Pol. LU 1.2.1 Review and develop 
incentive based programs that 

S  This policy meets the criteria of the land 
use element rubric.  

N/A 
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2022 Policy  Evaluation  Rationale  Relevant Changes in Draft Plan (2024) 

would facilitate the development 
of vacant properties to leverage 
economic development potential.  

Pol. LU 1.3 Through the Land Use 
Plan and Community Character 
Element, strive to balance 
residential, commercial, industrial 
and public land uses.  

S  This policy meets the criteria of the land 
use element rubric.  

N/A 

Pol. LU 1.3.1 Annually review 
development regulations to 
remove unnecessary 
requirements and to balance 
environmental protection, public 
participation, and housing and 
economic development goals.  

S  This policy meets the criteria of the land 
use element rubric.  

N/A 

Pol. LU 1.4 Where appropriate, 
prepare subarea plans to 
implement the Land Use and 
Community Character Elements 
and ultimately integrate these 
plans into the Comprehensive 
Plan as a whole. Subarea plans 
shall specify in more detail the 
allowable uses, design themes, 
buffering, and protection of 
sensitive areas and resources.  

N/A This policy implements the Land Use and 
Community Character policies.  

N/A 

Pol. LU 1.5 Integrate existing 
neighborhood plans and design 
strategies into the Comprehensive 
Plan.  

N/A  This policy depends on development of 
neighborhood plans: specific policies may 
exacerbate racially disparate impacts.   

N/A 

Pol. LU 1.6 Implement the land 
use map and accompanying 
designation descriptions as 

N/A    N/A 
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2022 Policy  Evaluation  Rationale  Relevant Changes in Draft Plan (2024) 

presented in the section titled 
"Land Use Designations" and 
Figure 3 titled "Comprehensive 
Plan Land Use Map" through the 
adoption and maintenance of the 
Zoning Map.  

Pol. LU 1.7 Ensure new 
development is consistent with 
the policies of this Plan through 
implementation of regulations, 
programs, and project specific 
review.  

N/A    N/A 

Pol. LU 1.8 Coordinate with 
adjacent jurisdictions and Pierce 
County through joint planning to 
ensure service provision and 
development is consistent with 
the goals of this Plan.  

N/A    N/A 

Pol. LU 1.8.1 In accordance with 
the Countywide Planning Policies 
promote and participate in joint 
planning of unincorporated lands 
within the Sumner Urban Growth 
Boundary as shown on Figure 3.  

S  To mitigate potential racially disparate 
impacts, incorporate principles of anti-
displacement, and encourage affordable 
housing, the joint planning process can 
work towards more inclusive and equitable 
urban growth.  

N/A 

Pol. LU 1.8.2 Request joint 
planning of lands immediately 
adjacent to the City limits and the 
Sumner Urban Growth Boundary 
including land south of SR-410 
and along SR-162. See Figure 1.  

S  Collaboration in planning can provide 
opportunities to address housing needs.  

N/A 

Pol. LU 1.8.3 Joint planning would 
be completed prior to any 
modification of the Sumner Urban 

N/A    N/A 
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Growth Boundary and following 
review of growth demands and 
capacity.  

Pol. LU 1.9 Consider annexing 
unincorporated lands addressed 
in the Sumner Comprehensive 
Plan and located within the 
Sumner Urban Growth when 
initiated by a private party and in 
order to resolve service conflicts 
and avoid creating 
unincorporated “islands”.  

N/A    N/A 

Pol. LU 1.10 Ensure newly 
annexed lands are zoned in 
conformance with the Sumner 
Comprehensive Plan Land Use 
Plan Map.  

N/A    N/A 

Pol. LU 1.10.1 A subarea plan 
should be required prior to any 
large annexation of the Urban 
Growth Area or request for 
expansion of the Urban Growth 
Areas to ensure that newly 
annexed areas are compatible 
with and do not adversely affect 
rural land uses.  

N/A  This policy relates more to protection of 
rural areas.  

N/A 

Pol. LU 1.11 Support the Town 
Center Plan area as a 
“Countywide Center” as it relates 
to transportation funding.  

S  In combination with policies in the Housing 
element to increase transit-oriented 
development, investments in 
transportation can improve resident access 
to opportunity.  

N/A 
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Community Character Element 

The Community Character Element evaluation (2022 adopted plan) highlighted some overall adjustments that could increase 

inclusion and reduce disparate impacts (see Exhibit 16), such as:   

▪ Amending vague language around community identity, neighborhood character, small town atmosphere, design, and 

character  

▪ Amending “single-family character” language and preservation throughout  

▪ Promoting low-density residential areas as locations where affordable and varied housing can be constructed  

▪ Using clear standards and definitions for “quality” and “healthy” homes  

▪ Ensuring design review promotes healthy quality housing, while not stifling development and further housing stratification  

▪ Where it is relevant, include mention of multifamily and mixed-use residential/commercial areas  

Exhibit 16: Findings for Community Character Element  (2022 Comprehensive Plan) 

2022 Policy  Evaluation  Rationale  Changes in Draft Plan (2024) 

Goal CC 1 Maintain and enrich 
Sumner's quality of life 
encompassed in its friendly, small 
town atmosphere.  

A  Vague language could impede new forms 
of housing.  

Added language to emphasize that higher 
densities be allowed near services, so the 
policy is more balanced. 

Pol. CC 1.1 Encourage 
development which enhances the 
human, pedestrian scale, creating 
a sense of community and place.  

N/A Does not necessarily conflict with higher 
density housing types. 

N/A 

Pol. CC 1.2 Endeavor to maintain 
a complete community, consistent 
and compatible in character and 
design, containing housing, 
shops, work places, schools, 
parks, civic facilities, and 
community services essential to 
the daily life of residents.  

A  Language around character and design 
could impede housing types, depending 
on how it is implemented through 
regulations.  

No changes made. Regulations to be 
revised as needed to ensure a mix of 
housing types are feasible throughout the 
city. 
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Pol. CC 1.3 In concert with the 
Sumner citizens and business 
community, maintain design 
guidelines and a design code, as 
appropriate, which address 
streetscape, landscape, and 
building design. Materials and 
methods of construction should 
be specific to the region, exhibit 
continuity of history and culture, 
and compatibility with the climate, 
protect historic and 
archaeological resources, and 
promote the community's 
character and identity.  

A  Vague language on promoting community 
identity could create barriers, depending 
on implementation.  

Language changed to be more flexible: 
instead of protecting community character 
“reflect the historic context” (Policy 1.3). 

Pol. CC 1.4 Implement and 
maintain a Zoning Code which 
implements the comprehensive 
plan and community vision.  

S  Consistency between Zoning Code and 
comprehensive plan provides foundation 
for effective housing policy. 

N/A 

Pol. CC 1.5 Encourage in the 
community a continuous 
commitment to maintaining 
Sumner's character and quality of 
place, including land conservation 
and stewardship, wise 
management of streetscapes and 
public viewsheds, property 
maintenance, and historic 
preservation.  

A  Vague language around character and 
quality of place could impede new forms 
of housing.  

Language changed to focus more 
specifically on how resource conservation 
etc. enhance the character and sense of 
place (instead of referencing maintaining 
character more generally). (Policy 1.5) 

Pol. CC 1.6 Implement design 
guidelines that discourage the 
use of franchise and corporate 
architecture that detracts from 
Sumner’s unique sense of place.  

N/A  Franchise and corporate architecture 
generally refer to commercial, not 
residential, buildings.  

N/A 
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2022 Policy  Evaluation  Rationale  Changes in Draft Plan (2024) 

Pol. CC 1.7 Preserve the single-
family residential scale and 
historic character of existing 
residential streetscapes through 
various means such as floor area 
ratio and setback requirements.  

C  Preserving the single-family residential 
scale and historic character could lead to 
exclusion in housing. Consider striking the 
language of single-family and use “low-
density residential” instead.   

Rephrased to maintain “small-scale” 
residential rather than specifically single-
family (Policy 1.6). 

Goal CC 2 The Sumner 
community should be designed 
so that housing, jobs, daily needs, 
and other activities are within easy 
walking distance of each other.  

S  This policy supports residents’ access to 
housing, jobs, services, and other 
opportunities, and promotes health.   

N/A 

Pol. CC 2.1 Establish Urban 
Villages in the Planning Area. A 
mix of uses shall be allowed. Area 
plans shall be prepared to 
indicate in more detail allowable 
uses, design themes, buffering, 
public spaces, etc.  

N/A This generally implements the concept of 
urban villages. 

N/A 

Pol. CC 2.2 Define neighborhoods 
and districts by walking distance 
to neighborhood centers and 
other community facilities.  

S  This policy could result in lower parking 
needs and therefore lower costs for 
developers if regulations are changes to 
reflect needs.  

Policy removed but other policies carry 
forward similar objective. 

Pol. CC 2.3 Together with Pierce 
Transit and other agencies 
explore the feasibility of transit for 
Sumner that is cost effective and is 
based on, a network of transit 
stops and a transit system in the 
neighborhoods and districts, 
consistent with the Community 
Linkages Map, connecting to the 
commuter rail stations, and 
neighborhoods.  

S  This policy could result in lower parking 
needs and therefore lower costs for 
developers if regulations are changes to 
reflect needs.  

N/A 
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Pol. CC 2.4 Through the use of 
form-based code, street and 
design standards promote 
pedestrian and bicycle friendly 
streets with trees and other 
amenities that enhance the 
streetscape.  

S  Form-based codes can offer developers 
more flexibility and could therefore result 
in more housing and housing variety.  

New policy language added at new 2.5 to 
prioritize accessible sidewalks, and 
equitable distribution of streetscape 
amenities. 

Pol. CC 2.5 Encourage a mix of 
residential-scale civic, 
commercial, and service uses in 
neighborhood centers. Small 
community parks or greens shall 
be established where 
appropriate.  

S  This policy meets the criteria of the 
community character element rubric.  

Some updates to emphasize walking 
distance and for clarity (Policy 2.3.1). 

Pol. CC 2.6 In recognition of the 
need for a variety of housing, 
allow through the Comprehensive 
Plan and Zoning Code a mix of 
residential uses as appropriate to 
the neighborhood character.  

A  This policy encourages an increase in 
housing stock through diversity of housing 
types. However, “as appropriate to the 
neighborhood character” is vague and can 
limit housing development.   

Minor changes (new Policy 2.4.) clarify that 
a mix of housing would be tailored to 
particular neighborhoods (e.g. targeted 
higher density areas) but does not 
preclude other housing types. 

Pol. CC 2.7 In conjunction with the 
Sumner School District, and the 
Dieringer School District, 
encourage the location of schools 
within walking distance of a 
majority of the population they 
are intending to serve.  

S  This policy meets the criteria of the 
community character element rubric.   

N/A 

Pol. CC 2.8 Create unique and 
safe walking and pedestrian 
crossings at major intersections 
through street and crosswalk 
design and incorporation of art.  

S  This policy could result in lower parking 
needs and therefore lower costs for 
developers if regulations are changes to 
reflect needs.  

N/A 
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Goal CC 3 Reinforce the 
downtown as the town center and 
commercial and cultural center of 
Sumner  

S  This policy meets the criteria of the rubric.  N/A 

Pol. CC 3.1 Plan for the downtown 
as Town Center and the 
community core encouraging a 
combination of commercial, civic, 
cultural, recreational, and 
residential uses.  

S  This policy meets the criteria of the 
community character element rubric.  

N/A 

Pol. CC 3.2 In cooperation with 
Pierce Transit and the Sound 
Transit, establish the Downtown 
as the intra-community transit hub 
and Town Center.  

S  This policy meets the criteria of the 
community character element rubric.  

N/A 

Pol. CC 3.3 Continue design 
review process for new and 
expanded uses. Any future 
amendments to the design 
regulations shall include 
consultation with Sumner 
Downtown Association, Sumner 
Historical Society, other civic 
groups, and citizens.  

A  This policy could be a barrier depending 
on how burdensome the design standards 
are for developers.  

Minor wording changes (Policy 3.3) 
encourage consultation with stakeholders 
in developing Design Guidelines, but do 
not add permit steps for developers. 

 

Pol. CC 3.4 Through the 
Comprehensive Plan and Zoning 
Code and form based code, 
ensure a central role of the 
historic central business district, 
and limit competitive uses as 
appropriate.  

A Consider how “Competitive” is 
implemented (for example, does it refer to 
industrial uses, which may have impacts to 
other uses?)  

N/A. The central business district is now 
part of Town Center Plan which allows 
unlimited housing density and commercial 
uses but prohibits “competitive” uses like 
industrial. 

Pol. CC 3.5 Subject to a form-
based code and design review, 

S  This policy meets the criteria of the 
community character element rubric.  

N/A 
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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.  

Pol. CC 3.6 Work with 
stakeholders to visually and 
functionally link the Main Street 
Corridor from Highway 167 to the 
Urban Village.  

S  This policy could result in lower parking 
needs and therefore lower costs for 
developers if regulations are changes to 
reflect needs.  

N/A 

Pol. CC 3.7 The City should, in 
partnership with the Sumner 
Downtown Promotion 
Association, actively recruit and 
promote pedestrian-oriented 
retail, service, and mixed uses. 
Uses that require outdoor storage, 
provide offsite services, or have 
little walk-in trade as primary parts 
of their businesses should be 
oriented to secondary locations in 
Downtown away from Main Street 
and Alder Avenue and designated 
Activity Centers.  

S  Mixed use buildings generally provide 
medium/high density housing units, which 
may be more likely to serve lower income 
bands than low density types.   

N/A 

Pol. CC 3.8 Allow and encourage 
activities catering to a range of 
ages, interests, ethnicities, and 
other diverse attributes.  

S  This promotes access to services and 
amenities.  

Combined with policy above (3.6). 
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Pol. CC 3.9 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.  

S  This promotes housing development and 
access to services.  

N/A 

Pol. CC 3.10 Allow dining and 
other retail activities in the street 
right-of-way where adequate 
public sidewalk widths are found 
and explore the potential for 
seating space in the form of 
“parklets” in the right of way and 
in alleys were appropriate.  

N/A  Does not directly relate to housing.  N/A 

Pol. CC 3.11 Provide for 
community festivals, outdoor 
markets, performing arts, or other 
community events for all ages to 
promote business and activities in 
the Downtown.  

N/A  Does not directly relate to housing.  N/A 

Pol. CC 3.12 Ensure Downtown is 
clean, safe, and convenient.  

S  This supports neighborhood safety.  N/A 

Pol. CC 3.13 Enhance 
“wayfinding” to and throughout 
Downtown. Have signs on the 
State routes, at gateways into 
Downtown, landmarks, public 
spaces, public parking and other 
areas.  

N/A  Does not directly relate to housing.  N/A 

Pol. CC 3.14 Improve existing 
public parking lots with signage, 

N/A  Does not directly relate to housing.  N/A 
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2022 Policy  Evaluation  Rationale  Changes in Draft Plan (2024) 

landscaping, lighting, and 
drainage.  

Pol. CC 3.15 Provide and fund 
maintenance of Public Restroom 
facilities for the Downtown 
Business District.  

N/A  Does not directly relate to housing.  N/A 

Pol. CC 3.16 Maintain a high 
quality and attractive appearance. 
Work with Sumner Downtown 
Promotion Association and others 
to seasonally decorate Downtown 
with decorations, hanging 
baskets, lights, etc.  

N/A  Does not directly relate to housing.  N/A 

Pol. CC 3.17 Prohibit franchise 
architecture within the Town 
Center and regulate design 
through form-based code and 
design and development 
guidelines.  

N/A  Franchise architecture generally relates to 
commercial buildings rather than housing.  

N/A 

Pol. CC 3.18 Discourage, and in 
some cases prohibit, drive-thru 
businesses in the Town Center to 
encourage pedestrian oriented 
design and uses.  

S  This policy could result in lower parking 
needs and therefore lower costs for 
developers if regulations are changes to 
reflect needs.  

N/A 

Pol. CC 3.19 Through the use of 
form-based code require new 
development within the Town 
Center to provide pedestrian 
amenities such as landscaping, 
plazas and fountains and buffer 
where appropriate.  

A  This could impose additional costs on 
housing development in the Town Center. 
Engagement with developers would help 
ensure regulations are not overly 
prescriptive.  

None. This could be adjusted through 
future engagement with developers if 
needed. 

Pol. CC 3.20 Adopt a “form-based 
code” in the Town Center to 

A  This policy supports a form-based code, 
which offers predictability to developers, 

None 
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2022 Policy  Evaluation  Rationale  Changes in Draft Plan (2024) 

ensure that the design standards 
for multi-family and mixed use 
development are specific enough 
to create high quality designs and 
were appropriate to be 
compatible with the historic 
architectural context, and scale of 
Main Street.  

which saves time and costs in housing 
development. 

Pol. CC 3.21 Development along 
Traffic Avenue should be in a 
range of 4-6 stories and be of a 
mid-rise urban style and provided 
for underbuilding parking.  

S  This supports medium/higher density 
housing.  

N/A 

Pol. CC 3.22 The height in the 
Historic Subdistrict should be 3-4 
stories to protect and preserve 
the small town character and scale 
of Main Street and reduce 
conflicts with adjacent residential 
uses.  

S  This supports medium/higher density 
housing.  

N/A 

Pol. CC 3.23 Ensure that adequate 
off-street parking is provided for 
multi-family development that is 
reflective of the transit-oriented 
nature of the Town Center Plan 
area without requiring expensive 
construction of parking that 
exceeds demand.  

S  Parking requirements can be cost 
prohibitive to development.   

N/A 

Pol. CC 3.24 Every 5 years 
following adoption of the Town 
Center Plan conduct a study 
reviewing parking utilization and 
parking issues and make policy 
adjustments as needed.  

S  Depending on findings, studies could 
indicate that less parking is needed, which 
could lift the parking cost burden for 
housing development.  

N/A 
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2022 Policy  Evaluation  Rationale  Changes in Draft Plan (2024) 

Goal CC 4 Establish a community 
entry statement into and out of 
Sumner.  

N/A  Does not directly relate to housing.  N/A 

Pol. CC 4.1 Through street 
standards, design guidelines, and 
land use regulations, promote all 
entrances to the City, including 
Traffic Avenue and Valley Avenue, 
160th Street as gateways to the 
community. The character of the 
Avenues shall be a boulevard with 
64 median or other treatments. 
Gateway design standards for 
community entrances shall be 
applied.  

N/A  Does not directly relate to housing.  N/A 

Pol. CC 4.2 Require pedestrian 
and bicycle oriented amenities 
and facilities at existing civic and 
community uses.  

S  This policy could result in lower parking 
needs and therefore lower costs for 
developers if regulations are changes to 
reflect needs.  

N/A 

Pol. CC 4.3 Subject to a form-
based code and 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."  

S  This supports more housing development 
and higher densities.  

N/A 
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2022 Policy  Evaluation  Rationale  Changes in Draft Plan (2024) 

Goal CC 5 Provide for open space 
and recreation and protect 
sensitive areas from degradation.  

S  Access to open space and recreation is 
essential for the wellbeing of all residents.   

N/A 

Pol. CC 5.1 In reviewing plans and 
development proposals, consider 
both long and short term 
environmental impacts and 
encourage design which 
complement's the area's natural 
and cultural features. Natural and 
significant cultural features should 
be integrated into the design of 
the community.  

S  This policy is unlikely to be prohibitive, as 
long as the City is taking advantage of 
SEPA opportunities to offer flexibility.  

N/A 

Pol. CC 5.2 Promote the 
preservation of the natural terrain, 
drainage, and vegetation of the 
community.  

N/A  This policy is standard and unlikely to have 
significant impacts to housing.  

N/A 

Pol. CC 5.3 Provide appropriate 
infrastructure to ensure 
environmental quality.  

N/A  This policy is standard and unlikely to have 
significant impacts to housing.  

N/A 

Pol. CC 5.4 Promote the efficient 
use of renewable resources, water 
and energy through the use of 
natural drainage, indigenous 
landscaping, energy efficient 
siting and building construction, 
and recycling.  

N/A  This policy is to “promote” not “require”, 
so is unlikely to impose additional 
development costs.  

N/A 

Pol. CC 5.5 Promote adequate 
provision of peripheral and 
internal open space and 
recreation uses through 
implementation of the Parks and 
Open Space plan.  

N/A  This policy is to “promote” not “require”, 
so is unlikely to impose additional 
development costs.  

N/A 
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2022 Policy  Evaluation  Rationale  Changes in Draft Plan (2024) 

Pol. CC 5.6 Encourage tree 
planting in the Town Center along 
sidewalks and in public open 
spaces.  

N/A  This policy is to “encourage” not “require”, 
so is unlikely to impose additional 
development costs.  

N/A 

Pol. CC 5.7 Expand Heritage Park 
to a full block.  

N/A  Does not directly relate to housing.  N/A 

Pol. CC 5.8 Acquire and improve 
small parcels of land for 
developing parks and open 
spaces in the Town Center.  

N/A  Does not directly relate to housing.  N/A 

Pol. CC 5.9 Continue to provide 
and fund maintenance of Public 
Restroom facilities for the historic 
Downtown Business District. 

N/A  Does not directly relate to housing.  N/A 

Goal CC 6 Promote a compatible 
and varied mix of land uses.  

S  Encouraging land use variety could 
support more housing variety.   

N/A 

Pol. CC 6.1 Promote a compact 
development pattern that exhibits 
variety in building types and scale. 
Historic and vernacular 
architectural styles should be 
respected. Both sides of the 
streetscape should complement 
each other.  

S  This supports variety in housing. While it 
imposes some style guidelines, it does not 
impose requirements.  

N/A 

Pol. CC 6.2 Where appropriate, 
utilize subarea planning to ensure 
that newly annexed and 
developed areas promote a 
walkable, transit friendly 
neighborhood with a varied mix 
of land uses and are compatible 
with surrounding areas  

S  This supports a variety in the long-term city 
housing stock.  

N/A 
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2022 Policy  Evaluation  Rationale  Changes in Draft Plan (2024) 

Goal CC 7 Promote the 
movement of people and goods 
and lessen the reliance on the 
automobile.  

S  This policy could result in lower parking 
needs and therefore lower costs for 
developers if regulations are changes to 
reflect needs.  

N/A 

Pol. CC 7.1 Streets should be 
designed to accommodate 
vehicles and emergency access, 
but not at the expense of 
pedestrians. Community streets, 
pedestrian paths, and bike paths 
should contribute to a system of 
fully-connected and interesting 
routes to all destinations. Their 
design should encourage 
pedestrian and bicycle use and 
discourage high speed traffic. The 
commuter traffic network should 
be focused around regional 
transit and freeway travel.  

S  This policy could result in lower parking 
needs and therefore lower costs for 
developers if regulations are changes to 
reflect needs.  

N/A 

Pol. CC 7.2 To lessen strip-
commercial development and 
continued reliance on the 
automobile in new developments, 
encourage a balance of uses 
along the East Main Street. 
Certain highway oriented uses 
which rely on the private 
automobile for their primary 
source of access shall be limited. 
Front-yard parking shall be 
prohibited and interconnection of 
all parking lots shall be required. 
Infill multi-family developments 
may be allowed, including units 

S  This supports multi-family development.  N/A 
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2022 Policy  Evaluation  Rationale  Changes in Draft Plan (2024) 

above ground-floor commercial 
uses.  

Pol. CC 7.3 Pedestrian-friendly 
streets with shade trees as well as 
landscaped boulevard medians 
shall be included in street 
standards for employment areas 
where practicable.  

S  This policy could result in lower parking 
needs and therefore lower costs for 
developers if regulations are changes to 
reflect needs.  

N/A 

Pol. CC 7.4 Prepare and 
implement a local street plan to 
promote a grid pattern and 
alleys.  

S  A grid pattern can help ensure regularity in 
lot shapes, which could make them more 
feasible to develop within setback and 
other standards.  

Policy rewritten but intent is similar (Policy 
7.7). 

Pol. CC 7.5 Strive for continuity in 
the sidewalk system that links new 
development to the existing 
sidewalk network. This may 
include pedestrian routes through 
a development for more direct 
access to transit stops.  

S  This could offer flexibility to developers in 
how they implement sidewalk/connectivity 
standards while meeting community 
needs.  

Policy removed and consolidated with 
another (Policy 7.2). 

Pol. CC 7.6 Enhance circulation in 
Downtown by implementing the 
Sumner Transportation Plan. 
Circulation improvements should 
enhance auto and non-motorized 
travel and provide landscaping 
and gateway features:   

Improve the gateway Wood 
Avenue and Main Street 
intersection,   

Further promote travel modes by 
commuter rail and bus and 
explore additional alternative 
modes;   

S  This policy could result in lower parking 
needs and therefore lower costs for 
developers if regulations are changes to 
reflect needs.  

N/A 

Page 823 of 949



March 2024 ▪ Draft EIS Appendix B: Supporting Analysis for HB 1220 Requirements 

B-44 

2022 Policy  Evaluation  Rationale  Changes in Draft Plan (2024) 

Complete the nonmotorized trail 
system along the White/Stuck 
River.  

Goal. CC 8 Promote the 
development of a 
Manufacturing/Industrial Center 
and insure integration and 
compatibility of this area with 
adjacent neighborhoods and 
encourage pedestrian and transit 
connectivity and access.  

N/A  Does not directly relate to housing.  N/A 
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Housing Capacity Analysis by Income Band 

Chapter 6: Housing of the Sumner Comprehensive Plan DEIS includes the results of the housing capacity 

analysis by income band for each growth and comparison to targets. The following provides background 

on how the capacity analysis was performed. 

Findings 

The housing capacity analysis found that Alternative 1 (No Action) does not have adequate capacity for 

all income bands due to a capacity deficit for the 0-80% AMI category. Alternatives 2 and 3 do provide 

adequate capacity for all income bands. More details are included in DEIS Chapter 6: Housing. 

Alternatives 

As described in DEIS Chapter 2: Alternatives, Alternative 1 is the No Action Alternative, which carries 

forward the existing Comprehensive Plan and regulations and distributes growth according to current 

plans and capacity. Alternative 1 plans for 1,985 housing units from 2020-2044. Alternatives 2 and 3 are 

the Action Alternatives, each with a different combination of policies aimed at achieving housing 

capacity for all income bands. Both Action Alternatives Plan for 3,000 housing units from 2020-2044. 

Steps 

The housing capacity analysis followed the following steps: 

▪ Used 2021 Pierce County Buildable Lands Report data (2020) as a base 

▪ Updated parcel status (built out/underutilized/vacant) based on permit data from 2020-2023 and 

staff input on future pipeline projects 

▪ Applied density, market factor, and housing type assumptions by zone for each alternative and 

categorized by affordability level (see Exhibit 17) 

▪ Manually adjusted specific parcels with church property bonuses, potential rezone of Cava mine site 

from LDR to MDR, and allowances for triplexes and fourplexes on large lots in the LDR zone 

▪ Summarized capacity by income band 

Assumptions 

Assumptions applied in the capacity analysis are as follows in Exhibit 17, Exhibit 18, Exhibit 19, Exhibit 

20, and Exhibit 21. 

Exhibit 17: Market Factor Assumptions 

Zone Vacant Market Factor Underutilized Market Factor 

CBD 10% 40% 
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Zone Vacant Market Factor Underutilized Market Factor 

GC 10% 40% 

HDR - NORTH OF E MAIN 20% 40% 

HDR - SOUTH OF E MAIN 20% 40% 

IC 0% 0% 

LDR-12 10% 20% 

LDR-4 10% 20% 

LDR-6 10% 20% 

LDR-72 10% 20% 

LDR-85 10% 20% 

M1 0% 0% 

M2 0% 0% 

MDR - NORTH OF E MAIN 20% 40% 

MDR - SOUTH OF E MAIN 20% 40% 

NC 10% 40% 

TC-3 10% 40% 

TC-4 10% 40% 

TC-5 10% 40% 

TC-6 10% 40% 

NC - EAST SUMNER OVERLAY 10% 40% 

GC - EAST SUMNER OVERLAY 10% 40% 

MDR - EAST SUMNER OVERLAY 20% 40% 

HDR - EAST SUMNER OVERLAY 20% 40% 

Notes: Market Factor was based on assumptions from the 2021 Buildable Lands Report, with some adjustments to 
underutilized market factor based on increased development interest in recent years. 
Source: 2021 Buildable Lands Report for Pierce County and BERK 2023. 
Zones were generally categorized for affordability according to Commerce guidance for “moderate cost 
communities” (see Exhibit 18 and Exhibit 19). 

Exhibit 18: Housing Type Affordability Assumptions 

Housing Type Affordability Level 

Low Density (detached single-family) Higher Income (>120% AMI) 

Moderate Density (townhomes, duplexes, 
multiplexes) 

Moderate Income (>80-120% AMI) 

Low-Rise (walk-up apartments, condos), 2-3 
floors) 

Low Income (0-80% AMI) 

Mid-Rise (apartments, condos over 2-3 floors) Low Income (0-80% AMI) 
ADUs Low Income (>50-80% AMI) 

Page 826 of 949



March 2024 ▪ Draft EIS Appendix B: Supporting Analysis for HB 1220 Requirements 

B-47 

Source: Commerce, 2023. 

Exhibit 19: Zone Affordability Assumptions 

Zone Alternative 1 Alternative 2 Alternative 3 

CBD 0-80% AMI 0-80% AMI 0-80% AMI 

GC 0-80% AMI 0-80% AMI 0-80% AMI 

HDR – NORTH OF E MAIN 80-120% AMI 0-80% AMI 0-80% AMI 

HDR – SOUTH OF E MAIN 0-80% AMI 0-80% AMI 0-80% AMI 

IC N/A N/A N/A 

LDR-12 120%+ AMI 80-120% AMI 80-120% AMI 

LDR-4 120%+ AMI 80-120% AMI 80-120% AMI 

LDR-6 120%+ AMI 80-120% AMI 80-120% AMI 

LDR-72 120%+ AMI 80-120% AMI 80-120% AMI 

LDR-85 120%+ AMI 80-120% AMI 80-120% AMI 

M1 N/A N/A N/A 

M2 N/A N/A N/A 

MDR – NORTH OF E 
MAIN 

80-120% AMI 0-80% AMI 0-80% AMI 

MDR – SOUTH OF E 
MAIN 

0-80% AMI 0-80% AMI 0-80% AMI 

NC 0-80% AMI 0-80% AMI 0-80% AMI 

TC-3 80-120%+ AMI* 80-120%+ AMI* 80-120%+ AMI* 

TC-4 

80-120%+ AMI* 10% of capacity 
affordable to 0-80% AMI, 
remaining affordable to 
80-120%+ AMI* 

20% of capacity 
affordable to 0-80% AMI, 
remaining affordable to 
80-120%+ AMI* 

TC-5 80-120%+ AMI* 80-120%+ AMI* 80-120%+ AMI* 

TC-6 

80-120%+ AMI* 10% of capacity 
affordable to 0-80% AMI, 
remaining affordable to 
80-120%+ AMI* 

20% of capacity 
affordable to 0-80% AMI, 
remaining affordable to 
80-120%+ AMI* 

HDR – EAST SUMNER 
OVERLAY 

80-120%+ AMI* 10% of capacity 
affordable to 0-80% AMI, 
remaining affordable to 
80-120%+ AMI* 

20% of capacity 
affordable to 0-80% AMI, 
remaining affordable to 
80-120%+ AMI* 

MDR – EAST SUMNER 
OVERLAY 

80-120%+ AMI* 10% of capacity 
affordable to 0-80% AMI, 
remaining affordable to 
80-120%+ AMI* 

20% of capacity 
affordable to 0-80% AMI, 
remaining affordable to 
80-120%+ AMI* 
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Zone Alternative 1 Alternative 2 Alternative 3 

NC – EAST SUMNER 
OVERLAY 

80-120%+ AMI* 10% of capacity 
affordable to 0-80% AMI, 
remaining affordable to 
80-120%+ AMI* 

20% of capacity 
affordable to 0-80% AMI, 
remaining affordable to 
80-120%+ AMI* 

GC – EAST SUMNER 
OVERLAY 

80-120%+ AMI* 10% of capacity 
affordable to 0-80% AMI, 
remaining affordable to 
80-120%+ AMI* 

20% of capacity 
affordable to 0-80% AMI, 
remaining affordable to 
80-120%+ AMI* 

Notes: *Town Center and East Sumner zones, despite allowing multifamily development, are assumed to provide 
capacity for 80-120%+ AMI because new developments in these areas typically serve higher incomes. In 
Alternatives 2 and 3 a portion of the capacity in these zones is considered affordable to lower income bands based 
on incentives or mandatory affordability. 
Source: BERK 2023. 

Assumed densities for each zone are outlined in Exhibit 20. Alternative 1 density assumptions are based 

on those used in the 2021 Buildable Lands Report. Assumptions in Alternatives 2 and 3 are based on 

proposed code changes and the densities of recently permitted development projects in those zones. 

Exhibit 20: Density Assumptions 

Zone Alternative 1 Alternative 2 Alternative 3 

CBD 25 25 25 

GC 25 25 25 

HDR – NORTH OF E MAIN 12 20 15 

HDR – SOUTH OF E MAIN 12 20 15 

IC 0 0 0 

LDR-12 4 5 5 

LDR-4 5 7 7 

LDR-6 5 7 7 

LDR-72 5 7 7 

LDR-85 5 7 7 

M1 0 0 0 

M2 0 0 0 

MDR – NORTH OF E 
MAIN 

12 20 15 

MDR – SOUTH OF E 
MAIN 

12 20 15 

NC 25 25 25 

TC-3 76 76 76 
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Zone Alternative 1 Alternative 2 Alternative 3 

TC-4 76 90 90 

TC-5 76 76 76 

TC-6 76 90 90 

HDR – EAST SUMNER 
OVERLAY 

12 28 28 

MDR – EAST SUMNER 
OVERLAY 

12 26 26 

NC – EAST SUMNER 
OVERLAY 

25 26 26 

GC – EAST SUMNER 
OVERLAY 

25 26 26 

Source: 2021 Buildable Lands Report for Pierce County and BERK 2023. 
Notes: Differences from Alternative 1 are in bold. 

Other assumptions for each alternative include ADU capacity, density bonuses for religious properties, 

rezones, units planned, and housing types in the LDR, MDR, and HDR zones (Exhibit 21). These 

assumptions align with the policies built into each alternative. 

Exhibit 21: Housing Capacity Assumptions by Alternative 

 Alternative 1 Alternative 2 Alternative 3 

Percent of single 

family parcels with 

ADU “capacity” 

5% 10% 15%^ 

Church density 

assumption 

None 40 dua 

Serve less than 50% 

AMI 

40 dua 

Serve less than 50% 

AMI 

Rezones None Cava mine site rezoned 

MDR 

None 

Units planned for 

(2020-2044) 

1,985* 3,000* 3,000* 

LDR housing types No changes Duplexes allowed; 

fourplexes on larger 

lots allowed where one 

is designated 

affordable 

Duplexes allowed; 

fourplexes on larger 

lots allowed 

MDR / HDR housing 

types 

No change Low-rise 

apartments/multiplexes 

allowed throughout 

Low-rise 

apartments/multiplexes 

allowed throughout 
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Notes: *900 units have been built since 2020 or are in the future permit pipeline. These units are expected to serve 
80-120%+ AMI. 
^ Newest guidance from the Department of Commerce recommends that ADU capacity analysis assume no more 
than 10% of eligible lots. The Preferred Alternative ADU capacity analysis in the FEIS will not exceed 10% of eligible 
lots. 
Source: BERK 2023. 
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Commerce “Adequate Provisions” Checklists 

The following analysis is based on a review of the code, staff input from conversations with developers and experience reviewing 

proposals, and code comparison findings. 

Moderate Density housing barrier review checklist 

Barrier Is this barrier 
likely to affect 
housing 
production? (yes 
or no) 

Why or why not? Provide 
evidence. 

Actions needed to address 
barrier. 

DEVELOPMENT REGULATIONS    

Unclear development regulations No. Housing Action Plan (2021) 
engagement, including 
developer engagement, did not 
find issues with the clarity of 
development regulations for 
middle housing. 

None. 

Prohibiting some moderate density housing types, such as: 

▪ Duplexes 

▪ Triplexes 

▪ Four/five/six-plexes 

▪ Townhomes 

▪ Cottage housing 

▪ Live-work units 

▪ Manufactured home parks 

Yes. LDR currently does not allow 
any middle housing types 
(though it does allow for ADUs). 

MDR and HDR allow 
townhomes, duplexes, 
manufactured home parks, and 
cottage housing. They also 
allow multiplexes where 
created by zero lot line 
subdivision. 

Allow duplexes in LDR 
zones per HB1110 
(proposed in Alternatives 2 
and 3). 

Allow multiplexes / small 
apartments in MDR/HDR 
(proposed in DEIS 
Alternatives 2 and 3). 

High minimum lot sizes No. Minimum lot sizes for middle 
housing types (where allowed) 
are the same or less restrictive 
than for single-family. 

None.  

Low maximum densities or low maximum FAR Yes. The MDR zone allows only 15 
dwelling units per acre, which 

Raise the maximum density 
in MDR to better 
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Barrier Is this barrier 
likely to affect 
housing 
production? (yes 
or no) 

Why or why not? Provide 
evidence. 

Actions needed to address 
barrier. 

could make it challenging to 
accommodate some middle 
housing types on some 
development sites, even though 
they are allowed (for example, 
townhomes or duplexes). 

accommodate middle 
housing (proposed in DEIS 
Alternatives 2 and 3). 

Low maximum building heights 

(Guidance from Commerce middle housing model ordinance 
suggests 35 feet or higher) 

No. The LDR zone currently has a 
maximum height of 30 feet. 

MDR/HDR have 35-ft height, 45 
ft in ESUV/HDR and mixed use 
buildings, and there is no 
height limit in TCC zone.  

None. 

Large setback requirements Yes. LDR rear and street side yard 
setbacks are larger than 
recommended in the 
Commerce model ordinance. 

Consider changing the 
street side yard setback 
from 12 to 5 and the rear 
yard setback to 20. 

High off-street parking requirements Yes. Parking requirements are within 
state regulations (for example, 
no off street parking required 
for ADUs within a half mile of 
the transit station). Middle 
housing types require the same 
or less parking per unit 
(depending on unit size) than 
single family detached housing. 
 

Current code does put the onus 
on the property owner to prove, 
with a parking study, that no on-
site parking is needed when 
within a half mile of transit. This 
is in conflict with HB1110, which 
puts the onus on the city to 
prove that parking is needed if 
not waiving parking minimums 

Remove requirement for 
property owners within half 
mile of transit to prove no 
parking is needed on-site. 

Apply current code 
provisions for senior 
housing and Town Center 
parking reductions to other 
housing/areas.  
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Barrier Is this barrier 
likely to affect 
housing 
production? (yes 
or no) 

Why or why not? Provide 
evidence. 

Actions needed to address 
barrier. 

outright in these areas near 
transit. 

High impervious coverage limits (lot coverage) Yes. Maximum lot coverage in MDR 
and some LDR zones is 35%. 
The Commerce model 
ordinance recommends no less 
than 40%. 

Maximum lot coverage in HDR 
is 45%. 

Raise the maximum lot 
coverage in MDR and some 
LDR zones to 40%. 

Lack of alignment between building codes and development 
codes 

No. Housing Action Plan (2021) 
engagement, including 
developer engagement, did not 
find issues with alignment 
between building codes and 
development codes. 

None. 

Other (for example: complex design standards, tree retention 
regulations, historic preservation requirements) 

 

Yes. Developers have given 
feedback on design standards 
being overly complex. 

 

The city does not have tree 
retention regulations except for 
in public spaces. 

 

Preservation of historic 
buildings downtown is 
encouraged in design 
guidelines but not required.  

Consider reviewing design 
standards for clarity or 
provide handouts and 
continue the no-cost pre-
application process to help 
applicants navigate the 
regulations. 

 

Draft plan policies would 
require DAHP review for 
older buildings but no 
required mitigation. 

PROCESS OBSTACLES    

Conditional use permit process No. There is no conditional use 
permit required for any middle 
housing type in the LDR, MDR, 
or HDR zones. 

None. 
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Barrier Is this barrier 
likely to affect 
housing 
production? (yes 
or no) 

Why or why not? Provide 
evidence. 

Actions needed to address 
barrier. 

Design review No. Administrative design review is 
required for all duplex, 
multiplex, and townhome 
development, but design 
review is only required for 
single-family detached where 
there is a 10-lot subdivision 
occurring. Developer input 
during the HAP process did not 
identify design review for 
middle housing as a barrier. 

None. Administrative 
design review for middle 
housing is specifically 
allowed under HB 1110.  

Lack of clear and accessible information about process and 
fees 

No. Fees are displayed on the city 
website. Process for different 
projects is in Chapter 18.56 
SMC. The City has a self-service 
platform through which 
applicants can apply for permits 
and pay invoices. 

None. 

Permit fees, impact fees and utility connection fees Yes. Building permit fees are based 
on value of construction and are 
likely to be lower per unit for 
middle housing. Impact 
(“mitigation”) fees are lower for 
multifamily, duplexes & Zero Lot 
Line projects than single-family 
units per unit. ADU fees are 
one-half of single-family. Input 
from Public Works staff 
indicates that Sumner fees are 
generally low compared to 
other cities. However, 
developer sentiment generally 
suggests that impact fees and 
connection fees may still be a 
barrier to affordability. 

Exempt ADUs and/or 
affordable senior housing 
(proposed under DEIS 
Alternatives 2 and 3).  
Consider reducing fees for 
all multiplexes, townhomes 
and other middle housing. 
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Barrier Is this barrier 
likely to affect 
housing 
production? (yes 
or no) 

Why or why not? Provide 
evidence. 

Actions needed to address 
barrier. 

Processing times and staffing challenges Yes. The Housing Action Plan (2021) 
identified “improve the permit 
process” as a key strategy. 

Implement steps identified 
in the HAP (create permit 
process fast track program, 
etc.), Code update 2023  
streamlined process for 
Zero Lot Line Subdivisions. 
In future per HAP should 
raise upper threshold for 
short plat to 9 units, raise 
SEPA exemption levels for 
minor new construction 

SEPA process Yes. The City has already undertaken 

planned actions in Town Center 

and East Sumner, which 

simplifies the SEPA process for 

developers. 

However, the Housing Action 

Plan (2021) identifies raising 

SEPA exemption levels for 

minor new construction as a 

strategy. 

Raise SEPA exemption 
levels for minor new 
construction. 

LIMITED LAND AVAILABILITY AND ENVIRONMENTAL 
CONSTRAINTS 

   

Lack of large parcels for infill development Yes. There is a lack of larger parcels 
in the city as it is largely built 
out. 

The HAP identifies use of 
publicly owned land as an 
incentive for rent-restricted 
affordable housing. The 
City could consider 
assembling publicly-owned 
parcels for housing 
development if appropriate 
surplus property arises. 
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Barrier Is this barrier 
likely to affect 
housing 
production? (yes 
or no) 

Why or why not? Provide 
evidence. 

Actions needed to address 
barrier. 

Environmental constraints No. There are some areas of steep 
slopes and wetlands but most 
parcels are not affected, 
particularly parcels that are 
close to services and transit that 
would be suitable for affordable 
housing. 

None. 
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Low-Rise or Mid-Rise housing barrier review checklist 

Barrier Is this barrier likely to 
affect housing 
production? (yes or no) 

Why or why not? Provide 
evidence. 

Actions needed to address 
barrier. 

DEVELOPMENT REGULATIONS    

Unclear development regulations for Low Rise/Mid-Rise 
housing (i.e. apartments up to 3 stories) 

Yes Housing Action Plan (2021) 
engagement, including 
developer engagement, did 
not find issues with the clarity 
of development regulations. 

However, staff have heard 
from developers that some 
codes, such as Town Center, 
may be challenging to 
interpret. 

Review development 
regulations for clarity, or 
provide materials to help 
applicants navigate the 
regulations; continue the no-
cost pre-application 
consultation opportunity. 

High minimum lot sizes No. Minimum lot sizes are not 
particularly high (5,000 s.f. 
per building site in 
MDR/HDR, including in East 
Sumner overlay).  

None. 

Low maximum densities or low maximum FAR Yes. Maximum density in MDR 
(outside of East Sumner) is 
15, which may make it difficult 
to accommodate low-rise 
apartments where currently 
allowed. 

Revisit maximum density in all 
MDR areas of the city. 

Low maximum building heights No. Maximum heights are 35 feet 
in MDR/HDR, 35-45 feet in 
East Sumner, and 4-6 stories 
in the Town Center. 

N/A 

Large setback requirements No. Front yard setback is 10 feet 
in MDR, 20 feet in HDR. 

Rear yard setback is 25 feet in 
MDR, 20 feet in HDR. 

Side yards for multifamily are 
15-25 feet depending on 
adjacent zone. 

N/A 
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Barrier Is this barrier likely to 
affect housing 
production? (yes or no) 

Why or why not? Provide 
evidence. 

Actions needed to address 
barrier. 

Setbacks in Town Center vary 
by district but are minimal 
and in some places include a 
maximum setback. 

 

High off-street parking requirements No. Multifamily dwellings are 
required to have one space 
per studio, one and a half 
spaces for each one or two 
bedroom units, and two 
spaces for three or more 
bedroom units. Visitor 
parking is required at one 
space per five units. 
In the Town Center Plan area, 
the part of Sumner with the 
best access to transit. 1.25 
spaces are required for each 
unit. This may be reduced to 
0.85 spaces per unit where 
within ¼ mile of the Sumner 
Sounder Station, on-street 
parking is available, and a 
parking study shows that 
proposed parking will meet 
market demand of the 
development. 

Single-family units are 
required to provide two 
spaces per unit, which is 
more than multifamily units 
with two or fewer bedrooms. 

To respond to new State 
guidelines, code will be 
updated for ADUs and 
dwellings near the high 
capacity transit station. 

High impervious coverage limits (building coverage) Yes. Maximum lot coverage is 45% 
in HDR and 35% in MDR. 
Maximum coverage in the 
Town Center ranges from 70-
100%.  

Apartments are currently 
allowed south of E Main in 
MDR, and a maximum lot 
coverage of 35% may make 
this challenging to achieve.  
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Barrier Is this barrier likely to 
affect housing 
production? (yes or no) 

Why or why not? Provide 
evidence. 

Actions needed to address 
barrier. 

Lack of alignment between building and development codes No. Housing Action Plan (2021) 
engagement, including 
developer engagement, did 
not find issues with alignment 
between building codes and 
development codes. 

None. 

Other (for example: ground floor retail requirements, open 
space requirements, complex design standards, tree retention 
regulations, historic preservation requirements)  

No. No ground floor retail 
requirements. 

Minimum open space for 
multifamily is 50 square feet 
of private open space and 
200 square feet of common 
open space per unit.  

Design review standards are 
applied to multifamily 
development but design 
review has not been raised by 
developers as a barrier in 
HAP engagement. 

The city does not have tree 
retention regulations except 
for in public spaces. 

Preservation of historic 
buildings in the historic 
district is encouraged in 
design guidelines but not 
required. Draft plan policies 
would require DAHP review 
but no required mitigation. 

None. 

PROCESS OBSTACLES    

Conditional use permit process No. Low-rise and mid-rise 
buildings are not conditional 
uses in any zone. 

N/A 

Page 839 of 949



March 2024 ▪ Draft EIS Appendix B: Supporting Analysis for HB 1220 Requirements 

B-60 

Barrier Is this barrier likely to 
affect housing 
production? (yes or no) 

Why or why not? Provide 
evidence. 

Actions needed to address 
barrier. 

Design review Yes. All low-rise and mid-rise 
apartment/condo 
developments are required to 
go through design 
commission review to ensure 
they fit the city’s multifamily 
design guidelines. 

Consider updating design 
guidelines to more specific, 
quantitative requirements. 

Lack of clear and accessible information about process and 
fees 

No. Fees are displayed on the city 
website. Process for different 
projects is in Chapter 18.56 
SMC. The City has a self-
service platform through 
which applicants can apply 
for permits and pay invoices. 

None. 

Permit fees, impact fees and utility connection fees No. Building permit fees are 
based on value of 
construction and are likely to 
be lower per unit for low and 
mid-rise housing. Impact 
(“mitigation”) fees are less 
expensive for multifamily than 
single-family units per unit. 

None. 

Process times and staffing challenges Yes. The Housing Action Plan 
(2021) identified “improve 
the permit process” as a key 
strategy. 

Implement steps identified in 
the HAP (for example, create 
permit process fast track 
program) 

SEPA process No. Housing Action Plan (2021) 
engagement, including 
developer engagement, did 
not find issues with the SEPA 
process for low-rise and mid-
rise development. 

None. 

LIMITED LAND AVAILABILITY AND ENVIRONMENTAL 
CONSTRAINTS 
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Barrier Is this barrier likely to 
affect housing 
production? (yes or no) 

Why or why not? Provide 
evidence. 

Actions needed to address 
barrier. 

Lack of large parcels for infill development Yes. There is a lack of larger 

parcels in the city as it is 

largely built out. 

The HAP identifies use of 
publicly owned land as an 
incentive for rent-restricted 
affordable housing. The City 
could consider assembling 
publicly-owned parcels for 
housing development if 
appropriate surplus property 
arises. 

Environmental constraints No. There are some areas of 
steep slopes and wetlands 
but most parcels suitable for 
higher density housing or 
affordable housing are not 
affected. 

None. 
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Supplementary barrier review checklist for PSH and emergency housing 

Barrier Is this barrier likely to 
affect housing 
production? (yes or no) 

Why or why not? Provide 
evidence. 

Actions needed to address 
barriers. 

DEVELOPMENT REGULATIONS    

Spacing requirements (for example, minimum distance from 
parks, schools or other emergency/PSH housing facilities)2 

Yes. Code currently does not 
allow emergency shelter, 
emergency housing, PSH, or 
transitional housing within a 
half mile of any other facility 
of these types. 

 

Proposed code would Revise 
spacing requirements to 880 
feet, based on Commerce 
guidance. 

Parking requirements No. Parking requirements are the 
same as required for housing 
types of similar scale and for 
hotels/motels. Through the 
conditional use permit 
process parking needs for the 
project would be established. 

None. 

On-site recreation and open space requirements No.  None. 

Restrictions on support spaces, such as office space, within a 
transitional or PSH building in a residential zone 

  None 

Arbitrary limits on number of occupants (in conflict with RCW 
35A.21.314) 

Yes. The code currently limits PSH 
and transitional housing to 
one family per dwelling unit. 

Emergency shelters and 
emergency housing are 
limited to no more than five 
families or 20 occupants, 
whichever is fewer. 

Proposed code would revise 
maximum occupants to tie to 
building/fire code, per 
Commerce guidance. 

 
2 Note that RCW 35A.21.430 expressly states requirements on occupancy, spacing, and intensity of use may not prevent the siting of a sufficient 
number of permanent supportive housing, transitional housing, indoor emergency housing or indoor emergency shelters necessary to 
accommodate each code city's projected need for such housing and shelter under RCW 36.70A.070(2)(a)(ii). The restrictions on these uses must 
be to protect public health and safety. 
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Barrier Is this barrier likely to 
affect housing 
production? (yes or no) 

Why or why not? Provide 
evidence. 

Actions needed to address 
barriers. 

Requirements for PSH or emergency housing that are different 
than the requirements imposed on housing developments 
generally (in conflict with RCW 36.130.020) 

Yes. The code currently limits PSH 
and transitional housing to  
no more than 10 housing 
units per parcel in LDR, MDR, 
and HDR. Maximum is 25 
dwelling units per acre in 
commercial districts. 

 

Proposed code sets 
occupancy limits to align with 
building/fire code, and 
establishes spacing limits at 
880 feet per state guidelines 

Other restrictions specific to emergency shelters, emergency 
housing, transitional housing and permanent supportive 
housing 

No. None. N/A 
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Accessory dwelling unit barrier review checklist 

Barrier Is this barrier likely to 
affect housing 
production? (yes or no) 

Why or why not? Provide 
evidence. 

Actions needed to address 
barriers. 

DEVELOPMENT REGULATIONS    

▪ Consistent with HB 1337 (2023)  

▪ Must allow two ADUs on each lot in urban growth areas; 

▪ May not require the owner to occupy the property, and may 
not prohibit sale as independent units, but may restrict the 
use of ADUs as short term rentals; 

▪ Must allow an ADU of at least 1,000 square feet; 

▪ Must set parking requirements based on distance from 
transit and lot size;  

▪ May not charge more than 50% of the impact fees charged 
for the principal unit;  

▪ Must permit ADUs in structures detached from the principal 
unit; 

▪ May not restrict roof heights of ADUs to less than 24 feet, 
unless that limitation applies to the principal unit; 

▪ May not impose setback requirements, yard coverage limits, 
tree retention mandates, restrictions on entry door locations, 
aesthetic requirements, or requirements for design review 
for ADUs that are more restrictive than those for principal 
units;  

▪ Must allow an ADUs on any lot that meets the minimum lot 
size required for the principal unit; 

▪ Must allow detached ADUs to be sited at a lot line if the lot 
line abuts a public alley, unless the city or county routinely 
plows snow on the public alley;  

▪ Must allow conversions from existing structures, even if they 
violate current code requirements for setbacks or lot 
coverage; and  

▪ May not require public street improvements as a condition 
of permitting ADUs. 

Yes. Existing code does not meet 
HB1337 requirements 
relating to owner occupancy, 
allowing both attached and 
detached ADUs, building 
height, setbacks, building 
entrance, and design 
standards. 

Code revisions to bring the 
SMC in line with HB1337 
requirements. 

Unclear development regulations No. This has not been raised as an 
issue by applicants. The City 
also has a page on its website 

None. 
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Barrier Is this barrier likely to 
affect housing 
production? (yes or no) 

Why or why not? Provide 
evidence. 

Actions needed to address 
barriers. 

to direct applicants to the 
right permits for ADUs and 
next steps. 

Large setback requirements  Yes.  Setbacks could be more 
flexible where abutting an 
alley and where more 
restrictive than principal unit 
for side yards. 

Code revisions to bring 
setbacks in line with HB1337 
requirements. 

Off-street parking requirements Yes. Parking requirements are 
generally in line with HB1337, 
except in that the code puts 
the onus on the property 
owner to demonstrate that an 
ADU within one half-mile of 
the Sumner transit station has 
adequate street parking if not 
providing off-street parking. 

Remove requirement for 
property owner of ADU within 
one half mile of the Sumner 
transit station to provide on 
street parking is available. 

Other (for example: burdensome design standards, tree 
retention regulations, historic preservation requirements, open 
space requirements, etc.) 

Yes. Administrative design review 
is required for ADUs where it 
is not required for infill 
detached single-family. 

Revise code to remove 
design review requirement 
for ADUs where there is no 
review for detached single 
family. 

PROCESS OBSTACLES    

Lack of clear and accessible information about process and 
fees 

Yes. More clarity could be added 
for impact fees (currently 
some are in SMC and some 
on city permit website) 

Consider adding summary of 
fees that apply to ADUs on 
permits webpage; continue 
no-cost pre-application 
consultations. 

Permit fees, impact fees and utility connection fees that are not 
proportionate to impact 

No. ADU fees are half of single 
family. 

The City could consider 
exempting ADUs from some 
fees. 

Processing times and staffing challenges Yes. The Housing Action Plan 
(2021) identified “improve 
the permit process” as a key 
strategy. 

Implement steps identified in 
the HAP (for example, create 
permit process fast track 
program) 
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Checklist for local option tools for addressing affordable housing funding gaps 

Local option tools for addressing affordable housing funding 
gaps* 

Implementation status  Plans for implementation 

Housing and related services sales tax (RCW 82.14.530) Adopted. Chapter 3.22 SMC. N/A 

Affordable housing property tax levy (RCW 84.52.105) N/A N/A 

REET 2 (RCW 82.46.035) – GMA jurisdictions only and only 
available through 2025  

N/A N/A 

Affordable Housing Sales Tax Credit (RCW 82.14.540) – was only 
available to jurisdictions through July 2020 

N/A N/A 

Lodging Tax (RCW 67.28.150 and RCW 67.28.160) to repay 
general obligation bonds or revenue bonds 

N/A N/A 

Mental Illness and Drug Dependency Tax (RCW 82.14.460) – 
jurisdictions with a population over 30,000 

Not applicable (Sumner does 
not have a population over 
30,000) 

N/A 

Donating surplus public lands for affordable housing projects 
(RCW 39.33.015) 

Not adopted. The City does have public land that could be 
considered in the future for affordable 
housing. 

Impact fee waivers for affordable housing projects (RCW 
82.02.060) 

Adopted for school impact 
fees. 

N/A 

Application fee waivers or other benefits for affordable housing 
projects (RCW 36.70A.540) 

N/A N/A 

Multifamily Tax Exemption (MFTE) with affordable housing 
requirement (RCW 84.14) 

MFTE available in Town 
Center and East Sumner 
(market rate or affordable). 

All EIS alternatives plan to continue or 
expand the MFTE program.  

General funds (including levy lid lifts to increase funds available) N/A N/A 

* Some tools may be unavailable for certain jurisdictions. For example, only GMA jurisdictions can use REET 2, or the surrounding county may have already implemented the housing and 

related services sales tax. See MRSC’s summary of Affordable Housing Funding Sources for more details and the Association of Washington Cities (AWC)/MRSC booklet on 

Homelessness & housing toolkit for cities (2022). 
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Appendix C: Climate Analysis Findings 

Background 
House Bill 1181 (2023) added new requirements to the Growth Management Act on planning for 

climate change. The City must include policies in the comprehensive plan (in a greenhouse gas 

emissions reduction sub-element and resiliency sub-element) that “reduce overall greenhouse gas 

emissions” and “enhance resiliency to and avoid the adverse impacts of climate change.” Commerce 

has provided guidance on how to meet the new requirements, including criteria for screening 

adopted and proposed policies. Sumner has until 2029 to meet the new requirements and is 

including some policy changes to address these topics in the 2024 periodic update. Further work to 

ensure consistency with the requirements may be completed from 2024-2029. 

Sumner has existing policies throughout the adopted plan that address climate resiliency and 

emissions reduction. New and revised policies are included in the Draft Comprehensive Plan (2024). 

The Draft Comprehensive Plan also includes a new Climate Change element that maps to the 

relevant policies elsewhere in the plan.  

Climate Impacts in Sumner 

Sumner and the rest of Pierce County are expected to be impacted by climate change in the 20-year 

planning period. The Pierce County Climate Vulnerability Assessment, based on data from the 

University of Washington Climate Impacts Group, found that by the 2040-2069 period (compared to 

the 1980-2009 period), Pierce County could expect: 

▪ An average 12% increase in the maximum daily precipitation with the 2-year storm1 

▪ Median change in average temperature in the June-August period of 6.3 degrees Fahrenheit 

▪ Higher number of high fire danger days (ranges from 6-14 additional days throughout the 

County) 

▪ Increase in number of days above 90 degrees Humidex2 of about 19.8 days. 

Climate Impacts Group mapping3 also shows: 

▪ Sumner is at a higher risk for heat waves than some other parts of Pierce County (Exhibit 2). 

 

 

1 A two-year storm is a storm that has a ½ (or 50%) probability of occurring in any one-year period. 

2 Humidex is an index used to describe how hot weather feels to the average person, considering the 
temperature and the humidity. 

3 data.cig.uw.edu/climatemapping/ 
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▪ In Sumner, the White River could see a 30% increase and the Puyallup River could see a 25% 

increase in their peak streamflows when comparing the 1980-2009 average and the 2040-2069 

predicted average. This indicates a higher potential for flooding and a larger area of flooding 

during peak flows (see existing Floodplain Map in Exhibit 1) 

Some portions of the city are also at higher risk of wildfires. These areas, on the east and west sides 

of Sumner, are categorized as “intermix”, where structures or developments are surrounded on two 

or more sides by wildlands (Exhibit 3). 
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Exhibit 1: Flood Hazard Area Map 

 

Source: City of Sumner, 2017 
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Exhibit 2: Heat Wave Risk Index 

 

Source: Pierce County Climate Vulnerability Memo 2022; Maxar 2021; Pierce County 2022; Pierce County/ESA 2023; FEMA 
2023 
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Exhibit 3: Wildland Urban Interface (Department of Natural Resources) 

   

Source: Washington State Department of Natural Resources, 2019. 

Existing Policies 
Adopted policies in the 2022 Comprehensive Plan were screened based on the Commerce 

guidance. 

Resiliency 

The Commerce guidance requires that jurisdictions include policies relating to climate resiliency for 

each of the following sectors: 
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▪ Agriculture and food systems4 

▪ Buildings and energy 

▪ Cultural resources and practices 

▪ Economic development 

▪ Emergency management 

▪ Health and wellbeing 

▪ Ecosystems 

▪ Transportation 

▪ Waste management   

▪ Water resources 

▪ Zoning and development 

Sumner’s adopted policies already include policies that are likely to improve climate resiliency for 

most of these sectors. However, the City does not have any existing policies related to the resiliency 

of agriculture and food systems or economic development. There are also opportunities for stronger 

policies for some topics and for integration of relevant policies from the Sumner portion of the 

Pierce County Hazard Mitigation Plan (2020). Below is a review of adopted policies (2022), followed 

by an analysis of 2024 proposed new/revised policies to address opportunities and gaps. 

Exhibit 4: Resiliency Policy Analysis 

Sector Adopted Policies (2022) 

Agriculture and food systems  None 

Buildings and energy  Meet LEED silver certification for major construction of City facilities 
(Capital Facilities 2.1) 

 Encourage land conservation and stewardship (Community Character 
1.5) 

 Enforce State Energy Code (Housing 3.3) 

 Support energy efficiency and conservation programs (Housing 3.6) 

 Support tree planting along streets and parking lots (Utilities 4.5) 

Cultural resources and practices  Protect shoreline areas with historic and cultural values (Shorelines 7) 

 Protect anadromous fisheries (Environment 3.8) 

Economic development  None 

 

 

4 Food systems refer to the range of actors involved in food including food producers, processors, distributors, 
sellers, and consumers. While Sumner does not have much agriculture, other components of the food system 
are relevant and should be made more resilient through policy. 
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Sector Adopted Policies (2022) 

Emergency management  Maintain Emergency Management Plan (Family and Human Services 
2.1.8) 

 Education on natural hazards and notification systems (Environment 
2.1) 

Health and wellbeing  Encourage tree planting in Town Center (Community Character 5.6) 

 Programs for emergency and temporary housing (Family and Human 
Services 2.2) 

 Minimize potential for loss of life and damage from White River and 
Puyallup flooding (Environment 2.2) 

 Protect community from flooding (Shoreline Goal 8) 

 Protect hillsides from landslide failures (Environment 2.5) 

 Reduce erosion impacts (Environment 2.6) 

 Urban forestry strategy (Parks 2.2; Environment 3.3) 

Ecosystems  Wetland protection (Parks 1.8, 2.8, 2.13, 2.14; Environment 1.4.5, 
2.2.4, 3.2) 

 Protect wildlife areas (Environment 3.1, 3.11) 

 Implement ordinances that protect streams, habitat, wetlands (Capital 
Facilities 1.7.5)  

Transportation  Policy support for transit shelters (Transportation 5.4) 

 Incentives for low impact development (Transportation 6.5) 

 Align transportation facilities away from environmentally sensitive 
areas (Transportation 6.1) 

Waste management    Promote natural drainage (Community Character 5.4) 

 Eliminate development of new septic systems and community sewage 
systems (Capital Facilities 1.8.2) 

 Support recycling through curbside program, education, using recycled 
products (Capital Facilities 1.9.1) 

 Reduce waste in accordance with Solid Waste Plan (Capital Facilities 
1.9.2) 

 Seek funding for stormwater improvements (Capital Facilities 1.7.3) 

 Ensure stormwater infrastructure is properly maintained and operated 
(Capital Facilities 1.7.6) 

Water resources  Development regulations and surface water quality management plan 
(Environment 1.4) 

 Education on surface water quality impact reduction (Environment 
1.4.3) 

 Implement regulations to prevent groundwater quality degradation 
(Environment 1.5.1) 
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Sector Adopted Policies (2022) 

 Seek to expand watershed protection by acquiring land (Capital 
Facilities 1.6.4) 

 Develop wellhead and groundwater protection program (Capital 
Facilities 1.6.6) 

 Require new development to provide for facilities that reduce water 
quality/quantity impacts (Capital Facilities 1.7.2) 

Zoning and development  Standards for streets/parking to reduce heat and provide shade 
(Housing 3.4) 

 Parks and open space development in Town Center (Community 
Character 5.8) 

 Require trees and vegetated barriers between busy roadways and 
schools/residential areas (Environment 1.1.7) 

 Low impact development in city facilities (Environment 1.4.8) 

 Encourage low impact development in private projects (Environment 
1.4.7, 1.4.9) 

 Identify changes to development regulations to promote low impact 
development (Environment 1.4.10) 

Emissions Reduction 

The Commerce guidance requires the City to consider its key emissions sources and include policies 

that reduce those emissions. The Pierce County Communitywide Geographic Greenhouse Gas 

Emissions report (2022) confirmed that the following sources are relevant in Pierce County: 

▪ Electricity/Heating/Cooling 

▪ Transportation 

▪ Solid Waste / Landfill / Wastewater 

▪ Natural Gas / Propane Transport and Non-heating Uses 

▪ Industrial Processes 

▪ Land Use / Tree Loss / Agriculture (note: agriculture is not a major use in Sumner, so agriculture 

is not a likely source of emissions) 

Existing Sumner policies address most of these sources, however, some specific policies could be 

added relating to transportation, industrial processes, and natural gas / propane transport and non-

heating uses (assumed to be mostly related to industrial processes).  
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Exhibit 5: Emissions Reduction Policy Analysis 

Sector Adopted Policies (2022) 

Electricity/Heating/Cooling  Promote efficient use of renewable resources, energy efficient building 
design (Community Character 5.4) 

 Promote use of energy conservation features in new construction 
(Housing 3.1) 

 Enforce State Energy Code (Housing 3.3) 

 Support energy efficiency and conservation programs (Housing 3.6) 

 Incorporate green development practices into all City construction 
(Environment Goal 2) 

 Meet LEED silver certification for major construction of City facilities 
(Capital Facilities 2.1) 

 Leverage City’s purchasing power to expand markets for green 
building products (Capital Facilities 2.2) 

Transportation  Support for bicycle and pedestrian infrastructure and transit 
(Transportation, Community Character; multiple policies) 

 Encourage pedestrian scale development and mixed uses, walkability 
(Transportation, Community Character; multiple policies) 

 Programs to reduce transportation system demands through HOV 
lanes, flexible work schedules and remote work, transportation 
demand management, commute trip reduction (Transportation 5.8) 

 Support vehicle emissions testing, air quality studies, cleaner burning 
fuels (Transportation 6.3) 

 Consider environmental impacts in development and operation of 
transportation system (Transportation 6.1) 

 Support locating schools within walking distance of service population 
(Community Character 2.7) 

 Require pedestrian and bicycle amenities at neighborhood centers and 
civic and community uses (Community Character 4.2) 

 Promote higher densities near transit (Housing 3.2, Housing Goal 4) 

 Encourage alternative modes of transportation (Environment) 

 Encourage alternative fuels and electric vehicles (Environment) 

Solid Waste / Landfill / Wastewater  Promote recycled construction materials (Environment 1.8) 

 Support recycling through curbside program, education, and using 
recycled products for City purposes (Capital Facilities 1.9.1) 

 Implement policies for waste reduction in accordance with Solid Waste 
Plan (Capital Facilities 1.9.2) 

Natural Gas / Propane Transport 
and Non-heating Uses 

 None 
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Sector Adopted Policies (2022) 

Industrial Processes  Encourage “clean” industries (Economic Development 1.7) 

Land Use / Tree Loss / Agriculture  Encourage tree planting in Town Center (Community Character 5.6) 

 Urban forestry strategy (Parks and Open Space 2.2 / Environment 
3.3) 

Gaps and Opportunities 

Resiliency 

▪ No policies that address agriculture and food systems. Agriculture has little presence in Sumner, 

but the City should still consider policies related to food system resiliency 

▪ No policies specific to economic development resiliency 

▪ No policies relating to fire risk 

▪ Opportunity to strengthen cultural resources resiliency 

▪ Opportunity to add policies for human health and well-being (related to air pollution, cooling, 

and extreme heat) and emergency management 

▪ Opportunity to emphasize tree planting as a resilience measure 

▪ Opportunity to strengthen transportation system resiliency 

▪ Opportunity to add emphasis on resilience to flooding and water quality impacts 

▪ Opportunity to bring relevant policies from Hazard Mitigation Plan into the comprehensive plan 

Emissions Reduction 

▪ Opportunities to increase emissions reductions from transportation 

▪ Opportunities to further encourage walkability and more density in some neighborhoods with 

access to services 

▪ Opportunity to clarify the connection of tree planting to air quality and carbon emissions 

▪ Opportunity to emphasize energy efficiency of new development and retrofitting existing 

buildings 

▪ Opportunity to encourage sustainable industrial processes 

▪ Opportunity to encourage renewable energy use 

▪ Opportunity to further encourage materials recycling 
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Proposed Policies 
The following policies are included in the draft 2024 Comprehensive Plan in the relevant elements: 

Policy # (Draft 2024 
Plan) 

Policy Text Adopted / 
New / 
Revised 

Resiliency Emissions 
Reduction 

Adapted from Hazard 
Mitigation Plan 
(2020) 

Capital Facilities 15.2.2 Encourage the use of low impact development (LID) and stormwater 
best management practices to manage stormwater runoff where 
feasible. 

New X   

Capital Facilities 15.4 Review, develop, and implement design and development standards 
to meet the City’s goals to improve water quality and reduce 
flooding, as well as reflect the requirements and manuals of state 
and federal agencies, as appropriate. 

Revised X   

Capital Facilities 16.1 Support recycling within the community through a curb-side program, 
education and using recycled products for City purposes wherever 
feasible. 

Adopted X X  

Capital Facilities 16.2 Implement programs for waste reduction in accordance with the 
adopted Solid Waste Plan 

Adopted X   

Capital Facilities 3.0 Consider the impacts of climate change and incorporate climate 
resiliency measures in capital facilities projects. 

New X X  

Capital Facilities 3.1 Reduce the City’s carbon footprint by incorporating, where 
practicable, green development practices in all buildings the City 
constructs, remodels and renovates. 

Revised  X  

Capital Facilities 3.10 Install generators for all identified critical facilities without adequate 
generators. 

New X  Yes 

Capital Facilities 3.11 Construct a floodwall or setback levee on the Puyallup River in the 
Rivergrove Drive neighborhood in order to reduce the flooding on 
adjacent properties. 

New X  Yes 

Capital Facilities 3.2 The City should meet a LEED® Silver certification for new construction 
or additions or major renovations of City facilities over 5,000 gross 
square feet in area only when long term economic benefits may be 
realized, including the reduction of operating costs, enhanced asset 
value, optimized building performance and a healthier workplace 
for its employees. 

Revised X X  
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Policy # (Draft 2024 
Plan) 

Policy Text Adopted / 
New / 
Revised 

Resiliency Emissions 
Reduction 

Adapted from Hazard 
Mitigation Plan 
(2020) 

Capital Facilities 3.3 Implement energy-saving technologies in all City facilities as facilities 
are built or remodeled, such as energy efficient lighting, water-
conserving appliances. 

New X X  

Capital Facilities 3.4 Leverage the City’s purchasing power related to capital 
improvement projects to help expand the markets for green building 
products, including recycled-content materials and clean, renewable 
energy technologies. 

Adopted  X  

Capital Facilities 3.5 Initiate programs to replace and upgrade stormwater systems to 
accommodate future increased conveyance requirements due to 
climate change and urban flooding. 

New X   

Capital Facilities 3.6 Support the planting of trees along street edges and parking lots 
and large expanses of asphalt to create a pleasing environment and 
to increase energy efficiency by reducing heat absorbed by asphalt 
that increases ambient temperatures. 

Adopted X X  

Capital Facilities 3.8 Facilitate the conversion to cost-effective and environmentally 
sensitive alternative technologies and energy sources. 

Adopted  X  

Community Character 1.1 Encourage development that enhances the human/pedestrian scale, 
creating a sense of community and place.  

Adopted  X  

Community Character 1.5 Encourage in the community a commitment to natural resource 
conservation and stewardship, management of attractive 
streetscapes, property maintenance, and historic preservation, which 
enhance Sumner’s community character and sense of place.   

Revised X   

Community Character 2.3 Identify for each neighborhood center a walking distance area. A 
walking distance area is indicated by a circle with a radius of 
generally 1,500 feet (one-quarter mile) and an estimated walking 
time of approximately 5 minutes. 

New  X  

Community Character 2.5 Through the use of form-based code, street and design standards, 
promote pedestrian and bicycle friendly streets with trees and other 
amenities that enhance the streetscape. 

Adopted  X  

Community Character 2.6 Create unique and safe pedestrian crossings at major intersections 
through street and crosswalk design and incorporation of art. 

Revised  X  

Community Character 2.7 In conjunction with the Sumner-Bonney Lake School District, and the 
Dieringer School District, encourage the location of schools within 

Revised  X  
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Policy # (Draft 2024 
Plan) 

Policy Text Adopted / 
New / 
Revised 

Resiliency Emissions 
Reduction 

Adapted from Hazard 
Mitigation Plan 
(2020) 

walking distance of a majority of the population they are intending 
to serve. 

Community Character 3.2 In cooperation with Pierce Transit and Sound Transit, establish the 
Town Center area as the intra-community transit hub. 

Revised  X  

Community Character 3.6 The City should, in partnership with the downtown business 
association(s) and Chamber of Commerce, actively recruit and 
promote pedestrian-oriented retail, service, and mixed uses.  Uses 
that require outdoor storage, provide offsite services, or have little 
walk-in trade as primary parts of their businesses should be oriented 
to secondary locations in the Town Center, away from Main Street 
and Alder Avenue and designated Activity Nodes. 

Revised  X  

Community Character 5.4 Promote the efficient use of renewable resources, water and energy 
through the use of natural drainage, indigenous landscaping, energy 
efficient siting and building construction, and recycling.  

Adopted X X  

Community Character 5.6 Encourage tree planting in the Town Center and along major 
community streets and in public open spaces.  

Revised X X  

Community Character 5.7 Maintain Sumner’s Tree City USA designation through supporting the 
urban forestry program for maintaining and restoring tree canopy 
throughout the city.  

New X X  

Community Character 5.9 Acquire and improve small parcels of land for developing parks and 
open spaces in the Town Center.  

Adopted X   

Community Character 7.0 Promote the movement of people and goods and lessen the reliance 
on the automobile. 

Adopted  X  

Economic Development and 
Employment 1.7 

Encourage industries and industrial processes that are sustainable 
and environmentally responsible and that contribute to the local 
community. 

Revised  X  

Economic Development and 
Employment 5.0 

Improve the resiliency of the local Sumner economy to climate change 
and reduce its carbon emissions where practicable. 

New X X  

Economic Development and 
Employment 5.4 

Support the resilience of the local food economy by encouraging 
farmers' markets and expanding community gardening opportunities 
on private development sites and non-profit agency sites. 

New X   
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Policy # (Draft 2024 
Plan) 

Policy Text Adopted / 
New / 
Revised 

Resiliency Emissions 
Reduction 

Adapted from Hazard 
Mitigation Plan 
(2020) 

Economic Development and 
Employment 5.5 

Promote purchasing from local businesses to support economic 
development and reduce emissions associated with the 
transportation, production, and distribution of goods. 

New  X  

Environment 1.10 Maintain a program of street tree planting to boost carbon 
sequestration, improve air quality, and counter heat island effects, 
particularly in overburdened communities. 

New X X  

Environment 1.7 Develop a continuing program to assist the public with preventing 
storm damage through the proper use of vegetation and trimming of 
dangerous limbs. 

New X  Yes 

Environment 1.8 Work with Pierce County to continue education programs related to 
winter preparedness as part of their preparedness education 
program. 

New X  Yes 

Environment 1.9 Expand public education campaigns regarding fire safety, including 
information on wildfire hazards and protecting homes. 

New X  Yes 

Environment 10.0 Establish regulations and processes to allow and streamline permits 
for new energy technologies, such as battery storage facilities, small- 
and large-scale solar facilities, and similar alternative technologies. 

New  X Yes 

Environment 10.1 Explore ways to streamline and reduce costs in the permitting process 
for residential-scale solar facilities. 

New  X  

Environment 2.1 In order to reduce emissions and reliance on the automobile as the 
primary method of transportation, encourage alternative modes of 
transportation. 

Revised  X  

Environment 2.5 Support infrastructure, codes and permit processes that encourage 
alternative fuels and electric vehicles. 

Revised  X  

Environment 5.1 Implement development regulations and a surface water quality 
management plan to protect water quality. 

Adopted X   

Environment 5.11 Identify and evaluate potential changes to land use development 
regulations and building codes to support and promote low impact 
development. 

Adopted X   

Environment 5.2 Maintain regulatory requirements for adequate vegetated stream 
buffers to protect functions and values such as temperature reduction, 

New X   
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Policy # (Draft 2024 
Plan) 

Policy Text Adopted / 
New / 
Revised 

Resiliency Emissions 
Reduction 

Adapted from Hazard 
Mitigation Plan 
(2020) 

as well as filtration and attenuation (slow release) of surface water 
runoff. 

Environment 5.3 Protect wetlands and wetland buffers to protect functions and values, 
such as flood attenuation, through water storage and water filtration. 

New X   

Environment 5.5 Work with other agencies to educate the general public and 
developers on the potential surface water quality degradation 
resulting from development and human activity and how to reduce 
impacts.   

Adopted X   

Environment 5.7 Continue to implement wetland regulations as an essential part of 
water quality protection 

Revised X   

Environment 5.8 Continue to be a leader in developing and implementing state-of-
the-art stormwater management techniques including low impact 
development. 

Adopted X   

Environment 5.9 Incorporate low impact development principles and practices into the 
design, construction and operation of all city facilities and city-
funded projects when economically feasible. 

Revised X   

Environment 6.1 Implement regulations to prevent groundwater quality degradation Adopted X   

Environment 6.3 Collaborate with adjacent jurisdictions and agencies within 
watersheds of the White and Puyallup Rivers to protect groundwater 
resources which support the Sumner water supply. 

Adopted X   

Environment 6.4 Protect trees and vegetation in areas that contribute groundwater 
discharge and recharge. 

New X   

Environment 7.1 Work with other agencies to develop and implement inclusive public 
education and notification systems related to geologically hazardous 
areas. 

Revised X   

Environment 7.2 Minimize the potential for loss of life and damage to public and 
private investments resulting from flooding in special flood hazard 
areas, such as along the White (Stuck) and Puyallup Rivers.   

Revised X   

Environment 7.2.5 Acquire property that is located within flood prone areas as 
necessary to implement flood protection projects and plans. 

New X  Yes 

Environment 7.2.6 Continue and expand public education related to floods. New X  Yes 
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Policy # (Draft 2024 
Plan) 

Policy Text Adopted / 
New / 
Revised 

Resiliency Emissions 
Reduction 

Adapted from Hazard 
Mitigation Plan 
(2020) 

Environment 7.3 Implement and enforce the wetlands and floodplain regulations to 
retain the existing flood storage capacity. 

New X  Yes 

Environment 7.4 Seek mitigation projects to increase flood storage as necessary to 
meet the adopted level of service for stormwater and flood 
conveyance. 

New X  Yes 

Environment 7.5 In partnership with tribes, Pierce County, and private business, plan 
and develop a flood protection and habitat restoration area on 170 
acres of city owned property generally east of the White River and 
south of Stewart Road. 

New X  Yes 

Environment 7.6 Work with surrounding jurisdictions including the Dieringer and 
Sumner-Bonney Lake School Districts; East Pierce Fire and Rescue, 
Pierce County, and nearby cities and towns to coordinate and 
collaborate where possible on the creation and implementation of 
appropriate flood hazard mitigation measures. 

New X  Yes 

Environment 7.7 Continue to update and implement floodplain development 
regulations which limit the opportunity for new homes and businesses 
to be constructed in flood hazard areas through the City’s Flood 
Damage Prevention Ordinance, Critical Areas Regulations and 
Shoreline Master Program. 

New X  Yes 

Environment 7.8 Continue to include and update mitigation requirements in floodplain 
development regulations which can significantly reduce the potential 
for flooding to negatively impact drinking water sources, pipelines, 
septic systems, sewer lines, and water lines that intersect flood 
hazard areas. 

New X  Yes 

Environment 8.3 Maintain an urban forestry strategy to encourage the planting of 
trees on public and private property. 

Adopted X X  

Environment 8.3.2 Incorporate climate resilience strategies into the City’s urban forest 
management, such as increasing citywide species diversity, native or 
climate resilient species, and increasing tree planting in areas with 
low canopy cover. 

New X   

Environment 8.3.3 Manage City watershed lands on forested hillsides to improve 
climate resiliency and resistance to extreme events such as wildfires. 

New X   

Environment 8.5 Work with other agencies and the public to support restoration of the 
White River and its tributaries including Salmon Creek, and continue 

Revised X   
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Policy # (Draft 2024 
Plan) 

Policy Text Adopted / 
New / 
Revised 

Resiliency Emissions 
Reduction 

Adapted from Hazard 
Mitigation Plan 
(2020) 

to support and implement the White River Restoration Project, to 
restore salmon habitat and reduce flood risks. 

Environment 8.6 Give priority consideration to conservation and protection measures 
that preserve and enhance areas where anadromous fisheries and 
endangered, threatened, and sensitive species have a primary 
association. 

Revised X   

Environment 9.0 Reduce greenhouse gas emissions and encourage energy efficiency. New  X  

Environment 9.1 Encourage, through incentives and technical support, energy 
conservation, energy efficiency, efficiency in building materials and 
site design, and the application of sustainable, or “green” design 
practices in all public and private development including large 
commercial and industrial projects, residential subdivisions, and 
infrastructure such as streets, within the City. 

Revised X X  

Environment 9.2 Identify and evaluate potential changes to land use and 
development regulations to support and promote energy efficient, 
sustainable and green development. 

Revised X X  

Environment 9.2.1 Ensure that the Sumner design guidelines and zoning regulations have 
the flexibility to accommodate, and provide incentives for, the 
installation of green energy features. 

New    

Environment 9.2.2 Require street trees and on-site landscaping in all new developments. New X   

Environment 9.3 Require proposed rezones that significantly increase vehicle miles 
traveled to conduct a greenhouse gas emissions analysis and to 
propose mitigation. 

Revised  X  

Environment 9.4 Promote a healthy and sustainable environment in terms of air 
quality and climate, energy resources, and active lifestyles by using 
prudent building design and construction methods such as recycled 
construction materials, reducing space heating and electricity usage, 
reducing water consumption and waste generation, and encouraging 
alternative travel modes such as transit, walking, and biking. 

Adopted X   

Environment 9.5 Consider adopting City purchasing policies that prioritize sustainable 
and recycled products. 

New  X  
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Policy # (Draft 2024 
Plan) 

Policy Text Adopted / 
New / 
Revised 

Resiliency Emissions 
Reduction 

Adapted from Hazard 
Mitigation Plan 
(2020) 

Family and Human Services 
1.3 

Support local food banks and other no-cost food support programs 
by disseminating information, creating supportive development 
regulations and fees, and pursuing funding sources.   

New X   

Family and Human Services 
2.1.5 

Maintain a Comprehensive Emergency Management Plan.  Adopted X   

Family and Human Services 
2.2.1 

Support programs, partnerships and regulations that promote 
develop adequate access to emergency and temporary housing.  

Revised X   

Family and Human Services 
2.4.4 

Develop response and recovery procedures that speak to the specific 
needs of the population served by the Sumner Senior Center. 

New X  Yes 

Family and Human Services 
5.4 

Complete and expand the Sumner trail system and look for areas to 
partner with others on additional recreational facilities. 

Revised  X  

Family and Human Services 
5.5 

Ensure parks and recreation facilities are distributed equitably 
throughout the community and accessible within walking distance of 
most residences.  

New X   

Family and Human Services 
5.6 

Maintain a safe, attractive, interconnected sidewalk system to 
increase neighborhood walkability and connections to services. 

New  X  

Family and Human Services 
6.0 

Support programs and services that advance climate resiliency and 
emergency preparedness in the community 

New X   

Family and Human Services 
6.1.1 

Identify indoor recreation facilities and potential refuges with the 
YMCA, School District, Senior Center and other partners. 

New X   

Family and Human Services 
6.1.2 

Provide for tree canopy and shade elements in parks and public 
lands. 

New X   

Family and Human Services 
6.1.3 

Enhance shoreline public access as a refuge from heat island effects, 
while protecting natural functions/features. 

New X   

Family and Human Services 
6.2 

Ensure that parks and recreation facilities serve as refuges during 
extreme heat, cold, and smoke events. 

New X   

Governance and Permit 
Process 1.7 

Ensure that City government sets the example for compliance and 
innovation in its own operations and facilities with regard to water 
and energy efficiency, sustainable building design, low impact 
development, noise and glare reduction, water and air quality, and 
accessibility for people with disabilities.   

Revised X X  
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Policy # (Draft 2024 
Plan) 

Policy Text Adopted / 
New / 
Revised 

Resiliency Emissions 
Reduction 

Adapted from Hazard 
Mitigation Plan 
(2020) 

Historic and Cultural 
Resources 1.1.4 

Require developers to immediately stop work and notify the City, 
DAHP, the Puyallup Tribe, and the Muckleshoot Tribe if any artifacts 
of possible historic, cultural, or archeological value are uncovered 
during excavation. 

New X   

Historic and Cultural 
Resources 1.2 

Work with tribes, agencies and property owners to encourage 
measures that protect, enhance, and restore ecosystems that could be 
adversely impacted by climate change, in order to make available 
cultural foods and other resources for indigenous tribes. 

New X   

Historic and Cultural 
Resources 1.8 

Protect or adapt significant historic sites prone to floods, extreme 
snow events, and other hazards worsened by climate change through 
building retrofits, green infrastructure, and other strategies. 

New X   

Housing 3.0 Encourage energy efficiency in housing developments. Adopted  X  

Housing 3.1 Encourage, through incentives and technical support, energy 
conservation, energy efficiency in building materials and site design, 
and the application of sustainable, or “green” development 
practices. 

Revised  X  

Housing 3.2 Reduce reliance on automobiles by promoting higher density and 
infill developments that are located near major transportation links 
such as the Sumner Commuter Transit Station, and by supporting a 
network of transit stops connecting neighborhoods to the station. 

Revised  X  

Housing 3.3 Continue to enforce the energy efficiency requirements in the State 
Energy Code and other Washington State building codes. 

Revised X X  

Housing 3.4 Establish standards for street widths, landscaping, and parking lots to 
reduce heat loss or provide shade. 

Adopted X X  

Housing 3.4.1 Adopt flexible street standards to allow for narrower streets in 
appropriate locations to reduce pavement area. 

New X X  

Housing 3.5 Recognize and support energy conservation and efficiency programs. Adopted  X  

Housing 3.6 In cooperation with the County, Puget Sound Energy, and other 
providers, promote programs that help minimize utility costs for 
residents, particularly seniors and households with lower incomes, such 
as bill assistance, permitting and fee assistance, weatherization 
programs, pipe repairs, and installation of energy efficient heating 
and cooling appliances in existing housing.   

Revised X X  
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Policy # (Draft 2024 
Plan) 

Policy Text Adopted / 
New / 
Revised 

Resiliency Emissions 
Reduction 

Adapted from Hazard 
Mitigation Plan 
(2020) 

Land Use 4.1 Implement the Town Center Subarea Plan (TCP) and Form-Based 
Code, to support dense, mixed-use development and walkable 
neighborhoods near the transit center.   

New  X  

Land Use 6.3 Ensure that adequate landscape screening and trees are provided 
around sources of significant noise and air pollutants that may affect 
schools and neighborhoods.   

New X   

Land Use 6.4 Mitigate the environmental health effects of climate change, including 
air quality, stormwater, and heat impacts, through the acquisition of 
parks and open space and tree planting, prioritizing overburdened 
communities.   

New X   

Land Use 6.5 Engage with the community on the topic of climate impacts and 
adaptation strategies.   

New X   

Land Use 6.6 Support energy efficiency and upgrade programs that reduce health 
risks for vulnerable populations due to extremes of heat and cold.   

New X   

Land Use 6.7 Adopt land use standards and connect residents to informational 
resources to mitigate wildfire risk.   

New X   

Land Use 6.8 Study the potential impacts of a citywide tree retention program on 
climate resilience and housing development.   

New X   

Land Use 6.9 Support small-scale agricultural uses in residential developments, and 
local community gardens sponsored by public agencies, non-profit 
organizations, and private development.    

New X   

Parks 1.12 Develop and implement an internal bicycle and pedestrian circulation 
plan. 

Adopted  X  

Parks 1.13 Establish park and trail levels of service provided in the Parks & 
Trails Plan. 

Adopted  X  

Parks 1.8 Recognize the critical and unique environmental features in the 
community such as wetlands, streams, riparian corridors, significant 
archaeological and historic properties, and hillsides within park 
facilities. 

Adopted X   

Parks 2.0 Preserve, protect, and enhance significant open space. Adopted X   
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Policy # (Draft 2024 
Plan) 

Policy Text Adopted / 
New / 
Revised 

Resiliency Emissions 
Reduction 

Adapted from Hazard 
Mitigation Plan 
(2020) 

Parks 2.1 Control development and activity on hillside areas in order to 
preserve their aesthetic qualities, reduce impacts on the valley, 
protect habitat, and protect sensitive areas from degradation. 

Adopted X   

Parks 2.10 Establish an open space standard of 35% for the entire City. Land 
use regulations and other programs should be developed to maintain 
this standard on a city-wide level. Open space includes areas that 
are public parks, cemeteries, critical areas and buffer areas, 
restricted steep slope areas, public lands such as watersheds, excess 
right-of-way, floodway, and river and buffers.   

Adopted X   

Parks 2.11 Seek broad and creative funding for open space protection and the 
furtherance of these goals and policies, including grants, utility funds, 
loans, conservation futures, bond levies, donations, impact fees and 
any other available sources. 

Adopted X   

Parks 2.13 Seek to acquire the most significant parcels of property in order to 
protect hillside amenities, wetlands, farmlands, river and stream 
corridors, and other critical open spaces. 

Adopted X   

Parks 2.14 Through implementation of the State Shoreline Management Act and 
City environmental regulations, protect wetlands, riparian corridors, 
streams and wildlife areas. 

Adopted X   

Parks 2.15 Coordinate open space programs with the other Plan policies to 
protect plant and wildlife habitat.   

Adopted X   

Parks 2.16 Implement the components of the open space strategy provided in 
the Parks and Open Space Plan. 

Adopted X   

Parks 2.17 Regularly seek public input to maintain a prioritized list of open 
space acquisition sites. 

Adopted X   

Parks 2.18 Provide protection of natural amenities such as riparian corridors and 
vital open spaces for enjoyment by workers and to enhance the work 
and business environment. 

Adopted X   

Parks 2.2 Adopt an urban forestry program to encourage the preservation and 
planting of trees on public and private property 

Adopted X   

Parks 2.4 In conjunction with other jurisdictions, implement land use and other 
techniques to ensure the protection of environmentally sensitive lands, 
provide permanent protection of agricultural lands of long- term 

Adopted X   
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Policy # (Draft 2024 
Plan) 

Policy Text Adopted / 
New / 
Revised 

Resiliency Emissions 
Reduction 

Adapted from Hazard 
Mitigation Plan 
(2020) 

commercial significance, and protect the open space character of the 
valley between Sumner and Orting. 

Parks 2.6 Develop a trail system connecting to regional trails to the north, east, 
south, and west for recreation and transportation purposes. 

Adopted  X  

Parks 2.7 Retain, whenever financial feasible, City owned lands, including 
excess rights-of- way for open space purposes. 

Adopted X   

Parks 2.8 Implement flexible zoning and land use regulation techniques to 
encourage creative development which maximizes protection of 
critical areas, habitat, water quality, and open space. 

Adopted X   

Parks 2.9 Work with other jurisdictions to establish open space corridors and 
linkages with other significant regional open spaces including the 
valley hillsides, Puyallup/White River corridors, stream corridors and 
the valley south of the City. 

Adopted X   

Parks 3.0 Promote use of alternative transportation modes by providing an 
interconnected system of pedestrian and bicycle facilities. 

Adopted  X  

Parks 3.1 Ensure design standards for principal and minor arterials include 
provisions for travel by pedestrians and bicyclists, based on the 
Parks and Trail Plan and the Sumner Transportation Plan. Consider 
roadway designs that increase pedestrian and bicycle comfort. 
Examples include but are not limited to: 

Adopted  X  

Parks 3.2 Design and construct collector roads and local streets to facilitate 
access and circulation by pedestrians and bicyclists within the 
neighborhoods and provide connections to schools, parks, community 
facilities, transit, and commercial districts. Require development 
proposals to provide convenient non-motorized connections where 
feasible. 

Adopted  X  

Parks 3.3 Ensure sidewalks are provided on both sides of all City streets unless 
special circumstances, such as topography or environmental 
constraints, make it cost prohibitive as determined by the Public 
Works Director. 

Adopted  X  

Parks 3.4 Pursue the construction of interim asphalt walkways/sidewalks along 
city streets that are used by a considerable number of children 
walking to/from school. Interim asphalt walkways/sidewalks should 
include, but not be limited to, Parker Road, Elm Street, and 160th 

Adopted  X  
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Resiliency Emissions 
Reduction 

Adapted from Hazard 
Mitigation Plan 
(2020) 

Street E. The construction of interim walkways/sidewalks is not 
intended to preclude future full street improvements. 

Parks 3.5 Construct a system of separated, multi-purpose trails to serve 
transportation and recreation needs of the community. It should also 
connect with adjacent communities to facilitate regional connectivity. 
The trail system and connections to the arterial, collector, and other 
pedestrian and bicycle facilities should be made consistent with the 
Parks and Trail Plan. The City may identify measures to ensure 
comfort and safety of bicyclists and pedestrians through design, 
speed limits, or other measures. 

Adopted  X  

Shoreline 6.0 Preserve, protect, and restore to the greatest extent feasible the 
physical, biological, and visual attributes of the shoreline 
environment. 

Adopted X   

Shoreline 7.0 Identify, preserve, protect, and restore shoreline areas having 
historical, cultural, educational, or scientific values. 

Adopted X   

Shoreline 8.0 Protect the City of Sumner from losses and damage created by 
flooding.   

Adopted X   

Transportation 1.5 Adopt construction guidelines that will reduce the potential failure of 
key bridges and transportation routes.  

New X  Yes 

Transportation 10.0 Establish a transportation system with minimal environmental impact 
and energy consumption that provides for a high quality of life to be 
enjoyed by the residents. 

Revised  X  

Transportation 10.1 Incorporate environmental factors into transportation decision-
making, including attention to human health and safety by designing 
transportation facilities within the Sumner UGA minimizing adverse 
environmental impacts resulting from both their construction and 
operation. 

Revised X   

Transportation 10.3.1 Support and implement projects that promote cleaner burning and 
alternative fuels such providing electric vehicle charging 
infrastructure. 

New  X  

Transportation 10.3.1 The City shall: 

Support vehicle emissions reduction and cleaner burning fuels 
programs 

Revised  X  
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Policy Text Adopted / 
New / 
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Resiliency Emissions 
Reduction 

Adapted from Hazard 
Mitigation Plan 
(2020) 

Coordinate with Sound Transit and other jurisdictions on Commute 
Trip Reduction (CTR) programs for major employers in the Sumner 
planning area 

Require air quality studies of new major developments likely to have 
significant impacts created by site-generated traffic 

Promote other TDM Programs 

Work with the private and other public sectors to introduce cleaner 
burning fuels for the existing motorized fleet, and vehicles powered 
by alternate fuel sources 

Support and implement projects that promote cleaner burning and 
alternative fuels such providing electric vehicle charging 
infrastructure. 

 

Transportation 10.4 Promote, through regulations and incentives, the use of low impact 
development techniques that will reduce impervious surfaces, provide 
for stormwater infiltration, and protect the natural environment and 
systems. Low impact development should be included in new 
transportation projects where possible.   

Revised X   

Transportation 10.5 Increase the resilience of the transportation system and support 
security and emergency management to protect the transportation 
system against disaster, develop prevention and recovery strategies, 
and plan for coordinated responses. 

Revised X   

Transportation 10.6 Reduce greenhouse gases by expanding the use of conservation and 
alternative fuel sources and by reducing vehicle miles traveled by 
increasing alternatives to driving alone. 

Revised  X  

Transportation 10.7 Convert public fleets to zero-emission vehicles. New  X  

Transportation 10.8 The City should promote and allow telework wherever possible New  X  

Transportation 10.9 Expand public electric vehicle charging stations and encourage and 
incentivize private electric vehicle charging stations. 

New  X  

Transportation 3.4 Work in conjunction with the County to continue its Bridge Retrofit 
Program. 

New X  Yes 
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Resiliency Emissions 
Reduction 

Adapted from Hazard 
Mitigation Plan 
(2020) 

Transportation 6.0 Promote the design of multimodal transportation facilities that 
support local and regional growth centers by providing an 
interconnected system of pedestrian and bicycle facilities. 

Revised  X  

Transportation 6.3 Ensure design standards for the transportation system facilitate and 
encourage access and circulation by pedestrians and bicyclists, and 
provides connections to schools, parks, community facilities, transit 
and commercial districts. 

Revised  X  

Transportation 6.4 Development proposals shall provide for convenient non-motorized 
connections where feasible, commensurate with the scale and 
occupancy of the development. 

Revised  X  

Transportation 6.7 Construct a separate system of multi-purpose trails to serve 
transportation and recreation needs of the community. Connect the 
system with adjacent communities to facilitate regional connectivity.  
Implement the trail system and connections to the arterial, collector, 
and other pedestrian and bicycle facilities per the Sumner Parks and 
Trails Plan.  

Revised  X  

Transportation 7.2 Continue working with transit providers to expand and enhance bus 
transit service and a regional park-and-ride system that serves 
regional destinations and neighborhoods and employment areas of 
Sumner. 

Revised  X  

Transportation 7.5 Support construction of improved pedestrian and bicycle connections 
with local and regional transit service.  Work to provide pedestrian 
safety improvements along arterials and bike lockers and facilities at 
transit connections. 

Revised  X  

Transportation 8.0 Promote programs that reduce the demand on the transportation 
system. 

Revised  X  

Transportation 8.1 Encourage the use of high occupancy vehicles (HOV) programs – 
buses, carpools, and vanpools – through both private programs and 
under the direction of Pierce Transit and Sound Transit 

Revised  X  

Transportation 8.2 Promote the use of transit, carpools, or vanpools. Revised  X  

Transportation 8.3 Promote reduced employee travel during the daily peak travel 
periods through flexible work schedules and programs for 
telecommuting or at an alternate work site closer to home. 

Revised  X  
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Revised 

Resiliency Emissions 
Reduction 

Adapted from Hazard 
Mitigation Plan 
(2020) 

Transportation 8.4 Encourage employers to provide TDM measures in the workplace 
through such programs as preferential parking for HOVs, transit pass 
subsidies, improved access for transit vehicles, and employee 
incentives for using HOVs. 

Revised  X  

Transportation 8.5 Implement the provisions of the State Commute Trip Reduction Act. Adopted  X  

Transportation 8.6 Consider pricing programs as an option for reducing reliance on 
single-occupancy vehicle (SOV) travel. 

New  X  

Transportation 8.7 Incentivize transit oriented and higher density land uses that 
encourage walking or biking near transit stations. 

New  X  

Utilities 1.0 Facilitate the development of natural gas and alternative energy 
utilities at the appropriate levels of service to accommodate the 
growth that is anticipated to occur in Sumner. 

Revised  X  

Utilities 1.4 Facilitate conversion from natural gas to cost-effective and 
environmentally sensitive alternative technologies and energy 
sources. 

New  X  

Utilities 1.4.1 Review design and development standards to determine 
improvements to encourage alternative energy sources. 

New  X  

Utilities 1.4.2 Develop strategies to enhance existing public education and outreach 
campaigns to promote sustainable practices and alternative energy. 

New  X  

Utilities 1.4.3 Promote existing state-level policies and initiatives, funding 
programs, and incentive programs for renewable energy 
technologies. 

New  X  

Utilities 4.1.2 Support programs that assist low-income households with utility- 
related home repairs, weatherization, and other energy-efficient 
improvements to owner-occupied and rental housing. 

New X   

Utilities 6.2 Prioritize utilities-related actions to ensure adequate service and 
minimal service disruptions for historically underserved populations. 

New X   

Utilities 6.4 Ensure that the City’s Emergency Response Plan is coordinated with 
regional jurisdictions and utility providers to include local measures 
for communicating and addressing utility outages and emergencies. 

New X   
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Utilities 7.1 Prioritize the provision of cost effective, energy-efficient new 
technologies to underserved populations. 

New X   
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Other Requirements 
HB 1181 includes the following additional requirements to be incorporated in the comprehensive 

plan update. Sumner covers these requirements in the draft Comprehensive Plan and related 

documents. 

Exhibit 6: HB 1181 Other Requirements 

Element Change New or 
Amended?  

Additional Actions 

Land Use  Designate green spaces, urban and 

community forests within the urban 

growth area. 

New None; parks plan and 

urban forestry strategy 

already meet this. 

Land Use Give special consideration to achieving 

environmental justice in its goals and 

policies, including efforts to avoid 

creating or worsening environmental 

health disparities.  

New  None; policy review 

above and proposed 

policies within the 

chapters address this 

topic. 

Land Use Should consider urban planning 

approaches that reduce per capita 

vehicle miles traveled within the 

jurisdiction, but without increasing 

greenhouse gas emissions elsewhere in 

the state. 

New  None; policy review 

above and proposed 

policies within the 

chapters address this 

topic. 

Land Use Must reduce and mitigate the risk to lives 

and property posed by wildfires by using 

land use planning tools, which may 

include, but are not limited to adoption 

of portions or all of the wildland urban 

interface code developed by the 

international code council or developing 

building and maintenance standards 

consistent with the Firewise USA program 

or similar program designed to reduce 

wildfire risk, reducing wildfire risks to 

residential development in high risk 

areas and the wildland urban interface 

area, separating human development 

New  Added policy on 

wildfire mitigation. 
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Element Change New or 
Amended?  

Additional Actions 

from wildfire prone landscapes, and 

protecting existing residential 

development and infrastructure through 

community wildfire preparedness and 

fire adaption measures.  

Capital 

Facilities 

Include inventory of green infrastructure 

owned by public entities.  

New Included in Capital 

Facilities Plan 

Transportation  Include estimated multimodal level of 

service impacts to state-owned 

transportation facilities resulting from 

land use assumptions to assist in 

monitoring the performance of state 

facilities, to plan improvements for the 

facilities, and to assess the impact of 

land-use decisions on state-owned 

transportation facilities.  

Amended; 

‘Multimodal 

level of 

service’ 

replaced 

‘traffic.’  

Included in 

Transportation Plan 

Transportation Include inventory of active transportation 

facilities.  

New Included in 

Transportation Plan 

Transportation Include multimodal level of service 

standards for locally and regionally 

operated transit routes that serve urban 

growth areas, state-owned or operated 

transit routes that serve urban areas if the 

department of transportation has 

prepared such standards, and active 

transportation facilities to serve as a 

gauge to judge performance of the 

system and success in helping to achieve 

the goals of this chapter consistent with 

environmental justice.  

Amended; 

bold text 

added.   

 

Included in 

Transportation Plan 

Transportation  For state-owned transportation facilities, 

multimodal level of service standards for 

highways, as prescribed in chapters 

47.06 and 47.80 RCW, to gauge the 

Amended; 

added 

multimodal 

Included in 

Transportation Plan 
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Element Change New or 
Amended?  

Additional Actions 

performance of the system. The purposes 

of reflecting multimodal level of service 

standards for state highways in the local 

comprehensive plan are to monitor the 

performance of the system, to evaluate 

improvement strategies, and to facilitate 

coordination between the county's or 

city's six-year street, road, active 

transportation, or transit program and 

the office of financial management's ten-

year investment program. The 

concurrency requirements of (b) of this 

subsection do not apply to p. 13 E2SHB 

1181.SL transportation facilities and 

services of statewide significance except 

for counties consisting of islands whose 

only connection to the mainland are state 

highways or ferry routes. In these island 

counties, state highways and ferry route 

capacity must be a factor in meeting the 

concurrency requirements in (b) of this 

subsection.  

and active 

transportation.  

 

Transportation Include specific actions and requirements 

for bringing into compliance 

transportation facilities or services that 

are below multimodal level of service 

standard.  

Amended; 

added 

multimodal. 

Removed 

‘locally 

owned’ 

descriptor for 

transportation 

facilities.  

Included in 

Transportation Plan 

Transportation Include forecasts of multimodal 

transportation demand and needs within 

cities and urban growth areas, and 

forecasts of multimodal transportation 

demand and needs outside of cities and 

Amended; 

bold text 

added. 

‘Multimodal 

transportation’ 

Included in 

Transportation Plan 
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Amended?  

Additional Actions 

urban growth areas, for at least ten years 

based on the adopted land use plan to 

inform the development of a 

transportation element that balances 

transportation system safety and 

convenience to accommodate all users of 

the transportation system to safely, 

reliably, and efficiently provide access 

and mobility to people and goods. 

Priority must be given to inclusion of 

transportation facilities and services 

providing the greatest multimodal safety 

benefit to each category of roadway 

users for the context and speed of the 

facility.   

replaced 

‘traffic.’  

 

Transportation  Identification of state and local system 

needs to equitably meet current and 

future demands. Identified needs on 

state-owned transportation facilities must 

be consistent with the statewide 

multimodal transportation plan required 

under chapter 47.06 RCW. Local system 

needs should reflect the regional 

transportation system and local goals, 

and strive to equitably implement the 

multimodal network. 

Amended; 

bold text 

added. 

Included in 

Transportation Plan 

Transportation Include a transition plan for 

transportation as required in Title II of the 

Americans with Disabilities Act of 1990 

(ADA). As a necessary step to a program 

access plan to provide accessibility under 

the ADA, state and local government, 

public entities, and public agencies are 

required to perform self-evaluations of 

their current facilities, relative to 

accessibility requirements of the ADA. 

New Sumner adopted a 

transition plan in 2016. 

The City has applied 

for a Commerce 

Climate Grant to do an 

update of the plan as 

part of meeting HB 

1181 requirements. 
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Element Change New or 
Amended?  

Additional Actions 

The agencies are then required to 

develop a program access plan, which 

can be called a transition plan, to address 

any deficiencies. The plan is intended to 

achieve the following:  

(I) Identify physical obstacles that 

limit the accessibility of 

facilities to individuals with 

disabilities;  

(II) Describe the methods used to 

make the facilities accessible;  

(III) Provide a schedule for making 

the access modifications; and 

(IV) Identify the public officials 

responsible for 

implementation of the 

transition plan.  

Transportation  If probable funding falls short of meeting 

the identified needs of the 

transportation system, including state 

transportation facilities, a discussion of 

how additional funding will be raised, or 

how land use assumptions will be 

reassessed to ensure that level of service 

standards will be met.  

Amended; 

added state 

transportation 

facilities  

None. 

Transportation Active transportation component to 

include collaborative efforts to identify 

and designate planned improvements for 

active transportation facilities and 

corridors that address and encourage 

enhanced community access and 

promote healthy lifestyles.  

Amended; 

‘active 

transportation’ 

replaced 

‘pedestrian 

and bicycle.’  

Included in 

Transportation Plan 
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Element Change New or 
Amended?  

Additional Actions 

Transportation After adoption of the comprehensive 

plan by jurisdictions required to plan or 

wo choose to plan under RCW 

36.70A.040, local jurisdictions must 

adopt and enforce ordinances which 

prohibit development approval if the 

development causes the level of service 

on a locally owned or locally or 

regionally operated transportation 

facility to decline below the standards 

adopted in this transportation element of 

the comprehensive plan, unless 

transportation improvements or 

strategies to accommodate the impacts 

of development are made concurrent 

with the development. These strategies 

may include active transportation 

facility improvements, increased or 

enhanced public transportation service, 

ride-sharing programs, demand 

management, and other transportation 

systems management strategies. For the 

purpose of this subsection (6), 

“concurrent with the development” 

means that improvements or strategies 

are in place at the time of development, 

or that a financial commitment is in place 

to complete the improvements or 

strategies within six years. If the collection 

of impact fees is delayed under RCW 

82.02.050(3), the six-year period required 

by this subsection (6)(b) must begin after 

full payment of all impact fees is due to 

the county or city. A development 

proposal may not be denied for 

causing the level of service on a locally 

owned or locally or regionally 

operated transportation facility to 

Amended; 

bold text 

added.  

Included in 

Transportation Plan 
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Amended?  

Additional Actions 

decline below the standards adopted 

in the transportation element of the 

comprehensive plan where such 

impacts could be adequately mitigated 

through active transportation facility 

improvements, increased or enhanced 

public transportation service, ride-

sharing programs, demand 

management, or other transportation 

systems management strategies 

funded by the development.    

Park & 

Recreation 

Include an evaluation of tree canopy 

coverage within the urban growth area.  

New Tree canopy impacts 

are described in the 

EIS. The City has also 

applied for a 

Commerce Climate 

Grant to do a tree 

canopy assessment. 
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Appendix D: Public Participation Summary 

 
This Appendix contains a summary of the various outreach efforts the City conducted during 
the 2024 Comprehensive Plan Update, and the types of community comments/responses. 
 

• Sumner Connects web page  

• Information posted regarding the overall process, what the Comprehensive 
Plan is. 

• Information and frequent updates posted starting in January 2023. 

• Materials for Planning Commission review posted prior to meetings. 
 

• City e-News and social media 
• Periodic updates in monthly e-News 

 

• City Newsletter “Community Connections” (printed, direct delivery) 

• Winter 2023 article explaining the Comprehensive Plan and opening for 
submitting proposed changes. 

• Summer 2023 short description & link to project page 
• Fall 2023 project update 

• Winter 2024 project update 
 

• Distribution of informational flyer 

• Direct mail and delivery to agencies and service providers June 2023 
 

• City of Sumner Open House events – Flyers and Display Board 
• Spring Open House April 2023 

• Fall Open House October 2023 
• Spring Open House April 2024 

 

• Public meetings and hearing notices 

• Planning Commission and City Council meetings discussing the 
Comprehensive Plan were open to the public and accessible virtually. 

• Notices published in newspaper and on City website for public hearings 
• Notices published for SEPA Environmental reviews during the Plan adoption 

process 
 
In addition to the above outreach efforts, the City hosted several community events where 
the Sumner community had an opportunity to voice concerns and priorities.  While these 
were separate events not connected to the Comprehensive Plan update, the events 
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provided additional insights into community concerns and priorities that can inform 
policymakers. General community events are listed below 

 
1. 2022 City Budget Survey 

In the results of the online 2022 Budget Survey, the community identified the 
following priorities (with 1 being most important) 
 
1 Ensuring prompt police response time 
2 Maintaining streets 
3 Managing growth 
4 Maintaining parks, trails & open space 
5 Protecting the environment 
6 Promoting traffic, bike & pedestrian safety 
7 Attracting the right mix of new businesses 
8 Expanding parks & adding amenities 
9 Preparing for natural disasters. 
 

2. Youth Forum(s) January 2023, March 2023, Elhi Hill January 2023: 

• Common themes expressed were the need for more recreation facilities, more 
public transportation, more activities for teens. 

 
3. Community Summit(s)  

April 18, 2023 

• Flyers were provided with information on the Comprehensive Plan and the 
website link  

 
4. Communities for Families (CFF)  

May 2023, June 2023 

• Flyers were provided with information on the Comprehensive Plan and the 
website link  

• This event features numerous service providers. 
 

5. Senior Center Meet-the-Mayor session 
July 2023:  Some of the priority needs/concerns expressed were: 

• Need affordable senior housing 

• Need better transit 
• Need better traffic control, speed enforcement, safe crossings 
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STUDY SESSION 
DATE: September 19, 2024 

AGENDA BILL: 24-515 

 
SUBJECT: Zoning Code Text Amendment - Action: Housing/Land Use Regulations CATEGORY: Motion 

 
BUDGET IMPACT:   
Expenditure Required: None Within Budget Allocation: N/A 
 

 
ATTACHMENTS:   
1. Staff Report - Housing/Land Use Regulations - 090924 
2. Ordinance - Housing/LandUse Regulations - 091124 
   
STAFF CONTACT:  Ann Siegenthaler, Senior Planner 

 
SUMMARY BACKGROUND:   
 
During 2023-2024, the Planning Commission reviewed proposed updates to elements (chapters) of the 2024 Comprehensive Plan 
(Comp Plan), related plans and development regulations, including the Land Use Element and Housing Element of the Comp Plan, 
and draft Housing/Land Use regulations.  The Commission held several study sessions and held a public hearing in April 2024. 
  
The purpose of this meeting is for the Commission to take action on the proposed zoning code amendments related to housing and 
land use regulations.   
  
Please see the attached staff report for a summary of proposed amendments. Note that this agenda item is related to the regulations 
only; policies related to housing and land use are contained in the Draft Comprehensive Plan, and are addressed under the overall 
Comprehensive Plan amendments.   

 
 
COUNCIL COMMITTEE/STUDY SESSION: n/a 
MEETING/STUDY SESSION DATE:  
COMMITTEE RECOMMENDATION:  
 
STAFF RECOMMENDATIONS/MOTION:   
Move to recommend to the City Council approval of the Draft Ordinance for Housing/Land Use Regulations dated September 10, 
2024. 
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STAFF REPORT 
 
DATE:  September 10, 2024 
TO:  PLANNING COMMISSION 
FROM:  Ann Siegenthaler, Senior Planner 
RE:  Zoning Code Text Amendment – HOUSING and LAND USE REGULATIONS 
 File #CTA-2024-0001 

 
 
I. BACKGROUND  
 
Purpose:  The Planning Commission is being asked to take final action (make a recommendation) on the 2024 
Housing/Land Use Regulations. 
 
Why amendments are being proposed 
 
The State Growth Management Act (GMA) requires cities to complete a “10-year periodic update” of their 
Comprehensive Plans. Sumner’s 10-year update involves extensive revisions to the Comprehensive Plan (Comp 
Plan) and regulations to reflect new State laws and changes that have occurred over the last decade. 
 
The GMA, Countywide Planning Policies and the Regional Vision 2050 Plan include providing a variety of housing, 
and affordable housing, as one of many planning goals. The Pierce County Countywide Planning Policies and 
VISION 2050 emphasize equity, growth near transit, housing options, homeownership opportunities, infill 
development, and anti-displacement.  In addition, there have been recent bills passed by the State legislature 
that require cities to update local codes with less-restrictive ADU standards, to allow 2 ADUs per single-family 
lot, and to allow 2 dwelling units per lot.  New regional growth targets have been established by the State and 
County, requiring each city to plan for its fair share of jobs and housing growth.  The assigned growth targets 
for Sumner for 2020-2044 are 1,985 housing units, 5,313 jobs, and 4,904 residents. The policies proposed in 
the 2024 Sumner Comprehensive Plan (Comp Plan) are intended to address GMA, new State laws and growth 
projections.  New regulations described below are proposed to implement these policies. 
 
The Planning Commission reviewed the proposed housing/land use amendments, along with other 2024 
Comprehensive Plan and regulations updates, during 2023 and 2024, and held a public hearing on the Plan and 
regulations on April 4, 2024.  The City Council will also hold a public hearing later in 2024. 
 
 
II.    SUMMARY OF PROPOSAL 
 
The proposed amendments to Sumner Municipal Code Title 18 Zoning Code would update regulations related to 
housing types and densities allowed in residential zones, Town Center and East Sumner.  Key changes are 
described below.  
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A. Updates to definitions for consistency with State law and case law, such as:  Definition of family, 
which cannot limit the number of persons. 

 
B. Increased housing density in residential zones 

 
1) Allow 2 Accessory Dwelling Units (ADUs) per single-family residential lot (per State law). 

 
2) Update design standards for ADUs to simplify and make less restrictive (per State law), including: 

• Maximum size of 1,000 s.f. 
• Attached or detached allowed 
• Maximum building height of 24 feet or same as principal dwelling 
• Setbacks not more restrictive than for principal dwelling 
• Conversions of existing accessory structures allowed, with fewer restrictions. 

 
3) Allow duplexes on any one lot in lieu of one single family detached dwelling (per State law 

requirement to allow 2 dwelling units).  Duplexes are already allowed in Medium Density 
Residential (MDR) and High Density Residential (HDR) zones. 
 

4) Prohibit new single-family homes in the HDR zone and establish a maximum lot size in MDR for 
new single-family homes. 
 

5) Allow triplex and fourplex buildings on “larger” single-family lots in the LDR 8.5 and LDR 12 zones 
(on parcels more than 1.5 times the minimum lot size). 

 
6) Allow small-scale (3-story) apartments in the MDR zone. 

 
7) Increase the density allowed in Medium Density Residential zone to better accommodate 

multiplexes and small apartments:  Maximum density would change in MDR from 15 to 22 
dwelling units per acre. 

 
C. Add allowances for affordable housing developments by religious organizations:  Allow affordable 

housing apartments by religious organizations through density and height bonuses (similar to affordable 
senior housing process).  

 
D. Change the current use of Multifamily Tax Exemptions (MFTE) credits in Town Center: 

• Offer the Multi-family Tax Exemption only for affordable housing in the Town Center, to create an 
incentive for affordable housing. 

• Note:  Affordable means affordable to low-moderate income households, which are those whose 
income is between 80%-115% of the median income in Pierce County. 

 
E. Expand the current MFTE allowance for a targeted area in East Sumner to apply to all development in 

the East Sumner Urban Village boundary, to create incentives for affordable housing. 
 

F. Change regulations to create more allowances for manufactured homes: 
• Allow a manufactured home to be placed on a single family lot, even if the home is not new. 
• Allow manufactured home parks as a conditional use in all residential zones.   
• Note:  The City is now required by State law to include policies and strategies for anti-displacement 

of vulnerable and low-income residents.  
 

G. Update provisions (per State law) for permanent supportive housing, transitional housing, and 
emergency housing/shelters:   
• Conditional Use Permit still required. 
• Change current occupancy limits to instead be based on fire/building cod. 
• Changes spacing requirements to no closer than 880 feet from another (versus 1,000 feet). 
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III. ANALYSIS 
 
Sumner code requires that proposals to amend the Zoning Code include an explanation of how the proposed 
amendment implements the comprehensive plan (SMC 18.56.149(C)(2)). Relevant sections and policies related 
to the proposed text amendment are presented below. 
 

LAND USE ELEMENT – DESIGNATIONS 
 
• Purpose of medium density designation:  The medium density designation is intended to provide for 

multi-family living to ensure that opportunities to obtain reasonable-cost housing exist for community 
residents… 

• Purpose of high density designation:  This designation allows for higher density multi-family 
developments to allow for a broad range of housing choices in areas with existing and planned 
infrastructure, and to allow for infill development and the reduction of sprawl. 

• The Planned Residential Development (PRD) process…”offers greater flexibility to develop a mix of 
housing types with varying lot sizes and dimensions, increased density as appropriate, adequate open 
space, and building setbacks and heights that are compatible with adjacent residential uses…”  

• Proposed code updates to the uses, housing types, and densities in these zones are consistent with 
the stated purpose of these designations. 

 
LAND USE ELEMENT 
 
1.1 Ensure appropriate transitions so that more intensive uses do not adversely impact adjacent uses. 

1.1.1 Maintain the design guidelines and ordinances to achieve compatible and attractive new 
residential, commercial, and industrial uses. 

1.1.2 Maintain zoning and subdivision regulations to ensure adequate setbacks, landscaping, and 
buffering are required where land use conflicts and impacts may occur.  

1.2 Encourage infill development on vacant properties with existing public services and public utilities, 
and new development in areas with existing or planned public facilities. 

1.3.1 Annually review development regulations to remove unnecessary requirements and to balance 
environmental protection, public participation, and housing and economic development goals. 

 
COMMUNITY CHARACTER ELEMENT 
 
1.7 “Preserve the single-family residential scale and historic character of existing residential 

streetscapes through various means such as floor area ratio and setback requirements.” 
2.6 “In recognition of the need for a variety of housing, allow through the Comprehensive Plan and 

Zoning Code a mix of residential uses as appropriate to the neighborhood character.” 
 

HOUSING 
 
Goal 1.  Encourage the maintenance and preservation of existing housing stock and residential 

neighborhoods.   
1.4  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. 

1.5  “Accommodate local non-profit housing agencies' efforts to purchase and rehabilitate housing to 
meet affordable housing needs and special needs of the community.” 

 
Goal 2.  Provide a range of housing types for all life stages and economic segments of the 

Sumner community. 
2.1.1 “Develop a housing strategy to implement fair share objectives...” and a phased approach to meet 

the community’s fair share housing allocation. 
2.2 “Plan for an adequate supply of land in appropriate land use designations and zoning categories to 
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accommodate projected household growth.” 
2.3 “Encourage a variety of housing available to all economic segments of the community. 
2.3.1 “Review the Zoning Code, Subdivision Code, Building Codes, and other development-control 

ordinances to identify and remove excessive, duplicative, or unnecessary regulations...” 
2.3.3 Consider implementing strategies such as an inclusionary housing program, minimum densities, 

density bonuses, adaptive re-use, and others to promote affordable housing.  
2.4 Provide for a jobs and housing relationship that satisfies the local need for housing and affordability.  
2.5 Promote fair and equal access to housing for all persons in accordance with state law. 
2.8 Provide incentives for developing senior housing in the downtown such as permit fee waivers and 

reductions, parking requirement reductions, and multi-family tax exemptions. 
 
Goal 4. Provide for a variety of housing types and densities in the town center in close 

proximity to the train station.  
4.1  Promote the construction of housing stock in the Town Center by at least 500-1000 dwelling units by 

2035. 
4.7  Adopt a Multi-family Tax Exemption allowance per RCW 84.14 that would create substantial 

incentives for re-development in the Town Center by providing property tax relief for qualified 
multifamily and affordable housing developments for 8-12 years. 

 
FAMILY AND HUMAN SERVICES 
 
2.2  As prescribed in the City of Sumner’s Housing Element, support the development and 

implementation of programs that offer housing for all stages of life.  
2.2.1 Support programs that develop adequate access to emergency and temporary housing. 

 
CONCLUSION 
Sumner’s Comprehensive Plan provides a general policy basis for promoting housing that offers a variety 
of options and types.  Proposed code amendments will further the policies in the Comprehensive Plan by 
expanding opportunities for various types of housing and housing that is affordable to a range of incomes.   
The amendments bring Sumner’s regulations into compliance with new State legislation’s requirements for 
housing.  The amendments also include development standards to minimize impacts of increased density, 
such as for ADUs, multiplexes, and small-scale apartments, and will support efforts of non-profit agencies 
to provide affordable housing and will help meet Sumner’s housing targets. The amendments, overall, are 
consistent with the goals and policies related to the environment within the City’s Comprehensive Plan, 
including the policies discussed above. Additional analysis is contained in the Draft Environmental Impact 
Statement for the 2024 Comprehensive Plan (Volume II), issued March 1, 2024. 
  

IV. PUBLIC & AGENCY COMMENTS 
 
The public notice for the Draft Comp Plan and Draft EIS was issued March 1, 2024, with a public comment 
period from March 1 to April 30, 2024. An additional 15-day notice of the Planning Commission public hearing 
was published on March 12. Comments received were forwarded to the Planning Commission prior to final 
recommendations.   
 
V. SEPA ENVIRONMENTAL REVIEW 
 
The State Environmental Policy Act (SEPA) establishes a process for SEPA review of Comprehensive Plan and 
regulations updates. In compliance with State SEPA environmental regulations, the 2024 Draft Comprehensive 
Plan (Volume I) and Draft Environmental Impact Statement for the 2024 Comprehensive Plan (Volume II) were 
issued March 1, 2024 for public review through April 30, 2024.  The EIS consists of an evaluation of the 
potential impacts of proposed policy and regulation changes , and is available for review on the City’s website 
at:  https://connects.sumnerwa.gov/planning-sumners-future.   
 
VI. STAFF RECOMMENDATION 
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Staff recommends that the Commission:  “Move to recommend to the City Council approval of the Draft 
Ordinance for Housing/Land Use Regulations dated September 10, 2024.” 
 
VII. EXHIBITS & REFERENCES 
 

A. Draft Ordinance:  Housing/Land Use Regulations dated September 10, 2024 
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Draft Ordinance September 10, 2024 
HOUSING/LAND USE REGULATIONS 

 
 

ORDINANCE NO. XXXX 
CITY OF SUMNER, WASHINGTON 

 
AN ORDINANCE OF THE CITY COUNCIL OF THE CITY OF SUMNER, WASHINGTON, 
AMENDING ZONING REGULATIONS FOR HOUSING IN CHAPTER 18.04 DEFINITIONS; 
AMENDING CHAPTERS 18.12, 18.14, 18.16, AND 18.30 TO ACCOMMODATE A VARIETY 
OF HOUSING TYPES SUCH AS ACCESSORY DWELLING UNITS, MANUFACTURED 
HOME PARKS, AND AFFORDABLE HOUSING, AND TO ALLOW COMMUNITY 
GARDENS; AMENDING CHAPTER 18.14 TO INCREASE MEDIUM DENSITY 
RESIDENTIAL ZONE DENSITY TO 22 DWELLING UNITS PER ACRE; AMENDING 
CHAPTER 18.24 TO ALLOW ADDITIONAL AFFORDABLE HOUSING DEVELOPMENT 
THROUGH A PLANNED RESIDENTIAL DEVELOPMENT (PRD); AMENDING CHAPTER 
18.40 TO REMOVE DESIGN REVIEW REQUIREMENT FOR ACCESSORY DWELLING 
UNITS; AND AMENDING STANDARDS FOR PERMANENT SUPPORTIVE HOUSING, 
TRANSITIONAL HOUSING, EMERGENCY SHELTERS AND EMERGENCY HOUSING AT 
CHAPTERS 18.12, 18.14, 18.16, 18.18, 18.29 AND 18.30. 
 

WHEREAS, the State legislature has mandated through updates to the Growth Management 
Act that cities identify sufficient land for a variety of housing types, and make adequate provisions for 
the housing needs for all economic segments of the community. 
 

WHEREAS, through the coordinated planning efforts of the City, Pierce County, and Puget 
Sound Regional Council, Sumner’s adopted growth targets for 2020-2044 are 5,313 jobs; 4,904 
residents; and 1,985 housing units; and 

 
WHEREAS, per State requirements that cities accommodate housing accessible to all income 

bands, Sumner has been assigned its “fair share” of affordable housing at 659 housing units accessible 
to households making 30-80% of the Area Median Income;   

 
WHEREAS, the City recognizes that meeting housing capacity and affordable housing targets 

will require a range of strategies, such as expanding allowances for Accessory Dwelling Units, 
duplexes and multiplexes, and small-scale apartments; allowing a moderate density increase in the 
Medium Density Residential Zone to accommodate infill and “middle housing;” supporting measures 
to minimize displacement of low-income residents; and creating incentives for affordable housing 
through bonuses and tax credits; and  
 

WHEREAS, the Planning Commission held study sessions on the proposed amendments on 
September 7, 2023; November 16, 2023; June 6, 2024; and September 5, 2024; and held a duly-
advertised public hearing on April 4, 2024; and 

 
WHEREAS, on September 19, 2024, the Planning Commission voted by a _____ vote to 

recommend adoption by the City Council of the proposed zoning regulations updates as set forth in this 
ordinance; and  
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WHEREAS, the City Council reviewed the proposed amendments at study sessions on 

October 28, 2024; and __________ 2024; and held a duly-advertised public hearing on ________ 
2024; and  
 

WHEREAS, the proposal was forwarded to the Washington State Department of Commerce 
for the required 60-day State review per the Growth Management Act on March 1, 2024; and 

 
WHEREAS, the City Council finds the proposed amendments to be consistent with the Sumner 

Comprehensive Plan and the Sumner Municipal Code criteria for Zoning Code amendments; 
 
 
 

NOW, THEREFORE, THE CITY COUNCIL OF THE CITY OF SUMNER, WASHINGTON 
DO ORDAIN AS FOLLOWS: 

 
Section 1.  Amended Section.  Sumner Municipal Code Chapter 18.04 Definitions is hereby amended 
as follows: 
 

18.04.0035  Accessory unit 
“Accessory unit” means a second dwelling unit located on the same lot as a  
single-family housing unit, duplex, triplex, or townhome, either in or added to the principal unit 
an existing single-family detached dwelling, or in a separate accessory structure on the same lot 
as the main dwelling principal unit, for use as a complete, independent living facility with 
provision within the accessory apartment for cooking, eating, sanitation, and sleeping. 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.” 
 
18.04.0115 Apartments.  “Apartments” means a building designed for the purpose of human 
habitation containing two or more more than two dwelling units where units are stacked 
vertically one upon another, but does not include a multiplex such as a triplex or fourplex. 
 
18.04.0375 Family.  “Family” means an individual, or two or more persons related by blood, 
marriage, or adoption. For the purposes of this title, “family” includes a group of not more than 
five persons who are not related, but a group of persons who may be related who are living and 
sharing kitchen facilities together as a single housekeeping unit. (Six or more unrelated persons 
living together constitutes a “Group residence.” See “Group residence.”)  

 
18.04.0262 Community Garden. “Community garden” means a garden for growing produce 
that serves the local community and is managed by and located on the premises of a public 
agency, non-profit organization, or private development. 

 
Section 2. New Section.  Sumner Municipal Code Chapter 18.12 Low Density Residential District, 
Section 18.12.020 Principal Uses, is hereby amended as follows: 
 

18.12.020   Principal uses. 
The following uses are permitted outright by right in the LDR district: 
A. Small group homes; 
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B. Manufactured homes subject to the standards of SMC 18.12.080(N), but not to exceed one 
dwelling on any one lot, except for accessory dwellings as provided in SMC 18.12.030; 

C. Minor utility facilities; 
D. Single-family detached dwellings, but not to exceed one detached dwelling on any one lot, 

except for accessory dwellings as provided in SMC 18.12.030; 
E. Duplexes, on any one lot in lieu of one single family detached dwelling;  
F. Streets; 
G. Wireless communication facilities… 
H. Existing automotive… 
I. Wetland mitigation banks… 
J. Multiplexes; provided that in the LDR 8.5 and LDR 12 zones on parcels more than 1.5 

times the minimum lot size, one multiplex per parcel with up to four units in lieu of one 
detached single family dwelling; 

K.  Community Gardens. 
 

Section 3. Amended Section.  Sumner Municipal Code Chapter 18.12 Low Density Residential 
District, Section 18.12.030 Accessory Uses, is hereby amended as follows: 
 

18.12.30  Accessory uses. 
Accessory uses permitted in the LDR district are uses and structures customarily appurtenant to 
the principally permitted uses, such as: 
 
A. Accessory dwelling units subject to the following criteria: 

 
1. One Two accessory dwelling units shall be allowed per legal building lot as a subordinate 

use in conjunction with the one single-family detached dwelling allowed under SMC 
18.12.020(D) which, for the purposes of this section, is the primary dwelling unit;except 
that no accessory dwelling units are allowed where the building lot is below the minimum 
lot size specified for the zone. 
 

2. Either the primary dwelling unit or the accessory dwelling unit must be occupied by the 
owners of the property. In addition, Accessory dwelling units shall not be subdivided or 
otherwise segregated in ownership from the primary dwelling unit, except in accordance 
with subsections (A)(14) and (15) of this section. The owners shall sign an affidavit 
affirming that the owners will occupy the main building or the accessory dwelling unit as 
their primary residence for at least six months of every year. The owners shall sign a 
covenant agreeing to the conditions of this section which shall be recorded with the Pierce 
County auditor. The form of the affidavit and covenant shall be specified by the 
development services department;  

 
3. The accessory dwelling unit and primary dwelling unit together may account for a total of 

two families established by the definition of “family” in this title.  
 
4.  The accessory dwelling unit shall contain a maximum floor area of 1,000 square feet, 

excluding any related garage area used for vehicle parking… 
 
5.  Repealed by Ord. 2300; 
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6. There shall be one off-street parking space provided for per accessory dwelling units, 
except that no off-street parking shall be required for accessory dwelling units that are 
located within one-half mile of the Sumner transit station if the applicant demonstrates that 
on-street parking is available.  

 
7.  Accessory dwelling units may be located as an attached unit in the same building as the 

primary dwelling unit or in a detached accessory building, except that, in the LDR 4,000 
zone, accessory dwelling units shall be located only in the same building as the primary 
dwelling unit;  

 
8.  General appearance and layout regulations for accessory dwelling units are as follows:  

Accessory dwelling units constructed concurrently with a subdivision shall be subject to 
subdivision Design Review pursuant to SMC 18.40.020.  
a. Detached accessory dwelling units for which any portion of the structure is located 

closer to the front of the lot than the rear of the primary dwelling unit shall be consistent 
with the exterior architectural style of the primary dwelling unit, including style of 
siding and windows; 

b. The entrance for an attached accessory dwelling unit shall be located either on the rear 
or the side of the primary dwelling unit;  

 
9.  Height. Detached accessory dwelling units shall have a maximum building height of 24 18 

feet, unless the principal dwelling unit is less than 24 feet in height, in which case the 
height of the ADU shall not exceed the height of the principal dwelling unit. In no case 
shall the second story contain exterior walls exceeding five feet in height on more than 50 
percent of the perimeter of the second story. Attached accessory dwelling units may match 
the height of the primary dwelling unit, except that attached units located closer than 30 feet 
to the rear property line shall have a maximum building height of 18 feet;  

 
10. Setbacks, Detached Units. Minimum yard setbacks for detached accessory dwelling units 

are as follows: 
 

a. Front yard setback: equal to or greater than existing front setback of the primary 
dwelling unit; 

b. Rear yard setback:  All other setbacks: minimum of 15 feet, same as required for the 
primary dwelling unit, except when: 

i. The rear property line is abutting an alley, in which case the ADU may be 
located at the lot line the setback shall be that required for garage ingress and 
egress per SMC 18.12.080(E); or, 

ii. The ADU is a maximum of 18 feet in height, in which case it may be located 15 
feet from the rear property line, and 7.5 feet from interior side yard lot lines. 

c.  Interior side yard: minimum of five feet, except as follows: 
i. If the interior side property line is abutting an alley with vehicular access to a 
garage, then the setback is per SMC 18.12.080(E). 
ii. If the interior side property line is the rear property line of an adjacent lot, the side 
yard shall be a minimum of 15 feet; 

d. Street side yard: same as required for the primary dwelling unit; 
 
11. Setbacks, Attached Units. Minimum yard setbacks for attached accessory dwelling units 

shall be the same as the setback requirements for the primary dwelling unit… 
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12. Windows… 

 
13. The accessory dwelling unit shall meet all technical code standards… 
 
14.  The accessory dwelling unit may be subdivided from the original parcel… 
 
15.  Accessory dwelling units that are subdivided from the original parcel shall meet the off-

street parking standards… 
 
16.  Conversion of existing accessory structure to ADU. Existing accessory structures may 

be converted into an accessory dwelling unit, subject to the following provisions:  
a.  An accessory structure can be converted to an accessory dwelling unit so long as the 

building height, setbacks, and other provisions of this subsection (A) are met, unless 
otherwise provided in this section; 

b.  Setbacks. No conversion of an accessory structure to an accessory dwelling unit shall 
encroach further into the setbacks established in this subsection (A) for accessory 
dwelling units; except for preexisting structures as provided in subsection (A)(16)(c) 
of this section; 

a.  The converted structure does not encroach further than the existing accessory structure 
into the setbacks established in section 10; 

b. The converted structure does not further violate lot coverage requirements;  
c. The converted structure meets all other development standards as required in 

18.12.030(A). 
d. The original structure to be converted was legally constructed prior to the adoption of 

this code. 
c. Where the structure to be converted was constructed prior to 2012, the converted unit 

may have a minimum rear yard of three feet, and a minimum interior side yard of 
three feet, if located in the rear 33 percent of the lot, or in back of the front 75 feet of 
the lot; except as follows: 
i. An accessory structure with vehicular access from an alley shall have a rear 

setback and interior side setback established by SMC 18.12.080(E); unless the 
interior side property line is the rear property line of an adjacent lot, in which case 
the setback shall be a minimum of 10 feet at the abutting rear yard; 

ii.  The converted unit shall be no taller than one story and 16 feet; and 
e.  The structure to be converted shall be of sound condition and meet current fire, 

building and safety regulations, as determined by the building official; 
f.  Parking. If off-street parking spaces for the primary dwelling unit are removed as part 

of converting an existing accessory structure to an accessory dwelling unit, the 
applicant shall demonstrate on a site plan how the provisions in subsection (A)(6) of 
this section and the parking requirements in SMC 18.12.070(J)(K) are being met;  

g.  Conversion of a nonconforming structure to an accessory dwelling unit shall not result 
in an increase in the nonconformity; and 

h.  An accessory structure conversion may be expanded beyond its existing footprint and 
setbacks up to a maximum of 1,000 square feet in area, provided:  
i. the finished structure shall comply with the maximum building height in 

18.12.030(A)(9);  
ii. the expanded portion of the structure shall meet the setbacks established in 

18.12.030(A)(10).  
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Section 4. Amended Section.  Sumner Municipal Code Chapter 18.12 Low Density Residential 
Districts, Section 18.12.040 Conditional Uses is hereby amended as follows: 
 

18.12.040  Conditional uses. 
The following uses in the LDR district require a conditional use permit or, where specifically 
required, a planned residential development approval from the city: 
[…] 

 
G.  Manufactured housing subdivisions development: 

a.  Manufactured home parks subject to SMC 18.34; and 
b. Manufactured housing subdivisions subject to SMC Title 17; 

[…] 
 
M.  Assisted, senior and affordable housing 

1.  Assisted living facilities, board and care homes, hospices or nursing homes that meet 
building height and other standards in the zone require a conditional use permit. 

2.  Multifamily senior housing, including retirement homes, senior apartments and 
continuing care communities may be allowed only through a planned residential 
development, pursuant to chapter 18.24 SMC; 

3. Affordable multifamily housing on properties owned by a religious organization may be 
allowed only through a planned residential development, pursuant to chapter 18.24 
SMC. 

[…] 
 

S. Permanent supportive housing that exceeds one two dwellings on any one lot, subject to the 
performance standards in SMC 18.12.080(R); and 

 
T. Transitional housing that exceeds one two dwellings on any one lot, subject to the 

performance standards in SMC 18.12.080(R). 
 

 
Section 5. Amended section.  That Sumner Municipal Code Chapter 18.12 Low Density Residential 
Districts, Section 18.12.080 Performance Standards, is hereby amended as follows: 
 

18.12.080 Performance standards 
The following special performance standards shall apply to properties located in the LDR 
district: 
[…] 
 
R. Permanent supportive housing and transitional housing shall: 

1. Comply with all applicable setbacks, height and other dimensional standards as required 
in this chapter; 

2. Be limited to occupancy set by the City fire code by one family per dwelling unit; 
3. Comply with the maximum housing density for the zone and occupancy limits set by 

the City fire code, except that in no case shall density exceed a maximum of 10 housing 
units on any single parcel of land; and 
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4. Where the number of housing units exceeds one unit per lot, such housing shall not be 
located within 880 feet one-half mile of any other emergency shelter or emergency 
housing use; or any permanent supportive housing or transitional housing use.  

 
Section 6. Amended section. That Sumner Municipal Code Chapter 18.14 Medium and High Density 
Residential Districts, Section 18.14.20 Principal Permitted Uses, is hereby amended to read as follows: 
 

18.14.020  Principal permitted uses. 
The following uses are permitted in all MDR and HDR districts unless otherwise specified: 
[…] 
 

H. One new single-family dwelling on each building site in the MDR zone only, subject to 
maximum lot size in 18.14.070. Single-family dwellings legally constructed prior to the 
adoption of this code are permitted in the MDR and HDR zones. 

[…] 
 

L. One manufactured homes per lot in the MDR zone only, subject to the standards of 
SMC 18.14.080(N), except when placed in a manufactured home park, pursuant to 
SMC 18.14.040(K)). 
[…] 

 
N. Apartments up to three stories in the medium density and high density residential zone 
south of East Main and 60th Street East, except for senior housing subject to SMC 
18.14.040 
 
O. Triplexes and fourplexes. 
 
P. Community Gardens. 

 
Section 7. Amended Section. That Sumner Municipal Code 18.14 Medium and High Density 
Residential Districts, Section 18.14.030 Accessory Uses, is hereby amended to read as follows: 
 

18.14.030  Accesory uses. 
Accessory buildings and uses permitted in the MDR and HDR districts are those uses 
customarily incidental or appurtenant to the principal permitted uses. 
[…]  
 
H. Accessory Dwelling Units, subject to 18.12.030(A). 
 

Section 8. Amended Section. That Sumner Municipal Code Chapter 18.14 Medium and High Density 
Residential Districts, Section 18.14.40 Conditional Uses, is hereby amended to read as follows: 
 

18.14.040  Conditional uses. 
The following uses are conditionally permitted uses in all MDR and HDR districts unless 
otherwise specified… 
[…] 
 
B.  Dwellings constructed for and occupied by households with at least one member being 

physically handicapped may exceed allowable dwelling unit densities by 50 percent of that 
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permitted by the respective zone. A title notice indicating occupancy by the physically 
handicapped is required; 

[…] 
 
K.  Manufactured home parks Manufactured housing development: 

1.  Manufactured home parks subject to SMC 18.34; and 
2. Manufactured housing subdivisions subject to SMC Title 17; 

[…] 
 
S.  Senior housing and low income housing 

1. Multifamily senior housing, including senior apartments, retirement homes and 
continuing care communities exceeding the maximum density and other standards for 
the zone may be allowed only through a planned residential development, pursuant to 
chapter 18.24 SMC; 

2. Affordable multifamily housing on properties owned by a religious organization 
exceeding the maximum density and other standards for the zone may be allowed only 
through a planned residential development, pursuant to chapter 18.24 SMC. 
 

 
Section 9.  Amended section.  That Sumner Municipal Code Chapter 18.14 Medium and High 
Density Residential Districts, Section 18.14.070 Property Development Standards is hereby amended, 
as follows: 
 

18.14.070   Property development standards for MDR/HDR. 
The following Table 18.14.070 sets forth the required development standards applicable to 
properties located in the MDR and HDR zones: 
 
 Table 18.14.070 
 MDR HDR 
A.  Minimum lot area per building site in square feet 1   
[…]   
C. Maximum development density in dwelling units per 
net acre 

15 22 25 

[…]   
 

 
Section 10.  Amended section.  That Sumner Municipal Code Chapter 18.14 Medium and High 
Density Residential Districts, Section 18.14.080 Performance Standards, is hereby amended as 
follows: 
 

18.14.080 Performance Standards for MDR/HDR 
The following special requirements and performance standards shall apply to properties in the 
multifamily districts: 
[…] 
 
N. Manufactured homes shall meet all of the following conditions: 

1. Manufactured homes shall be new; 
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2. Manufactured homes shall be set upon a permanent foundation and the space from the 
bottom of the home to the ground shall be enclosed by concrete or an approved concrete 
a product which can be either load-bearing or decorative; 

3. Manufactured homes shall be thermally equivalent to the State Energy Code; 
4. Manufactured homes shall have exterior siding similar in appearance to siding materials 

commonly used on site built single-family homes; 
5. The roofs of manufactured homes shall be constructed with a shake or shingle, coated 

metal, or similar material with a nominal roof pitch of 3:12; and 
6. Manufactured homes shall be comprised of at least two fully enclosed parallel sections 

each of not less than 12 feet wide by 36 feet long. 
[…] 
 
P. Permanent supportive housing and transitional housing shall: 

1. Comply with all applicable setbacks, height and other dimensional standards as required 
in this chapter; 

2. Comply with the maximum housing density for the zone and occupancy limits set by the 
City fire code, except that in no case shall density exceed a maximum of 10 housing 
units on any single parcel of land; and 

3. Not be located within 880 feet one-half mile of any other emergency shelter or 
emergency housing use; or any permanent supportive housing or transitional housing 
use.  

 
Section 11.  Amended section.  That Sumner Municipal Code Chapter 18.16 Commercial Districts, 
Section 18.16.020 Principal and Conditional Uses, is hereby amended as follows: 
 

18.16.020 Principal and conditional uses. 
The following table details permitted and conditionally permitted uses in the commercial 
districts. Where a “P” is indicated, the respective use in the same row is permitted in the zone 
classification in the same column. Where a “CUP” is indicated, the respective use in the same 
row is conditionally permitted in the zone classification in the same column. A conditional use 
permit shall be required and in full force and effect in order to establish the conditional uses. 
Where a “PRD” is indicated, the respective use in the same row is permitted through a planned 
residential development. A planned residential development shall be required and in full force 
and effect in order to establish the use. 

 NC GC IC 
1. Accessory parks and recreation facilities for use by on-

site employees or residents 
P P P 

[…]     
34a. Multifamily dwellings, rooming houses and boarding 

houses, senior apartments, retirement homes, assisted 
living facilities, continuing care communities, board and 
care homes, hospices, or nursing homes subject to the 
standards and locations as applicable in SMC 18.16.040 

P P  

34b. Senior apartments, retirement homes or continuing care 
communities that exceed allowable densities or that do 
not meet other standards of the respective zone may be 
allowed through a planned residential development, 
pursuant to chapter 18.24 SMC, subject to the standards 
and locations as applicable in SMC 18.16.040 

PRD PRD  
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Section 12.  Amended section.  That Sumner Municipal Code Chapter 18.16 Commercial Districts, 
Section 18.16.080 Performance Standards, is hereby amended as follows: 
 

18.16.080 Performance Standards 
The following special requirements and performance standards shall apply to properties located 
in the commercial districts: 
[…] 
 
W. Indoor emergency shelters and indoor emergency housing shall: 

1. Comply with all applicable setbacks, height and other dimensional standards as required 
in the zone; 

2. Comply with occupancy limits set by the City fire codeBe limited to no more than five 
families or 20 occupants, whichever is fewer; 

3. Not be located within 880 feet one-half mile of any other emergency shelter or 
emergency housing use; or any permanent supportive housing or transitional housing 
use. 

 
X.  Permanent supportive housing and transitional housing shall: 

1. Comply with all applicable setbacks, height and other dimensional standards as required 
in the zone; 

2. Comply with the maximum residential density and mixed use requirements for the zone 
as specified in SMC 18.16.040 and occupancy limits set by the City fire code, except 
that in no case shall density exceed 25 dwelling units per acre; and 

3. Not be located within 880 feet one-half mile of any emergency shelter or emergency 
housing use; or any other permanent supportive housing or transitional housing use. 

 […] 
 
Section 13. Amended section. That Sumner Municipal Code Chapter 18.18 Manufacturing Districts, 
Section 18.18.060 Performance Standards, is hereby amended as follows: 

 
18.18.060 Performance standards. 
The following special requirements and performance standards shall apply to properties located 
in the manufacturing districts: 
[…] 
 
V. Indoor emergency shelters and indoor emergency housing shall: 

1. Comply with all applicable setbacks, height and other dimensional standards as required 
in the zone; 

2. Comply with occupancy limits set by the City fire codeBe limited to no more than five 
families or 20 occupants, whichever is fewer; 

34c. Affordable multifamily housing on properties owned by a 
religious organization exceeding the maximum density 
and other standards for the zone may be allowed only 
through a planned residential development, pursuant to 
chapter 18.24 SMC, subject to SMC 18.16.040. 

PRD PRD  

[…]     
76. Community gardens 

 
P P P 
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3. Not be located within 880 feet one-half mile of any other emergency shelter or 
emergency housing use; or any permanent supportive housing or transitional housing 
use. 

 
W. Permanent supportive housing and transitional housing shall: 

1. Comply with all applicable setbacks, height and other dimensional standards as required 
in the zone; 

2. Comply with occupancy limits set by the City fire codeNot exceed a maximum housing 
density of 25 dwelling units per acre; 

3.  In no case exceed a maximum of 10 housing units on any single parcel of land; and 
4.  Not be located within 880 feet one-half mile of any emergency shelter or emergency 

housing use; or any other permanent supportive housing or transitional housing use. 
 
Section 14. Amended section. That Sumner Municipal Code Chapter 18.24 Planned Residential 
Development, Section 18.24.020 Districts Where Permitted, is hereby amended as follows: 
 

18.24.020 Districts where permitted. 
 
A. Planned residential development (PRD) may be permitted in the following residential 

districts: 
1.  LDR, low density residential district; 
2.  MDR, medium-density residential district; 
3.  HDR, high-density residential district. 

 
B. A senior housing or affordable multifamily housing on properties owned by a religious 

organization PRD may be permitted in the following districts: 
1.  LDR, low density residential district; 
2.  MDR and ESUV/MDR, medium-density residential districts; 
3.  HDR and ESUV/HDR, high-density residential districts; 
4.  NC, neighborhood commercial district; 
5.  GC, general commercial district; 
6.  ESUV/NC, East Sumner urban village neighborhood commercial; 
7.  ESUV/GC East Sumner urban village general commercial. 

 
Section 15. Amended section.  That Sumner Municipal Code Chapter 18.24 Planned Residential 
Development, Section 18.24.030 Permitted Uses in a PRD, is hereby amended as follows: 
 

18.24.030 Permitted uses in a PRD. 
The following uses are allowed in planned residential developments: 
 
A. Within the LDR districts, allowable residential uses shall include only the following: 

1. Single-family residences or detached condominiums; or 
2. Senior housing, including senior apartments or combination of senior housing types, 

provided at least 20 percent of the dwelling units are maintained as affordable housing. 
3. Affordable multifamily housing on properties owned by a religious organization. 

 
B. Within the MDR or HDR and ESUV/MDR or ESUV/HDR districts, residential 

development of all types regardless of the type of building in which such residence is 
located, such as single-family residences, manufactured homes, duplexes, triplexes, 
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fourplexes, townhouses, condominiums or senior apartments or other senior housing types; 
provided, that: 
1. Senior housing shall maintain at least 20 percent of the units as affordable housing; and 
2. Hotels, motels and mobile home parks are excluded; and 
3. Affordable multifamily housing on properties owned by a religious organization shall 

include 100 percent of the units as designated affordable housing. 
 

C. Within commercial districts, allowable residential uses in a planned residential 
development shall only include:  
1.  Senior housing, subject to location requirements specified in each district; provided, 

that at least 20 percent of the dwelling units are maintained as affordable housing. 
2. Affordable multifamily housing on properties owned by a religious organization, 

subject to SMC 18.16.040; provided, that 100 percent of the units as designated 
affordable housing. 

[…] 
 
Section 16. Amended section.  That Sumner Municipal Code Chapter 18.24 Planned Residential 
Development, Section 18.24.060 Permitted Uses in a PRD, is hereby amended as follows: 
 

18.24.060 Property development standards in a PRD 
 
A. Acreage Minimum. The minimum site for a planned residential development shall be as 

follows: 
 

1. For low density residential zones, one acre. 
2. For medium density residential zones, one-half acre. 
3. For a senior housing PRD on a property owned or controlled by a religious 

organizationchurch, public housing authority, or government agency that includes other 
uses, the site devoted to senior housing uses shall be a minimum of one-half acre. 
Density shall be calculated based on the area devoted to senior housing uses. 

4. For an affordable multifamily housing PRD on a property owned by a religious 
organization that includes other uses, the site devoted to affordable housing shall be a 
minimum of one-half acre. Density shall be calculated based on the area devoted to 
affordable housing uses. 

[…] 
 
D.  Density Standards. The maximum density permitted in the underlying zone shall serve as 

the base density. The base density may be adjusted based on conformance with the 
following: 

 
1. Density Standards for General Residential Development. The total density for a planned 

residential development that does not include senior housing or affordable housing shall 
be the same as the density of the base zone, except that the allowed density may be 
clustered on the site. 

2. Density Standards for Senior Housing and Affordable Multifamily Housing on 
Properties Owned by a Religious Organization. The base density for senior housing and 
religious organization affordable housing may be increased according to the zone in 
which it is located, as follows: 
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a. Low density residential (LDR) zone: up to 50 dwelling units per acre to a total 
maximum of 200 units. 

b. Medium density residential and high density residential (MDR, HDR, ESUV/MDR, 
ESUV/HDR) zones: up to 50 dwelling units per acre. 

c. Neighborhood commercial (NC, ESUV/NC) zones: up to 50 dwelling units per acre. 
d. General commercial (GC, ESUV/GC) zones: up to 50 dwelling units per acre. 
 

E. Building Height for Senior Housing and Affordable Multifamily Housing on Properties 
Owned by a Religious Organization. The maximum building height permitted in the 
underlying zone shall serve as the base height. Base height for senior housing and religious 
organization affordable housing may be increased according to the zone in which the 
development is located, as follows: 

 
1. Low density residential (LDR) zone: Up to 35-foot building height; provided, that 

buildings greater than a 30-foot height have increased setbacks… 
2. Medium density residential and high density residential (MDR, HDR, ESUV/MDR, 

ESUV/HDR) zones: Up to 50-foot building height; provided, that buildings greater than 
a 35-foot height have increased setbacks… 

3. Neighborhood commercial (NC, ESUV/NC) zones: up to 50-foot building height. 
4. General commercial (GC, ESUV/GC) zones: up to 50-foot building height. 
 

F.  Open Space. The minimum open space established in SMC 18.41.200 may be reduced as 
follows: 

 
1.  A single-family dwelling planned residential development shall provide not less than 30 

percent of the lot area for common open space. 
[…] 
 
3. Senior apartments and affordable multifamily housing on properties owned by a 

religious organization may have reduced private open space to zero, provided the area 
in common open space is not less than 20 percent of the lot area devoted to senior 
housing or affordable multifamily housing uses. 

[…] 
 
Section 17. Amended section.  That Sumner Municipal Code Chapter 18.29 Town Center Code, 
Section 18.29.060 Performance Standards, is hereby amended as follows: 
 

18.29.060 Performance standards. 
The following special requirements and performance standards shall apply to properties located 
in the manufacturing districts: 
[…] 
 
G. Indoor emergency shelters and indoor emergency housing shall: 

1. Comply with all applicable setbacks, height and other dimensional standards as required 
in the district; 

2. Comply with occupancy limits set by the City fire code Be limited to no more than five 
families or 20 occupants, whichever is fewer; and 
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3. Not be located within 880 feet one-half mile of any other emergency shelter or 
emergency housing use; or any permanent supportive housing or transitional housing 
use. 

 
H. Permanent supportive housing and transitional housing shall: 

1. Comply with all applicable setbacks, height and other dimensional standards as required 
in the district; 

2. Comply with occupancy limits set by the City fire code where applicable; and in no case 
shall Not exceed a maximum housing density of 25 dwelling units per acre; 

3. Not be located within 880 feet one-half mile of any emergency shelter or emergency 
housing use; or any other permanent supportive housing or transitional housing use. 

[…] 
 
Section 18. Amended section.  That Sumner Municipal Code Chapter 18.30 East Sumner Urban 
Village Overlay District, Section 18.30.030 Principal and Conditional Uses, is hereby amended as 
follows: 
 

18.30.030 Principal and conditional uses. 
 
A. Residential Districts… 
B. Commercial Districts. Those uses listed below shall govern the uses permitted and 

conditionally permitted where the base designations GC and NC are combined with the 
ESUV overlay district. Where a “P” is indicated, the respective use in the same row is 
permitted in the zone classification in the same column. Where a “CUP” is indicated, the 
respective use in the same row is conditionally permitted in the zone classification in the 
same column. A conditional use permit shall be required and in full force and effect in 
order to establish the conditional uses. Where a “PRD” is indicated, the respective use in 
the same row is permitted through a planned residential development. A planned residential 
development shall be required and in full force and effect in order to establish the use. 

 
  NC/ESUV GC/ESUV 
1. Accessory parks and recreation 

facilities for use by on-site employees 
or residents 

P P 

… …   
34a. Senior housing including retirement 

homes and senior apartments, assisted 
living facilities, continuing care 
communities, board and care homes, 
hospices, or nursing homes, subject to 
density maximums and locations 
specified in SMC 18.30.080(B) 
and 18.30.090 

P P 

34b. Senior housing that exceeds the density 
maximums and other standards of 
SMC 18.30.080(B), subject to the 
locations specified in SMC 18.30.090 

PRD PRD 

34c. Affordable multifamily housing on 
properties owned by a religious 
organization exceeding the maximum 
density and other standards for the zone 

PRD PRD 
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may be allowed only through a planned 
residential development, pursuant to 
chapter 18.24 SMC, subject to 
performance standards for multifamily 
residential uses in 18.30.090. 

[…] […]   
57. Community gardens P P 

 
 
 
Section 19. Amended section.  That Sumner Municipal Code Chapter 18.30 East Sumner Urban 
Village Overlay District, Section 18.30.090 Performance Standards, is hereby amended as follows: 
 

18.30.090 Performance standards. 
 
A.  Required Landscaping. For each development in the urban village district… 
[…] 
 
G.  Indoor emergency shelters and indoor emergency housing shall: 

1. Comply with all applicable setbacks, height and other dimensional standards as required 
in the zone; 

2. Comply with the performance standards of SMC 18.30.090, including location 
requirements; 

3. Comply with occupancy limits set by the City fire codeBe limited to no more than five 
families or 20 occupants, whichever is fewer; and 

4. Not be located within 880 feet one-half mile of any other emergency shelter or 
emergency housing use, or any permanent supportive housing or transitional housing 
use. 

H.  Permanent supportive housing and transitional housing shall: 
1. Comply with all applicable setbacks, height and other dimensional standards as required 

in the zone; 
2. Comply with the performance standards of SMC 18.30.090, including location; 
3. Comply with occupancy limits set by the City fire code Not exceed a maximum housing 

density of 25 dwelling units per acre; 
4. Not be located within 880 feet one-half mile of any emergency shelter or emergency 

housing use; or any other permanent supportive housing or transitional housing use.  
 
Section 20. Amended section.  That Sumner Municipal Code Chapter 18.40 Design and Development 
Guidelines, Section 18.40.020 Types of Review, is hereby amended as follows: 
 

18.40.020 Types of Review 
All development which falls under the thresholds provided in this section shall be subject to 
design review as provided for in chapter 18.56 SMC, Procedures for Land Use Permits. 
 
B. Administrative Review. The following types of projects shall require design review 
according to the procedures for Type III.b decisions, chapter 18.56 SMC, Procedures for Land 
Use Permits: 
 
1. Sign permits for permanent signs which are regulated by the design guidelines. 
2. Accessory units in residential zones. 
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[…] 
 
Section 21.  Severability. If a section, subsection, paragraph, sentence, clause, or phrase of this 
ordinance is declared unconstitutional or invalid for any reason by any court of competent jurisdiction, 
such decision shall not affect the validity of the remaining portions of this ordinance. If the provisions 
of this ordinance are found to be inconsistent with other provisions of the Sumner Municipal Code, this 
ordinance is deemed to control. 
 
Section 22.  Effective date. This ordinance shall take effect five (5) days from the date of publication 
in the City’s official newspaper.   
 
Section 23. 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 ordinance, including the 
correction of clerical errors; ordinance, section, or subsection numbering; or references to other local, 
state, or federal laws, codes, rules, or regulations. 
 
Passed by the City Council and approved by the Mayor of the City of Sumner, Washington, at a 
regular meeting thereof this _____day of ____________ 
 
 
       __________________________________ 
      Mayor Kathy Hayden 
 
ATTEST:     APPROVED AS TO FORM: 
 
 
_____________________________  ___________________________________ 
City Clerk Michelle Converse, CMC  Andrea Marquez, City Attorney 
 
 
First Reading:   
Date Adopted:   
Date of Publication:  
Effective Date:     
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PLANNING COMMISSION MEETING 
DATE: September 19, 2024 

AGENDA BILL: 24-516 

 
SUBJECT: Zoning Code Text Amendment – Action: Historic/Cultural Resource 
Regulations 

CATEGORY: Motion 

 
BUDGET IMPACT:   
Expenditure Required: None Within Budget Allocation: N/A 
 

 
ATTACHMENTS:   
1. Staff Report - Historic/Cultural Regulations-091024 
2. Ordinance - Historic/Cultural Regulations - 090924 
   
STAFF CONTACT:  Ann Siegenthaler, Senior Planner 

 
SUMMARY BACKGROUND:   
 
During 2023-2024, the Planning Commission reviewed proposed updates to elements (chapters) of the 2024 Comprehensive Plan 
(Comp Plan), related plans and development regulations, including the Historic and Cultural Resources Element of the Comp Plan, 
and draft regulations.  The Commission held several study sessions and held a public hearing in April 2024. 
  
The purpose of this meeting is for the Commission to take action on the proposed zoning code amendments related to historic/cultural 
resource regulations.   
  
Please see the attached staff report for a summary of proposed amendments.  Note that this agenda item is related to the regulations 
only; policies related to historic/cultural resources are contained in the Draft Comprehensive Plan, and are addressed under the overall 
Comprehensive Plan amendments.   

 
 
COUNCIL COMMITTEE/STUDY SESSION: n/a 
MEETING/STUDY SESSION DATE:  
COMMITTEE RECOMMENDATION:  
 
STAFF RECOMMENDATIONS/MOTION:   
 
Move to recommend to the City Council approval of the Draft Ordinance for Historic/Cultural Resource Regulations dated September 
10, 2024. 
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STAFF REPORT 
 
DATE:  September 10, 2024 
TO:  PLANNING COMMISSION 
FROM:  Ann Siegenthaler, Senior Planner 
RE:  Zoning Code Text Amendment – Historic & Cultural Resource Regulations  
 File #CTA-2024-0002 

 
I. BACKGROUND 
 
Purpose:  The Planning Commission is being asked to take final action (make a recommendation) on the 2024 
Historic/Cultural Resource Regulations. 
 
Why amendments are being proposed 
 
The State Growth Management Act (GMA) requires cities to complete a “10-year periodic update” of their 
Comprehensive Plans. Sumner’s 10-year update will involve extensive revisions to the Comprehensive Plan 
(Comp Plan) and regulations to reflect new State laws and changes that have occurred over the last decade. 
 
The GMA lists Historic Preservation as one of its many planning goals: “Identify and encourage the preservation 
of lands, sites, and structures, that have historical or archaeological significance” (RCW 36.70A.020).  The GMA 
does not require that cities adopt specific regulations to protect historic/cultural resources.  However, policies 
proposed in the 2024 Sumner Comp Plan are intended to strengthen and promote the review, consideration 
and avoidance of potential impacts to historic/cultural resources.  New regulations are proposed to implement 
these policies. 
 
The Planning Commission reviewed the proposed amendments, along with other 2024 Comp Plan and 
regulations updates, in August and September 2023, and June 2024. The Commission held a public hearing on 
the Plan and regulations on April 4, 2024. The City Council will also hold a public hearing later in 2024. 
 
 
II.    SUMMARY OF PROPOSAL 
 
The proposed amendments to Sumner Municipal Code Title 18 Zoning Code will update regulations related to 
protection of historic and cultural resources.  Currently, the City does not have historic preservation 
regulations.  Key changes include: 
 
• New regulations apply only to Town Center Plan area (i.e. downtown) (see Exhibit A). 
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• Add a requirement that applicants proposing a demolition of structures more than 45 years old, or 
significant new construction in the Town Center Plan area, must request a consultation with the State 
Department of Archeology and Historic Preservation (DAHP).  Projects would not be considered 
“significant” if exempt from SEPA environmental review (e.g. a new porch, minor repairs, window 
replacement, etc.). 
 

• Add a requirement that DAHP’s recommended mitigation measures (if received within 30 days) must be 
considered and implemented only if appropriate to the site/project. The 30-day timeline corresponds to 
DAHP’s typical review process. 
 

• Require Inadvertent Human Remains Discovery Language to be included in permits; require provisions in 
permits to immediately stop work and notify appropriate agencies if artifacts are uncovered during site 
work. 

 
 
III. ANALYSIS 
 
Sumner code requires that proposals to amend the Zoning Code include an explanation of how the proposed 
amendments implement the comprehensive plan (SMC 18.56.149(C)(2)). Relevant sections and policies related 
to the proposed text amendments are presented below. 
  

HISTORIC ELEMENT 
 
Goal 1. Identify, preserve, and enhance the historic and prehistoric cultural resources of Sumner. 
1.2 Through the environmental review process, consider potential impacts to archaeological resources. 
1.4 Coordinate with community organizations, property owners and local citizens to protect, acquire, 

and/or restore key historic properties. 
 
Goal 3.  Recognize the heart and historic meaning of Downtown. 3.1 Ensure Downtown’s historic 

character is retained as new businesses and buildings are established, such as through design 
standards, historic preservation ordinances, or other means. 

3.1 Ensure Downtown’s historic character is retained as new businesses and buildings are established, 
such as through design standards, historic preservation ordinances, or other means. 

 
ECONOMIC DEVELOPMENT ELEMENT 
 
Goal 5. Promote downtown as the town’s cultural, historic and activity center of the entire community. 
 
COMMUNIY CHARACTER ELEMENT 
 
1.5  Encourage in the community a continuous commitment to maintaining Sumner's character and quality 

of place, including land conservation and stewardship, wise management of streetscapes and public 
viewsheds, property maintenance, and historic preservation. 

3.20  Adopt a “form-based code” in the Town Center to ensure that the design standards for multi-family 
and mixed use development are specific enough to create high quality designs and were appropriate to 
be compatible with the historic architectural context, and scale of Main Street. 

5.1  In reviewing plans and development proposals, consider both long and short term environmental 
impacts and encourage design which complements the area's natural and cultural features. Natural and 
significant cultural features should be integrated into the design of the community. 

6.1  Promote a compact development pattern that exhibits variety in building types and scale. Historic and 
vernacular architectural styles should be respected. Both sides of the streetscape should complement 
each other. 

 
CONCLUSION: 
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The amendments would make Sumner’s regulations consistent with State guidelines for the protection of 
historic and cultural resources.  The amendments, overall, are consistent with the goals and policies 
related to historic preservation within the City’s Comprehensive Plan, including the policies discussed 
above.  Additional analysis is contained in the Draft Environmental Impact Statement for the 2024 
Comprehensive Plan (Volume II), issued March 1, 2024.  

 
 
IV. PUBLIC & AGENCY COMMENTS 
 
The public notice for the Draft Comp Plan and Draft EIS was issued March 1, 2024, with a public comment 
period from March 1 to April 30, 2024. An additional 15-day notice of the Planning Commission public hearing 
was published on March 12. Comments received were forwarded to the Planning Commission prior to final 
recommendations 
 
 
V. SEPA ENVIRONMENTAL REVIEW 
 
The State Environmental Policy Act (SEPA) establishes a process for SEPA review of Comprehensive Plan and 
regulations updates. In compliance with State SEPA environmental regulations, the 2024 Draft Comprehensive 
Plan (Volume I) and Draft Environmental Impact Statement for the 2024 Comprehensive Plan (Volume II) were 
issued March 1, 2024 for public review through April 30, 2024.  The EIS consists of an evaluation of the 
potential impacts of proposed policy and regulation changes, and is available for review on the City’s website 
at:  https://connects.sumnerwa.gov/planning-sumners-future.  
 
 
VI. STAFF RECOMMENDATION 
 
Staff recommends that the Commission:  “Move to recommend to the City Council approval of the Draft 
Ordinance for Historic and Cultural Resources Regulations dated September 10, 2024.” 
 
 
VII. EXHIBITS & REFERENCES 
 

A. Town Center Plan boundary for reference  
B. Draft Ordinance:  Historic and Cultural Resources Regulations dated September 10, 2024 
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EXHIBIT A 
 Town Center Plan Boundary (area where code applies) for reference only 

 
Source:  Town Center Plan adopting ordinance 2018 
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Draft Ordinance September 10, 2024 

HISTORIC/CULTURAL RESOURCES REGULATIONS 
 
 

ORDINANCE NO. XXXX 
CITY OF SUMNER, WASHINGTON 

 
 

AN ORDINANCE OF THE CITY COUNCIL OF THE CITY OF SUMNER, 
WASHINGTON, AMENDING THE ZONING CODE CHAPTER 18.39 HISTORIC 
PRESERVATION AND SECTION 18.39.020 PURPOSE AND ADDING A NEW 
SECTION 18.39.140 HISTORIC AND CULTURAL RESOURCE REVIEW 
REQUIREMENTS. 
 
 

WHEREAS, Sumner has many historic buildings, structures and sites that are valued by the 
community as contributing to its quality of life, community character, economic vitality, and an 
understanding of Sumner’s history; and 

 
WHEREAS, growth and development continue at a pace that may increase pressure on historic 

structures to be converted or demolished, and increase the likelihood of impacts to culturally 
significant tribal sites; and 

 
WHEREAS, a variety of historic preservation organizations and agencies have expertise and a 

role to play in promoting historic preservation in Sumner; and 
 

WHEREAS, City codes and permit processes, and consultation with the State Department of 
Archeology and Historic Preservation, can encourage owners and developers to consider, avoid and 
mitigate impacts to sites with historic and cultural resource value; 
 

WHEREAS, the Planning Commission held study sessions on the proposed amendments on 
August 3, 2023; September 21, 2023; and June 6, 2024; and held a duly-advertised public hearing on 
April 4, 2024; and 

 
WHEREAS, on September 19, 2024, the Planning Commission voted by a _____ vote to 

recommend adoption by the City Council of the proposed zoning regulations updates as set forth in this 
ordinance; and  
 

WHEREAS, the City Council reviewed the proposed amendments at study sessions on 
October 28, 2024; and __________ 2024; and held a duly-advertised public hearing on ________ 
2024; and  
 

WHEREAS, the proposal was forwarded to the Washington State Department of Commerce 
for the required 60-day State review per the Growth Management Act on March 1, 2024; and 

 
WHEREAS, the City Council finds the proposed amendments to be consistent with the Sumner 

Comprehensive Plan and the Sumner Municipal Code criteria for Zoning Code amendments; 
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NOW THEREFORE, THE CITY COUNCIL OF THE CITY OF SUMNER, WASHINGTON, 
DO ORDAIN AS FOLLOWS: 
 
Section 1.  Amended Section. Sumner Municipal Code Section 18.39.020 is hereby amended as 
follows:   
 

18.39.020 Purpose. 
The purpose of the historic preservation ordinance is to provide for the identification, 
evaluation, designation, and protection of designated historic and prehistoric resources within 
Sumner and promote the preservation and rehabilitation of eligible historic properties within 
Sumner, where financially feasible, for future generations through special valuation, a property 
tax incentive, as provided in chapter 84.26 RCW, and through guidance for property owners 
and developers in order to: 
A.  Safeguard the heritage of the city as represented by those buildings, districts, objects, sites 

and structures which reflect significant elements of the city of Sumner history; 
B.  Foster civic and neighborhood pride in the beauty and accomplishments of the past, and a 

sense of identity based on the city of Sumner history; 
C.  Stabilize or improve the aesthetic and economic vitality and values of such sites, 

improvements and objects; 
D.  Assist, encourage and provide incentives to private owners for preservation, restoration, 

redevelopment and use of outstanding historic buildings, districts, objects, sites and 
structures; 

E.  Promote and facilitate the early identification and resolution of conflicts between 
preservation of historic resources and alternative land uses; and 

F.  Conserve valuable material and energy resources by ongoing use and maintenance of the 
existing built environment.  

 
Section 2. New Section.  Sumner Municipal Code Chapter 18.39 is hereby amended to add a new 
section, as follows: 
 

18.39.140  Historic and Cultural Resources Review Requirement. 
1. Projects involving demolition of a building or structure more than 45 years old or identified 

by the State Department of Archeology and Historic Preservation (DAHP) as potentially 
eligible for listing, or new construction that is not categorically exempt from SEPA 
environmental review, on sites located in Town Center, shall be required to include a 
request for a consultation with DAHP to determine whether the property is considered a 
historic resource. If the property is found to be a historic resource, mitigation measures that 
are recommended by DAHP within 30 days of a requested consultation will be considered 
and implemented only as appropriate. 
a. The consultation request shall be submitted on form(s) approved by the Director. 
b. Mitigation measures shall be applied as appropriate to the scale and impact of the 

project and as appropriate to the significance of the resource(s), as determined by the 
Director in consultation with a state or local organization or agency with expertise in 
historic preservation. 
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2. The City shall require Inadvertent Human Remains Discovery Language recommended by 
DAHP as a condition of project approval and consistent with RCWs 68.50.645, 27.44.055, 
and 68.60.055 as follows: 

“If ground disturbing activities encounter human skeletal remains during the course of 
construction, then all activity will cease that may cause further disturbance to those 
remains. The area of the find will be secured and protected from further disturbance 
until the State provides notice to proceed.  The finding of human skeletal remains will 
be reported to the county medical examiner/coroner and local law enforcement in the 
most expeditious manner possible.  The remains will not be touched, moved, or further 
disturbed. The county medical examiner/coroner will assume jurisdiction over the 
human skeletal remains and make a determination of whether those remains are 
forensic or non-forensic.  If the county medical examiner/coroner determines the 
remains are non-forensic, then they will report that finding to the Department of 
Archaeology and Historic Preservation (DAHP) who will then take jurisdiction over the 
remains.  The DAHP will notify any appropriate cemeteries and all affected tribes of 
the find.” 

 
3. All permits and statements of exemption shall contain provisions that require developers to 

immediately stop work and notify the City of Sumner, the State Department of Archaeology 
and Historic Preservation (DAHP), the Puyallup Tribe of Indians, and the Muckleshoot 
Tribe if any artifacts of possible historic, cultural, or archaeological value are uncovered 
during site work. In such cases, the developer shall be required to provide for a site 
inspection and evaluation by a professional archaeologist or historic preservation 
professional, as applicable, in coordination with the state and/or affected tribes to ensure 
that all possible valuable historic, cultural, or archaeological artifacts are properly protected 
or salvaged. 
 

Section 3.  Severability. If a section, subsection, paragraph, sentence, clause, or phrase of this 
ordinance is declared unconstitutional or invalid for any reason by any court of competent jurisdiction, 
such decision shall not affect the validity of the remaining portions of this ordinance. If the provisions 
of this ordinance are found to be inconsistent with other provisions of the Sumner Municipal Code, this 
ordinance is deemed to control. 
 
Section 4.  Effective date. This ordinance shall take effect five (5) days from the date of publication in 
the City’s official newspaper.   
 
Section 5. 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 ordinance, including the 
correction of clerical errors; ordinance, section, or subsection numbering; or references to other local, 
state, or federal laws, codes, rules, or regulations. 
 
Passed by the City Council and approved by the Mayor of the City of Sumner, Washington, at a 
regular meeting thereof this _____day of ____________ 
 
 
       __________________________________ 
      Mayor Kathy Hayden 
 
ATTEST:     APPROVED AS TO FORM: 
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_____________________________  ___________________________________ 
City Clerk Michelle Converse, CMC  Andrea Marquez, City Attorney 
 
 
First Reading:   
Date Adopted:   
Date of Publication:  
Effective Date:     
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STUDY SESSION 
DATE: September 19, 2024 

AGENDA BILL: 24-517 

 
SUBJECT: Zoning Code Text Amendment – Action: Critical Areas Regulations CATEGORY: Motion 

 
BUDGET IMPACT:   
Expenditure Required: None Within Budget Allocation: N/A 
 

 
ATTACHMENTS:   
1. Staff Report - Critical Areas Regulations - 091124 
2. Ordinance - Critical Areas Regulations - 091124 
   
STAFF CONTACT:  Ann Siegenthaler, Senior Planner 

 
SUMMARY BACKGROUND:   
 
During 2023-2024, the Planning Commission reviewed proposed updates to elements (chapters) of the 2024 Comprehensive Plan 
(Comp Plan), related plans and development regulations, including the Environment Element of the Comp Plan, and draft regulations. 
 The Commission held several study sessions and held a public hearing in April 2024. 
  
The purpose of this meeting is for the Commission to take action on the proposed zoning code amendments related to critical areas 
regulations.   
  
Please see the attached staff report for a summary of proposed amendments. Note that this agenda item is related to the regulations 
only; policies related to environmental resource protection are contained in the Draft Comprehensive Plan, and are addressed under 
the overall Comprehensive Plan amendments.   

 
 
COUNCIL COMMITTEE/STUDY SESSION: n/a 
MEETING/STUDY SESSION DATE:  
COMMITTEE RECOMMENDATION:  
 
STAFF RECOMMENDATIONS/MOTION:   
Move to recommend to the City Council approval of the Draft Ordinance for Critical Areas Regulations dated September 10, 2024. 
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STAFF REPORT 
 
DATE:  September 10, 2024 
TO:  PLANNING COMMISSION 
FROM:  Ann Siegenthaler, Senior Planner,  
RE:  Zoning Code Text Amendment – CRITICAL AREAS REGULATIONS 
 File #CTA-2024-0003 

 
I. BACKGROUND 
 
Purpose:  The Planning Commission is being asked to take final action (make a recommendation) on the 2024 
Critical Areas Regulations. 
 
Why amendments are being proposed 
 
The State Growth Management Act (GMA) requires cities to complete a “10-year periodic update” of their 
Comprehensive Plans. Sumner’s 10-year update will involve extensive revisions to the Comprehensive Plan (Comp 
Plan) and regulations to reflect new State laws and changes that have occurred over the last decade. 
 
The GMA requires all cities and counties to adopt regulations that protect critical areas. Critical areas are lands 
with natural hazards and areas that support fragile or valuable resources.  Sumner’s critical areas regulations 
were first adopted in the early 1990s. RCW 36.70A.030(5) defines five types of critical areas:  

• Wetlands 
• Aquifer recharge areas  
• Frequently flooded areas 
• Geologically hazardous areas 
• Fish and wildlife habitat conservation areas. 

 
Critical areas regulations help preserve the natural environment, maintain fish and wildlife habitat, protect 
drinking water and help reduce exposure to risks, such as landslides or flooding. All critical areas must be 
designated, and their functions and values protected using the best available scientific information (BAS). As 
defined by WAC 365-195-900 through 925, BAS is derived from a process that includes peer-reviewed literature, 
standard methods, logical conclusions and reasonable inferences, quantitative analysis, and documented 
references to produce reliable information. The last substantial review of Sumner’s regulations for BAS was in 
2015.  The 2024 updates to Sumner’s regulations are based on current Best Available Science.  
 
The Planning Commission reviewed the proposed amendments, along with other 2024 Comprehensive Plan and 
regulations updates, in October 2023 and January 2024, and held a public hearing on the Plan and regulations on 
April 4, 2024.  The City Council will also hold a public hearing later in 2024. 
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II.    SUMMARY OF PROPOSAL 
 
The proposed amendments to Sumner Municipal Code Title 16 Environment update regulations related to critical 
areas. A significant change proposed is to the width of stream buffers.  See Exhibit A, Exhibit B.  The proposed 
regulations are contained in Exhibit C Draft Critical Areas Regulations.  Key changes are: 
 

A. Definitions and Formatting: Updated definitions section and section titles to be consistent with current 
state code, and to better address critical areas requirements from the state, agency guidelines and best 
practices, such as: 
• Changing “Wildlife Habitat Area” to “Fish and Wildlife Habitat Conservation Area” 
• Best available science definition 
• Clarifying best management practices (BMPs) 
• Clarifying that fish and wildlife habitat does not include artificial features. 

 
B. Exemptions: 

• Existing code exempts minor development and habitat restoration activities that do not need a permit. 
• Added a section for “partial exemptions” for activities that only require a minimal amount of City 

review. This should facilitate faster processing time for minor projects.  
 

C. Variance/reasonable use 
• Existing code allows a variance process when regulations may cause extraordinary hardship or remove 

reasonable use of a property. Buffer reduction for most development is covered in other code sections.  
• This section is updated to clarify criteria for variance approval. 

 
D. Non-Conforming Uses:  

• Existing code allows non-conforming uses that legally exist prior to code adoption. 
• This section to be updated to clarify when non-conforming uses can continue. Generally, non-

conforming uses can continue and can expand outside of critical areas or their buffers, if there are no 
further impacts to the critical area or its buffer.   

 
E. Buffer adjustments 

• Added sections for wetlands and streams to allow a project to exclude functionally disconnected 
buffers (e.g. bisected by a street). Previously, this was allowed in practice but explicit text was not in 
the existing code. 

 
F. Buffer reductions for streams 

• See Exhibit A Streams and Wetlands Map. 
• Existing code allows buffer reductions for wetlands and streams, if the critical area is adequately 

protected. 
• Fish Bearing Streams (Type F): Existing code allows reduction of a buffer to no less than 75 feet (from 

100 feet).  No change is proposed. 
• Non-Fish Bearing Streams (Type N):  Existing code allows a buffer reduction by approximately 50%, 

to between 20-25 feet.  New code removes this reduction and treats all streams the same (see section 
below). 

• New code changes the approval process for stream buffer reduction; instead of a more onerous 
variance permit, a buffer reduction would be approved administratively. 

• Existing approval criteria are updated: 
o Reductions would be allowed on all properties, not just smaller ones (less than 200 feet deep).  
o Applicants still have to show there are no feasible alternatives that reduce impacts before being 

granted a reduction.  
o Applicants must also comply with site design and management measures to minimize impacts to 

streams/buffers, similar to what is required for wetlands. 
o New language no longer limits impervious surface area to 10% in the extracted buffer area.  
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o Applicants are still required to enhance the existing buffer and follow measures to ensure 

enhancements are successful. This has been clarified by requiring a habitat management plan and 
oversight by a biologist, similar to wetlands requirements.  

 
G. Updated buffer widths for streams  

• This section has new buffer recommendations based on discussion with Washington Department of 
Fish and Wildlife (WDFW) and the Best Available Science (BAS).  Jurisdictions are required to include 
BAS in regulating critical areas. WDFW’s buffer recommendations are based on soil type, and tree 
species, among other factors. For Sumner the range of buffers recommended is 100-231 feet. 100 
feet is the minimum recommended buffer for all streams as it is the minimum distance needed to 
provide habitat functions (e.g. 95% or more removal of phosphorus, sediment and most pesticides 
and 80% removal for surface runoff containing excess nitrogen). 
 

• Fish Bearing Streams:  All Sumner fish bearing streams (Type F) currently have a 100-foot buffer.  
Most of Sumner’s Type F streams are on the valley floor and have a recommended buffer of 100 to 
105 feet with a few areas of 225 feet. As the existing buffer is similar to WDFW’s recommendation, no 
change is proposed. 
 

• Non-Fish Bearing Streams:  Based on BAS and WDFW recommendations, staff is proposing that 
non-fish bearing streams (Type N) also have a 100-foot buffer.  This is an increase from the current 
25-50-foot buffers. 
o See Exhibit B Non-Fish Bearing Stream Characteristics.  Most of Sumner’s Type N streams are 

located on the eastern and western forested slopes in landslide hazard areas, often within ravines, 
where steep slopes have development restrictions.  Some have adjacent wetlands, which also are 
restricted. In these areas WDFW recommends 194 to 231-foot buffers.  As current buffers for Type 
F streams are 100 feet, an increase to 100-foot buffer for Type N is recommended. This is much 
less than the 194 to 231 feet recommended by WDFW but is the minimum width for a viable 
buffer.  

o Characteristics of Type N streams:  Type N streams in Sumner are primarily extensions of a Type 
F; they are the upper reaches of the same stream. All of these stream segments are tributaries to 
Sumner’s major salmonid habitats, such as Salmon Creek and the White River.  As tributaries, 
these streams are critical to the entire stream system, having an important role in protecting 
water quality (reducing high water temperatures and pollutants). BAS indicates that tributaries to 
Type F need the same protective buffers as Type F. 

o Given that Type N are extensions or tributaries to Type F that have a 100-foot buffer, having a 
consistent treatment in the code is recommended. Also, there is virtually no distinction on the 
ground between the water flowing from a Type N and where that water meets a Type F.  Having a 
consistent buffer makes site design and permitting more straightforward. 

o Sumner’s stream buffers have not been updated since 1992. As cities are required by the State to 
update their 2024 Comprehensive Plans for BAS, the proposed code will bring Sumner more in line 
with new BAS recommendations. 

 
• Effects on development: 

o The proposed code maintains the 100-foot buffer for Type F. 
o Type N buffers are not proposed at the highest 231-foot recommended by WDFW, but will be held 

at a 100-foot width, consistent with other streams. 
o Buffer increases to Type N will occur primarily in areas of landslide and erosion hazard areas and 

wetlands that have restricted development already.   
o Type F and Type N will have a consistent treatment in the code in terms of buffer requirements 

and buffer reduction. 
o Buffer reduction provisions will allow for reasonable development, and for a streamlined 

administrative permit. 
 
  

Page 917 of 949



Page 4 of 8 
 

 
III. ANALYSIS 
 
The regulations in SMC Title 16 Environment are considered development regulations that apply to property 
development and site management, similar to Zoning Code Title 18 regulations. Staff has reviewed the proposed 
regulations relative to the comprehensive plan, and evaluated how the proposed amendments implement the 
comprehensive plan. Relevant sections and policies related to the proposed amendments are presented below. 

 
ENVIRONMENT ELEMENT 
 
Goal 1.   Practice environmental stewardship by protecting, enhancing and promoting the natural 

environment in and around the City of Sumner. 
1.4  Protect surface water quality and quantity from significant degradation as required by state and federal 

law. 
1.4.1  Implement development regulations and a surface water quality management plan to protect water 

quality. 
1.4.3 Work with other agencies to educate the general public and developers on the potential surface water 

quality degradation resulting from development and human activity and how to reduce impacts. 
1.4.4 Maintain consistency with local, regional and federal water quality protection plans and permits. 
1.4.9 Work with residential and commercial developers to incorporate low impact development that preserves a 

site’s natural hydrologic functions and practices that protect native vegetation and soils, facilitate reuse of 
resources, such as reclaimed water, and reduce impervious surface. 

1.7  Incorporate the use of “best available science” as required by the Growth Management Act when 
implementing critical areas regulations. 

 
Goal 2. Protect life and property in areas of natural hazards. 
2.2  Minimize the potential for loss of life and damage to public and private investments resulting from 

flooding along the White (Stuck) and Puyallup Rivers. 
2.2.4 Continue to implement wetland protection and stormwater management regulations to help mitigate 

flooding impacts to the community. 
2.5 Take measures to protect hillsides and hillside development from landslide failures and the impacts 

associated with building on steep slopes. 
2.6 Take measures to reduce erosion in all areas, particularly in areas with high risk of erosion, and the 

associated impacts. 2.7 Implement land use and environmental regulations with flexibility to assist in 
protecting hazardous areas. 

 
Goal 3. Protect and enhance unique, valuable, and critical plant and wildlife habitat and promote bio-

diversity. 
3.1 Implement regulations and programs to protect unique, valuable and critical plant and wildlife areas, 

including flexible design standards. 
3.2 Protect shorelines and wetlands through appropriate regulations, acquisition, and non-regulatory policies 

related to education, stewardship, density credits, restoration, etc. 
3.4  Take measures to protect hillside areas from the impacts of development. 
3.8  Give special consideration to conservation and protection measures necessary to preserve and enhance 

anadromous fisheries and listed or threatened endangered species. 
3.11 Allow for the clustering of development at higher densities on a portion of a property when preserving 

fish and wildlife habitat or wetland areas on site. 
 

COMMUNITY CHARACTER 
 
Goal 5. Provide for open space and recreation and protect sensitive areas from degradation.  
5.1 In reviewing plans and development proposals, consider both long and short term environmental impacts 

and encourage design which complements the area's natural and cultural features. Natural and significant 
cultural features should be integrated into the design of the community.  
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PARKS AND OPEN SPACE 
 

Goal 2. Preserve, protect and enhance significant open space.  
2.1 Control development and activity on hillside areas in order to preserve their aesthetic qualities, reduce 

impacts on the valley, protect habitat, and protect sensitive areas from degradation. 
2.14 Through implementation of the State Shoreline Management Act and City environmental regulations, 

protect wetlands, riparian corridors, streams and wildlife areas. 
 

CONCLUSION:  The amendments would bring Sumner’s regulations into compliance with Department of 
Ecology and Department of Fish and Wildlife recommendations, and would incorporate best available science 
(BAS) as required by the GMA. The amendments, overall, are consistent with the goals and policies related 
to the environment and other policies of the Comprehensive Plan, including the policies discussed above.  
Additional analysis is contained in the Draft Environmental Impact Statement for the 2024 Comprehensive 
Plan (Volume II), issued March 1, 2024.  
 

 
IV. PUBLIC & AGENCY COMMENTS 
 
The public notice for the Draft Comp Plan and Draft EIS was issued March 1, 2024, with a public comment period 
from March 1 to April 30, 2024. An additional 15-day notice of the Planning Commission public hearing was 
published on March 12. In addition, the notice of the Planning Commission public hearing was mailed to owners of 
parcels with a mapped non-fish-bearing stream (approx. 45 parcels with 20 owners). The postcard noted the 
increased stream buffer and that it would affect their property.  Comments received were forwarded to the 
Planning Commission prior to its final recommendations.   
 
 
V. SEPA ENVIRONMENTAL REVIEW 
 
The State Environmental Policy Act (SEPA) establishes a process for SEPA review of Comprehensive Plan and 
regulations updates. In compliance with State SEPA environmental regulations, the 2024 Draft Comprehensive 
Plan (Volume I) and Draft Environmental Impact Statement for the 2024 Comprehensive Plan (Volume II) were 
issued March 1, 2024 for public review through April 30, 2024.    The EIS consists of an evaluation of the potential 
impacts of proposed policy and regulation changes, and is available for review on the City’s website at:  
https://connects.sumnerwa.gov/planning-sumners-future. 
 
VI. STAFF RECOMMENDATION 
 
Staff recommends that the Commission:  “Move to recommend to the City Council approval of the Draft Ordinance 
for Critical Areas Regulations dated September 10, 2024.” 
 
VII. EXHIBITS & REFERENCES 
 

A. Streams & Wetlands Map – based on Department of Natural Resources (DNR) 
B. Non-Fish Bearing Stream Characteristics (List) 
C. Draft Ordinance:  Critical Areas Regulations dated September 10, 2024 
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EXHIBIT A 

Streams and Wetlands Map 
 

 
Source:  Parametrix November 2023 
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EXHIBIT B 

 
NON-FISH BEARING STREAMS (TYPE N) LOCATION & CHARACTERISTICS – DRAFT 
Source:  Sumner GIS layers, Google Earth, Dept. of Natural Resources Stream Types – January 2024 
 
EAST HILLSIDE - Non-Fish Bearing Streams  
  

    

Segment 
Location 
 

Description Landslide 
Hazard 
Area* 

Wetlands Development 
in City limits 

Ownership UGA 
(County 
= 35-
115’) 
 

Tributaries to Salmon Creek      
1.  East of 
Sumner-Tapps 
Hwy 

Above gravel 
processing plant 

yes ? Industrial, quarry 
site 

Private Forested 
quarry 

2.  East of Van 
Tassel Rd 

Within City 
watershed 

yes yes Forested watershed City-owned x 

3.  East of 
Stuck Valley 
Ave 

Within City 
watershed 

yes ? Forested watershed City-owned x 

4.  East of E 
Valley Hwy  

Within Puyallup 
watershed 

Yes yes Conservation tracts City & 
Pierce 
County 
 

x 

Tributaries to White River      
5.  East of E 
Valley Hwy at 
150th 

Forested 
watershed 

Yes yes Forested Cava 
quarry property, 
watershed 

Private, 
City of 
Puyallup 

10 SF 
dwellings 

6.  East of E 
Valley Hwy & 
South of 29th 

Forested area 
below Cava 
quarry 

Yes yes SF dwelling Private x 

7.  Along Forest 
Canyon Rd 

Forested hillside Yes ? N/A N/A Forested 
Cava 
quarry 
property, 
7 SF 
dwellings 

8.  E Valley 
Hwy above 
Dieringer 

Forested hillside Yes Yes Industrial 
watershed 

Private, 
Cascade 
Water 
Alliance 

x 

9.  E Valley at 
base of hill 
 

Ditch or seeps 
running N-S betw 
road & slopes 

Yes ? 8 SF dwellings Private Forested 
PSE. 
Water 
Alliance, 
PSE 

 
WEST HILLSIDE - Non-Fish Bearing 
Streams  
  

    

Segment 
Location 
 

Description Landslide 
Hazard 
Area* 

Wetlands Development 
in City limits 

Ownership UGA 

Tributaries to Sotain Creek      
1.  37XX W 
Valley Hwy 

Ridgetop 
industrial 
development 

Yes 
 

No Warehouses fully 
developed 
 

Private x 

2.  W Valley 
Hwy 

Yusen Logistics 
wetland 

No Yes Undeveloped wetland Private x 

3.  W Valley 
Hwy at 24th St 

Neff/Stowe 
 
 

No Yes Grade/fill Private x 
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4.  From 
hillside, 
crossing W 
Valley 
 

Industrial site-
Cascade Devel 

No No Industrial/commercial 
already developed 

Private x 

 
*Landslide hazard areas generally include slopes greater than 15% with fault planes, water seepage, or historic 
land failures.  Geotechnical studies are required for development. 
Type I = 25% or greater = Type I   Type II = 15-25%  
Type I and II:  Development limited to 40% of lot area, or 50% for a residential subdivision. 
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Draft Ordinance September 10, 2024 
CRITICAL AREAS REGULATIONS 

 
 

ORDINANCE NO. XXXX 
CITY OF SUMNER, WASHINGTON 

 
AN ORDINANCE OF THE CITY COUNCIL OF THE CITY OF SUMNER, 
WASHINGTON, AMENDING SMC TITLE 16 ENVIRONMENT – DIVISION III 
NATURAL RESOURCE LANDS AND CRITICAL AREAS; AMENDING CHAPTER 
16.40 REGULATION FRAMEWORK AND DEFINITIONS; 16.40.100 EXEMPTIONS; 
ADDING SECTION 16.40.105 PARTIAL EXEMPTIONS; AMENDING 16.40.120 
VARIANCES; AMENDING 16.40.125 NONCONFORMING USES; AMENDING 
CHAPTER 16.46 WETLANDS, INCLUDING 16.46.030 DEFINITIONS, 16.46.090 
EXEMPTIONS, 16.46.150 FUNCTIONALLY DISCONNECTED BUFFERS, 16.46.170 
WETLAND IMPACTS AND 16.46.180 MITIGATION PLANS; AND AMENDING 
CHAPTER 16.46 (FISH AND) WILDLIFE HABITAT AREAS, INCLUDING 16.56.050 
APPLICABILITY, 16.56.080 HABITAT MANAGEMENT PLANS, AND 16.56.100 
(STREAM) BUFFERS, STREAM BUFFER INCREASES AND NEW REQUIREMENTS 
FOR BUFFER REDUCTIONS. 

 
 

WHEREAS, the State Growth Management Act requires all cities and counties to adopt 
development regulations that protect critical areas; and  

 
WHEREAS, all critical areas must be designated, and their functions and values protected 

using the best available scientific information, as defined by WAC 365-195-900 through 925; and the 
proposed updates to Sumner’s regulations are based on current Best Available Science; and 

 
WHEREAS, critical areas regulations help minimize adverse environmental impacts of 

development, and help protect the natural environment, maintain fish and wildlife habitat, protect 
drinking water and help reduce exposure to risks such as landslides or flooding, thereby protecting the 
public health, safety and welfare; and 
 

WHEREAS, the City forwarded the proposed amendments to agencies with environmental 
expertise, such as WA Dept. of Fish and Wildlife, WA Dept. of Ecology, and tribal fisheries 
departments, for a preliminary review on March 1, 2024; and 
 

WHEREAS, the Planning Commission held study sessions on the proposed amendments on 
October 5, 2023; January 4, 2024 and June 6, 2024; and held a duly-advertised public hearing on April 
4, 2024; and 

 
WHEREAS, on September 19, 2024, the Planning Commission voted by a _____ vote to 

recommend adoption by the City Council of the proposed zoning regulations updates as set forth in this 
ordinance; and  
 

WHEREAS, the City Council reviewed the proposed amendments at study sessions on 
October 28, 2024; and __________ 2024; and held a duly-advertised public hearing on ________ 
2024; and  
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WHEREAS, the proposal was forwarded to the Washington State Department of Commerce 

for the required 60-day State review per the Growth Management Act on March 1, 2024; and 
 
WHEREAS, the City Council finds the proposed amendments to be consistent with the Sumner 

Comprehensive Plan and the Sumner Municipal Code criteria for Zoning Code amendments; 
 

 
NOW THEREFORE, THE CITY COUNCIL OF THE CITY OF SUMNER, WASHINGTON, 
DO ORDAIN AS FOLLOWS: 
 
 
Section 1. Amended Section. Sumner Municipal Code Chapter 16.40 Resource, Wildlife and Hazard 
Area Regulation Framework, Section 16.40.030 is hereby amended as follows: 
 

16.40.030   Purpose. 
 
The purpose of this chapter is to regulate the use of land in and around critical areas and, 
natural resource lands, wildlife habitat, and natural hazard areas lying within the corporate 
limits of the city, . to bring the city into compliance with the Washington State Growth 
Management Act (chapter 36.70A RCW). RCW 36.70A requires cities to adopt development 
regulations to classify, designate, and protect critical areas and to assure the conservation of 
designated agricultural, forest, and mineral lands of long-term commercial significance. ); 
RCW 36.70A.172(1) requires to incorporate appropriate “best available science” be included in 
policies  into theand regulations to protect the functions and values of critical areas and give 
special consideration to conservation or protection measures necessary to preserve or enhance 
anadromous fisheries., resource lands, wildlife habitat, and natural hazard areas(RCW 
36.70A.172(1)) These regulations are ; and to promote the public health, safety and general 
welfare in accordance with the standards established by the federal government, state and the 
city, and to: 
 
A. Protect areas of land with valuable and nonrenewable resources for future generations…  
B. Regulate development on and around critical areas in order to protect lives, property and 
public infrastructure; 
C. Prevent development which is incompatible with certain critical areas which are particularly 
susceptible to water quality, noise, and air quality impacts associated with nearby development; 
D. Establish mechanisms to inform present and future landowners of their location on or near 
natural resource lands or critical landsareas; 
[…] 
 

Section 2. Amended Section.  Sumner Municipal Code Chapter 16.40 Resource, Wildlife and Hazard 
Area Regulation Framework, Section 16.40.060 is hereby amended as follows: 
 

16.40.060   Definitions. 
[…] 

 
"Adaptive management" means using scientific methods to evaluate how well regulatory and 
nonregulatory actions protect the sensitive area. An adaptive management program is a formal 
and deliberate scientific approach to taking action and obtaining information in the face of 
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uncertainty. Management policy may be adapted based on a periodic review of new 
information. 
 
"Anadromous fish" means fish species that spend most of their lifecycle in salt water but return 
to freshwater to reproduce. 
 
“Aquifer recharge area” or “Critical aquifer recharge area” means areas that have a critical 
recharging effect on groundwaters aquifers used for potable water, including areas where an 
aquifer that is a source of drinking water is supplies and/or that demonstrate a high level of 
susceptibility or vulnerability vulnerable to groundwater contamination that would affect the 
potability of the water, or is susceptible to reduced rechargefrom land use activities. 
Examples of aquifer recharge areas include: 
1. Wellhead protection areas delineated pursuant to the Federal Safe Drinking Water Act; and 
2. Recharge areas for sole source aquifers designated pursuant to the Federal Safe Drinking 

Water Act; 
3. Areas established for special protection pursuant to a groundwater management program, 

chapters 90.44, 90.48, and 90.54 RCW, and chapters 173-100 and 173-200 WAC; 
4. Other areas meeting the definition of "areas with a critical recharging effect on aquifers used 

for potable water" in WAC 365-190. 
Other areas with a high level of susceptibility or vulnerability to contamination as demonstrated 
through the use of the DRASTIC model. 
 
"Best available science (BAS)" means information from research, inventory, monitoring, 
surveys, modeling, synthesis, expert opinion, and assessment that is used to designate, protect, 
or restore sensitive areas. As defined by WAC 365-195-900 through 925, best available science 
is derived from a process that includes peer-reviewed literature, standard methods, logical 
conclusions and reasonable inferences, quantitative analysis, and documented references to 
produce reliable information. 
 
“Best management practices (BMPs)” mean physical, structural, and/or managerial practices, 
that when used singly or in combination, : prevent or reduce water pollution, erosion, 
groundwater contamination, slope instability and similar impacts of construction, development 
and other actions. Source control BMPs include those which keep the pollutant from ever 
coming in contact with stormwater, and stormwater treatment BMPs include those which 
consist of various methods of treating stormwater. BMPs could include, but are not limited to, 
use of hay bales and plastic coverings to reduce erosion, education programs for employees 
regarding the use and disposal of chemicals, signage for customers regarding use of gasoline 
fueling facilities, and use of grass-lined swales to reduce pollutants in stormwater. 
(a) Control soil loss and reduce water quality degradation caused by high concentrations of 

nutrients, animal waste, toxics, or sediment; 
(b) Minimize adverse impacts to surface water and ground water flow and circulation patterns 

and to the chemical, physical, and biological characteristics of wetlands; 
(c) Protect trees, vegetation, and soils designated to be retained during and following site 

construction and use native plant species appropriate to the site for re-vegetation of 
disturbed areas; and 

(d) Provide standards for proper use of chemical herbicides within critical areas. 
[…] 
 

Page 925 of 949



“Critical areas” are those areas established as wetlands, volcanic hazard areas, wetlands, critical 
aquifer recharge areas (CARAs), frequently flooded hazard areas (special flood hazard areas), 
fish and wildlife habitat areas, seismic hazard areas, landslide hazard areas, erosion hazard 
areas, seismic hazard areas, volcanic hazard areas, and fish and wildlife habitat conservation 
areas aquifer recharge areas. 
[…] 
 
"Frequently flooded areas" means lands in the floodplain subject to a one percent or greater 
chance of flooding in any given year and those lands that provide important flood storage, 
conveyance, and attenuation functions, as determined by the city in accordance with WAC 365-
190-080(3). Classifications of frequently flooded areas include, at a minimum, the one hundred 
(100) year floodplain designations of the Federal Emergency Management Agency and the 
National Flood Insurance Program. Also known as special flood hazard areas (see SMC 15.52).   
 
“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, per 
WAC 365-190-120. 
[…] 
 
“Riparian management zone” means the regulated buffer area that includes the land from the 
ordinary high water mark to a specified distance as measured horizontally in each direction.  
[…] 
 
“Wellhead protection area” (WHPAs) means protective areas associated with public drinking 
water sources established by water systems and approved or assigned by the state department of 
health WAC-190-030, WAC 246-290-020, WAC 246-290-135. (Ord. 2788 § 13, 2021; 1Ord. 
2439 § 11, 2013; Ord. 2071 § 2, 2003: Ord. 1539 § 1 (part), 1992). They are:  
• Group A wells serve 15 or more service connections or 25 or more people at least 60 days 

per year.  
• Group B wells serve fewer than 15 connections and fewer than 25 people per day.  means 

the area within the 10-year time-of-travel zone boundary of a group A public water system 
well, as delineated by the water system purveyor or its designee, pursuant to WAC 246-
290-135.  

 
Section 3.  Amended Section.  Sumner Municipal Code Chapter 16.40 Resource, Wildlife and Hazard 
Area Regulation Framework, Section 16.40.090 is hereby amended as follows: 
 

16.40.090   Permitted uses.  
Uses permitted on properties designated as critical areas or natural resource lands shall be the 
same as those permitted by the underlying zone classification and the Sumner shoreline master 
program unless specifically regulated by this division. (Ord. 1539 § 1 (part), 1992) See Section 
16.40.135 Application and review process for RWHA (Resource, Wildlife, and Hazard) permit. 

 
Section 4.  Amended Section.  Sumner Municipal Code Chapter 16.40 Resource, Wildlife and Hazard 
Area Regulation Framework, Section 16.40.100 is hereby amended as follows: 

 
16.40.100   Exemptions. 
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The following activities shall be exempt from the application and permit requirements at SMC 
16.40.135 unless specifically modified in SMC 16.46.090, SMC 16.56.100 or other sections of 
this division. All activities in critical areas must comply with SMC 16.40.110, Best best 
management practices, regardless of exemption status. These exemptions apply specifically to 
activities regulated by the city City of Sumner. Other state and federal permits and approvals 
may still apply. 
[…] 
 
F. Operation, mMaintenance or reconstruction repair or improvements of existing structures or 

infrastructure (e.g. roads, bridges, and associated storm drainage facilities); provided, that 
reconstruction activities does not alter or increase impacts to critical areas and there is no 
increased risk to life or propertyinvolve expansion of facilities; 

 
G. The following utility line activities, if there is no other practical alternative to the proposed 

development with less impact on the critical areas; when the proposal is consistent with 
other applicable regulations and standards; the proposal does not pose an unreasonable 
threat to the public health, safety, or welfare on or off the development proposal site; and 
the proposal attempts to protects and mitigates impacts to the critical area functions and 
values consistent with the best available science: 

[…] 
 
H.  Reconstruction, remodeling, Interior remodeling or maintenance of existing single-family 

residential structures, accessory structures, where legally preexisting; provided, that a 
cumulative expansion of the building footprint, developed area and impervious surface area 
does not increase by more than 25 percent; and provided further, that the new construction 
or related activity does not further intrude into the activity does not impact the critical area 
or buffer; 

 
I. Reconstruction, remodeling, or maintenance of structures, where legally preexisting, other 

than single-family structures and accessory structures; provided, that such reconstruction, 
remodeling, or maintenance does not increase the building footprint or height, or increase 
developed or impervious surface area; 

[…] 
 
K.  Emergency action necessary to prevent imminent threat or danger to public health or safety, 

or to public or private property, or serious environmental degradation, in a timeframe too 
short to allow for compliance with the requirements of the critical areas regulations. The 
director shall review all proposed emergency actions to determine the existence of the 
emergency and reasonableness of the proposed actions taken. The action may require 
necessary permits after the fact, including any restoration or mitigation; 

[…] 
 
N. Projects with the primary purpose of restoring or enhancing wetlands, streams, or fish and 

wildlife habitat conservation areas; provided, that:  
1. Such projects are part of an approved local, state, or federal restoration or enhancement 

plan; and  
2. The project would not result in adverse impacts to any critical area; 

[…] 
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Section 5. New Section. Sumner Municipal Code Chapter 16.40 Resource, Wildlife and Hazard Area 
Regulation Framework is hereby amended to add a new section as follows: 

 
16.40.105   Partial Exemptions. 
The following activities require a RWHA permit processed as a Type 1 I decision, pursuant to 
SMC 18.56.030(B): 
Reconstruction, remodeling, or maintenance of existing structures, and accessory structures 
where legally preexisting; provided, that the new construction or related activity does not 
increase the building footprint, development area, impervious surface area or construction 
impacts within the critical area or its buffer. 

 
Section 6.  Amended Section.  Sumner Municipal Code Chapter 16.40 Resource, Wildlife and Hazard 
Area Regulation Framework, Section 16.40.120 is hereby amended as follows: 

 
16.40.120   Variances. 
 
A. The purpose of a variance is strictly limited to granting relief to specific development 

standards set forth in this division. A variance is also appropriate where there are 
extraordinary or unique circumstances relating to the property such that the strict 
implementation of this division would impose unnecessary hardships on the applicant. 
These provisions should be applied in a manner, which while protecting the environment, 
will assure that a person will be able to use his/her property in a fair and equitable manner. 
Other state and federal permits and approvals may still apply. 

[…] 
 
D.  Criteria for Granting Variances. Variances for development that will be located 
landward of the ordinary high water mark, within a wetland buffer, stream buffer, or landslide 
or erosion hazard area may be authorized provided the applicant can demonstrate all of the 
following: 

  
1. That the strict requirements of the development standards set forth in this division 

preclude or significantly interfere with a reasonable use of the property… 
2. That the hardship described above is specifically related to the property, and is the 

result of unique conditions …and not, for example, from deed restrictions, or and not 
from the applicant’s own actions. 

3. That the design of the project will be compatible with other permitted activities in the 
area and will not cause adverse effects to adjacent properties or the critical area. 

4. That the variance authorized does not constitute a grant of special privilege not enjoyed 
by other properties in the area, and will be the minimum necessary to afford relief. 

5. That the public interest will suffer no substantial detrimental effect, and the proposal 
does not pose an unreasonable threat to the public health, safety, or welfare on or off the 
development proposal site.  Variances for development that will be located either 
waterward of the ordinary high water mark or within regulated wetlands may be 
authorized provided the applicant can demonstrate all the criteria stated above as well as 
the following: 
a. That the strict application of the development standards set forth in this division 

precludes all reasonable use of the property; and 
b. That the proposal is consistent with the criteria established under subsections (D)(1) 

through (4) of this section. 
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E.  Criteria for Granting In-Water and Wetland Variances. Variances for development that will 
be located either waterward of the ordinary high water mark or within regulated wetlands may 
be authorized provided the applicant can demonstrate compliance with all the criteria stated 
above as well as the following: 

1. That the strict application of the development standards set forth in this division 
precludes all reasonable use of the property; and 

2. The impact is both unavoidable and necessary due to site-specific constraints not caused 
by the applicant. 

3. The proposal is consistent with other applicable regulations and standards, at the local, 
state and federal levels.  

 
E.F.  In the granting of all variances, consideration shall be given to the cumulative impact of 
additional requests for like actions in the area… 

 
F. G. The U.S. Fish and Wildlife Service and the National Marine Fisheries Service or agencies 
with jurisdiction shall be sent a notice of application for any variance requesting the reduction 
of buffer widths on Type III F streams. 

 
Section 7. Amended Section.  Sumner Municipal Code Chapter 16.40 Resource, Wildlife and Hazard 
Area Regulation Framework, Section 16.40.125 is hereby amended as follows:   
 

16.40.125   Nonconforming uses, structures, activities. 
 
B. Expansion, reconstruction, maintenance or modification of a nonconforming an existing 

structure, accessory structure, use or activity, where legally preexisting, located in a critical 
area or its associated buffer may be allowed, provided, that the structure, use or activity 
does not remove native vegetation, or increase the activity footprint, developed area, or 
impervious surfaces, or create other construction impacts within the critical area or its 
associated buffer. 

1. Further expand or intensify the footprint of activity; or 
2. Increase impervious surface area; or 
3. Remove vegetation; within the critical area or its associated buffer area. 

 
Section 8.  Amended Section.  Sumner Municipal Code Chapter 16.40 Resource, Wildlife and Hazard 
Area Regulation Framework, Section 16.40.135 is hereby amended as follows:   
 

16.40.135  Application and review process for RHWHA permit.  
 
A. Activities which require resource, wildlife and hazard area (RWHA) approval shall be 
processed as Type I or Type II decisions pursuant to chapter 18.56 SMC, Procedures for Land 
Use Permits. … 
[…] 

 
Section 9.  Amended Section.  Sumner Municipal Code Chapter 16.40 Resource, Wildlife and Hazard 
Area Regulation Framework, Section 16.40.150 is hereby amended as follows:   

 
16.40.150   Relationship to other regulations. 
[…] 
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D. Whenever conflicts exist between federal, state, or local laws, ordinances, or rules, the more 
restrictive provision shall apply. 
[…] 

 
Section 10.  Amended Section.  Sumner Municipal Code Chapter 16.46 Wetlands Protection is hereby 
amended as follows: 

 
Chapter 16.46   
WETLANDS PROTECTION 

 
Section 11. Amended Section.  Sumner Municipal Code Chapter 16.46 Wetlands Protection, Section 
16.46.030 is hereby amended as follows: 
 

16.46.030   Definitions. 
[…] 
22. “Regulated wetlands” means ponds 20 acres or less, including their submerged aquatic 
beds, and those lands defined as wetlands under the federal Clean Water Act, 33 U.S.C. 1251 et 
seq., and rules promulgated pursuant thereto, and shall be those areas that are inundated or 
saturated by surface or ground water 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. Regulated wetlands generally include swamps, marshes, bogs, and 
similar areas. Wetlands created as mitigation and wetlands modified for approved land use 
activities shall be considered as regulated wetlands. Regulated 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.  
[…] 
 
28. “Wetlands” or “wetland areas” means areas that are inundated or saturated by surface or 
ground water at a frequency and duration sufficient to support… 

 
Section 12. Amended Section.  Sumner Municipal Code Chapter 16.46 Wetlands Protection, Section 
16.46.060 is hereby amended as follows: 
 

16.46.060   Mapping. 
 
A. The approximate location and extent of wetlands in the city is displayed on the City of 

Sumner, WA Public Webmap, the National Wetland Inventory (US Fish and Wildlife 
Service), and the Priority Habitat and Species Map (Washington Department of Fish and 
Wildlife Service) map titled “Wetland Inventory Map, 2007.” This These maps are 
inventory is general and not designed to support permit applications and does not establish 
jurisdictional boundaries. Furthermore, as site conditions change (due to natural and human 
processes), wetland areas and characteristics may change as well. 

B. The exact location of the wetland boundary shall be determined by the applicant through 
the performance of a field investigation by a qualified wetland professional applying the 
regulated wetland definition provided for in this chapter. 
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Section 13. Amended Section.  Sumner Municipal Code Chapter 16.46 Wetlands Protection, Section 
16.46.070 is hereby amended as follows: 
 

16.46.070   Wetlands rating. 
[…] 
 
B. Rating. Wetlands shall be rated according to the Washington Department of Ecology 

wetland rating system, as set forth in the Washington State Wetland Rating System for 
Western Washington: 2014 Update (Ecology Publication No. 14-06-029… 

[…] 
 

4. Category IV. Category IV wetlands have the lowest levels of functions (scoring fewer 
than 16 points) and are often heavily disturbed. These are wetlands that are good candidates 
for replacement and improvement.  However, we should be able to replace, or in some 
cases to improve. However, experience has shown that replacement cannot be guaranteed in 
any specific case. Tthese wetlands may provide some important functions and should be 
protected to some degree. 

 […] 
 
Section 14.  Amended Section.  Sumner Municipal Code Chapter 16.46 Wetlands Protection, Section 
16.46.080 is hereby amended as follows: 
 

16.46.080   Regulated activities. 
 
A resource, wildlife, and hazard area (RWHA) approval shall be obtained prior to undertaking 
the following in a regulated wetland or its buffer unless authorized by SMC 16.46.090:  
[…] 
 
G. The destruction or alteration of wetlands vegetation through clearing, harvesting, shading, 

intentional burning, or planting of vegetation within a regulated wetland or its buffer that 
would alter the character of a regulated wetland… 

H. Activities adjacent to a regulated wetland or its buffer that result in a significant change of 
water temperature, a significant change of physical or chemical characteristics of wetlands 
water sources… 

 
Section 15. Amended Section.  Sumner Municipal Code Chapter 16.46 Wetlands Protection, Section 
16.46.090 is hereby amended as follows: 

 
16.46.090   Exemptions and allowed uses in wetlands. 
 
A. The following wetlands may be exempt from the requirement to avoid impacts (SMC 

16.46.170(A)(1)), and they may be filled if the impacts are fully mitigated based on the 
remaining actions in SMC 16.46.170(A)(2) through (6)… 
1. All isolated Category IV wetlands less than 4,000 square feet that: 

a. Are not associated with riparian fish and wildlife habitat conservation areas or their 
buffers. 

b. Are not associated with shorelines of the state or their associated buffers. 
[…] 
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2. Wetlands less than 1,000 square feet that meet the above criteria and do not contain 

federally listed species or their critical habitat are exempt from the buffer provisions 
contained in this chapter. 

 
B. In addition to those activities listed in SMC 16.40.100, the following activities shall be 

allowed within a wetland or wetland buffer without having to obtain a RWHA permit 
provided they are conducted using best management practices, except where such activities 
result in the conversion of a regulated wetland or wetland buffer to a use to which it was not 
previously subjected or have the potential to result in a loss of the functions, values or area 
of a wetland or wetland buffer:  
1.  The harvesting of wild crops in a manner that is not injurious to natural reproduction of 

such crops…or the wetland by changing existing topography, water conditions or water 
sources… 

2.  Ongoing agricultural activities, provided they implement applicable best management 
practices (BMPs) contained in the latest editions of the USDA Natural Resources 
Conservation Service (NRCS) Field Office Technical Guide (FOTG); or develop a farm 
conservation plan in coordination with the local conservation district, and forest 
clearing and other forest practices regulated under the State Forest Practices Act… 

3.  The maintenance of drainage facilities and new drainage facilities provided they are an 
integral part of an ongoing agricultural activity and approved by the director; 

4.  The following uses are allowed within wetlands and/or wetland buffers; provided, that 
written notice at least 10 days prior to the commencement of such work has been given 
to the director; and provided, that wetland impacts are minimized and that disturbed 
areas are immediately restored: 
a. Normal maintenance, repair, or operation of existing serviceable legally established 

structures, facilities, or improved areas. Maintenance and repair does not include 
any modification that changes the character, scope, or size of the original structure, 
facility, or improved area and does not include the construction of a maintenance 
road; 

b. Minor modification of existing serviceable legally established structures within a 
wetland buffer zone where modification does not adversely impact wetland 
functions or increase the size of the structure’s footprint;  

[…] 
  

8.  Normal and routine maintenance and repair of any legally established existing public or 
private facilities within an existing right-of-way; provided, that the maintenance or 
repair does not expand the footprint of the facility or right-of-way; and has no adverse 
effect on the wetland or buffer. 

9.  Stormwater Management Facilities. A wetland or its buffer can be physically or 
hydrologically altered to meet the requirements of an LID, runoff treatment or flow 
control BMP if all of the following criteria are met: 
a. The wetland is classified as a Category IV or a Category III wetland with a habitat 

score of three to five points; and 
b. There will be “no net loss” of functions and values of the wetland; and 
c. The wetland does not contain a breeding population of any native amphibian 

species; and 
d. The hydrologic functions of the wetland can be improved as outlined in questions 3, 

4, 5 of Chart 4 and questions 2, 3, 4 of Chart 5 in the “Guide for Selecting 
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Mitigation Sites Using a Watershed Approach” (Ecology Publication No. 09-06-
032, or as revised and approved by Ecologyavailable here: 
http://www.ecy.wa.gov/biblio/0906032.html); or the wetland is part of a priority 
restoration plan that intended to achieves restoration goals identified in a shoreline 
master program or other local or regional watershed plan; and 

[…] 
 

 
Section 16. New Section.  Sumner Municipal Code Chapter 16.46 Wetlands Protection, is hereby 
amended to add a new section, as follows: 

 
16.46.150   Buffer requirements. 
[…] 
 
N. Functionally Disconnected Buffer Area. Buffers may exclude areas that are functionally 

and effectively disconnected from the wetland by an improved public street or legally 
established development, as determined by the director. Functionally and effectively 
disconnected means that the street or other significant development blocks the protective 
functions provided by a buffer. The director shall evaluate whether the interruption will 
affect the entirety of the buffer, considering the following:  
1. Significant development includes public streets and railroads, and private developments 

such as homes or commercial structures and parking lots. 
2. Linear development extending across a buffer results in a different variation of buffer 

interruption than isolated features such as houses or accessory structures. Linear 
development such as roads and continuous parking lots typically result in the greatest 
interruption of buffer functions. 

3. Individual structures, such as a house, often do not fully interrupt buffer functions. In 
such cases, the allowable buffer exclusion should be limited to just the portion of the 
buffer that is within the footprint of the isolated structure and its contiguous 
improvements such as a paved driveway.  

4. A critical area report (CAR) shall be submitted to the director, evaluating the buffer 
functions and impact of intervening structures. If the CAR demonstrates that functions 
are greatly reduced by the intervening structure, the director may waive or reduce the 
required buffer width based on the information provided in the CAR. 

5. Any future modifications to buffers shall be consistent with regulations outlined in 
SMC 16.46.150(A). 

 
Section 17. Amended Section.  Sumner Municipal Code Chapter 16.46 Wetlands Protection, Section 
16.46.170 is hereby amended as follows: 
 

16.46.170   Minimizing and replacing wetlands impacts. 
[…] 

H. Wetland Mitigation Ratios.1 

Category and Type 
of Wetland 

Creation or 
Reestablishment Rehabilitation Preservationa or 

Enhancement 
Category I: 

Bog, natural 
Case by caseb Not 

considered possible 
Case by caseb Case by caseb 
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Category and Type 
of Wetland 

Creation or 
Reestablishment Rehabilitation Preservationa or 

Enhancement 
heritage sitea 

Category I: 
Mature 
forested 

6:1 12:1 24:1 

Category I: 
Based on 
functions 

4:1 8:1 16:1 

Category II 3:1 6:1 12:1 
Category III 2:1 4:1 8:1 
Category IV 1.5:1 3:1 6:1 

 
1  Ratios for rehabilitation and enhancement may be reduced when combined with 
1:1 replacement through creation or reestablishment. See Table 1a, Wetland 
Mitigation in Washington State – Part 1: Agency Policies and Guidance – Version 1 
(Ecology Publication No. 06-06-011a, Olympia, WA, March 2006 or as revised). See 
also subsection (C)(4) of this section for more information on using preservation as 
compensation. 
 
a Areas proposed for preservation must be unique, high quality wetlands systems 
such as bogs, meeting criteria found in Wetland Mitigation in Washington State Part I 
(version 2) and II (Ecology Publication No. 21-06-003 and 06-06-011b, or as revised) 
b  Complete avoidance of bogs and natural heritage sites is required unless 
overriding project need and lack of practicable options results in unavoidable impacts. 
In those cases, the proposed mitigation must include 24:1 preservation of the same 
wetland type (e.g., bog) at a minimum of a 24:1 ratio, plus protective buffer of 
sufficient width to protect the unique water quality conditions that support these 
unique wetlands. Additional wetland creation, rehabilitation and enhancement would 
be considered in determining the final mitigation ratios. 

 
I.  Credit/Debit Method. To more fully protect functions and values, and as an alternative to 

the mitigation ratios found in the joint guidance Wetland Mitigation in Washington State 
Part s I (version 2) and II (Ecology Publication No. 21-06-003 and 06-06-011a-b, Olympia, 
WA, March 2006or as revised), the administrator may allow mitigation based on the 
“credit/debit” method developed by the Department of Ecology in Calculating Credits and 
Debits for Compensatory Mitigation in Wetlands of Western Washington: Final Report 
(Ecology Publication No. 10-06-011, Olympia, WA, March 2012, or as revised). 

[…] 
K.  Advance Mitigation. Mitigation for projects with pre-identified impacts to wetlands may be 

constructed in advance of the impacts if the mitigation is implemented according to federal 
rules, state policy on advance mitigation, and state water quality regulations consistent with 
Interagency Regulatory Guide: Advance Permittee-Responsible Mitigation (Ecology 
Publication No. 12-06-015, Olympia, WA, December 2012or as revised). 

[…] 
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L. Alternative Mitigation Plans. The administrator may approve alternative wetland mitigation 

plans that are based on best available science, such as priority restoration plans that achieve 
restoration goals identified in the SMP. Alternative mitigation proposals must provide an 
equivalent or better level of protection of wetland functions and values than would be 
provided by the strict application of this chapter. The administrator shall consider the 
following for approval of an alternative mitigation proposal: 

 
1. The proposal uses a watershed approach consistent with Selecting Wetland Mitigation 
Sites Using a Watershed Approach (Western Washington) (Ecology Publication No. 09-06-
32, Olympia, WA, December 2009or as revised). 
[…] 

 
Section 18. Amended Section.  Sumner Municipal Code Chapter 16.46 Wetlands Protection, Section 
16.46.180 is hereby amended as follows: 
 

16.46.180   Mitigation plans 
 
All wetland and buffer restoration, creation, and/or enhancement projects required pursuant to 
this chapter either as a permit condition or as the result of an enforcement action shall follow a 
mitigation plan prepared by qualified wetland professionals approved by the director and shall 
contain the following: 
[…] 
 
C.  Establish specific criteria/performance standards (including water quality standards, 

survival rates of planted vegetation, species abundance and diversity targets, or other 
ecological, geological or hydrological criteria) for evaluating the mitigation proposal 
relative to the objectives of this chapter and the goals and objectives of the city’s 
comprehensive plan;  

[…] 
 
H. Include provisions for monitoring the mitigation area to determine whether the mitigation 

plan is successful. Monitoring of the area shall include: 
[…] 
3.  Five years of monitoring and maintenance shall be required for mitigation of impacts. 

Monitoring reports shall be submitted by the qualified wetland professional to the city 
during the following years: one, three, and five for a five-year monitoring period. 
Monitoring and maintenance may be extended if performance standards are not met, the 
applicant remains responsible for managing the mitigation project until the goals of the 
mitigation plan are achieved. 

 
Section 19. Amended Section.  Sumner Municipal Code Chapter 16.48 Aquifer Recharge Area is 
hereby amended as follows: 

 
Chapter 16.48     
CRITICAL AQUIFER RECHARGE AREAS 

 
Section 20. Sumner Municipal Code Chapter 16.50 Landslide and Erosion Hazard Area is hereby 
amended as follows: 
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Chapter 16.50 
LANDSLIDE AND EROSION GEOLOGICALLY HAZARDOUS AREAS 

 
Section 21. Amended Section.  Sumner Municipal Code Chapter 16.56 Wildlife Habitat Area is 
hereby amended as follows: 
 

Chapter 16.56 
FISH AND WILDLIFE HABITAT CONSERVATION AREAS 

 
Section 22. Amended Section.  Sumner Municipal Code Chapter 16.56 Wildlife Habitat Areas, 
Section 16.56.030 is hereby amended as follows: 
 

16.56.030   Purpose. 
 
The purpose of this chapter is to regulate development and the use of land in order to preserve 
and protect areas of critical and endangered fish, including anadromous or resident salmonid 
species, and wildlife habitat; and to conform with the Washington State Growth Management 
Act. (Ord. 2071 § 33, 2003: Ord. 1546 § 1 (part), 1992) 
[…] 

 
Section 23. Amended Section.  Sumner Municipal Code Chapter 16.56 Wildlife Habitat Areas, 
Section 16.56.050 is hereby amended as follows: 
 

16.56.050   Applicability. 
 
Fish and wildlife habitat conservation areas are those areas identified as being of critical 
importance to sustain needed habitats and species for the functional integrity of the ecosystem 
and which, if altered, may reduce the likelihood that the species will persist over the long term; 
these areas may include: 
 
A. Designated critical habitat for federally or state-listed endangered, threatened, or sensitive 

species of fish, wildlife, or plants; 
[…] 
H. Fish and wildlife habitat conservation areas do 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. 

 
Section 24. Amended Section.  Sumner Municipal Code Chapter 16.56 Wildlife Habitat Areas, 
Section 16.56.060 is hereby amended as follows: 
 

16.56.060   Mapping and documentation. 
 
Fish and wildlife habitat conservation areas shall be identified in the following documents: 
A. The Washington Department of Natural Resources water typing maps; 
B. The Washington Department of Wildlife Priority Habitats and Species (PHS) Program; 
C. The Washington Department of Natural Resources Natural Heritage Program…  
D. The effective Flood Insurance Rate Map (FIRM); and 
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E. Other appropriate documents prepared by state or federal agencies… 
 
Section 25.  Amended Section.  Sumner Municipal Code Chapter 16.56 Wildlife Habitat Areas, 
Section 16.56.080 is hereby amended as follows: 
 

16.56.080   Habitat management plans. 
[…]   
 
B. The habitat management plan for sites within 300 feet of documented habitat for threatened, 

endangered, or sensitive fish or wildlife species (SMC 16.56.070(A)), or sites containing a 
wetland, wetland buffer, stream, or stream buffer (SMC 16.56.070(B)), shall contain at a 
minimum: 

[…] 
7.  A discussion of ongoing management practices which will protect fish and wildlife 

habitat after the project site has been fully developed, including proposed monitoring, 
adaptive management, and maintenance programs; 

[…] 
 
E. Annual monitoring reports shall be provided to the city by the property owner until the 

mitigation and/or restoration has been in place for at least 10 years and the success 
standards have been met. Monitoring and maintenance may be extended if performance 
standards are not met. The applicant remains responsible for managing the mitigation 
project until the goals of the mitigation plan are achieved. The city shall forward the 
monitoring reports annually to the federal agencies with expertise… 

[…] 
 
Section 26. Amended Section.  Sumner Municipal Code Chapter 16.56 Wildlife Habitat Areas, 
Section 16.56.100 Buffers is hereby amended as follows: 
 

16.56.100   Buffers. 
[…] 
 
C. Buffers, consisting of undisturbed native vegetation, shall be required along all streams, 
lakes and ponds as classified by the DNR water typing classification system (WAC 222-16-
030). The buffer shall extend landward from the ordinary high water mark of the water body. 
The buffer shall not extend landward beyond a public right-of-way that contains an improved 
street. The buffer shall be separated from adjacent private property by a physical barrier such 
as, but not limited to, a pathway, berm, vegetation, or fence. The barrier shall be designed to 
allow for the movement of fish and wildlife and shall be approved by the director. The width of 
the buffer shall be established by the chart below. The buffer shall be established by a 
permanent protective easement, public or private land trust dedication, or similar protective 
mechanism as approved by the director. An easement shall also be provided by the underlying 
property owner that grants the city access to the buffer for the placement of further 
conservation/restoration measures. 
C.  Buffers, consisting of undisturbed native vegetation, shall be required along all streams, as 

classified by the DNR water typing classification system (WAC 222-16-030).  
 

1. The buffer shall extend landward from the ordinary high water mark of the water body, 
except as provided in Subsections D and E below.  
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2. The buffer shall be separated from adjacent private property by a physical barrier such 
as, but not limited to, a pathway, berm, vegetation, or fence. The barrier shall be 
designed to allow for the movement of fish, including salmonid habitat, and wildlife 
and shall be approved by the director.  

3. The buffer shall be established by a permanent protective easement, public or private 
land trust dedication, or similar protective mechanism as approved by the director. An 
easement shall also be provided by the underlying property owner that grants the city 
access to the buffer for the placement of further conservation/restoration measures. 

4. Enhancement of the buffer shall not be required unless a buffer reduction is proposed 
pursuant to SMC 16.56.100(G). 

5. The width of the buffer shall be as established by the chart below. 
 
 

DNR Water Type Buffer Width in Feet 
Fish Bearing (F) 100 feet 
Non-Fish Bearing perennial 
(Np) 

50  100 feet 

Non-Fish Bearing seasonal 
(Ns) 

25  100 feet 

 
 
C. Functionally Disconnected Buffer Area. The director may waive or reduce the required 

buffer due to intervening structures, pursuant to SMC 16.46.150(N). 
 
DE.For projects in areas subject to the requirements of the Sumner Shoreline Master Program, 

the buffer widths and applicable regulations shall be established in the Sumner Shoreline 
Master Program. 

 
E. Buffers for Type Np and Ns streams which are not required by other regulations may be 

modified by the director upon a showing that the following are satisfied: 
1.  Fish, wildlife and plant habitat will not be harmed by the reduction in buffer area based 

on the proposed use and site development proposed; 
2.  The buffer area includes enhancement measures to improve the functional attributes of 

the buffer through the use of plantings of native plant species. The improvements must be 
shown to improve the habitat conditions for wildlife; 

3.  A best management practices plan addressing the proper design, layout, construction and 
use of the site is provided which is sufficient to mitigate impacts to wildlife and habitat 
areas; 

4.  Under no circumstance shall the buffer be reduced below those shown in the table below: 
DNR Water Type Buffer Width in Feet 

Np 25 
Ns 20 

 
F.  Buffers for Non-Typed or Unknown Waters shall be the same as those for fish bearing 

streams. Applicants or landowners may apply for a water type modification as outlined by 
Washington State Department of Natural Resources. 
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GF.  Buffer reductions.  Buffers for Type F streams which are not required by other 
regulations may be modified upon approval of a variance per SMC 16.40.120 by the 
director, under procedures for Type II permits in chapter 18.56 SMC, Procedures for Land 
Use Permits and a showing that the following are satisfied: 

 
1. The subject parcel is less than 200 feet in depth as measured perpendicular from the 

ordinary high water mark There are no feasible alternatives to the site design or 
development that could be accomplished without buffer reduction; and 

 
2. The buffer is not reduced below 75 feet and there is not net loss of buffer function; and 
 
3. The impervious surface of the reduced portion of the buffer shall not exceed 10 percent 

unless the following measures are taken: 
a. The removal of an equivalent amount of existing impervious surface within the sub-

basin of the Type F stream; and 
b. The permanent setting aside and habitat restoration of area(s) where impervious 

surface has been removed; 
 

3.  Buffers shall provide conservation or protection measures necessary to preserve or 
enhance anadromous fisheries including measures that protect habitat important for all 
life stages of anadromous fish, including, but not limited to, spawning and incubation, 
juvenile rearing and adult residence, juvenile migration downstream to the sea, and 
adult migration urrwpstream to spawning areas. Habitat protection measures should be 
based on the best available science relevant to stream flows, water quality and 
temperature, spawning substrates, instream structural diversity, migratory access, 
estuary and nearshore marine habitat quality, and the maintenance of salmon prey 
species. 
 

4. Appropriate state and federal agencies shall be consulted if requirements of subsection 
(F)(2) or (3) of this section are not possible and appropriate state agencies may be 
consulted; and 

 
5. Documentation provided demonstrates that Ffish, wildlife and plant habitat will not be 

harmed by the reduction in buffer area based on the proposed use and site development 
proposed; and 

 
6. The buffer area includes enhancement measures to improve the functional attributes of 

the buffer through the use of plantings of native plant species. The improvements must 
be shown to improve the habitat conditions for wildlife and shall be monitored per 
SMC 16.56.080(C); 

 
7. Design and management .measures in Table 1 are implemented; and  

 
Table 1 – Required Measures to Minimize Impacts to Streams 
 

Disturbance Required Measures to Minimize Impacts 
Lights Direct lights away from stream 
Noise Locate activity that generates noise away from stream 
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Disturbance Required Measures to Minimize Impacts 
If warranted, enhance existing buffer with native vegetation 
plantings adjacent to noise source 
For activities that generate relatively continuous, potentially 
disruptive noise, such as certain heavy industry or mining, 
establish an additional 10-foot heavily vegetated buffer strip 
immediately adjacent to the outer stream buffer 

Toxic runoff Route all new, untreated runoff away from stream while 
ensuring stream is not dewatered 
Establish covenants limiting use of pesticides within 150 feet 
of stream 
Apply integrated pest management 

Stormwater runoff Retrofit stormwater detention and treatment for roads and 
existing adjacent development 
Prevent channelized flow from lawns that directly enters the 
buffer 
Use low intensity development techniques (for more 
information refer to the drainage ordinance and manual) 

Change in water 
regime 

Infiltrate or treat, detain, and disperse into buffer new runoff 
from impervious surfaces and new lawns 

Pets and human 
disturbance 

Use privacy fencing or plant dense vegetation to delineate 
buffer edge and to discourage disturbance using vegetation 
appropriate for the ecoregion 
Place stream and its buffer in a separate tract or protect with 
a conservation easement 

Dust Use best management practices to control dust 
 
 

7. 8.  A best management practices plan addressing the proper design, layout, construction 
and use of the site is provided which is sufficient to mitigate impacts to wildlife and 
habitat areas; and 

 
8. 9.  Monitoring of mitigation actions is required shall be implemented to verify long-

term functional improvement of the enhanced buffer area per SMC 16.56.080(C) (E); 
and 

 
10. The proposal includes a habitat management plan prepared by qualified professional 

biologist approved by the director that includes the submittal requirements in 16.56.080 
Habitat Management Plans; and 

 
11. The stream buffer shall be retained in an undisturbed or enhanced condition for the life 

of the project. 
 
GH. Partial Exemptions.  The following uses are allowed in fish and wildlife habitat buffers: 
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1.  Activities directly related to the cultural, recreational, scientific and educational aspects 
of the stream… 

2.  Public utility corridors and large-scale public recreational facilities such as regional 
trails and parks may be allowed in buffer areas, through obtaining a RWHA permit, 
provided that the proposal is subject to review under the State Environmental Policy 
Act, and that the structure and function of impacted fish and wildlife habitat is replaced 
and restored and mitigated; and that appropriate federal and state agencies are notified 
of the project.  

 
Section 27. Severability. If a section, subsection, paragraph, sentence, clause, or phrase of this 
ordinance is declared unconstitutional or invalid for any reason by any court of competent jurisdiction, 
such decision shall not affect the validity of the remaining portions of this ordinance. If the provisions 
of this ordinance are found to be inconsistent with other provisions of the Sumner Municipal Code, this 
ordinance is deemed to control. 
 
Section 28.  Effective date. This ordinance shall take effect five (5) days from the date of publication 
in the City’s official newspaper.   
 
Section 29. 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 ordinance, including the 
correction of clerical errors; ordinance, section, or subsection numbering; or references to other local, 
state, or federal laws, codes, rules, or regulations. 
 
Passed by the City Council and approved by the Mayor of the City of Sumner, Washington, at a 
regular meeting thereof this _____day of ____________ 
 
 
       __________________________________ 
      Mayor Kathy Hayden 
 
ATTEST:     APPROVED AS TO FORM: 
 
 
_____________________________  ___________________________________ 
City Clerk Michelle Converse, CMC  Andrea Marquez, City Attorney 
 
 
First Reading:   
Date Adopted:   
Date of Publication:  
Effective Date:     
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STUDY SESSION 
DATE: September 19, 2024 

AGENDA BILL: 24-518 

 
SUBJECT: Municipal Code Amendment – Action:  Multifamily Tax Exemption 
Regulations 

CATEGORY: Motion 

 
BUDGET IMPACT:   
Expenditure Required: None Within Budget Allocation: N/A 
 

 
ATTACHMENTS:   
1. Staff Report MFTE Regulations - 082924 
2. Ordinance - MFTE Regulations - 091124 
   
STAFF CONTACT:  Ryan Windish, Community Development Director 

 
SUMMARY BACKGROUND:   
 
During 2023-2024, the Planning Commission reviewed proposed updates to elements (chapters) of the 2024 Comprehensive Plan 
(Comp Plan), related plans and development regulations.  The Commission held several study sessions and held a public hearing in 
April 2024. 
  
The purpose of this meeting is for the Commission to take action on the proposed municipal code amendments related to the City’s 
Multifamily Tax Exemption regulations.   
  
Please see the attached staff report for a summary of proposed amendments. 

 
 
COUNCIL COMMITTEE/STUDY SESSION: n/a 
MEETING/STUDY SESSION DATE:  
COMMITTEE RECOMMENDATION: n/a 
 
STAFF RECOMMENDATIONS/MOTION:   
Move to recommend to the City Council approval of the Draft Ordinance for Multifamily Tax Exemptions Regulations dated 
September 10, 2024. 
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DATE:  August 29, 2024 
TO:  Planning Commission 
FROM: Ryan Windish, Community Development Director 
RE:  Amending MFTE Code for 2024 Comprehensive Plan Update 

 
 
Background 
The City Council first adopted a Multifamily Tax Exemption (MFTE) program in 2019 for the 
Town Center and it included both an allowance for an 8-year exemption for market rate 
projects and a 12-year exemption for affordable housing development. In 2022, the City 
Council expanded the residential target areas to include a portion of the East Sumner 
Neighborhood, but only for the 12-year exemption with the intent of providing an incentive for 
housing affordable to low and moderate-income households.  
 
The MFTE is a tax incentive for the purpose of expanding affordable housing options within 
designated areas “residential target areas.” Properties qualifying for the tax exemption do not 
pay property taxes on the value of new housing construction, conversion or rehabilitation. 
However, the exemption does not apply to the value of the land itself or non-residential 
improvements to the property. A local government may choose to offer an 8-, 12-, or 20-year 
tax exemption. Twelve and 20-year programs must require that a certain percentage of the 
housing be affordable to low or moderate-income households. 
 
During the 2024 Comprehensive Plan Periodic Update process, as mandated by the state 
Growth Management Act (GMA), the City is required to implement policies that will 
accommodate housing for all income bands. The City is considering a number of measures to 
increase incentives for affordable housing, especially for households earning below 80% of the 
area median income (AMI).  
 
Therefore, at this time, the City Council is considering amendments to the MFTE program such 
that it would make two changes: 

1. Within the Town Center remove the 8-year market rate MFTE and only allow it for the 
12-year MFTE for affordable developments; 

2.  Expand the residential target area in East Sumner to include the entire East Sumner 
Neighborhood Plan area. 
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Development Impacts 
There have been a few projects interested in the MFTE option. In East Sumner, The Sumner 
Mill apartments, 166 units with 33 affordable units, obtained a final certificate of exemption in 
2024. In the Town Center, the 1228 Fryar Avenue development (under construction) has 127 
units and has received a conditional certificate of exemption for a market rate project. The 
same developer is planning to build the Kincaid Mixed Use project on the old Red Apple 
Market. He has indicated that he will be applying for an 8-year market rate exemption for the 
180 apartments. Changing the Town Center MFTE allowance to only be for affordable housing 
may impact this property. They can still apply for the 8-year and it would be vested for up to 5 
years. 
 
Public Outreach 
The City Council will be holding a public hearing on the Comprehensive Plan and implementing 
ordinances including amendments to the MFTE program. Notice will be provided via the City 
website, newspaper and other city methods.  
 
Conclusion 
The proposed changes to the MFTE program would have the effect of creating more 
opportunities and incentives for affordable housing projects consistent with the goals and 
policies of the Comprehensive Plan and consistent with the requirements of GMA. 
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Draft Ordinance September 10, 2024 
MULTIFAMILY TAX EXEMPTION REGULATIONS 

 
 

ORDINANCE NO. XXXX 
CITY OF SUMNER, WASHINGTON 

 
AN ORDINANCE EXPANDING THE MULTIFAMILY PROPERTY TAX EXEMPTION 
(MFTE) RESDIENTIAL TARGET AREA TO INCLUDE THE ENTIRE BOUNDARY OF 
THE EAST SUMNER NEIGHBORHOOD AND ELIMINATING THE 8-YEAR MFTE 
OPTION FOR THE TOWN CENTER IN ORDER TO PROMOTE THE DEVELOPMENT 
OF AFFORDABLE HOUSING FOR LOW AND MODERATE INCOME HOUSEHOLDS.  
 

WHEREAS, the City Council approved the City of Sumner 2021 Housing Action Plan which contained 
14 actions for promoting affordable housing; and 
 
WHEREAS, the East Sumner Neighborhood Plan contains properties zoned for multifamily 
development that offer an opportunity for substantial new residential development at 25-40 dwelling 
units per acre; and 
 
WHEREAS, in 2021 the City of Sumner Multifamily Tax Exemption program was expanded beyond 
the Town Center to facilitate the development of affordable housing; and City of Sumner places 
significant value on walkability and connectivity in the downtown; and  
 
WHEREAS, the City of Sumner is required to update the Sumner Comprehensive Plan, and to 
implement the affordable housing requirements of the Growth Management Act, RCW 36.70A; and  
 
WHEREAS, the City of Sumner’s goals for affordable housing will be furthered by expanding the 
Multifamily Tax Exemption residential target area in East Sumner Neighborhood to include the entire 
boundary of the East Sumner Neighborhood planning area for multifamily housing; and  
 
WHEREAS, the Town Center has seen success with development of multifamily housing utilizing the 
8-year market rate rent option and will further benefit from a MFTE that is only available for the 12-year 
affordable housing option; and  
 
WHEREAS, in order to justify the tax abatement program, it is appropriate that the residential 
development, to which the tax abatement program would apply, establish a long term benefit to the City; 
and  
 
WHEREAS, the residential development to which the tax abatement program would apply should also 
reflect a minimum investment; and  
 
WHERAS, the proposed regulations provide a benefit, based on research of surrounding jurisdictions, 
interviews with developers, and real estate professionals and community input; and  
 
WHEREAS, the City has completed a public process including a public hearing with the City Council on 
November XX, 2024. 
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NOW, THEREFORE, THE CITY COUNCIL OF THE CITY OF SUMNER, WASHINGTON, 
DO ORDAIN AS FOLLOWS: 
 
Section 1. That section 3.52.040, paragraph A. “Terms of the Tax Exemption” of the Sumner 
Municipal Code is hereby amended to read as follows:  

 
3.52.040 Terms of the tax exemption. 
A. Duration of Exemption. The value of new housing construction, conversion, and rehabilitation 
improvements qualifying under this chapter is exempt from ad valorem property taxation, as 
follows: 

1. For properties for which applications for certificates of tax exemption eligibility are submitted 
under this chapter, the value is exempt: 

a. For eight successive years beginning January 1st of the year immediately following the 
calendar year of issuance of the certificate; or 

b. For 12 successive years beginning January 1st of the year immediately following the 
calendar year of issuance of the certificate, if the property otherwise qualifies for the 
exemption under this chapter and meets the conditions in this subsection (A)(1)(b)(a). For the 
property to qualify for the 12-year exemption under this subsection, 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, and the property must satisfy that commitment 
and any additional affordability and income eligibility conditions adopted by the local 
government under this chapter. In the case of projects intended exclusively for owner 
occupancy, the minimum requirement of this subsection (A)(1)(b)(a)may be satisfied solely 
through housing affordable to moderate-income households. 

 
Section 2. That section 3.52.050 “Project Eligibilty” of the Sumner Municipal Code is hereby 
amended to read as follows:  
 

“3.52.050 Project eligibility. 
A proposed multifamily housing project must meet the following requirements for 
consideration for a property tax exemption: 
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A. Location. The project must be located within a residential targeted area as defined in SMC 
3.52.020 and as set forth in Figures A and B.
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B. Tenant Displacement Prohibited. 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. 

C. Noncompliance with Building Codes. Existing dwelling units proposed for rehabilitation 
must fail to comply with one or more standards of the applicable state or city building codes. 

D. Size of Project. The new, converted, or rehabilitated multiple-unit housing must provide for 
a minimum of 50 percent of the space for permanent residential occupancy. The project, 
whether new, converted, or rehabilitated multiple-unit housing, must include at least 12 units of 
multifamily housing within a residential structure or as part of an urban development. In the 
case of existing multifamily housing that is occupied or which has not been vacant for 12 
months or more, the multifamily housing project must also provide for a minimum of four 
additional multifamily units for a total project of at least 10 units including the four additional 
units. Existing multifamily housing that has been vacant for 12 months or more does not have 
to provide additional units. 

E. Proposed Completion Date. New construction of multifamily housing and rehabilitation 
improvements must be completed within three years from the date of approval of the 
application. 

Page 948 of 949



  5 
 

F. Compliance with Guidelines and Standards. The project must be designed to comply with the 
city’s comprehensive plan, building, housing, and zoning codes, and any other applicable 
regulations. The project must also comply with any other standards and guidelines adopted by 
the city council for the residential targeted area. 
 
G. Properties located within the residential target area as shown in section (A), Figure B, East 
Sumner Neighborhood, shall only be eligible for the 12-year duration of exemption as set forth 
in SMC 3.52.040(A)(1)(b).  
 

Section 3. Corrections by City Clerk or Code Reviser.  Upon approval of the City Attorney, the 
City Clerk and the Code Reviser are authorized to make the necessary corrections to this ordinance, 
including the correction of clerical errors; ordinance, section, or subsection numbering; or references 
to other local, state, or federal laws, codes, rules, or regulations. 
 
Section 4. Severability – Construction. If a section, subsection, paragraph, sentence, clause, or 
phrase of this ordinance is declared unconstitutional or invalid for any reason by any court of 
competent jurisdiction; such decision shall not affect the validity of the remaining portions of this 
ordinance. If the provisions of this ordinance are found to be inconsistent with other provisions of 
the Sumner Municipal Code, the provisions of this ordinance shall control. 
 
Section 5. Effective Date. This ordinance shall be in full force and effect five (5) days from and 
after its passage, approval and publication, as provided by law. 
 
Passed by the City Council and approved by the Mayor of the City of Sumner, Washington, at a 
regular meeting thereof this _______day of, _____________, 2024. 
 
 

       
Mayor Kathy Hayden  

 
ATTEST:      APPROVED AS TO FORM: 
 
 
             
City Clerk Michelle Converse   City Attorney Andrea Marquez 

 

 

First Reading:  11/18/2024 
Date Adopted:   
Date of Publication:   
Effective Date:   
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