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January 13, 2021 

 

 

Jason Sullivan 

Planning and Building Supervisor 

City of Bonney Lake 

Email: sullivanj@cobl.us

 

 

RE: Comments on Bonney Lake-Sumner Draft Housing Action Plan 

The Master Builders Association of Pierce County and the Tacoma-Pierce County Association of 

Realtors® appreciate the time and consideration taken when developing the Draft Housing Action Plan. 

As representatives of developers and real estate professionals, including developers with direct 

experience working in the City of Bonney Lake, we appreciate the thought put into the planning effort.  

We have engaged a consultant to compile input from our staff as well as multi-family developers to 

review the draft HAP and provide additional recommendations for inclusion in the plan. Our review 

focuses on Bonney Lake as it has the highest need for additional units and is the focus of the developer 

feedback received. The study has been sent along with this letter. 

We strongly encourage the full implementation of the plan to make affordable housing feasible in 

Bonney Lake. Further, we offer to be a partner in the City’s process moving forward to provide input 

that helps develop certainty for developers while helping the City achieve its housing goals. 

Thank you for the opportunity to review the Draft Housing Action Plan report and provide feedback. We 

look forward to continuing our relationship with the City to identify ways to successfully move projects 

forward that provide affordable housing stock for the community.  

Please feel free to contact us should you have any questions about any of the comments provided. 

 

Sincerely, 

           

       

Jessie Gamble      Rachel Randich 

Government Affairs Director    Government Affairs Director 

MBA Pierce      TPCAR 

 

cc:  

John Vodopich, Bonney Lake City Administrator (vodopichj@cobl.us) 

Clay White, 

ATTACHMENT B4
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For single family residences.

Pierce County's

Tacoma's

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

This document was last updated July 2, 2020. Some items are from data last posted by jurisdictions in 2016 or earlier.

Bonney Lake's

ATTACHMENT A: Pierce County Jurisdictional Fee Study
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EXECUTIVE 

SUMMARY
Introduction
There is a housing affordability crisis 

impacting the State of Washington.

Between 2000-2015 alone, the State 

underproduced housing by 

approximately 225,000 units1. As the 

four-county region (Pierce, King, 

Snohomish, and Kitsap) grows by 1.8 

million people by 2050, action must be 

taken consistent with VISION 2050. The 

development of strategies to increase 

the supply of housing for all income 

levels, while maintaining the character 

of each community, is a key step to 

solving this problem.  

Recognizing the need to focus on 

housing, the Washington State 

Legislature passed House Bill (HB)1923

during the 2019 legislative session. The 

Bill provided grant funds to develop a 

Housing Action Plan (HAP).

Figure 1. HAP and GMA Timeline

1 Up for Growth 2020. Housing Underproduction in
Washington www.upforgrowth.org/sites/default/files/2020-

The cities of Bonney Lake and Sumner 

came together to develop a joint HAP.

The HAP allows both cities the 

opportunity to understand the existing 

and future housing needs for their 

communities through the development 

of a Housing Needs Assessment (HNA) 

and to develop strategies to make sure 

those needs are met through a HAP.

The timing for this project is ideal. Both 

Bonney Lake and Sumner will be

updating their respective Growth 

Management Act (GMA) 

Comprehensive Plans by June 2024. The 

update requires each city to make a 

variety of housing types available for all 

economic segments of the community. 

In addition, as part of the update each 

Comprehensive Plan will need to outline 

how population growth will be 

accommodated out to 2044 consistent 

with the Regional Growth Strategy 

adopted as part of VISION 2050.

This early action to focus on the housing 

needs of Bonney Lake and Sumner and 

to develop strategies to address these 

issues is a valuable exercise.

01/HousingUnderproductionInWashingtonState2020-01-
10.pdf

127



THE ROADMAP TO HOUSING AFFORDABILITY –
HOW A HOUSING ACTION PLAN (HAP) WORKS

It starts with key housing questions:

Will young families be able to find 

housing that is affordable in our 

community in the future?

As our friends and family age, will 

there be housing to ensure they can 

afford to stay in our community?

How do we ensure housing is 

available for teachers, caregivers, 

and single income households?

Housing data is then 

examined through a Housing 

Needs Assessment (HNA):

How affordable is 

housing today?

How are the cities 

expected to grow in the 

future?

What kind of housing will 

meet current and 

projected future needs?

Public engagement ensures the community voice is heard.

Housing Action Plan website developed. 

Community forums and discussions held on the project website

Community led Advisory Committee helps drive the Plan forward.

Planning Commissions and City Councils to hold meetings and 

adopt the final plan.

Based upon the steps above, the Housing Action Plan 

(HAP) then outlines a variety of proactive strategies 

each community could take to help address the 

current and future housing needs of each city. 
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INTRODUCTION                   
Community Profile – Bonney 

Lake
Located in Pierce County, south of Lake 

Tapps, Bonney Lake has a population of 

approximately 21,000 residents as of 

2020. Like many Puget Sound-area 

communities, Bonney Lake has seen 

rapid population growth in the past two 

decades. Its population more than 

doubled between 2000 and 2018. The 

City’s population, primarily composed of 

families, is a residential city with fewer 

jobs than neighboring Sumner. Its 

housing stock is mostly single family 

detached housing that has been built 

over the past 20 years.

Figure 2. Vicinity Map

Community Profile – Sumner
Located in Pierce County, west of Lake 

Tapps, Sumner has a population of 

approximately 10,000 residents. Sumner 

has grown by around 1,500 people 

since 2000, a growth rate similar to other 

cities in the county. The City’s 

population is composed of mostly 

smaller single-family homes. The housing 

stock in the City is older and more 

affordable than surrounding cities. 

Sumner is more diverse than 

neighboring cities. Its population of 

people over 65 is higher, per capita, 

than Bonney Lake or Pierce County as a 

whole. 
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Plan Impact on Housing Prices
Housing affordability (or lack thereof) is 

a significant and complicated. There 

are lots of reasons why housing has 

become so expensive, and cities can 

only address certain aspects. While both 

Bonney Lake and Sumner could reduce 

fees for certain housing types, open up 

areas to allow for higher density 

housing, or provide more options for 

senior housing, they do not control issues 

such labor shortages or the rising cost of 

lumber, for example. 

This Plan is a piece of a larger puzzle 

that aims to help address important 

housing issues in our region. If each city 

in our region takes the steps that Bonney 

Lake and Sumner are taking as part of 

this plan, it will have a positive overall 

impact on housing affordability issues in 

our region. 

GOALS AND 
OBJECTIVES

Bonney Lake
Goal

The City of Bonney Lake’s goal is to 

have a HAP with actionable items they 

can implement, including a clear vision 

of housing needs and solutions tied to 

salary ranges of people who work and 

live in the City. It should encourage 

community engagement around 

housing.

Objectives overview

Identify code and policy changes 

that will work when implemented.

Assist in closing housing gap.

Identify pros and cons for each 

action identified to assist the City

and decision makers as actions are 

evaluated.

Provide options on how best to utilize 

tax incentives to encourage certain 

housing types.

Explore allowing or encouraging 

additional housing types in single-

family areas where appropriate. This 

includes accessory dwelling units, 

duplexes, and triplexes.

Encourage continued community 

engagement on housing issues.

Review two cities together as a 

whole where appropriate.

Sumner
Goal

The City of Sumner’s goal is to provide a 

realistic picture of affordable housing in 

Sumner, including an understanding of 

demographics and economics. It should 

engage the community and provide a 

clear picture to the Council and the 

community of affordable housing issues 

and provide solutions.

Objectives overview

Provide information on the 

interplay between businesses, 

workforce, and housing.

Provide a solid understanding of 

why the plan matters, connections 

between the HAP and the GMA,

what affordability means, where 

Bonney Lake and Sumner fit into 

regional affordability, and how 

that affects both communities.

Identify concrete steps that can 

realistically be implemented and 

that the market will respond to.
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Preventing and mitigating 

displacement 

Improving the permit process

Each subsequent action identified is 

outlined to:

Highlight the strategy or 

strategies this action addresses

The pros/cons of taking action

Outline areas of code that could 

be modified

Highlight jurisdictions that have 

already taken this action

Overall, the HAP provides a suite of 

options for each city to consider moving 

forward. 
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PROJECT TIMELINE

The Commerce deadline for adoption of the HAP is June 30, 2021. The following process 

and schedule were followed to ensure state requirements and project goals were met 

for both Bonney Lake and Sumner.

Figure 4. Timeline and Process Graphic

May Jun Jul Aug Sept Oct Nov Dec Jan Feb Mar Apr May Jun

Task 1:  

Project Kick-Off Charter 

 

Task 2: Public Outreach Plan/Webpage 

Development 

 

Task 3:  

Housing Needs Assessment 

 

Task 4:  

Preliminary Draft Housing Action Plan 

 

Task 5: 

Final Draft Housing Action Plan 

Task 6:  

Public Hearing Process/Final Adoption 

Project Kick-Off

Stakeholder 
Committee Creation 

Housing Needs 
Assessment

Draft Housing Action PlanFinal Housing Action Plan

Public Hearing/

Review & Adoption
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HOUSING NEEDS 
ASSESSMENTS

This section contains an introduction to the 

Housing Needs Assessments. A full synopsis of the 

HNAs’ findings can be found in the Housing 

Needs Assessments chapter, and the full HNAs 

can be found in Appendix 1.

Introduction
The needs for housing in the Cities of 

Bonney Lake and Sumner are 

substantial, and these needs will 

broaden as the communities change 

and grow over the next few decades. A 

key initial step to address housing 

challenges is to analyze the best 

available data that help accurately 

define the range of unmet housing 

needs and the depth of affordability 

needs. This analysis should answer 

questions about the availability of 

different housing, who lives and works in 

the different cities, and what range of 

housing is needed to meet pent up 

demand into the future. Housing 

analysis is an important exercise

because housing needs tend to evolve 

based on changes in the broader 

economy, local demographics, and 

regulatory environment. 

Bonney Lake and Sumner, like other 

communities in the region, have grown 

over the years, leading to affordable 

housing shortages and limited diversity 

in the range of housing options 

available for growing population sectors 

such as seniors, low-to-middle-income 

households, and young, newly-formed

households. The Pierce County 

Countywide Planning Policies

encourage municipalities to increase 

the availability of housing affordable to 

all economic segments of the 

2 Countywide Planning Policies for Pierce County, 
Washington. Effective November 13, 2018.

population and necessitates that they 

assess their achievement in meeting the 

housing needs to accommodate their 

20-year population allocation by 

analyzing available data.2

Analyzing housing is complex since it 

represents a bundle of services that 

people are willing or able to pay for, 

including shelter and proximity to other 

attractions (job, shopping, recreation); 

amenities (type and quality of home 

fixtures and appliances, landscaping, 

views); and access to public services 

(quality of schools, parks, etc.). It is 

difficult for households to maximize all 

these services and minimize costs; as a 

result, households make tradeoffs and 

sacrifices between needed services and 

what they can afford. Housing markets 

tend to function at a regional scale, 

which makes it a challenge for 

jurisdictions to adequately address

issues individually and a prime 

opportunity for neighboring cities like 

Bonney Lake and Sumner to work in 

partnership to broadly meet their 

housing needs. The following section 

helps frame the broader context 

associated with key housing trends.

Broader Demographic Trends 
Several demographic changes have 

emerged since the mid-20th century 

that have influenced housing demand. 

These trends help explain forces shifting 

the housing landscape that are beyond 

the local purview.

Nuclear family households, the 

predominant type of household 

of the mid-20th century, shrank 

from 40% in 1970 to 20% in 2018,

while the share of single-person 
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households increased from 15% in 

1970 to 28% in 2018. 3 Households 

with persons living alone have 

become the most prevalent 

household type, which could 

result in smaller household sizes 

and increased housing unit 

demand. 

Around one-third of Americans 

between 18 and 34 are now 

living in their parents’ homes,

possibly delaying their household 

formation.

Also, America is aging, and the 

number of U.S. seniors will 

continue to grow over the next 

twenty years. National estimates 

suggest that around 22% of 

Americans will be over 65 years 

by 2050. Seniors are projected to 

outnumber children for the first 

time ever by 2035. This is 

substantial growth considering 

that currently, the over 65 age 

group is about 15% of the 

population in Sumner and about 

10% in Bonney Lake (2014-18, 

ACS). The aging Baby Boomer 

generation (born 1946 to 1964) 

could result in greater demand 

for smaller housing for those

wishing to “downsize” and 

greater demand for assisted 

living housing situations.  

Nationwide, the Hispanic/Latino 

population is predicted to be the 

fastest growing racial/ethnic 

group over the next few 

decades. The growing diversity of 

American households will have a 

3 Sources: AARP (2018) Making Room for a Changing
America, U.S. Census Bureau Annual Social and Economic 
Supplements 1950 and 1970, 2015 U.S. Census ACS, PSRC 
Draft 2050 Forecast of People and Jobs. 

large impact on domestic 

housing markets. Over the 

coming decade, minorities will 

make up a larger share of young 

households and constitute an 

important source of demand for 

rental housing and small homes. 

Another factor affecting housing 

is the COVID-19 pandemic. Since 

its emergence, the pandemic 

has slowed the production of 

housing in many regions and due 

to growing remote work 

practices, commuting rates have 

diminished and housing 

preferences are shifting. In 

addition, the pandemic has 

impacted the ability to pay for 

housing consistently, which will 

likely exacerbate housing 

availability and stability. These 

types of trends should be 

monitored as conditions and 

communities adjust.

Another factor crucial for estimating 

housing needs is the trends associated 

with population growth. The growth in 

the Puget Sound region has been 

intense, with the region expecting to 

grow by around 1.8 million to a total 

population of 5.8 million residents by

2050.4 The effects of this regional growth 

have diffused into local areas in the 

region, including Bonney Lake and 

Sumner. Both cities have grown, and this 

growth has put pressure on an already 

limited housing supply. Bonney Lake’s 

population has doubled since 1990 to 

include 20,313 people. 

4 Puget Sound Regional Council (PSRC). Vision 2050, 
Adopted October 2020. Land Use Vision Dataset. Retrieved 
from: https://www.psrc.org/projections-cities-and-other-
places.
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Bonney Lake is growing at a faster rate 

than Pierce County (6% vs 2%) while in 

contrast, Sumner welcomed 3,617 

people from 1990 to 2018 and grew at 

the same pace as Pierce County. 

Despite having a similar population size 

in 1990, Sumner grew more slowly than 

Bonney Lake and currently has an 

estimated 9,898 persons by 2014-18. As 

the county continues to grow, housing 

affordability increasingly has become a 

concern for people wishing to live and 

remain in the area. 

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

Geography Change, 1990 to 2018

1990 2000 2018 Number Percent AAGR

Bonney Lake 7,494 9,687 20,313 12,819 171.06% 6%

Sumner 6,281 8,504 9,898 3,617 57.59% 2%

Pierce County 586,203 700,820 859,840 273,637 46.68% 2%

Sources: Office of Financial Management (OFM), 1990 and 2000 Census, originally from the US Census 

Bureau, Decennial Census, Census of Population and Housing Summary Table; 2014-2018 American 

Community Survey (ACS) 5-year Estimates. Note: Average Annual Growth Rate (AAGR)

The following HNA summarizes 

information about the factors that likely 

will affect residential development in 

Bonney Lake and Sumner over the next 

20 years, including housing market 

dynamics, demographic and 

affordable housing trends, workforce 

profile, population projections, along 

with an estimated housing gap for each 

city that should be filled to meet future 

housing needs up until 2044.

The first section provides a summary of 

the housing needs for Bonney Lake, the 

second section synthesizes Sumner’s 

housing needs, and the third section 

describes joint Bonney Lake-Sumner 

housing considerations. Appendix 1

provides additional detail on the 

housing needs findings and background 

on the results referenced in this chapter.
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Bonney Lake Housing Needs 

Assessment Results Summary 

Bonney Lake Housing Gap and Housing 

Production Target

The results of the Housing Needs Analysis 

show a gap in housing estimated at 

around 3,065 housing units needed by 

2020 and 2044. By 2044 Bonney Lake’s 

population is forecasted to reach 

approximately 29,025 persons. This gap 

combines the existing underproduction 

of around 1,774 housing units (based on 

trends from the past decade) and the 

future need of around 1,290 housing 

units. This means that at least 153 units 

per year on average would need to be 

built in Bonney Lake.5 Bonney Lake 

should work towards providing 

adequate housing to support the 

projected housing growth.6

In addition to supporting steady housing 

growth, Bonney Lake should also 

develop strategies to more equitably 

meet diverse housing needs such as the 

need to plan for housing for a range of 

income levels. Two scenarios were 

developed to inform discussions on 

what range of household incomes 

should be pursued when setting new 

targets to bridge the gap in housing. 

Scenario 1 is the status quo reflecting 

existing housing production trends with

no new action. In contrast, Scenario 2 

emphasizes the City’s responsibility to 

provide a fair share of housing types 

distributed to a range of different 

5 In comparison, the county-level 2008-2030 target calls for 
Bonney Lake to add a total of 2,776 new units in total. 
Between 2008 and 2019, Bonney Lake added 1,392 which is 
halfway to this target. Considering this progress, Bonney 
Lake should add a total of 1,384 or at least 138 units per 
year to meet the 2008-2030 target for the next ten years. All 
of these targets call for around 138 to 153 housing units to 
be added per year, on average.

income levels of residents, based on 

county level averages. Each scenario 

has its benefits, differences, and trade-

offs that should be considered. A key 

difference is that Scenario 1 would have 

more higher income housing while 

Scenario 2 calls for greater housing 

affordable to low-income households. 

Bonney Lake’s Households are Larger 

and Mostly Include Families 

Several demographic trends including 

household size, race/ethnicity, incomes, 

and tenure influence housing demand 

and should be evaluated to identify 

emerging trends and variations in what 

people need for their families and 

households. Household sizes are larger in 

Bonney Lake in comparison to Pierce 

County and Sumner, with almost half of 

all households including three or more 

persons. This larger household size trend 

is reiterated for the average number of 

people per household, since Bonney 

Lake’s average of 2.92 persons per 

household, as of 2020, is even higher 

than the overall US average. Moreover, 

the dominant household composition 

for Bonney Lake consists of families with 

children (37%) or without children (40%).7

Finding: This trend indicates a need to 

support continued production of family-

friendly housing including at least 2 

bedrooms. Family-sized, family-friendly 

housing contains more than two 

bedrooms and includes features 

essential for families, such as areas 

where family members can gather for 

meals and other activities, sufficient 

6 This 2008-2030 target provided in the Pierce County 
Countywide Planning Policies is expected to be updated by 
the Puget Sound Regional Council (PSRC) in 2021.
7 A family household is one in which the residents are 
related to at least one other person in the household by 
birth, marriage, or adoption while non-family households 
include young people living alone, unmarried couples, and 
unrelated house mates. 
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storage space, and access to outdoor 

recreation space. Allowing a broader 

mix of diverse family-friendly housing 

units at different price points in 

traditional detached housing areas can 

attract a larger number of families with 

a wider range of incomes.

Bonney Lake’s Communities Have 

Become Increasingly Diverse 

Consistent with national and county 

trends, the City of Bonney Lake has 

become more diverse since 2000. The 

share of people of color doubled in 

Bonney Lake from 8% to 19% of the total 

population between 2000 and 2014-18. 

In comparison to Pierce County, this 

increase in non-white populations was 

more dramatic, but the overall share is 

lower than Pierce County’s share. 

Hispanic/Latinos and those of two or 

more races doubled over this time 

period to become the most prevalent 

non-white population groups in Bonney 

Lake. Hispanic and Latino households 

compared to non-Hispanic households 

overall tend to have a larger household 

size and younger Hispanic and Latino 

households on average have higher 

homeownership rates and lower than 

average incomes. Households for 

Hispanic and Latino immigrants are 

more likely to include multiple

generations, requiring more space than 

smaller household sizes, and they tend 

to need lower-cost renting and 

ownership opportunities. 

Findings: Strategies should focus on 

lower-cost rentals and increased 

moderate to middle-income priced 

homes with homeownership 

8 “Missing middle” housing referred generally herein as 
middle housing primarily includes single-family attached 
housing with two or more units (duplexes, triplexes, quad 

opportunities and multigenerational 

accommodations.

Bonney Lake’s Population Mostly 

Includes Families and Seniors

Since housing needs change over a 

person’s lifetime, it is important to track 

shifts among age cohorts to anticipate 

expected demand. In comparison to 

Pierce County and Sumner, Bonney 

Lake has the highest share of individuals 

under age 20 (29%) and between 35 to 

49 years. This backs up the finding that 

Bonney Lake primarily houses families 

with children and working adults. In 

addition, Bonney Lake’s senior 

population (over 65) quadrupled over 

the last two decades and this trend 

increased the median age to 35. The 

senior population growth is expected to 

continue, almost tripling the number of 

seniors to 6,114 persons by 2040 (60+). 

Findings: The HAP should include 

strategies to address increased housing

needs for seniors. Homeownership rates 

tend to increase as age increases and 

older people are more likely to live in 

single-person households which tend to 

be smaller in size. The aging Baby 

Boomer generation (born 1946 to 1964) 

could also generate greater demand 

for housing offering living assistance, 

multigenerational accommodations, 

and opportunities for residents to age-in-

place or age elsewhere in their 

communities. Overall, these trends 

indicate high demand for “missing 

middle” housing (like ADUs, townhomes, 

triplexes, duplexes, and cottages) which 

allows more seniors to downsize and 

remain in their community. 8

homes, townhomes, courtyard cottages, accessory dwelling 
units, etc.) or other housing bridging a gap between single 
family and more intense multifamily housing. 
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Increased Demand and Housing 

Scarcity Have Led to Rising Costs

The housing underproduction in Bonney 

Lake, coupled with high demand for 

housing needed for home-buyers, has 

fueled rising home costs. Median sales 

prices have increased by 55% from 

$255,224 to $395,301 in Bonney Lake 

between 2000 and 2019 (Pierce County 

Assessor).9 Additionally, average rent for 

a 2-bedroom apartment (used as a 

proxy for all rental units) has largely 

remained above the area median 

income (100 % AMI) since 2000. 

Increases in housing costs and rent have

been a trend felt across the Puget 

Sound region and state. 

Alongside housing cost increases, the 

median household income in Bonney 

Lake was $91,368 in 2018 – a rate well 

above Pierce County at $67,868 and a 

52% increase from the 2000 level. In 

Bonney Lake, 81% of households own 

rather than rent while Sumner is more 

evenly split with 51% of households 

owning. This is not surprising since most 

of Bonney Lake’s housing stock consists 

of newer construction and traditional

detached housing. Considering the 

ownership rate, it is no surprise that 

Bonney Lake has a large number of 

high-income households as well as the 

largest share, relative to Sumner and 

Pierce County. Income is strongly 

related to the type of housing a 

household chooses (e.g., townhome, or 

stand-alone single-family home) as well 

as household tenure since 

homeownership rates tend to increase 

as income increases.

Findings: Where feasible, additional 

home ownership opportunities should 

9 Zillow data shows an even steeper price increase of
$441,300 by 2019, estimated as increasing by 73%.

be provided for households earning 

between 80 and 120% AMI. Housing 

serving this income bracket tends to be 

middle housing. Demand is mounting for 

middle housing mostly due to aging 

baby boomers, young households 

forming, and the growing workforce. As 

a result, strategies should be developed 

to support middle housing production in 

Bonney Lake. Although Bonney Lake 

has a small share of renters, the renter 

population tends to include households 

at the moderate to lower income level 

and the rising costs of housing has 

disproportionate impacts for homes 

priced at these levels. Consequently, 

additional production of apartments, 

multiplexes and middle housing, and 

government subsidized housing should 

be supported. 

Bonney Lake Has Fewer Jobs and Higher 

Commuting Rates

Understanding Bonney Lake’s workforce 

profile and commuting trends will help 

plan for housing needs of workers. 

Factors such as job sector growth and 

the commuting patterns of residents 

may have implications for how many 

people are able to both live and work 

within the City. If such factors indicate 

many people are commuting into the 

City for work, it could be possible that 

the City does not have enough housing 

to accommodate its workforce or 

enough housing that matches their 

needs and affordability levels. 

Bonney Lake has much fewer jobs than 

Sumner, providing an estimated 5,096 in 

2018 or 24% of the jobs in the Bonney 

Lake-Sumner area. Bonney Lake’s high 

wage sector is more diversified 

(education, healthcare/social 
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assistance are the most dominant) and 

faster growing than the low wage sector 

(dominated by retail trade and 

accommodation/food service sector 

jobs), where workers earn below Pierce 

County’s average annual salary of 

$51,676 in 201810.

Most of Bonney Lake workers commute,

and only 3% live and work in town. This 

rate of commuting in Bonney Lake is 

higher than many other nearby cities –

including Kent, Auburn, Renton, and 

Federal Way. Among those working 

elsewhere, Bonney Lake workers tend to 

work either in King or Pierce Counties. In 

terms of the main cities where Bonney 

Lake residents work, 11% work in Seattle, 

9% work in Auburn, 8% work in Tacoma, 

7% work in nearby Sumner, and another 

8% work in Kent11.

According to the 2018 LEHD Origin-

Destination Employment Statistics 

dataset, only about 7.8% of the City of 

Bonney Lake’s 4,435 workers live in 

Bonney Lake. The rest commute from 

other nearby Pierce County cities like 

Tacoma (5.5%) and Prairie Ridge (4%). 

Pierce County residents account for 54% 

of Bonney Lake workers, while 24% 

come from King County. Combined, the 

three largest industries (by total jobs) in 

Bonney Lake are Retail Trade (27%), 

Accommodation and Food Service 

(21%), and Health Care and Social 

Assistance Industries (13%)12.

Findings: Considering the city’s high 

commute rates, it is worth asking how 

many are commuting due to 

preference or the lack of affordable 

housing. 

10 2018 mean annual salary for Pierce County; WA ESD 
https://esd.wa.gov/labormarketinfo/county-
profiles/pierce#wages

Bonney Lake’s Housing Stock is Newer 

and Mostly Traditional Detached Homes

Analysis of historical development trends 

in Bonney Lake provides insights into 

how the local housing market functions 

in the context of the broader region. 

Bonney Lake’s housing stock has limited 

diversity. Bonney Lake Housing Stock is 

chiefly traditional detached homes (84% 

of total) with smaller shares of housing 

including 7% manufactured homes, 5% 

multifamily housing units (5+ units), and 

4% single-family attached housing units 

(Pierce County Assessor data, 2020). 

Almost half of Bonney Lake’s housing is 

newer construction, with over 75% of 

housing built after 1980. Bonney Lake’s 

apartment and attached housing 

development is newer, primarily built 

during the last two decades (Pierce 

County Assessor data, 2020). Bonney 

Lake’s manufactured/mobile homes are 

the oldest type of housing, mostly built 

between 1960 and 1990. Based on the 

newer age of most of the housing

including apartments, the displacement 

risk could be fairly low for most of the 

housing in Bonney Lake, except for 

manufactured/mobile homes.

Findings: Low supplies of attached 

housing like townhomes, triplexes, 

duplexes, and cottages apartments

11 Longitudinal Employer-Household Dynamics, 2018.
12 PSRC, 2018
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should be addressed to provided 

broader housing options. In addition, 

demand is expected to increase for 

attached housing due to aging baby 

boomers and new households forming.

Cost-burden Disproportionately Affects 

Lower-Income & Renter Households

Housing affordability is increasingly 

becoming a concern in Bonney Lake. 

Housing prices have escalated over the 

last few decades with median sales 

price increasing by 55% (from $255,224 

to $395,301). In 2019, average 

apartment rents (2-bedroom) were 

affordable only to households earning 

around 60% AMI or higher. Affordable

housing problems have not affected all 

households evenly; in fact, low and 

moderate-income households, renters, 

and the young and old have been 

disproportionately impacted. In total, 

double the share of renters were 

severely cost-burdened compared to 

owners and an astounding 84% of 

renters above 65 and almost half under 

24 were cost-burdened in Bonney Lake 

as of 2014-18.

Bonney Lake supports the production of 

rent-restricted housing built to support 

very-low to moderate-income housing 

units. About 433 low-income housing 

units have been built or under 

construction to date in Bonney Lake. 

The living units available for seniors and 

other eligible disabled persons is lower, 

with only 111 living units. These living 

units largely are adult family homes, 

situated in regular neighborhood homes 

where staff assumes responsibility for the 

safety and well-being of an adult. 

Bonney Lake tends to produce more 

moderate-income owner housing units 

rather than low-income housing rentals 

in comparison to Sumner.

What is Affordable Housing? 

 

Median Income Level 
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Findings: Bonney Lake will need to 

continue boosting production of low-

income (50% AMI or lower) housing 

rentals and ownership opportunities to 

achieve the 2008-2030 target since they 

are about halfway towards meeting the 

2030 goal. The approaches for 

increasing low-income housing likely is 

more complicated due to the need for 

some sort of direct assistance.

Sumner Housing Needs 

Assessment Results Summary 

Sumner Housing Gap and Housing 

Production Target

Based on the housing analysis, the City

of Sumner’s housing gap to fill by 2040 is 

1,422 housing units. These housing units 

should be added by 2040 when 

Sumner’s population is forecasted to 

reach approximately 12,473. This 

number should be considered the 

minimum number of additional housing 

units needed to support the expected 

demand. This means that around 72

housing units should be produced per 

year from 2020 to 2040.13 Thus, Sumner 

should pick up the pace to support 

housing growth since only around 41 

housing units has been built per year (on 

average) between 2008 to 2020. 

In addition to supporting greater 

housing development, Sumner should 

also develop strategies to equitably 

meet diverse housing needs such as the 

need to support housing production 

suited for an array of different 

household incomes. Two scenarios were 

developed to inform discussions on 

what range of household incomes 

13 In comparison, the 2008-2030 target provided within the 
Pierce County Countywide Planning Policies calls for a total 
of 1,273 new housing units or at least 127 units per year
from 2020 to 2030. Since 2008, Sumner has added around 

should be pursued when setting new 

targets to bridge the gap in housing. 

Scenario 1 reflects the status quo with 

the existing housing production 

continuing as it has over the last ten 

years. In contrast, Scenario 2 

emphasizes the City’s responsibility to 

provide a fair share of housing types 

that is more evenly distributed for 

different income level needs. Scenario 2 

includes housing targets that are based 

on the averages of household income 

levels quantified for Pierce County in 

2014-18. 

A key difference between the two 

scenarios is Scenario 2 would add 

slightly more housing affordable to 

middle to high-income households. This 

indicates a possible deficit of market 

rate units for middle-income workforce 

households that should be augmented 

to prevent middle- to high-income 

households from renting or buying down 

of housing units priced for low-income 

budgets. The benefits, drawbacks, and 

trade-offs associated with different 

scenarios should be considered. 

Sumner’s Households are Small and 

Mostly Include Non-Families 

Several demographic factors, including 

household size, race/ethnicity, income, 

and tenure, influence housing demand 

and should be evaluated to identify 

emerging trends and variations in what 

people need for their households. 

Sumner households are smaller in size 

than Bonney Lake and predominately 

consist of non-family household 

members. Sumner’s households are 

primarily one-person (33%) and two-

497 new housing units which is almost one-third of the way 
towards achieving this 2030 target. This 2008-2030 target is 
expected to be updated by PSRC.
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person (28%) which aligns with Pierce 

County trends. Another indicator that 

Sumner households tilt towards a smaller 

size is that Sumner averages 2.41 

persons per household which is slightly 

lower than the U.S. rate averaging 2.63 

persons per household (ACS, 2014-18). 

Sumner’s share of non-family households 

is 42%, which is nearly twice Bonney 

Lake’s and higher than the county 

(ACS, 2014-18).

Finding: This trend indicates a need to 

support continued production of smaller 

sized housing options. Space-efficient 

housing units can be more affordable 

than other units because they are 

smaller and more energy efficient and 

they use less land resources. 

Sumner’s Population has Become More 

Diverse Since 2000

Corresponding with national, county, 

and Bonney Lake trends, the City of 

Sumner has become more diverse over 

the last few decades. The share of non-

white persons or people of color in 

Sumner increased from 13% to 20% of 

the total population between 2000 and

2014-18. Persons identifying with two or 

more races doubled (from 3% to 7%) 

and Hispanic or Latino persons 

increased from 3% to 9% and, 

collectively, have become the most 

prevalent non-white groups. Hispanic 

and Latino households compared to 

non-Hispanic households overall tend to 

have a larger household size and 

younger Hispanic and Latino households 

on average have higher 

homeownership rates and lower than 

average incomes. Households for 

Hispanic and Latino immigrants are 

more likely to include multiple

generations, requiring more space than 

smaller household sizes, and they tend 

to need lower-cost renting and 

ownership opportunities.

Findings: Strategies should focus on 

providing lower-priced rentals and 

moderate to middle-income home 

ownership opportunities for larger family-

friendly housing, that may include 

multiple generations.

Sumner’s Age Group Mix Remains 

Unchanged Since 2000

Housing needs change over a person’s 

lifetime. As such, it is important to track 

fluctuations among different age 

cohorts to better understand emerging 

community changes. Among the 

different age cohorts, the 45-64 age 

group, a group tending to be a part of

the workforce, increased the most in 

Sumner by around 38% from 1,796 

persons to 2,481 persons from 2000 to 

2014-18 (ACS). All of Sumner’s age 

cohorts increased or remained the 

same except for children under 5 years. 

Sumner’s senior population (over 65) 

increased slightly from 1,137 persons to 

1,509 persons, but the share of those 

over 65 (15%) exceeds Bonney Lake and 

Pierce County. Moreover, persons over 

60 are expected to increase to a total 

of around 3,293 persons by 2040, which 

is over double the number of people 

age 65 plus in 2014-18. This steady 

incline in the senior population is 

consistent with broader trends. 

Findings: The HAP should include 

strategies to address the intensifying 

housing needs of seniors. Home-

ownership rates increase as age 

increases and older people are more 

likely to live in single-person households. 

The aging of the Baby Boomer 

generation (born 1946 to 1964) could 

generate greater demand for housing 

offering living assistance, 
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multigenerational accommodations, 

and opportunities for residents to age-in-

place or age elsewhere in their 

communities. Overall, these trends 

indicate high demand for middle

housing (e.g., ADUs, townhomes, 

triplexes, duplexes, quad homes, and 

cottages) which allows more seniors 

and couples to downsize and remain in 

their community.

Increased Housing Scarcity Has Led to 

Rising Costs in Sumner

Rising costs of housing has become

more out of reach for Sumner residents, 

even if they are wishing to buy or rent a 

home. Similar to Bonney Lake, the 

limited supply of housing affordable to 

home-buyers and increasing demand in 

the region has led to rising home costs. 

Between 2000 and 2019, median sales 

prices increased by 69% from $235,820 

to $398,989 in Sumner (Pierce County 

Assessor data, 2020). This means that a 

household would need to earn 120% 

AMI or higher to afford the current 

median sales price of housing. Along 

with home sales, the average rent for a 

2-bedroom apartment over the last 

twenty years has fluctuated slightly but 

largely remained above the area 

median income (100 % AMI). This means 

that half of the population in the county 

would be unable to afford the average 

rent in the City. Comparing housing cost 

increases with household income can 

help detect concerns in housing 

attainability. Sumner’s median 

household income was $59,846 in 2018 

(less than 80% AMI), much lower than 

the income that would be required to 

afford the median home sales price 

(120% AMI). Poverty is high in Sumner 

impacting 13% of the population (2014-

18). This shows that home ownership 

opportunities are becoming increasingly 

out of reach for a significant portion of 

Sumner’s population. Sumner has a 

large share of renters, which tend to 

include households at the moderate- to 

lower-income level. Escalating housing 

costs already have a large impact on 

renter households and will continue to 

do so without intervention.

Findings: Similar to Bonney Lake, 

additional home ownership 

opportunities for households earning 

between 80 and 120% AMI should be 

supported. Housing serving this income 

bracket tends to be middle housing and 

produced by the private market. Middle 

housing primarily includes single-family 

attached housing with two or more units 

or other housing bridging a gap 

between single family and more intense 

multifamily. Demand is expected to

increase for this type of housing mostly 

due to aging baby boomers, young 

households forming, and the growing 

workforce. Sumner should also prioritize 

additional production of apartments, 

multiplexes and middle housing, and 

government subsidized housing.

Sumner Has the Largest Share of 

Employment in the Local Vicinity

Workforce trends such as job and wage 

growth and commute patterns can help 

inform appropriate responses to the 

housing needs of workers. Sumner has 

many more jobs than Bonney Lake, 

providing an estimated 16,065 jobs in 

2018, or 76% of the jobs in the Bonney 

Lake-Sumner area. Sumner’s high wage 

sector, dominated by manufacturing 

and transportation and warehouse 

sector jobs, is experiencing moderate 

wage growth while the low wage sector 

is less diversified but also seeing wage 

growth primarily in the construction, and 

wholesale trade sectors. Sumner’s job-
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to-housing ratio has increased to 3 over 

the last decade due to relatively high 

employment growth; however, a 

combined Bonney Lake and Sumner 

jobs-to-housing rate has mostly 

remained below 1.7 at a more 

balanced level. 

A substantial portion of Sumner workers 

commute, and only 11% live and work in 

town. This is similar to rates in Renton 

and Federal Way and is likely partially 

due to the diminished supply of 

affordable housing in the region. 

Among residents working elsewhere, 

Sumner workers tend to work either in 

King or Pierce Counties. Similar to 

Bonney Lake, high commuting rates 

could be a signal for inadequate 

availability of affordable housing within 

the City boundary.

Findings: Like Bonney Lake, actions 

should consider whether people are 

commuting because of a lack of 

affordable housing or due to other 

reasons. In addition, it’s worth asking 

whether employers are finding it difficult 

to recruit staff due to the lack of 

needed housing options. 

Sumner’s Housing Stock Has Limited 

Diversity and is Aging  

Sumner’s housing stock has limited 

diversity and is largely composed of 

single family detached (67% of total) 

with smaller shares of other types of 

housing including 15% single-family 

attached, 9% manufactured homes, 

and 9% multifamily housing units (Pierce 

County Assessor data, 2020). The low 

supplies of single-family attached 

housing (such as triplexes and quad 

homes) and multifamily housing should 

be addressed to provide broader 

housing options for the community since 

demand is expected to increase for 

single-family attached housing due to 

aging baby boomers and young 

households forming.

Sumner’s housing is older than Bonney 

Lake’s housing with one-quarter built 

before 1960 and the rest built 

throughout later decades. The single-

family detached homes in Sumner tend 

to include newer construction built after 

1990 while in contrast, single-family 

attached housing (such as duplexes) 

and manufactured/mobile homes tend 

to have been constructed between 

1960 and 1990. Multifamily housing (5+ 

units) in Sumner mostly was primarily built 

before 1980 and as this type of housing 

ages, the potential for redevelopment 

and the increased risk of possible 

displacement increases.

Findings: Similar to Bonney Lake, the low 

supplies of single-family attached 

housing (e.g., town homes) and 

multifamily housing should be addressed 

to provide broader housing options and 

to meet the expected demand 

associated with aging baby boomers. 

The older housing stock in Sumner could 

increase the risk of displacement 

particularly if this housing is serving lower 

income households. Displacement 

occurs when a household is forced to 

relocate. This tends to occur as a result 

of changes in the housing market, either 

because their housing is being 

redeveloped or undergoing major 

renovations, or due to their housing 

costs increasing faster than they can 

afford. Displacement can be physical 

(redeveloped areas or housing with 

substantial remodels), economic

(increase in rents), or cultural. 

Displacement risk is heightened for cost-

burdened renters, low-income 

households, minorities, and households 
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more likely to experience housing 

discrimination. Displacement tends to 

occur in areas with older housing, transit 

access, less expensive land, and land 

opportunities conducive to large 

developments. An analysis identifying 

gradations of displacement risk should 

be completed to help address 

displacement. Changing zoning to 

allow more intense development can 

increase the chances that current 

residents in the affected neighborhood 

will be physically displaced to make 

way for redevelopment. Consequently, 

displacement risk should be assessed 

before rezones, and safeguards should 

be developed in response to findings. 

Affordable Housing and Cost-burden 

Concerns in Sumner

Affordable housing problems tend to 

disproportionately impact low- and 

moderate-income households, older 

and younger persons, and renters. The 

overall share of cost-burdened 

households in Sumner was 37% in 2014-

18, a rate slightly higher than the Pierce 

County’s. Likewise, the rate of renters 

cost-burdened is 37%, a rate much 

higher than owners (12%). In addition, 

an astounding 85% of renters above 65 

were cost-burdened in Sumner as of 

2014-18. An important source of low-

income housing is rent-restricted units. A 

current accounting of the inventory 

shows there are 63 low-income, rent-

restricted housing units in Sumner, 

primarily produced through tax credits 

or HUD Section 8 vouchers. In addition, 

there are 251 living units for seniors and 

disable persons provided mostly via 

assisted living and senior living facilities. 

Findings: Sumner should take action to 

leverage production of low-income 

housing. The approaches for increasing 

low-income housing has lagged behind 

and likely is more complicated due to 

the need for direct assistance. 

Bonney Lake and Sumner Complement 

One Another  

The cities of Bonney Lake and Sumner 

are located adjacent to one another in 

Pierce County and are similar in being 

smaller sized towns located on the 

eastern edge of the Puget Sound 

region. The cities also function as a 

polycentric urbanized area 

interconnected by major transportation 

routes (SR 410), the same school district, 

interrelated workforce, and various 

community amenities and services. 

Consequently, Bonney Lake and 

Sumner’s housing needs were assessed 

jointly due to these connections along 

with the tendency for the housing 

market to operate at a regional scale. 

The following section provides a 

summary on the ways that Bonney Lake 

and Sumner complement one another.

Bonney Lake houses double the number 

of people in comparison to Sumner.

Sumner employs three times more 

people than Bonney Lake. Sumner’s 

larger employment base complement

Bonney Lake’s smaller workforce.

Sumner’s households tend to be smaller 

consisting of non-family household 

members while Bonney Lake larger 

households (mostly 3+) mostly include 

family members.

Bonney Lake provides mostly owner-

occupied, single-family detached 

housing while Sumner’s housing includes 

more rentals. Bonney Lake’s housing is 

newer and mostly built after 1980 while 

Sumner’s is older, mostly built before 

1999.
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A noteworthy way that Sumner and 

Bonney Lake balance each other is in 

their varied number of jobs and housing 

units. Bonney Lake’s job-to-housing ratio 

(Figure 6) remained below one for the 

last two decades due to the low 

number of jobs while Sumner’s ratio 

increased to over three primarily 

because of a low number of housing 

units. However, when the ratios are 

combined, the Bonney Lake and 

Sumner jobs-to-housing rate has mostly 

remained below 1.7 at a more 

balanced level. 

Another way Bonney Lake and Sumner 

differ is in their share of homeowners 

and renters. Figures 7 and 8 show how 

Bonney Lake predominantly includes 

residents owning homes (around 80% 

are homeowners) while in contrast, 

Sumner has a fairly even split of 

homeowners and renters. Figure 7 shows 

that 7 out of 7 renters earning less than 

$50,000 a year are cost burdened along 

with 8 out of 14 homeowners earning

less than $50,000. Similarly, a high share 

of renters earning less than $50,000 a 

year are cost burdened in Sumner (20 

out of 24 renters) along with 

homeowners earning less than $50,000 

(8 out of 14 homeowners were cost 

burdened). This demonstrates two key 

trends common to many cities: 1) 

renters tend to be more cost-burdened,

and 2) those earning a lower-income 

tend to be cost burdened.

Note: This illustration explains cost burden rates by viewing the 

City as 100 residents. Homeowners are represented by green 

squares, and renters are represented by blue squares; and as 

shown above, there are more homeowners than renters. The 

graphic also breaks homeowners and renters into two groups 

based on income. The darker shade are those people in 

households with middle to higher incomes and lighter shades 

represent people in households with lower incomes. The white 

dots indicate the number of people that are considered cost-

burdened. Source: ECONorthwest illustration. Data Source: ACS 

US Census, 2014-18

Sources: PSRC for Employees, ACS 5 Year 

Estimates (2014-18 for Wage), and ECONorthwest 

Calculations. 

Figure 6. Jobs to Housing Ratio, 2000-
2018

Cost burden Illustrations – if all 
households were 100 residents

Figure 7. Bonney Lake

Figure 8. Sumner

8 of them are 

cost-burdened

19 Renters81 Homeowners

13 homeowners earn 

less than $50,000 

67 homeowners earn 

more than $50,000

12 of them are 

cost-burdened

7 renters earn 

less than $50,000

12 renters earn 

more than $50,000

2 of them are 

cost-burdened

7 of them are 

cost-burdened

8 of them are 

cost-burdened

49 Renters51 Homeowners

14 homeowners earn 

less than $50,000 

37 homeowners earn 

more than $50,000

4 of them are 

cost-burdened

24 renters earn 

less than $50,000

25 renters earn 

more than $50,000

4 of them are 

cost-burdened

20 of them are 

cost-burdened
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Long-Term Impacts of COVID-

19 on Housing
The ongoing COVID-19 pandemic and 

the associated health and economic 

consequences continue to affect 

everyone in the Puget Sound region 

and around the world. While the full 

story of the effects of COVID-19 on 

housing is still being written, several 

important trends are emerging or likely 

to gain importance in the years to 

come. 

First, for many of those whose 

employment can occur remotely, 

physical proximity to the workplace is a 

less important factor when choosing a 

place to live. Factors including access 

to parks, great schools, and being closer 

to family, may increase in importance. 

Second, the demand for new housing is 

continuing to outstrip supply, leading to 

continued upward pressure on prices. 

Labor and material shortages continue 

to make building housing expensive,

and the locational decisions discussed 

above are leading to many more 

households with continued employment 

looking to change their housing 

situation.

Third, continued high unemployment in 

the hardest-hit economic sectors may 

lead to a wave of evictions, with serious 

consequences for those households 

unable to afford their housing coupled 

with a spike in vacancies and continued 

financial stress for landlords and housing 

providers. Stagnant or falling rents may 

help some, but certainly not all, 

households facing loss of income or 

medical expenses as a result of the 

pandemic.

Housing Policy Analysis and 

Current Policy Conditions
Both Bonney Lake and Sumner have 

comprehensive plans that offer policy 

support for their municipal code and 

implement the policies of the Puget 

Sound Regional Council (PSRC) and the 

Pierce County Countywide Planning 

Policies (CPPs). Appendices 3 and 4

contain an analysis of Bonney Lake and 

Sumner’s Comprehensive Plan policies 

that relate to housing.

Both cities should consider additions 

and revisions to their policies that 

support future actions in line with what is 

provided in this plan and to successfully 

implement updated policies in Vision 

2050 (approved October 29, 2020). Such 

policy additions should strengthen and 

support the actions recommended 

here, including (but not limited to) 

strengthening policy support for more 

diverse housing options, developing 

code and policies that mitigate the risk 

of displacement, and placing equity 

front and center when crafting future 

housing code and policy.

Additional analysis on housing policies 

for Bonney Lake and Sumner are found 

under the key findings and 

recommendations section of each HAP.
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HIGH-LEVEL FINDINGS FROM BONNEY LAKE 
HOUSING NEEDS ASSESSMENT

Household Composition - Data shows a need to support continued production of family-friendly 

housing including at least 2 bedrooms. Family-sized, family-friendly housing contains more than two 

bedrooms and includes features essential for families, such as areas where family members can gather for 

meals and other activities, sufficient storage space, and easy access to outdoor play and recreations 

space. Allowing a broader mix of diverse family-friendly housing units at different price points in single-

family neighborhoods can attract a larger number of families with a wider range of incomes.

Growing Diversity - Strategies should focus on providing lower-cost rentals and increased moderate to 

middle-income priced homes with home ownership opportunities and multigenerational accommodations.

Families and Seniors - The HAP should include strategies to address the increased housing needs for 

seniors. Homeownership rates tend to increase as age increases and older people are more likely to live in 

single-person households which tend to be smaller in size. The aging of the Baby Boomer generation (born 

1946 to 1964) could also generate greater demand for housing offering living assistance, multigenerational 

accommodations, and opportunities for residents to age-in-place or age elsewhere in their communities. 

Overall, these trends indicate high demand for “missing middle” housing (e.g., ADUs, townhomes, triplexes, 

duplexes, quad homes, and cottages) which allows more seniors and couples to downsize and remain in 

their community.

Rising Demand and Supply Scarcity - Where feasible, additional home ownership opportunities

should be afforded for households earning between 80 and 120% AMI. Housing serving this income bracket 

tends to be middle housing. Demand is mounting for middle housing mostly due to aging baby boomers, 

young households forming, and the growing workforce. As a result, strategies should be developed to 

support middle housing production in Bonney Lake. Although Bonney Lake has a small share of renters, the 

renter population tends to include households at the moderate to lower income level and the rising costs 

of housing has disproportionate impacts for homes priced at these levels. Consequently, additional 

production of apartments, multiplexes and middle housing, and government subsidized housing should be 

supported.

Fewer Jobs, Higher Commute Rates - Considering Bonney Lake’s high commuting rates, it’s worth 

asking how many are commuting due to preference or the lack of affordable housing.

Newer, Single-Family Housing Stock - The low supplies of attached housing such as town homes, 

triplexes, duplexes, and cottage courtyard apartments and other multifamily housing should be addressed 

to provided broader housing options for the community. In addition, demand is expected to increase for 

attached housing mostly due to aging baby boomers and young households forming.

Cost Burden on Lower Income and Renter Households - Bonney Lake will need to continue 

boosting production of low-income (50% AMI or lower) housing rentals and ownership opportunities to 

achieve the 2008-2030 target since they are about halfway towards meeting the 2030 goal. The 

approaches for increasing low-income housing likely is more complicated due to the need for some sort of 

direct assistance.
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KEY FINDINGS AND RECOMMENDATIONS

Housing Policy Analysis
The project team completed an analysis of Bonney Lake’s curennt housing policies. The 

City’s comprehensive plan, Bonney Lake 2035, includes its housing policies under the 

Community Development Element (Chapter 2, Bonney Lake 2035). Appendix 3 contains 

an analysis table of Bonney Lake’s housing policies. The Community Development 

Element sets a great policy basis for supporting and providing a variety of housing types 

at all income levels within the City. Most of the actions identified in this plan are already 

supported by existing policy. As an example:

2.2 encourages “…the development of mixed-use, senior housing, high density 

residential, and public services uses such as education, health care, libraries, 

child care, governmental facilities…”. 

10.2 focuses on support for the “…development of special-needs housing, 

especially for seniors, such as independent living facilities, various degrees of 

assisted living facilities, and skilled nursing care facilities.

10.5 makes it clear that the City of Bonney Lake will provide “…a sufficient supply 

of housing affordable to all income levels by maintaining a supply of housing 

that is currently affordable to median-income, low income and very low-income 

households, and work to increase the supply of housing affordable to households 

within Bonney Lake that make eighty percent (80%) of the Pierce County 

Median…”

The Community Development element also provides great support for the 

development of the HAP. Policy 10.3 states that the City will “Actively promote 

community awareness and education campaigns regarding affordable housing in 

order to engender acceptance throughout the community.” This project is direct 

implementation of Policy 10.3.

Moving forward, the City could consider additional direct policy support related to 

actions taken in the future. As an example, there are no direct policies supporting ADUs, 

tiny homes, mixed housing types in single family zones, permit process efficiencies 

related to housing types the City is promoting, or the use of MFTE. The City is also 

considering implementing a form-based code. Policies to solidify the goals for a form-

based code could also be useful.

Lastly, the City will be updating its comprehensive plan by June 2024. Part of this 

process will include a review to ensure city policies are consistent with State Law, and 

regional (PSRC Vision 2050) and countywide planning policies. Recent changes to 

regional policies have focused on issues such as equity and displacement. These new 

and updated policies align well with many of the actions identified within this plan. A

future update of policies to provide an equity lens on development and displacement 

minimization as redevelopment occurs will ensure future actions meet all the City of 

Bonney Lake’s goals.  
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Housing Strategies
The following six strategies represent collections of actions that address a particular 

housing issue in a targeted way. The specific actions that fall under each strategy are 

listed below the strategies. Note that many actions appear under multiple strategies; 

this reflects the fact that many of the actions the cities can take can address more than 

one issue simultaneously.

Strategy 1, Preserve rental housing
• Affordable housing preservation strategies

Strategy 2, Incentives for new rental housing

• Develop inclusionary zoning incentives

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

housing

Strategy 3, Bring down the cost of development

• Adopted a MFTE as incentives for rent-restricted affordable housing

• Provide financial incentives to encourage construction of missing middle and income 

restricted housing

• Improve SEPA implementation

• Reduce infrastructure cost to support housing affordability

• Streamline design review process

• Update open space and private recreation requirements

• Switch to bedroom-based calculation of off-street parking for multiple dwelling unit 

development

• Facilitate ADU construction

Strategy 4, Provide wider variety of housing types

• Facilitate ADU construction

• Adopted a MFTE as incentives for rent-restricted affordable housing

• Provide financial incentives to encourage construction of missing middle and income 

restricted housing

• Expand the areas of the city that allow townhomes

• Allow missing middle housing in additional areas of the city

• Permit and clarify Tiny Home regulations

Strategy 5, Prevent and mitigate displacement

• Provide rental housing assistance using affordable housing sales tax 

• Affordable housing preservation strategies

• Adopted a MFTE as incentives for rent-restricted affordable housing

• Develop inclusionary zoning incentives

Strategy 6, Improve the permit process

• Provide improved permitting assistance

• Improve SEPA implementation
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Figure 9. Action Schedule and Summary Table, Bonney Lake

Action Type Target 

Group

Area of 

Applicability

Scale of 

Potential 

Impact

Timeline

Adopted a 

Multi-Family Tax 

Exemption 

(MFTE)as 

incentives for 

rent-restricted 

affordable 

housing

Bring down 

the cost of 

development; 

Provide wider 

variety of 

housing 

types; Prevent 

and mitigate 

displacement

Very Low to 

Moderate 

Income

households

Downtown 

and Midtown 

Center

Moderate to 

Large 

depending 

on the which 

version is 

adopted 

and if 

developers 

choose to 

participate

4 – 5 Years

Provide rental 

housing 

assistance using

affordable 

housing sales 

tax 

Prevent and 

mitigate 

displacement

Extremely

Low to Low 

Income 

Households

Citywide Limited 

impact due 

to the 

amount of 

funds 

available

2 – 3 years

Provide 

financial 

incentives to 

encourage 

construction of 

missing middle

and income 

restricted 

housing

Bring down 

the cost of 

development; 

Provide wider 

variety of 

housing types

Low Income 

to 

Moderate 

Income 

Households

Citywide Moderate to 

Large 

depending 

on the 

incentives 

adopted

4 – 5 years

Affordable 

housing 

preservation 

strategies

Prevent and 

mitigate 

displacement

Extremely 

Low Income 

to 

Moderate 

Income 

Households

Citywide Moderate 4 – 5 years

Switch to 

bedroom-

based 

calculation of 

off-street 

parking for 

multiple 

dwelling unit 

development

Bring down 

the cost of 

development

Low Income 

to 

Moderate 

Income 

Households

Downtown 

and Midtown 

Centers

Moderate as 

it will 

depending 

on the 

market for 

smaller 

studio and 

one-

bedroom

units.

1 years
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Action Type Target 

Group

Area of 

Applicability

Scale of 

Potential 

Impact

Timeline

Facilitate ADU 

construction

Bring down 

the cost of 

development; 

Provide wider 

variety of 

housing types

Low Income 

to 

Moderate 

Income 

Households

Residential 

Zones

Unknown as 

it depends

on the 

number of 

property 

owners that 

elect to 

constructed 

ADUs

1 years

Expand the 

areas of the city 

that allow 

townhomes

Provide wider 

variety of 

housing types

Moderate 

Income 

Households 

First time 

homebuyers

Residential 

Zones

Large scale 

as it would 

increase the 

range of 

housing type

2 – 5 years

Allow missing 

middle housing 

in additional 

areas

Provide wider 

variety of 

housing types

Low income 

to Moderate 

Income 

Households

Residential 

Zones

Large scale 

as it would 

increase the 

range of 

housing type

2 – 5 years

Develop 

inclusionary 

zoning 

incentives

Incentives for 

new rental 

development; 

Prevent and 

mitigate 

displacement

Very Low 

Income to 

Moderate 

Income 

Households

Citywide Moderate as 

it depends 

on the 

number of 

property 

owners that 

elect to take 

advantage 

of the 

incentive.  

4 – 5 years

Reduce 

infrastructure 

cost to support 

housing 

affordability

and missing 

middle housing

Bring down 

the cost of 

development 

All income 

households

Citywide Large Scale 2 – 3 years
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Action Type Target 

Group

Area of 

Applicability

Scale of 

Potential 

Impact

Timeline

Permit and 

clarify Tiny 

Home 

regulations

Provide wider 

variety of 

housing types

Very Low 

Income to 

Moderate 

Income 

Households

R-1, R-2, and 

RC-5 zones

Unknown as 

it depends 

on the 

number of 

property 

owners that 

elect to

constructed 

ADUs

2 – 3 years

Update open 

space and 

private 

recreation 

requirements

Bring down 

the cost of 

development

All income 

groups

Citywide Unknown, 

while the 

changes 

allow 

additional 

housing to 

be 

constructed

is not known 

how the 

change 

would 

impact 

housing 

affordability

2 – 3 years

Streamline 

design review 

process

Bring down

the cost of 

development; 

Improve the 

permit 

process

All income 

groups

Citywide Moderate as 

it would 

reduce the 

overall 

permitting 

timelines

1 year

Improve SEPA 

Implementation

Bring down 

the cost of 

development; 

Improve the 

permit 

process

All income 

groups

Citywide Moderate as 

it would 

reduce the 

overall 

permitting 

timelines

2 – 3 years
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• Permitting improvements reducing the 

time, labor, and costs could translate 

into cost reductions for housing

• Broadened housing choices and 

increased housing development

• Delayed payment of fees, especially 

at the 80-100 percent level as 

discussed above, could result in delays 

for receiving needed revenue for the 

City

• Possible opposition from business and 

hotel community if a B&O tax is 

pursued since that industry in particular 

is already so hard-hit from the 

pandemic (possibly better to move this 

later in the timeline)

• Would need to be combined with 

increased staff assistance on process 

to avoid confusion and delays
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also can help homes become more energy-efficient which can reduce the costs of utilities 

and promote sustainable development.

Bonney Lake should consider establishing good landlord incentives, such as landlord training 

workshops or clinics, crime reduction programs, and financial incentives (e.g., exemptions 

from fees) associated with improving housing conditions. This type of program will support 

landlords by providing them best practices in preventative maintenance and tenant and 

property management. Similar to earlier recommendations, Bonney Lake could partner with 

a nonprofit or the City of Sumner to jointly implement this program.16

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

• Preserves affordable housing possibly 

for the long-term

• Improves the quality of life and can 

improve the health and stability for 

people living in rehabilitated homes 

and if completed for many homes in 

the same community, can result in 

positive effects on neighborhood 

quality and stability

• Reduces displacement and provides 

information useful for identifying 

housing at risk of displacement

• Can help improve the stability of 

neighborhoods

• Renovating existing housing stock 

tends to be more cost-effective than 

building new affordable housing

• A low-income weatherization and 

rehabilitation program can help 

improve the livability of existing owner-

occupied homes and manufactured 

homes and also can help homes 

become more energy-efficient which 

can reduce the costs of utilities and 

promote sustainable development

16 Local Housing Solutions, 2020.

• All of the recommendations will require 

staff time and resources

• Several of the ideas would require 

funding and grants, and possible 

partner support

• These measures are not guaranteed to 

increase the housing supply and the 

number of new affordable housing 

units

Advantages Disadvantages
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The following jurisdictions have reduced parking requirements for ADUs: Seattle • Kirkland • 

Olympia 

Provide greater flexibility for location 

and design of ADUs

Make more lots legally able to support 

an ADU

Reduce the permitting timelines and 

cost for ADUs.

Neighborhood sensitivity to perceived 

burden on on-street parking or 

building heights

Potential trigger of broader changes 

to residential design requirements 

could make the changes take longer

and would be more politically sensitive

Advantages Disadvantages
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Accommodates an already permitted 

use, so likely to be more palatable 

politically than some other options

City already has language in other 

code sections to act as template

Could be combined with definition of 

unit-lot subdivisions to make the 

biggest difference

Without provisions in place to prevent 

displacement, could incentivize 

elimination of affordable (older) single-

family homes and diminish stock of 

naturally occurring affordable housing

Simply allowing a type of 

development does not guarantee 

any element of affordability

City must coordinate with utility 

districts to ensure required utility 

easements do not exceed the size of 

desired front setbacks for unit lot 

townhomes

176



177



178



179



development regulations and allows additional incentives in the form of credits for water, 

sewer, and stormwater system development charges based on the value of developer-

funded infrastructure for the same utility. The City should continue to use development 

agreements to encourage and facilitate the construction of affordable housing. 

• The City should regularly review and update the calculation of system development 

charges and impact fees to ensure that the cost reflects the cost of the required

improvements. 

More accurately scaling connection 

charges to share of future benefits 

could make fee system fairer and 

provide greatest incentive for 

builders of small missing middle 

projects

Revising engineering standards 

could be less politically complex 

than code

Provides design flexibility without 

adding layers of complexity to code

Environmental benefits from less 

impervious surfaces with smaller road 

cross-sections

Development agreements can have 

a relatively large impact over a 

relatively large scale

Negotiating development 

agreements can be time consuming 

and staff intensive

Does not guarantee increased 

affordability of housing

Need to have buy-in from fire 

department

Requires road standards changes 

and coordination with public 

works

Advantages Disadvantages
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Reduce permit timelines and costs

Eliminate duplicative processes

Encourage urban development

Perception that environmental 

protections may be reduced

Perception that notification of specific 

projects would be reduced if 

underlying permit does not require 

public notice

Advantages Disadvantages
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HIGH-LEVEL FINDINGS FROM SUMNER HOUSING 
NEEDS ASSESSMENT

Small, Non-Family Households – There is a need to support continued production of 

smaller sized housing options such as accessory dwelling untis, duplexes, tri-plexes, and 

townhomes. Space efficient housing units, smaller in size, can be more affordable than 

other units because they are smaller and more energy efficient and they use less land 

resources.

Growing Diversity - Strategies should focus on providing lower-priced rentals and 

moderate to middle-income home ownership opportunities for larger family-friendly 

housing, that may include multiple generations.

Steady Growth in Senior Population Expected - The HAP should include strategies to 

address the intensifying housing needs of seniors. Home-ownership rates increase as 

age increases and older people are more likely to live in single-person households. The 

aging of the Baby Boomer generation (born 1946 to 1964) could generate greater 

demand for housing offering living assistance, multigenerational accommodations, and 

opportunities for residents to age-in-place or age elsewhere in their communities. 

Overall, these trends indicate high demand for middle housing (e.g., ADUs, townhomes, 

triplexes, duplexes, quad homes, and cottages) which allows more seniors and couples 

to downsize and remain in their community.

Rising Supply Scarcity Leads to High Costs - Similar to Bonney Lake, additional home 

ownership opportunities for households earning between 80 and 120% AMI should be 

supported. Housing serving this income bracket tends to be middle housing and 

produced by the private market. Middle housing primarily includes single-family 

attached housing with two or more units or other housing bridging a gap between 

single family and more intense multifamily. Demand is expected to increase for this type 

of housing mostly due to aging baby boomers, young households forming, and the 

growing workforce. Sumner should also prioritize additional production of apartments, 

multiplexes and middle housing, and government subsidized housing.

Largest Share of Regional Employment - Like Bonney Lake, actions should be 

considered to ask whether people are commuting because of a lack of affordable

housing or due to other reasons. In addition, it’s worth asking whether employers are 

finding it difficult to recruit staff due to the lack of needed housing options. Sumner’s 

large share of regional employment reflects in part that housing in Sumner is in fact 

more affordable than much of King County.

Housing Stock is Aging and Lacks Diversity of Options - Similar to Bonney Lake, the low 

supplies of single-family attached housing (e.g., townhomes) and multifamily housing 

should be addressed to provide broader housing options and to meet the expected 

demand associated with aging baby boomers. The older housing stock in Sumner could 

increase the risk of displacement particularly if this housing is serving lower income 

households. Displacement occurs when a household is forced to relocate. This tends to 

occur as a result of changes in the housing market, either because their housing is 

being redeveloped or undergoing major renovations, or due to their housing costs 
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increasing faster than they can afford. Displacement can be physical (redeveloped 

areas or housing with substantial remodels), economic (increase in rents), or cultural. 

Displacement risk is heightened for cost-burdened renters, low-income households, 

minorities, and households who are more likely to experience housing discrimination. 

Displacement tends to occur in areas with older housing, with access to transit, less 

expensive land, and land opportunities conducive to large developments. An analysis 

identifying gradations of displacement risk should be completed to help address 

displacement concerns. Changing the zoning to allow more intense housing 

development can increase the chances that current residents in the affected 

neighborhood will be physically displaced to make way for redevelopment. 

Consequently, displacement risk should be assessed before any rezones and 

safeguards should be developed in response to the findings. Ideas to provide those 

safeguards are discussed within the Housing Action Plan.

Cost Burden on Lower Income and Renter Households - Sumner should take action to 

leverage production of low-income housing. The approaches for increasing low-

income housing has lagged behind and likely is more complicated due to the need for 

some sort of direct assistance.
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KEY FINDINGS AND RECOMMENDATIONS

Housing Policy Analysis
The project team completed an analysis of Sumner’s housing policies. The City’s 

comprehensive plan includes its housing policies under the Housing Element. In 

addition, the City also provides housing policy support in the Land Use, Community 

Character, and Economic Development Elements of the Comprehensive Plan. 

Appendix 4 contains an analysis table of Sumner’s housing policies. Overall, the current 

Comprehensive Plan provides a great policy basis for providing a variety of housing 

types at all income levels. Most of the actions identified in this plan are are already 

supported by existing policy. Here are a few examples:

1.4 encourages “…protection of viable neighborhoods and the need to provide 

for a range of housing to all life stages and economic segments, allow for 

accessory units in single-family neighborhoods”. 

1.4.3 focuses on efficient permitting process by stating “Review development 

regulations for obstacles to permitting accessory dwelling units.”

Provides direct ADU policy support by stating “Allow for accessory units in low 

density residential districts.”

2.3.4 and 2.8 support senior housing by stating “Promote the development of 

senior housing units in proximity to needed services” and “Provide incentives for 

developing senior housing in the downtown such as permit fee waivers and 

reductions and parking requirement reductions.”

The Housing Element also provides great support for the development of the Housing 

Action Plan. Policy 2.1.1 promotes development of a housing strategy to meet the fair 

share housing allocations. The HAP can provide high-quality information and ideas to 

help implement fair share requirements. 

Moving forward, the City could consider additional direct policy support related to 

actions the City may take in the future. This could range from support for a property 

maintenance program, direction for MFTE implementation, or direction specific on the 

types of programs the City could implement to remove obstacles for ADU 

development. 

Lastly, the City will be updating its comprehensive plan by June 2024. Part of this 

process will include a review to ensure city policies are consistent with State Law, and 

regional (PSRC Vision 2050) and countywide planning policies. Recent changes to 

regional policies have focused on issues such as equity and displacement. These new 

and updated policies align well with many of the goals within this plan. A future update 

of policies to provide an equity lens on development and displacement minimization as 

redevelopment occurs will ensure future actions meet all the City of Sumner’s goals.  
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Housing Strategies
The following six strategies represent collections of actions that address a particular 

housing issue in a targeted way. The specific actions that fall under each strategy are 

listed below the strategies. Note that many actions appear under multiple strategies; 

this reflects the fact that many of the actions the cities can take can address more than 

one issue simultaneously.

Strategy 1, Preserve rental housing
• Affordable housing preservation strategies

• Create property maintenance incentive program

Strategy 2, Incentives for new rental housing

• Inclusionary zoning/density bonuses/current use assessments

• Use of MFTE/publicly owned land as incentives for rent-restricted affordable housing

Strategy 3, Bring down the cost of development

• Use HB 1406 sales tax dollars to reduce development costs

• Use of MFTE/publicly owned land as incentives for rent-restricted affordable housing

• Create permit process fast track program

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

• Raise SEPA exemption levels for minor new construction

• Update road standards to increase site flexibility

Strategy 4, Provide wider variety of housing types

• Expand where ADUs can be built

• Modify allowed uses to increase range of missing middle housing

• Expand where senior housing can be built

• Permit and clarify Tiny Home regulations

• Improve administration of unit lot subdivisions

Strategy 5, Prevent and mitigate displacement

• Use HB 1406 sales tax dollars to reduce development costs

• Affordable housing preservation strategies

• Use of MFTE/publicly owned land as incentives for rent-restricted affordable housing

• Inclusionary zoning/density bonuses/current use assessments

• Create property maintenance program

Strategy 6, Improve the permit process

• Create permit process fast track program

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

• Raise SEPA exemption levels for minor new construction

• Improve administration of unit lot subdivisions
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Figure 10. Action Schedule and Summary Table, Sumner

Action Type Target 

Group

Area of 

Applicability

Scale of 

Potential 

Impact

Timeline

Create 

property 

maintenance 

incentive 

program

Preserve 

rental 

housing; 

Prevent and 

mitigate 

displacement

Landlords 

and multi-

family 

property 

owners.

City-wide Large scale 

potential to 

impact up to 

1/3 of 

dwelling units 

in the City

1-2 years

Affordable 

housing 

preservation 

strategies

Preserve 

rental 

housing; 

Prevent and 

mitigate 

displacement

Multi-family 

property 

owners

City-wide Large scale 

potential to 

impact up to 

1/3 of 

dwelling units 

in the City

1-2 years

Inclusionary 

zoning/density 

bonuses/ 

current use 

assessments

Incentives for 

new rental 

housing

Low-income 

populations

Town Center 

Plan Area

Medium 

scale

2-3 years

Use HB 1406 

sales tax

dollars to 

reduce 

development 

costs

Bring down 

the cost of 

development; 

Prevent and 

mitigate 

displacement

Low-income 

populations

City-wide Small scale 

given limited 

new funds 

per year

1-2 years

Use of MFTE as 

incentive for 

rent-restricted 

affordable 

housing

Incentives for 

new rental 

housing; Bring 

down the 

cost of 

development; 

Prevent and 

mitigate 

displacement 

Developers 

and investors 

City-wide Large-scale 1-2 years

Create permit 

process fast 

track program

Bring down 

the cost of 

development; 

Improve the 

permit 

process

Developers 

and investors

City-wide Small scale-

Sumner 

currently has 

efficient 

permitting 

timelines

1 year

Raise 

threshold for 

what 

separates a 

plat and a 

Bring down 

the cost of 

development; 

Improve the 

Investors and 

small 

developers

City-wide Small scale 

given limited 

land 

available for 

1-2 years
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Action Type Target 

Group

Area of 

Applicability

Scale of 

Potential 

Impact

Timeline

short plat from 

4 to 9 units

permit 

process

further 

subdivisions

Raise SEPA 

exemption 

levels for 

minor new 

construction

Bring down 

the cost of 

development; 

Improve the 

permit 

process

Investors and 

small 

developers 

City-wide Medium 

scale as infill 

development 

occurs will 

lower costs

1-2 years

Improve 

administration 

of unit lot 

subdivisions

Provide wider 

variety of 

housing 

types; 

Improve the 

permit 

process

First time 

home buyers

Residential 

zones

Small Scale 

as relative 

number of 

overall units 

will be small

1-2 years

Update road 

standards to 

increase site 

flexibility

Bring down 

the cost of 

development

Developers Residential 

zones

Small scale 

with 

minimum 

area for new 

streets

2-3 years

Expand where 

ADUs can be 

built

Provide wider 

variety of 

housing types

Seniors and 

single person 

households

Low Density 

Residential 

Small scale 

as limited 

interest in 

ADUs

2-3 years

Expand where 

senior housing 

can be built

Provide wider 

variety of 

housing types

Seniors City-wide Large scale 2-3 years

Modify 

allowed uses 

to increase 

range of 

missing 

middle 

housing

Provide wider 

variety of 

housing types

Moderate- to 

low-income 

households

Residential 

zones

Large scale 2-3 years

Permit and 

clarify Tiny 

Home 

regulations

Provide wider 

variety of 

housing types

Moderate- to 

low-income 

households

Residential 

zones

Small scale 

given 

number of 

potential 

units 

2-3 years
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• Preserves affordable housing possibly 

for the long-term

• Improves the quality of life and can 

improve the health and stability for 

people living in rehabilitated homes 

and if completed for many homes in 

the same community, can result in 

positive effects on neighborhood 

quality and stability

• Reduces displacement and provides 

information useful for identifying 

housing at risk of displacement

• Can help improve the stability of 

neighborhoods

• Renovating existing housing stock 

tends to be more cost-effective than 

building new affordable housing

• A low-income weatherization and 

rehabilitation program can help 

improve the livability of existing owner-

occupied homes and manufactured 

homes and can help homes become 

more energy-efficient which can 

reduce the costs of utilities and 

promote sustainable development

• All the recommendations will require 

staff time and resources

• Several of the ideas would require 

funding and grants, and possible 

partner support

• These measures are not guaranteed to 

increase the housing supply and the 

number of new affordable housing 

units

Advantages Disadvantages
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