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Location:  Justice & Municipal Center, 9002 Main Street East, Bonney Lake.

Design Commission Members:
Chair Debbie Strous-Boyd 
Vice Chair Thomas Kennedy   
Jamie Bendon
David Colbeth 
Paul Webber  
Mitch Paine
Joseph Parente

City Staff:
Jason Sullivan, Planning and Building Supervisor
Nate Schildmeyer, Associate Planner
Debbie McDonald, Design Commission Clerk

I. Call to Order

II. Roll Call 

III. Approval of Minutes  

IV. Public Comments and Concerns

V. New Business

A. Eastown Industrial Park – Phase 1

B. Ordinance D19-06 – Landscaping Code Update

VI. Old / Continuing Business

VII. For the Good of the Order

A.  Correspondence  

B.  Staff Comments 

C.  Commissioner Comments

VIII. Adjournment

Next Meeting: December 11, 2019 (Tentative)
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Location:  Justice & Municipal Center, 9002 Main Street East, Bonney Lake.

I. Call to Order: The meeting was called to order at 6:47 P.M. 

II. Roll Call: Design Commissioners in attendance were Chair Debbie Strous-Boyd, Vice-
Chair Thomas Kennedy, Commissioner Paul Webber and Commissioner Joseph Parente 

Absent: Commissioner Jamie Bendon, Commissioner David Colbeth and Commissioner 
Mitch Paine 

Staff members in attendance were Planning and Building Supervisor Jason Sullivan, 
Associate Planner Nate Schildmeyer and Design Commission Clerk Debbie McDonald

III        Approval of Minutes: 

Motion was made by Commissioner Webber and seconded by Commissioner Parente 
to approve the August 14, 2019 minutes with no corrections.

Motion Approved 4-0

IV.        Public Comment and Concerns: NONE                                                                                                           

V. New Business: 

A.  Fennel Creek Industrial Park Phase II

Associate Planner Schildmeyer gave a briefing on changes made to the Staff Report.  

Tyler Litzenberger and Randy Brown presented the project, discussed elevations, outside 
design, lighting, frontage improvements, stormwater management and landscaping.  Would 
like the option to take out the second story windows over the entry.

Commissioners asked question and had a correction in the Staff Report.

Associate Planner Schildmeyer commented they have a SEPA addendum notice coming 
out this week.  Also stated some of the elevations were different from what was submitted.

Motion was made by Commissioner Webber and seconded by Commissioner Parente  
to recommend the Interim Director of Public Services Ryan Johnstone approve the 
Design Review Application subject to the conditions of approval recommended by 
staff and the Design Commission included in this report.   

Motion Approved 4-0

VI.      Old/Continuing Business:  NONE

DESIGN COMMISSION 
MEETING

         September 25, 2019
6:00 p.m.

DRAFTED MINUTES

City of

“Where Dreams Can Soar”

The City of Bonney Lake’s Mission is to 
protect the community’s livable identity 
and scenic beauty through responsible 

growth planning and by providing 
accountable, accessible and efficient local 

government services.
www.ci.bonney-lake.wa.us 

http://www.ci.bonney-lake.wa.us/


Design Commission Meeting Minutes September 25, 2019

Page 2 of 2

VII.    For the Good of the Order: 

A. Correspondence: NONE

B. Staff Comments:

             Associate Planner Schildmeyer reminded Commissioners or possible meeting on October                                   
9th. 

C. Commissioner Comments: NONE

VIII.    Adjournment:

Motion was made by Commissioner Kennedy and seconded by Commissioner 
Webber to adjourn the meeting. 

Motion Approved 4-0

Meeting adjourned at 7:21

____________________________

Debbie McDonald Planning Commission Clerk



PROJECT NAME 

Eastown Industrial Phase I 

FILE NUMBER 

PLN-2019-02287 & -02267 

HEARING/MEETING DATE 

November 13, 2019 

STAFF CONTACT 

Nate Schildmeyer 

PROPERTY OWNER 

Roger Hebert 

APPLICANT 

Roger Hebert & Sherri Greene 

ADDRESS 

22318 SR 410 E. 

TAX PARCEL(S) 

0519021067 

ZONING DESIGNATION 

Eastown (E) 

LAND USE DESIGNATION 

Commercial/Industrial 

SUBAREA 

Eastown 

BRIEF SUMMARY OF REQUEST 

Approval of a design review application under Chapter 14.95 of the 

Bonney Lake Municipal Code (BLMC) for construction of a 32,250 sf 

industrial building of concrete materials on a portion of a 15.74 acre 

commercial/industrial site. The proposal previously received 

approval through SEPA, in the form of a Mitigated Determination of 

Non-Significance (MDNS) issued July 2, 2018. The applicant is also 

requesting to modify the mitigation required under that decision 

through a SEPA addendum application to remove the requirement 

for a traffic deceleration lane on State Route 410 East.  

COMPREHENSIVE PLAN CONSISTENCY 

This development is consistant with the type of development that will support the uses articulated in the Eastown 

Subarea Plan, Chapter 10 of Bonney Lake 2035. The development of this property as proposed will support the 

projected employment growth goals located in part 5.2 of the Community Development Element, as well as part 

7.2 (Light Industiral Areas) of that same Element which envisions Eastown developing as a light industrial area. 

DEVELOPMENT CODE CONSISTENCY 

The proposed development will support many of the uses allowed in the Eastown zone, as specified in the City’s 

Land Use Matrix (BLMC 18.08.020). The proposal is consistant with the applicable development regulations 

found in Title 18 BLMC, provided that the conditions of approval identified in this staff report are adopted. 

RECOMMENDED ACTION 

That the Director approve the design review application subject to the conditions of approval recommended by 

staff and the design commission included in this report. 

ALTERNATIVE ACTIONS 

The Director may choose alternatives to this recommended action, which may include: 

1. Approve the application without conditions, or with modified conditions; or 

2. Request additional information or plan alterations from the applicant based on the recommendations of 

the design commission; or 

3. Deny approval of the design reivew proposal. 

PLANNING AND BUILDING SUPERVISOR APPROVAL 
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I. BACKGROUND  

A. Site Characteristics 

The development site is situated approximately 400 linear feet south of State Route 410, and properties 

with residential uses abut on the north, south, and east sides. A contractor services business is situated to 

the west. The overall site is a total of 15.76 acres in size and rectangular in shape, wider east-to-west 

than north-to-south. There is an unoccupied detached dwelling on the site and accessory buildings 

located generally in the center of the property that are all scheduled to be demolished in order to make 

way for the proposed two-phase commercial development(s) planned. The topography slopes gently 

from the west towards the east. The design review application being considered is specific to the 

development proposal for phase one of the overall development, which is planned for the western half of 

the site; however, the SEPA addendum application seeks to amend mitigation measures that are required 

for the entirety of the project (both planned phases). 

Primary access for the site is planned to be 

provided from SR 410 through a non-

exclusive access easement running north-

south across three properties that separate 

this site from the State Route 410 Right-of-

way (see Figure 1). The developer for this 

project is required to install the necessary 

transportation and utilities improvements 

within this easement in compliance with the 

City’s standards. A planned public roadway 

will run east-to-west along the northern 

property line of this lot, and the developer 

of this site is going to install the portion of 

the right-of-way improvements that lie on 

this property. A preliminary short plat 

application1 has also been submitted (to be 

considered separately from these two 

applications) that is designed to facilitate the development of this property in two phases; however, the 

infrastructure development required to serve both phases of the development will be required during this 

initial development phase. 

B. Surrounding Properties 

Direction Land Use Designation Zoning Existing Use 

North 

(westside) 
Commercial-Industrial Eastown (E) Detached Dwelling 

                                                           
1 Permit application number PLN-2019-02268, for reference 

Figure 1 
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North 

(eastside) 
Commercial-Industrial Eastown (E) Detached Dwelling 

South 
Pierce Co. – 

Rural/Residential 
Rural 5 Detached Dwellings 

East Commercial-Industrial Eastown (E) Detached Dwelling 

West Commercial-Industrial Eastown (E) 
Contractor 

Services/Undeveloped 

C. State Environmental Policy Act (SEPA) 

The City, acting as lead agency, issued an MDNS for this development on July 2, 20182. No complete 

application was made to appeal this decision, and the mitigation measures that were a part of that 

determination are all expected to apply to this project. 

1. SEPA Addendum application (PLN-2019-02267) 

The applicant has applied for consideration of a SEPA addendum application seeking to modify 

the mitigation measures required for the project by the July 2, 2018 MDNS. The project file 

number for this application is PLN-2019-02267. In the narrative provided with the application 

materials, the applicant seeks to “remove the requirement of an eastbound deceleration lane on 

SR 410 because it is not warranted by the WSDOT Design Manual due to our revised site plan.” 

The narrative seeks to justify this change based on the fact that the SEPA application proposed 

one 212,000 square foot commercial building on the site, while the current proposal consists of 

two commercial buildings—the phase one building (discussed herein) at 32,500 square feet and 

the second proposed in phase two of the project anticipated to be 84,400 square feet in size. 

During review of the original SEPA application that led to issuance of the MDNS, the applicant 

submitted a Traffic Impact Analysis application that was reviewed and evaluated by the City’s 

Engineer, the applicant’s hired consulting engineer, and representatives of WSDOT. The 

determination was made at that time that it was appropriate to mitigate the transportation 

requirements and impacts of this development, specifically the in-bound movement of WB-67 

trucks from SR 410 to the site, by requiring that a deceleration lane be added within the SR 410 

right-of-way. This mitigation requirement was integrated into the City’s MDNS decision at the 

time it was issued in July 20183. 

Since the City issued that decision which included the required mitigation measure of the 

deceleration lane in 2018, the City has begun planning related for the installation of a round-

about improvement in SR 410 at that proposed 225th intersection that would effectively negate 

the need for the deceleration lane required as mitigation for this project. The applicant also has 

provided a revised Traffic Impact Analysis (TIA) report to the City’s Engineer dated February 1, 

2019 that discussed impacts related to the current two-phased development proposal, and in 

                                                           
2 See Mitigated Determination of Non-Significance dated July 2, 2018 (Attachment 1) 
3 Condition 3.b of the decision states, in part, that in order to mitigate traffic impacts associated with the project the applicant must 
“construct the proposed driveway on the future alignment of 225th Avenue East with a right-in/right-out intersection at SR 410. The 
225th Avenue/SR 410 intersection will require an eastbound right turn deceleration land on SR 410. Intersection radiuses will be 
design to accommodate a WB-67 design vehicle.”  
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response the City’s Engineer confirmed in a letter dated May 22, 20194 that the deceleration lane 

would still be required to accommodate large-truck ingress to the site. 

It would be in the City’s (public) interest, and compliant with SEPA condition 3.a5 to allow 

modification of condition 3.b (deceleration lane required) and allow the project proponent to 

construct the round-about as an alternative to construction of the deceleration lane. City staff 

presented this alternative as a possibility to the applicant in a letter dated October 25, 2019. In 

response, the applicant’s engineer replied via email on Wednesday October 30, 2019 that “we are 

not interested in construction of a roundabout as that would make the entire project infeasible.” 

That being the case, and in consideration of the fact that two separate traffic impact analyses 

have led the City to conclude that the deceleration lane is required to accommodate the ingress 

turning requirements of large WB-67 trucks to this development, the City is denying the SEPA 

addendum request to remove the deceleration lane requirement. 

Furthermore, the application materials submitted with this application have given the City no 

other substantive reason to modify the mitigation requirements of the July 2, 2019 MDNS. The 

application for a SEPA addendum is denied. 

D. Critical Areas Code 

The City evaluated a previously-mapped stream that was shown to run south-to-north across this site 

during the SEPA review process, and issued a determination on April 23, 2018 that concurred with a 

report that was provided that concluded that the stream was not a regulated critical area. There is also a 

Shaded Zone X flood hazard area on the western half of the site where this development is being 

proposed that was also identified during the SEPA review process, and mitigation was provided as a part 

of the MDNS decision (see mitigation measures 4.b-4.e in Attachment 1, this report).  

Chapter 16.24 BLMC of the City’s critical areas ordinances designate this site as a part of the City’s 

aquifer and well-head protection area, and a level 1 hydrogeologic report that satisfies the requirements 

of BLMC 16.24.0406 will also be required prior to approval of any building permit at the site of this 

proposal. 

E. Processing Background 

The City received the design review application on March 27, 2019. A letter of incomplete application 

was sent to the applicant on April 11, 2019, due to missing application materials required and necessary 

for the City to conduct review of the proposal. A resubmittal was received on May 17, 2019, but after 

discussions with the applicant about issues that were not adequately addressed in the resubmittal 

received the project was put on hold pending planned changes to the site plan. The applicant resubmitted 

for a second time on September 12, 2019 and the application was deemed complete on September 25, 

                                                           
4 See City Engineer John Woodcock’s letter to Greg Heath dated May 22, 2019 (Attachment 8) 
5 Condition 3.a requires, in part, that the development “integrates with the overall Eastown connection plan and locations of other 
future roadways.” 
6 The minimum requirements for a Level 1 hydrogeologic assessment are listed in BLMC 16.24.040, and involve available information 
regarding geology and hydrogeology, groundwater, data on wells and springs within 1300 feet of the development site, locations of 
critical areas and surface waters within 1300 feet and BMPs. 
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2019. Notice of application was posted for the design review project on September 27, 2019, and the 

comment period ran through October 14, 2019. A subsequent comment letter was sent on October 25, 

2019, and a resubmittal in response to that communication was received November 4, 2019. As of the 

date of the scheduled hearing (November 13, 2019) the number of total review days for this application 

will be thirty-one (31), calculated using the methodology found in BLMC 14.10.070. 

The City received the SEPA addendum application and fees on February 28, 2019. The application 

became technically complete on March 29, and comments on the application were sent to the applicant 

on April 11, 2019 requesting additional materials, revisions, and more information. The applicant 

resubmitted additional and revised materials and paid the appropriate fees on September 3, 2019, and the 

City posted a joint notice of application on September 27, 2019 in conjunction with the design review 

application notice.  The comment period ran through October 14, 2019. As of the date of the City’s 

decision to deny this request (November 7, 2019) this application has been in review fifty-eight (58) 

days per the calculation methodology provided in BLMC 14.10.070. 

F. Public Outreach 

The City received one comment letter from the Department of Ecology during the joint comment period 

for these two applications. Much of that comment letter is repeated verbatim from the comment letter 

received during the initial SEPA review process. The City also received a letter from a private citizen 

(Ms. Charlotte Kantos) expressing concerns about the stormwater that will be generated from this 

proposed development which repeated many of the issues that she raised during the review of the initial 

SEPA review of the proposal, and which were addressed in the mitigation conditions that were attached 

to that approval decision7. 

II. PROJECT SUMMARY 

The proposed development will be 

located on the western half of a property 

that is 15.76 acres in size and lies south 

of State Route 410.  

Under the MDNS issued for this 

development, the developer is required 

to install a deceleration lane on State 

Route 410 to accommodate the 

anticipated WB-67 truck ingress traffic, 

a north-south roadway between the 

development site and the highway, and 

the east-west roadway that is a part of 

the City’s planned future-roads network 

running along the northern property line 

of this site. The SEPA 

addendum application that has 

                                                           
7 A comment matrix listing all comments contained in these communications alongside the City’s response to each comment is 
included with this report (Attachment 2) 

Figure 2 
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been submitted requesting that the City alter the previously issued MDNS decision for this project by removing 

the requirement for installation of the deceleration lane is denied, and all mitigation measures that were a part of 

the MDNS decision issued July 2, 2018 remain applicable to all phases of this project approval. The project will 

also be required to install sewer infrastructure (‘dry lines’) in preparation for future sewer service in Eastown as 

a part of this development, though in its initial stages this phase of the development will be served by an OSS 

(septic) system8. 

The initial phase of this development, and the portion of the development proposal subject to the design review 

application under discussion here, is planned for the western half of the overall site. A future design review 

application will be required for development of any future phase(s). This portion of the development will 

construct a commercial building composed of 30,000 square feet of warehouse/manufacturing space and 2,500 

square feet of office space. The provided site plan also specifies 193,474 square feet of “asphalt paving,” which 

will be the vehicular circulation areas for the large trucks that will use the loading docks of the building and will 

be used for outdoor storage of fencing materials and equipment. The proposed tenant is planned to be a fencing 

contractor. 

III. ANALYSIS 

Design review is required for all property improvements except those identified in BLMC 14.95.020.  This 

proposed development project does not meet one of the exemptions provided in BLMC 14.95.020 and is 

therefore required to go through the design review process. In order to approve the design review application 

the Director, upon consideration of the design commission’s recommendation(s), must conclude that the project 

complies with the applicable development regulations established in the City of Bonney Lake Development 

Code.   A discussion of how the project complies with the applicable development regulations is provided in 

this section. 

A.  Landscaping (Chapter 16.14 BLMC): 

1. General Requirements and Buffering 

The general requirements of BLMC 16.14.040, including Table 16.14A, require that all portions of 

this site that have been prepared for development that are not used for buildings, parking, driveways, 

walkways, outdoor storage, plazas, stormwater ponds, or similar improvements must be landscaped. 

This requirement is met with the landscaping plan that was prepared and provided in the most recent 

(November 4, 2019) resubmittal; however, this landscaping plan is deficient in satisfying the City’s 

requirements in regard to the requirement found in BLMC 16.14.170.B, which states in part that 

“[C]anopy trees shall be required at the minimum rate of one tree for every 3,000 square feet of 

paved vehicular use areas on the site and shall be distributed throughout the paved area.” 

The City, in a comment letter dated October 25, 2019, pointed out that the site plan provided 

identifies 193,474 square feet of paved “yard” space that is proposed for large truck circulation area 

                                                           
8 The applicant has provided analysis from the project arborist and the septic system designer that anticipates being able to install 
the drainfield laterals within the tree retention buffer areas of the future development phase(s) without damage to the trees in the 
vicinity. The Tacoma Pierce County Health Department (TPCHD) is still reviewing the application, and that approval will be required 
for the City to approve the OSS drainfield within that area of the site as proposed. Any trees that are damaged or fail as a result of 
drainfield installation will be required to be replaced at the ratio found in BLMC 16.13.120.A. 
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and access to the building’s loading dock areas, as well as for outdoor storage without specifying 

what areas of that general paved area are “vehicular use areas,” and what areas are “outdoor storage” 

areas. The site plan subsequently provided in the November 4th resubmittal still does not distinguish 

between vehicle circulation areas and outdoor storage areas within the 545-foot-by-500-foot “yard,” 

which creates a situation where there would be a large, paved area (approximately 4.46 acres) for 

vehicle circulation without any landscaping included within that area whatsoever. This does not meet 

the “distribution” requirement or the 1 canopy tree per 3000 square feet of vehicle circulation area 

requirement (which would result in 64 trees within this “yard” area) of BLMC 16.14.170.B, and staff 

recommends that a revised landscaping plan to address this deficiency be required prior to approval 

of the building permit for this project. If the applicant would like to designate a portion of that area 

for outdoor storage, exempt from the “vehicular use area” qualification (and associated landscaping 

requirement) as described in the referenced code section, then the specific planting requirement can 

be evaluated on the basis of that revised site plan at the time of building permit review and approval. 

 

   Figure 3 

The MDNS, in condition 1.a, requires a seventy-five (75) foot wide screening/landscaping buffer 

along the southern property line. In that area of the site, the project is required to protect and retain 

all existing trees within that area, and any trees found to be hazardous trees within that area must be 
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replaced at the ratio provided in BLMC 16.13.120.A. This proposal for the initial phase of the 

development is consistent with that requirement for the development as a whole, and constitutes 

42,637 square feet of the total of 74,513 square feet of the tree retention area requirement within the 

total seventy-five (75) foot buffer along the southern boundary of the lot. Condition 1.b also requires 

that this buffer area be supplemented with planting of evergreen shrubs to form a continuous screen 

within 5 years, and the applicant’s recent landscaping plan resubmittal addresses this requirement 

with a continuous row of ‘Myrica Califonica’ (Pacific Wax Myrtle) shrubs along the inside 

perimeter of the buffer area as shown in Figure 4: 

 

Figure 4 

Condition 2 of the MDNS requires that the development (all phases) must also provide a total of 

104,544 square feet of designated “tree retention area(s)” across the entire development. In addition 

to the approximately 42,637 square feet of tree retention buffer on the southern-side of this phase of 

the development (see Figure 3), the applicant has chosen to orient another large section of the 

required tree retention area along the western edge of this phase of the development. This tree 

retention area is approximately 55 feet by 568 feet, and covers approximately 31,582 square feet of 

area (see Figure 3) separating the building and development envelope for the site from the properties 

abutting to the west. This approximately 31,582 square foot area, coupled with the 42,630 square 

feet along the southern property edge, means that there is a total of approximately 74,212 of 

conserved tree retention/buffering provided in this initial ‘phase I’ development phase. Since there is 

approximately 32,000 square feet of required buffer/tree retention area on southern border of the 

‘phase II’ side of this site, this retention schedule is consistent with the MDNS requirement of 

104,544 for the development as a whole. 
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Other buffering landscaping requirements applicable to this proposal are met. An L-6 “high wall” 

buffer is required and provided around the one (1) proposed trash/recycling enclosure. L-2 

landscaping is provided in the plans where parking abuts the proposed right-of-way. The one 

standard buffering requirement of Table 16.14A to be addressed in the revised landscaping plan 

provided with the building permit application will be the L-5 standard requirement for “[V]ehicle or 

equipment storage yard in commercial zones,” once the applicant designates which areas of the 

“yard” are intended for large vehicle circulation and which areas are, in fact, “outdoor storage.”  

2. Street Frontages 

BLMC 16.14.1509 includes requirements for street frontages related to commercial developments 

such as this one. The portions of this development proposal that abut the new east-west roadway that 

the developer will install meet the requirements for street trees and are consistent with the City’s 

street tree master plan, by proposing to plant seventeen (17) “Acer platanoides,” two (2) inch caliper 

at the time of planting six (6) feet back from portions of the right-of-way adjacent to the 

improvements that are a part of this phase of development. The remaining eight (8) trees will be 

planted at the time of phase II (eastern side of the site) development. The L-2 landscaping standard 

(formal arrangement) is met where the parking areas for the development adjoin the right-of-way. 

3. Parking Lot Landscaping 

BLMC 16.14.170 includes specific requirements for parking lot landscaping that apply to this 

project. Except the area of the “yard” discussed previously, the areas of the standard parking lot 

north of the building meet the requirements for parking lot landscaping found in BLMC 16.14.170 

for a parking lot with less than 50 stalls10. There are nine (9) parking area trees, spaced throughout 

the parking area, for approximately 18,150 square feet of driving and vehicle circulation areas which 

exceeds the minimum. The landscaping islands all include one landscaped tree and meet the size and 

dimensional requirements of BLMC 16.13.170.E.4, and the parking area landscaping along the 

driveway entrance to the new east-west street meets the driveway entrance requirements found in 

BLMC 16.14.170.C.2. 

B. Eastown District (Chapter 18.29 BLMC) 

1. Setback and Bulk Regulations 

The proposal meets setback, zoning and bulk requirements found in BLMC 18.29.050, and at this 

time no use has been proposed that would require a conditional use as specified in BLMC 

18.29.040.A-F. The building is set back much further than 20 feet from the edge of the new east-

west right-of-way to accommodate the proposed parking area and landscaping. The height is 

proposed at less than thirty five (35) feet, and more than 10 percent of the site (approximately 21 

                                                           
9 This standard requires street trees, consistent with the City’s adopted street tree master plan, planted at thirty (30) foot spacing 
and two (2) inch caliper at the time of planting. 
10 Requirements in this section include an L-2 planting standard around the perimeter at least 7 feet in width, and a requirement 
that planting islands be provided at the end of each parking row so that no stall is more than 45 feet from a planting island, no more 
than 10 stalls are in a continuous row without planting island interruption, islands are at least 7 feet in width, and are at least 140 
square feet in area. Each island requires one tree and low maintenance ground cover planting.   
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percent, as measured on the site plan) is composed of the tree retention buffer/tree-retention areas 

along the southern and western edge of the site and the landscaping areas along the new right-of-

way. 

C. Commercial Development Standards (Chapter 18.31 BLMC) 

1. Parking Requirements 

For uses that are likely to occupy this building, specifically “offices, warehouses and manufacturing 

establishments,” the required parking ratio is one parking space per each employee on the largest 

shift, per BLMC 18.31.010. The application materials have been inconsistent as to the number of 

expected employees; however, the highest figure provided has been 36. The 46 stalls being provided 

is expected to provide adequate parking for the likely occupants, and as the subsequent Tenant 

Improvement (T.I.) building permit applications are reviewed for the future occupancies of these 

units, specific parking requirement compliance will be confirmed. 

The parking stalls provided all meet the size-standards for standard stalls, per BLMC 

18.31.010.H.111.  

2. Performance Standards 

The proposed development will be required to meet all of the performance standards found in 

BLMC 18.31.030.A-G12. Without additional information about the specific tenant-end-uses 

associated with the fencing company’s operations, it is difficult to ascertain complete compliance 

with each of these standards at this time; however, nothing about the proposal triggers concern that 

the development will be out of compliance with these requirements, and further review can confirm 

compliance at the T.I. or ‘shell’ building permit review stage(s). 

D. Eastown Development Standards (Chapter 18.33 BLMC) 

1. Lighting 

The proposal as presented in the photometric plan13 provided meets the requirements of BLMC 

18.33.030 in relation to lighting being designed and installed so as not to spill onto adjacent 

properties. Site lighting is shielded off of the building by the western tree-retention area buffer from 

spilling off-site to the west, and from the perimeter lighting on the south of the development areas 

of the site by the seventy-five (75) foot-wide tree retention buffer between the development and the 

homes to the south, as shown on the next page in Figure 5: 

                                                           
11 Standard vehicular parking stall sizes in commercial zones are nine (9) feet wide by eighteen (18) feet long, per BLMC 
18.31.010.H.1. There are also two compact stalls proposed, and those meet the size standard of eight (8) feet wide by sixteen (16) 
feet long. 
12 The performance standards of this section include specific restrictions on impacts of odors; radioactivity and electrical 
disturbances; vibrations; gases, fumes, and vapors; heat, glare (lighting); and emanations from storage and/or disposal of waste 
beyond the property. 
13 Attachment 6 – Photometric Plan. 
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2. Vehicle and Pedestrian 

Circulation 

BLMC 18.33.050.A requires that 

“commercial developments shall 

design parking facilities to allow 

for internal traffic circulation with 

adjacent developments” through 

parking lot interconnections. This 

project will construct the internal 

interconnection between the two 

development phases in order to 

facilitate the movement and access 

of large trucks throughout the two 

phases of development. In addition, 

this development will construct the 

north-south roadway required for the connection to State Route 410, to include access points for the 

properties that will adjoin that roadway section, and will construct roadway sections for the east-

west road along the northern portion of this site that both phases of the development will adjoin. The 

plan meets the requirements of BLMC 18.33.050 in this regard.  

The plan is also adequate to meet the requirements related to bicycle parking and pedestrian 

circulation. The parking for bicycles proposes five (5) parking stalls, and adjoins the façade of the 

building in an area separated from vehicular circulation areas and appearing to be located under one 

of the proposed awnings shown on the building elevation drawings. The plan for the parking lot area 

of the site includes a designated walkway directly connecting the building entry and the right-of-

way, as illustrated in Figure 6: 

3. Building Design 

The building design requirements of 

BLMC 18.33.070 provide a list of 

building features that the applicant can 

incorporate into the building design, 

three of the seven being necessary in the 

approved exterior design of the building. 

The elevations provided by the applicant 

in the resubmittal from November 4th 

(see Figure 7 and Figure 8, next page 

and Attachment 4 of this report for all 

sides) demonstrate compliance with the 

standards included by providing the 

Figure 5 

Figure 6 
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following features along the northern and eastern facades: 

1. Repeating distinctive window patterns at intervals narrower than the articulation interval (75 feet); 

2. Providing changes in the roofline; and 

3. Changes in materials and/or color with a change in building plane. 

The addition of the brightly-colored awnings above the high-bay loading doors on the east side and 

on the façade of the building on the north do a good job of re-enforcing the changes in roofline and 

the changes in color with changes in the building plane, and could also be considered to meet the 

standard of “other methods that meet the intent of this chapter14.” The City is willing to forego 

applying the building design requirements on the west-facing and south-facing sides of the building, 

as has been allowed in other approved projects, due to the fact that these sides face only areas 

populated with large, developed tree and vegetation buffers that are intended specifically to screen 

the development from neighboring properties and uses. 

 

Figure 7 

 

 

Figure 8 

                                                           
14 This is the design criteria listed in BLMC 18.33.070.G that can be used to satisfy the requirement of 3 design elements. 
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Figure 9 

IV. CONCLUSIONS 

Based on the above analysis, the applicant’s request related to an addendum to the previously-issued mitigated 

determination of non-significance (MDNS) issued for this development by the City July 2, 2018 is being 

denied. 

 

The design review is consistent with the applicable City development regulations provided that the Director 

imposes the following conditions of approval recommended by City staff and the Bonney Lake Design 

Commission: 

 

1. All required mitigation measures that are a part of the MDNS decision issued for this project July 2, 

2018 remain applicable to this development as a whole. 

 

2. A revised landscaping plan shall be submitted to the City prior to approval of the building permit for the 

proposed building. This revised landscaping plan shall demonstrate compliance with BLMC 

16.14.170.B, and with the requirements of Table 16.14A to correct the deficiencies in the plan provided 

in the November 4, 2019 resubmittal. The landscaping plan provided shall also specifically delineate 

between vehicular circulation areas and outdoor storage areas within the “yard.” 

 

3. A level 1 hydrogeologic assessment shall be provided and reviewed by the City for a decision prior to 

approval or issuance of any building permit for construction at the site. 

 

4. If the Tacoma Pierce County Health Department (TPCHD) approves the drainfield location as proposed, 

within the required tree retention buffer area, the condition of related to installation is that any trees 

damaged or made to fail as a result of the installation of drainfield laterals will be replaced as provided 

in BLMC 16.13.120.A. 

 

5. This design review approval is only applicable to the first phase of the development that is being 

proposed. All subsequent phases (non-exempt per BLMC 14.95.020) shall be required to undergo 

separate design review prior to approval. 
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6. All signage for the development/uses proposed will require separate permitting. No installation of 

signage is a part of this approval. 
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Public Comment Summary: Eastown Industrial Park 

Joint Notice Period: SEPA Addendum Application and Design Review, September 27, 2019 – October 14, 2019 
Prepared by Nate Schildmeyer, City of Bonney Lake, November 7, 2019 

 

Comment 

Number 
Commenter Comment City Response 

1 
Department of 

Ecology  

 All grading and filling of land must utilize only clean fill. All 

other materials may be considered solid waste and permit 

approval may be required from your local jurisdictional health 

department prior to filling. All debris resulting from this 

project must be disposed of at an approved site. Contact the 

local jurisdictional health department for proper management 

of these materials. 

Noted. Besides this SEPA determination, the applicant will 

need to receive a clearing permit, a grade and fill permit from 

the City, and construction permits for the development and 

each approved phase of development will be required to 

comply with all applicable standards. 

2 
Department of 

Ecology 

Erosion control measures must be in place prior to any 

clearing, grading, or construction. These control measures 

must be effective to prevent stormwater runoff from carrying 

soil and other pollutants into surface water or stormdrains that 

lead to waters of the state.  Sand, silt, clay particles, and soil 

will damage aquatic habitat and are considered to be 

pollutants. 

Noted. The City’s adopted standards require these measures. 

3 
Department of 

Ecology 

Any discharge of sediment-laden runoff or other pollutants to 

waters of the state is in violation of Chapter 90.48 RCW, 

Water Pollution Control, and WAC 173-201A, Water Quality 

Standards for Surface Waters of the State of Washington, and 

is subject to enforcement action. 

Noted. 

4 
Department of 

Ecology 

Construction Stormwater General Permit:  

The following construction activities require coverage under 

the Construction Stormwater General Permit:  

1. Clearing, grading and/or excavation that results in the 

disturbance of one or more  

acres and discharges stormwater to surface waters of the State; 

and   

2. Clearing, grading and/or excavation on sites smaller than 

one acre that are part of a larger common plan of development 

or sale, if the common plan of development or sale will 

ultimately disturb one acre or more and discharge stormwater 

to surface waters of the State.  

Noted. 
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Comment 

Number 
Commenter Comment City Response 

a) This includes forest practices (including, but not limited to, 

class IV conversions) that are part of a construction activity 

that will result in the disturbance of one or more acres, and 

discharge to surface waters of the State; and  

3. Any size construction activity discharging stormwater to 

waters of the State that Ecology:  

a) Determines to be a significant contributor of pollutants to 

waters of the State of Washington.  

b) Reasonably expects to cause a violation of any water 

quality standard. 

5 
Department of 

Ecology 

If there are known soil/ground water contaminants present on-

site, additional information (including, but not limited to: 

temporary erosion and sediment control plans; stormwater  

pollution prevention plan; list of known contaminants with 

concentrations and depths found; a site map depicting the 

sample location(s); and additional studies/reports regarding  

contaminant(s)) will be required to be submitted. 

Noted. 

6 
Department of 

Ecology 

Ecology’s comments are based upon information provided by 

the lead agency.  As such, they may not constitute an 

exhaustive list of the various authorizations that must be 

obtained or legal requirements that must be fulfilled in order to 

carry out the proposed action. 

Noted. 

7 
Department of 

Ecology 

Facilities conducting certain industrial activities that discharge 

stormwater to a surface waterbody or storm sewer system that 

drains to a surface water body are required to obtain National 

Pollutant Discharge Elimination System (NPDES) permit 

coverage for those industrial stormwater discharges under the 

Department of Ecology’s Industrial Stormwater General 

Permit (ISGP). 

Noted. 

8 
Department of 

Ecology 

If contamination is suspected, discovered, or occurs during the 

proposed construction of a commercial building, testing of the 

potentially contaminated media must be conducted. If 

contamination of soil or groundwater is readily apparent, or is 

revealed by testing, the Department of Ecology must be 

notified. 

Noted. 
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Comment 

Number 
Commenter Comment City Response 

9 
Charlotte 

Kantos 

My concern is the additional surface water that will be flowing 

to my driveway and the detrimental impacts the water will 

have on my driveway. 

Noted. In the City’s MDNS issued July 2, 2019, the City 

required that the applicant provide analysis ½ mile 

downstream from the site that demonstrates no additional 

stormwater will be generated as a result of this development at 

the point where existing flows reach the commenter’s 

property. That requirement remains in effect, and is not 

changed. 

10 
Charlotte 

Kantos 

In observing the MDNS Findings 10, WDFW’s site visit and 

review showed an unclassified stream to exist on the parcel. 

The unclassified stream, is on the map and was designated a 

tributary of Fennel Creek by Pierce County Water Programs 

when the Eastown project (parcel 0519021032) was filled, 

grated, the water was channeled through 410 into huge 

culverts and directed to the pond on that site. 

Finding 10 of the MDNS concludes that WDFW agreed with 

the applicant’s analysis that the water flowing across the site 

is, in fact, not a regulated stream subject to critical areas 

regulations. The City’s adopted stormwater regulations are 

still applicable to the proposed development, even though the 

critical areas regulations related to streams and the existing 

surface water flows are not. 

11 
Charlotte 

Kantos 

The open outlet culvert dumps into John Gardner’s yard and 

then drains to 96th Street and my driveway. There is flooding 

on 96th Street and the top part of my driveway where BL has 

an easement to Lift Station 23. In the easement agreement BL 

was supposed to install a second culvert to eliminate the 

flooding in that area. The contract was breached because the 

culvert didn’t happen!!! 

Noted. 

12 
Charlotte 

Kantos 

If you look at a map and you can see how that water drains 

into the creek and then flows through the bottom under sized 

8ft culvert. The bottom line is … if the stream is on maps and 

it’s filling the pond on your Eastown Parcel via the culverts, 

on both sides of 410, there’s water coming through the 

culverts and filling the pond.  

Noted. 

13 
Charlotte 

Kantos 

Mitigation: You need to get on board with a mitigation 

ordinance for commercial development. All the new the 

impervious surfaces will create additional surface water and 

the ponds all flow at the same time to my driveway. All the 

new culverts will flow at a faster rate. Have you ever thought 

about why the rivers are flooding? The surface water is sent to 

ponds and released to the creeks and rivers which causes the 

rivers to flood. 

As means of mitigating stormwater impacts, the City required 

that the amount of impervious surface be limited to 60% and 

104,544 square feet of tree canopy area is required to be 

retained under the MDNS.  The MDNS also requires that the 

applicant prepare a Technical Information Report that includes 

a downstream analysis for a half mile from the site.  Under the 

Pierce County Stormwater Manual, the downstream analysis 

is only required a quarter mile downstream for the site.  

Finally, the MDNS requires the applicant to maintain existing 

stormwater runoff from the site under all storm events 
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Comment 

Number 
Commenter Comment City Response 

regardless of upstream conditions or current stormwater 

manual requirements, whichever is more stringent. 

14 
Charlotte 

Kantos 

Pierce County allows developments in low areas (flood plains) 

near the rivers, so then they build more levies. BL is creating 

the same story on a smaller scale. The combined development 

on 410 is creating a surface water nightmare. BL and all the 

410 developers are partners in the crime. You are allowing the 

development to happen the way it is. You are in it together and 

you are the leader and responsible for the final product and 

what will the final results be? You absolutely must protect my 

only access to my home as you go forward. It’s not if but 

when. 

Noted. 

15 
Charlotte 

Kantos 

In addition to mitigation you could apply for some grants. I 

have seen grants available for culverts. Since this is a BL 

storm water flow issue, you are a city and this is the state’s 

water, I would think a grant could be an option. I have seen 

grants through Ecology, PC Water Programs and other places. 

The city must have a really smart grant writer. 

Noted. 

16 
Charlotte 

Kantos 

Bonney Lake is creating a maintenance nightmare with all the 

ponds and culverts. Who will maintain the ponds and at what 

cost? I am still waiting to see the Bonney Lake Stormwater 

Plan for the Eastown area. 

The two stormwater ponds to serve this development will be 

private, and maintenance and the costs associated with 

maintenance will be the responsibility of the property owner. 

Noted. 
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Critical Areas Review 
Decision 

 
 

 

 

Date of Issuance:  April 23, 2018 
Project File Number:  PLN-2017-02097 
Project Name:  Ogle Property – Unclassified Stream 
Applicant:  Tyler Litzenberger 
Project Site & Tax Parcel:  14104 102nd Avenue NE 
  Kirkland, WA 98034 
  Tax Parcel Number: 05190210647 
 
Description of the Project: The applicant officially requested that the unclassified stream located on 

tax parcels 05190210647 be removed from the City’s critical areas map as 
the stream does not exist on the property 

 
Decision: The City has reviewed the report prepared by Anchor QEA dated 

December 21, 2016 prepared to evaluate the unclassified stream located 
on the Ogle Property.  The City concurs with the findings of the report 
that the unclassified stream shown on the City’s GIS Map does not 
exist and there is not stream regulated under the City’s critical areas 
code located on the property.   

 
Responsible Official: Jason Sullivan, Planning and Building Supervisor 
 
 
 Signature:                                                                                                       Date: April 23, 2018 
 
For any questions regarding this project, please contact: 

Jason Sullivan, Planning and Building Supervisor 
City of Bonney Lake 
9002 Main Street East, Suite 300 
Bonney Lake, WA 98391 
Email:  sullivanj@ci.bonney-lake.wa.us  
Phone:  (253) 447-4355 

 
THIS DECISION MAY BE APPEALED to the City of Bonney Lake Hearing Examiner. Please refer to 
BLMC 14.120.020 for appeal procedures. A complete appeal application and fee shall be received by the 
Public Services Department prior to the close of business May 8, 2018.  Any appellant should be prepared 
to make specific factual objections. 
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PROJECT NAME
Landscaping Code Update

FILE NUMBER
N/A

HEARING/MEETING DATE
November 13, 2019

STAFF CONTACT
Jason Sullivan

PROPERTY OWNER
N/A – Citywide Amendment

APPLICANT
N/A

ADDRESS
N/A – Citywide Amendment

TAX PARCEL(S)
N/A – Citywide Amendment

ZONING DESIGNATION
N/A – Citywide Amendment

LAND USE DESIGNATION
N/A – Citywide Amendment

SUBAREA
N/A – Citywide Amendment

BRIEF SUMMARY OF REQUEST
The landscaping code is proposed to be revised to streamline the 
chapter organization and language, improve readability and clarity, 
and align with current best management practices for sustainable 
landscape development. Prescriptive landscaping requirements were 
removed; and, minimum standards for landscape implementation 
and performance were added. 

INSERT VICINITY MAP
N/A – Citywide Amendment

COMPREHENSIVE PLAN CONSISTENCY
The proposed amendments further implements the City’s comprehensive plan, Bonney Lake 2035.   The City’s 
comprehensive plan included numerous policies to utilize landscaping requirements to achiveve a number of 
goals from buffering imcompatiblity uses; addressing visual blight; improving air quality, health, and athestics; 
and reducing strormwater.  

DEVELOPMENT CODE CONSISTENCY
The proposed amendments is consistent with the City’s comprehensive plan, Bonney Lake 2035, and the state 
building building code; therefore, the amendmetns meet the criterion estblished in BLMC 14.140.090.B.

RECOMMENDED ACTION
There is no recommended action as the purpose is to introduce the draft ordiancne for Design Commission 
discussion. 

ALTERNATIVE ACTIONS
There is no alternative action as the purpose is to introduce the draft ordiancne for Design Commission 
discussion.

PLANNING AND BUILDING SUPERVISOR APPROVAL

Jason Sullivan                                                            Date
ATTACHMENTS

1. Ordiance D19-06
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I. BACKGROUND 

A. Site Characteristics

This is not a site specific proposal and would apply to all properties within the City.

B. Surrounding Properties

The proposed amendments to the landscaping regulations apply Citywide and is not a site specific 
proposal.  Therefore, there are no surrounding properties.

C. State Environmental Policy Act (SEPA)

The Public Services Director acting as the SEPA Responsible Official determined that the documents for 
the 2012 landscaping code update met the City’s environmental review needs for the current proposal 
and therefore adopted the SEPA Checklist and DNS issued pursuant to WAC 197-11-630(2) to comply 
with the SEPA requirements for this project

D. Shoreline Code

The proposed amendments would apply with the Shoreline Areas; however, the amendments would not 
supersede the requirements of BLMC 16.56.060, which establishes additional planting requirements for 
properties within the shoreline jurisdiction.

E. Critical Areas Code

The proposed amendments would not apply within critical areas; however, preserved critical areas and 
existing vegetation can be used to comply with the requirements of the landscaping code. 

F. Processing Background

City staff discussed the draft regulations with Planning Commission on October 16, 2019 in advance of 
the required public hearing scheduled for November 20, 2019.

G. Public Outreach

The City held an open public meeting to discuss the proposed landscaping regulations at the October 16, 
2019 Planning Commission meeting.   On October 23, 2019 the City issued the required public hearing 
notice which included a fifteen (15) day comment period. The City submitted the required notice of 
intent to adopt the proposed amendments to the Department of Commerce and requested expedited 
review was approved on October 15, 2019.  
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II. PROJECT SUMMARY

The landscaping code has been revised to reflect the City’s ongoing effort to transition to a form-based 
development code.  Specific changes to the landscape code include streamlining of chapter organization and 
language, improving readability and clarity. Code language was modernized to align with current best 
management practices for sustainable landscape development. Prescriptive landscaping requirements were 
removed; and, minimum standards for landscape implementation and performance were added. A device—in 
the form of an Alternative Landscaping Option—was added to allow for flexibility and encourage the use of 
new technology and innovations in sustainable landscape practices.

III. ANALYSIS

A. Development Regulations Amendment ( BLMC 14.140.090.B)

The approval criterion for amendments to a development regulation is consistency with the 
comprehensive plan and the laws of the State of Washington.

1. Comprehensive Plan (Bonney Lake 2035)

These proposed amendments implement the following policies of Bonney Lake 2035:

 Policy CD-3.3:  Encourage best management practices for site planning and design related to, but not 
limited to, building placement and orientation, vehicular and pedestrian circulation patterns, open 
space, landscaping, lighting, stormwater management, interfacings with adjacent neighborhoods and 
developments, and appropriate accommodation of the site’s natural features.

 Policy CD-4.1: Planning and land use decisions should recognize residential neighborhoods as the 
basic “building blocks” of the community, ensure compatibility with existing detached homes, protect 
neighborhoods from incompatible uses, and maintain a range of residential zones corresponding to 
the prevailing neighborhood densities. 

 Policy CD-4.3: Provide healthy and safe neighborhoods free of nuisances, environmental hazards, 
and visual blight (e.g. excessive noise, poor air quality, light pollution, illegal dumping, illegal 
signage, graffiti, littering, etc.) that disrupt and impact Bonney Lake residents’ quality of life.

 Policy CD-4.4:  Conserve and protect the unique ecological characteristics of the City and utilize 
urban forestry to integrate open space, parks, green belts, street trees, landscaping, and natural 
features into future development in order to maintain Bonney Lake’s livability, improve access to 
nature, and to address climate change by utilizing trees to sequester carbon from the atmosphere.

 Policy CD-5.7:  Establish zoning standards to mitigate for the presence of infrastructure facilities 
such as radio and telecommunication towers within designated open space areas. 
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 Policy CD-5.8: Prevent the encroachment or conversion of common open space areas within planned 
developments or other residential projects. Shared open space areas in residential subdivisions shall 
be permanently restricted to open space uses through deed restrictions or other appropriate means.

 Policy CD-6.1:  Recognize the importance of streets as public space: Landscaping, lighting, 
streetscape elements, pavement changes, signage improvements, banners, and other public realm 
improvements can enhance the experience of traveling along a corridor without diminishing its 
functional capacity.

 Policy CD-11.1:  Balance the responsibility to protect the community from the impacts associated 
with new residential and commercial development with the responsibility to protect property rights.

 Policy ES-1.6:  Maintain existing vegetation to the greatest extent possible in order to prevent 
erosion.  In cases where development necessitates removal of vegetation, a reasonable amount of 
landscaping should be required to replace trees, shrubs, and ground cover removed during 
construction.

 Policy ES-7.7: Encourage preservation of the urban forest and promote the use of native plants in 
residential and commercial landscapes.

 Policy ES-9.5: Encourage energy efficiency in site design, building orientation, landscaping, and 
utilities/infrastructure for all development and redevelopment projects.

 Policy CM-4.4: Minimize road hazards associated with overgrown vegetation, structures blocking 
sight lines, and other visual obstructions. New development should be reviewed to ensure that ingress 
and egress locations, driveways, crosswalks, and other circulation features, are sited to minimize 
accident hazards.

2. State Law

The City’s authority to adopt landscaping regulations is provided for in RCW 35A.63.100, which 
provides that the legislative body may adopted regulations that it deems necessary to effectuate the goals 
and objectives of the comprehensive plan.  As discussed above, the proposed landscaping regulation are 
required to implement the City’s comprehensive plan.  There are no state laws that preempt or mandate 
specific elements as part of local landscaping codes. 

IV. CONCLUSION

The proposed amendments is consistent with the criteria to amend the development regulations established in 
BLMC 14.140.090.B.  
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ORDINANCE NO. D19-122

AN ORDINANCE OF THE CITY COUNCIL OF THE CITY OF BONNEY 
LAKE, PIERCE COUNTY, WASHINGTON, REPEALING CHAPTER 
16.14 OF THE BONNEY LAKE MUNICIPAL CODE AND THE 
CORRESPONDING PORTION OF ORDINANCE NUMBERS 1454, 
READOPTING CHAPTER 16.14 OF THE BONNEY LAKE MUNICIPAL 
CODE, AND AMENDING SECTIONS 18.33.040, 18.35.020, AND 18.39.040 
OF THE BONNEY LAKE MUNICIPAL CODE AND THE 
CORRESPONDING PORTIONS OF ORDINANCES 1407, 1410, 1454, AND 
1582 RELATED TO THE ADOPTION OF A NEW LANDSCAPING CODE.

WHEREAS, the City desires to make changes to the landscape code to improve 
readability and clarity; 

WHEREAS, the City desires to modernize the City’s landscaping code to align with 
current best management practices for sustainable landscape development; and

WHEREAS, the City desires to establish a flexible landscaping code based on 
minimum standards for landscape implementation and performance; and 

WHEREAS, the Public Services Director acting as the SEPA Responsible Official 
adopted the SEPA Checklist and DNS issued for the 2012 landscaping code update pursuant 
to WAC 197-11-630(2) .  The documents met the City’s environmental review needs for the 
current proposal; and  

WHEREAS, the City provide public notice of the hearing as required by BLMC 
14.40.140; and 

WHEREAS, the Planning Commission held a public hearing on _____________, 
2019 as required by BLMC 14.10.090.C and recommend that the City Council _________ 
the amendments contained in this ordinance; and

WHEREAS, pursuant to RCW 36.70A.106(3)(b) the City requested expedited 
review of this Ordinance from the Department of Commerce. The Department of Commerce 
review period concluded on ____________; 

NOW THEREFORE, THE CITY COUNCIL OF THE CITY OF BONNEY LAKE, 
WASHINGTON DO ORDAIN AS FOLLOWS:

Jasons
Text Box
06
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Section 1.  Chapter 16.14 of the Bonney Lake Municipal Code and Ordinance No. 
1454 § 1, are each hereby repealed and replaced with the following chapter entitled 
“Landscaping Code” to read as follows:

16.14.010  Purpose.

The purpose of this chapter is to provide standards for landscape development that are 
designed to:

A. Integrate natural features and systems into the built environment, such as by using diverse 
native plantings in streetscapes and promoting urban wildlife habitat. 

B. Incorporate green space and landscaping intended to mitigate negative impacts attributed 
to development and urbanization, including heat island reduction and sequestration of 
atmospheric carbon. 

C. Increase the community benefits that result from proximity to nature, including improved 
quality-of-life, social equity, and health outcomes.

D. Contribute to the overall health of regional and local watersheds by reducing impervious 
surfaces, encouraging efficient water use and conservation, and encouraging the retention 
and use of existing healthy and native vegetation.

E. Encourage a safe and connected pedestrian-oriented street environment.

16.14.020

A. Definitions for the following terms are adopted by reference from Chapter 18.04 BLMC 
as presently constituted or as may be subsequently amended:

1. Clear view triangle

2. Setback

3. Setback, front

4. Setback, rear

5. Setback, side

B. Definitions for the following terms are adopted by reference from BLMC 16.12.010 as 
presently constituted or as may be subsequently amended:

1. Grading
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C. Definitions for the following terms are adopted by reference from BLMC 16.13.020 as 
presently constituted or as may be subsequently amended:

1. Diameter

2. Drip line 

3. Exceptional Tree

4. Heritage Tree

5. Non-significant tree

6. Significant Tree

7. Tree

D. As used in this title, the following terms and phrases shall have the following meanings:

1. “Caliper” means trunk diameter measured six inches above the root ball.

2. “Development” means the construction of a project which requires design review, 
detached house, short subdivision, or subdivision.

3. “Ground cover” means low growing, spreading plants whose primary function is 
covering the soil. Ground covers may include herbaceous or woody plants and 
ornamental grasses.

4. “Landscaping” means trees and ground cover installed or retained to satisfy Chapter 
16.14 BLMC.

5. “Removal” means causing a tree to die by cutting down, digging up, topping, 
girdling, excessive pruning, root destruction, denial of water, poisoning, or other 
means.

6. “Shrub” means a plant listed as a shrub in the American Standard for Nursery Stock, 
Sunset Western Garden Book, or similar authority.

16.14.030 Applicability.

A.   The landscape standards described in this chapter apply to all developments.

B. If a proposed development requires landscaping per this chapter, the applicant shall 
submit a landscape plan complying with BLMC 16.14.050.
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16.14.040 Alignment with Urban Forestry Code.

The contents of this chapter are intended to align with the Chapter 16.13 BLMC, the Urban 
Forestry Code. Unless stated in the chapter, tree selection shall be consistent with the Urban 
Forestry Code, which shall be regarded as supplemental guidelines to the requirements of this 
chapter.

16.14.050 Landscape plan submittal requirements.

Landscape plans shall conform to the following submittal requirements; provided that the 
applications for a new detached house or duplex are exempt from requirements this section.

A. Plans shall be prepared and sealed by a professional landscape architect licensed in 
Washington State.

B. Landscape plans shall conform to the formatting requirements, such as for sheet size and 
scale, established by the director for the relevant development type.

C. Landscape plans shall include:

1. Location of existing property lines, ground elevations, streets, access points and 
connections, buildings, fences, walls, curbs, impermeable areas, significant and 
exceptional trees, shrubs, and similar elements. Site features shall be identified as to 
remain or to be removed and shall be labeled accordingly.

2. A conceptual landscape plan showing proposed site improvements, including 
hardscape, access points and connections, areas of required landscaping, and other 
proposed planting areas. 

3. A tree preservation plan indicating the location, species, and diameter of existing 
significant and exceptional trees with notes as to which trees will be retained. The 
tree preservation plan shall be prepared by a professional landscape architect licensed 
in Washington State, an ISA Certified Arborist, an ASCA Registered Consulting 
Arborist, or Certified Nurseryman. 

4. A proposed grading plan showing the location and extent of earthwork. The grading 
plan shall include the drip lines of trees to remain and appropriate cross sections, such 
as for proposed berms or mounds.

5. A detailed planting plan showing the location of proposed trees, shrubs, and 
groundcover. The planting plan shall include a detailed plant schedule that describes 
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the botanical name, common name, size at installation, and spacing of all plants 
shown on the plan.

6. A schematic irrigation plan showing irrigation zones and proposed irrigation methods 
within each zone. The irrigation plan shall describe the proposed watering plan for at 
least the first year of plant growth.

16.14.060 General landscaping requirements.

The following requirements shall apply to all areas of required landscaping. 

A. All areas of required landscaping, as determined in BLMC 16.14.080 and described in 
BLMC 16.14.100 through 16.14.150, shall meet the following minimum standards:

1. Eighteen (18) inch depth of suitable planting soil. “Suitable planting soil” shall 
consist of:

a. Imported planting media, such as two-way topsoil; or,

b. Existing onsite soils. Prior to reusing existing soils, a soil test shall be conducted, 
and amendments shall be administered consistent with soil test results and 
recommendations. At minimum, soil samples should be taken from each major 
planting area, or as approved by the Director. Tests shall be performed by an 
approved laboratory. Tests performed shall include, but are not limited to, 
macronutrient levels (K, P, Ca, and Mg), pH, lime requirements, organic matter 
content, and soil texture (percent silt, sand, and clay).

2. Two inches (settled depth) of organic mulch, such as wood chip, bark, or rock mulch.

3. At the time of planting:

a. Deciduous trees shall be one and half (1.5) inch caliper.

b. Evergreen trees shall be six (6) feet in height.

c. Shrubs shall be one (1) gallon pots.

d. Ground cover shall be four (4) inch pots.

e. Perennials shall be two and a quarter (2.25) inch pots.

4. Shrubs and ground covers shall be triangularly spaced so as to cover the ground 
surface within two years. Maximum spacing by size shall be:
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a. Thirty-six (36) inches on center for one (1) gallon pots.

b. Eighteen (18) inches on center for four (4) inch pots.

c. Twelve (12) inches on center for two and a quarter (2.25) inch pots.

5. In all areas where grass seed or sod is proposed, an eight (8) inch depth of suitable 
planting soil shall be provided, and complete coverage of turf is required.

B. Plants shall be installed according to best management practices of the American 
Association of Nurserymen.

C. Trees shall be secured according to best management practices of the International 
Society of Arboriculture.

D. By area, a minimum of fifty percent (50%) of the planting proposed shall be composed 
of native species.

E. No species listed by the Pierce County Noxious Weed Control Board as noxious, 
invasive, or “of concern” shall be used. 

F. Irrigation shall be required through the first year of plant growth. Plants shall be 
irrigated manually or by automated system through the dry season (approximately May 
15 through October 15) until established. 

G. Landscaping shall be installed to maintain a clear view triangle at driveway entrances.

16.14.070 Guidelines for landscape plan development.

The following guidelines shall apply to the development of required landscaping:

A. Landscaping shall be designed to encourage rainwater retention and infiltration to the 
extent feasible. Rain gardens, fully landscaped infiltration basins, vegetated swales and 
other water quality features may be counted as required landscape areas, provided the 
landscaping complies with the requirements of this chapter and the City stormwater 
manual adopted pursuant to BLMC 15.13.040.

B. Preservation of mature healthy trees and native shrubs and ground covers shall be 
consistent with Chapter 16.13 BLMC.

C. Existing vegetation can be used to satisfy or contribute towards the requirements of this 
chapter.
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D. Drought-tolerant species and landscaping design practices that minimize water use, such 
as xeriscaping, shall be used to the extent practical as determined by the landscape 
architect.

E. Incorporation of aesthetically interesting elements, such as outdoor art, street furnishings, 
and landscape architectural features, shall be used to the extent practical as determined by 
the landscape architect. 

F. Nothing in this chapter is intended to prevent the implementation of sustainable 
landscape practices or techniques. Innovative proposals that advance the purposes stated 
in BLMC 16.14.010 are encouraged and may be approved through the Alternative 
Landscaping Option in BLMC 16.14.170. 

16.14.080 Determination of required landscape areas.

A. Areas of required landscaping shall be determined by zoning district. 

B. Minimum dimensions for required landscape areas shall be consistent with Table 16.14A.

C. Required landscape treatments for side yards shall be consistent with Table 16.14B.

D. All areas of surface parking lot shall receive “Type 5 – Parking Lot” landscaping as 
described in BLMC 16.14.140.

Table 16.14A Minimum Dimensions for Required Landscaping by District

District Front Yard Side Yard1 Rear Yard1

R-1 and R-2 Type 42 equal to 
required front setback

Specific landscaping of residential side and rear 
yards is not required; however, all exposed soils 
must be stabilized with planting, mulch or turf. If 
turf is used, the requirements of 16.14.060.A.5 
shall apply.

R-3 Type 63 equal to 
required front setback 

Equal to the required 
side setback.

Equal to the required 
rear setback.

RC-5 Type 63 equal to 
required front setback

Equal to the required 
side setback.

Equal to the required 
rear setback.
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District Front Yard Side Yard1 Rear Yard1

DC, DM, C-1, 
and C-2

Type 63 equal to the 
greater of: five (5) 
feet, exclusive of 
sidewalk width, or 
fifty percent (50%) of 
the required front 
setback 

Six (6) feet when adjacent to residential zones, 
otherwise three (3) feet.  

MC Type 63 equal to the 
greater of: ten (10) 
feet, exclusive of 
sidewalk width, or 
equal to front setback

Ten (10) feet when adjacent to residential zones, 
otherwise five (5) feet.

E Type 63 equal to the 
greater of: fifteen (15) 
feet, exclusive of 
sidewalk width, or 
equal to front setback

Fifteen (15) feet when adjacent to residential 
zones, otherwise five (5) feet.

PF Type 63 equal to fifty 
percent (50%) of the 
front setback 

Equal to the required 
side setback.

10 feet

Notes:

1. Required landscaping treatments for side and rear yards are determined by comparing 
the zoning designation of the subject property to the zoning designation of the 
adjacent property using the crosswalk provided in Table 16.14B. Where side and rear 
yards are adjacent to properties within the same district, landscaping that adheres to a 
standard landscape type is not required. 

2. Type 4 landscaping is described in BLMC 16.14.130.

3. Type 6 landscaping is described in BLMC 16.14.150. 
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Table 16.14B Minimum Required Landscape Treatments – Side and Rear Setbacks 

Zoning of Adjacent Property

Zoning 
of 
Subject 
Property

R51 
and 
R101

R-1, 
R-2, 
and 
MSF1

R-3 RC-5 DC, 
DM, 
C-1, 
and
C-2, 

MC 
and 
CC1

E PF

R-3 Type 3 NR2 Type 3 Type 2

RC-5 NR2 Type 2 NR2 Type 3 Type 2

DC, DM, 
C-1, and 
C-2

Type 2 Type 3 Type 2 NR2 Type 3

MC Type 2 Type 2 Type 1 Type 3 NR2 Type 3

E Type 1 Type 2 Type 1 Type 2 Type 2 NR2 Type 3

PF Type 2 Type 3 NR2

Notes:

1. The R5, R10, MSF, and CC are Pierce County zoning designations and only 
apply in the unincorporated areas adjacent to the City.  

2. NR denotes “Not required”

16.14.090 Landscape type standards.

Where landscaping is required according to BLMC 16.14.080, the landscape shall comply 
with the corresponding minimum standards for that landscape type identified BLMC 
16.14.100 through BLMC 16.14.150. An illustrated example is provided with each landscape 
type definition. Illustrated examples are intended to show one variation of how each 
landscape type can be successfully implemented and are not intended to dictate the only 
prescribed option for required landscape implementation.

16.14.100 Type 1 – Full screen. 

Type 1 landscaping is intended as a full screen that functions as a visual barrier between uses 
and shall be consistent with the following: 

A. Type 1 landscaping shall consist of primarily evergreen trees and shrubs, earthen berms, 
fence, wall, or a combination thereof, sufficient to establish a complete visual barrier at 
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and below (7) seven feet in height, with less than ten percent (10%) open area, outside of 
proposed driveway openings.

B. The minimum number of trees required shall be calculated using the formula provided in 
BLMC 16.14.160. Sixty percent (60%) of the required trees shall be evergreen.

C. If used, earthen berms shall meet the following requirements:

1. Shall not exceed four feet in height. 

2. Side slopes shall not exceed 3H:1V.

3. The surface shall be fully planted with a mix of trees, shrubs, and ground covers.

D. If used to meet the landscaping requirements, fences and walls shall meet the following 
requirements:

1. Shall not exceed five feet in height. Any wall over 4 feet in height, or with a 
surcharged lateral load, must be accompanied by a stamp from a qualified 
professional and require a separate building permit. Walls shall not be used to support 
driveways or sidewalks unless accompanied by a stamp from qualified professional. 

2. Shall be installed within the interior one-third of the required setback as noted in 
Table 16.14A.

3. Shall be constructed with the finished face facing outward.

4. Planting shall be installed between the fence or wall and the property line so that fifty 
percent of the outward face is obscured within (2) two years.
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Figure 16.14.100 – Type 1 Full Screen

16.14.110 Type 2 – Partial screen. 
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Type 2 landscaping is intended as a partial screen that functions as a partial visual barrier 
between uses and shall comply with following: 

A. Type 2 landscaping shall consist of trees and shrubs, earthen berms, fence, wall, or a 
combination thereof, sufficient to establish a partial visual barrier with approximately 
fifty percent open area at and below six (6) feet in height. Open area does not include 
proposed driveways openings.

B. The minimum number of trees required shall be calculated using the formula provided in 
BLMC 16.14.160. Forty percent (40%) of the required trees shall be evergreen.

C. If used, earthen berms shall meet the requirements BLMC 16.14.090.C.

D. If used, fences and walls shall meet the requirements BLMC 16.14.090.D.
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Figure 16.14.110. Type 2 – Partial Screen.

16.14.120 Type 3 – Visibility planting. 

Type 3 landscaping is mixed planting intended to provide aesthetic enhancement while 
preserving visibility and pedestrian access between uses and shall comply with the following: 

A. Type 3 landscaping shall consist of primarily low-growing shrubs (less than thirty-six 
(36) inches) and ground covers interspersed with primarily deciduous trees. Planting may 
be clustered or configured to frame or open views, such as of signage or retail storefronts.
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B. The minimum number of trees required shall be calculated using the formula provided in 
BLMC 16.14.160 for eighty percent (80%) of the frontage. In Type 3 areas, one hundred 
percent of the required trees may be deciduous. See the example below.

Type 3 Example:

Total length of Type 3 planting area (according to parcel dimension) = 125 feet

Tree Species Proposed = Betula papyrifera / Paper Birch

Estimated mature canopy spread = 35 feet

(125 feet x 80%) ÷ 35 feet mature canopy spread = 2.86

Round up to 3 required trees

C. Type 3 landscaping shall incorporate selective screening of unsightly elements, such as 
utility boxes or other facilities. Walls or fences that conform to the requirements of 
BLMC 16.14.090.D may be used to achieve selective screening within a Type 3 area. 
Additional selective screening may be requested by the director or director’s 
representative. 

D. Pedestrian connections to adjacent sidewalks and paths shall be provided. In districts 
targeted for walkability or at the discretion of the director, pedestrian connections to 
adjacent properties shall be provided to the extent allowed by law.
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Figure 16.14.120. Type 3 – Visibility planting

16.14.130 Type 4 – Front yard. 

Type 4 landscaping is intended to preserve and foster tree canopy coverage within residential 
districts and shall comply with the following:

A. For new detached housing units and duplexes, one tree is required. Trees may be 
evergreen or deciduous. 

B. For attached housing, townhomes, and apartments, the lesser of the following is required:

1. One tree per dwelling unit. Trees may be evergreen or deciduous.

2. One tree for every 500 SF of required front yard area. If the calculation of the number 
of trees results in a fraction of one-half or greater, the fraction and the number of trees 
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shall round up to the next whole number. If this calculation results in a fraction of less 
than one-half, the fraction and the number of trees shall round down to the previous 
whole number. Trees may be evergreen or deciduous. 

3. Trees may be clustered to frame or open views or configured to maximize open 
space.

C. All exposed soils must be stabilized with mulch or turf. If turf is used, the requirements 
of 16.14.060.A.5. shall apply.
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Figure 16.14.130 Type 4 – Front yard
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16.14.140 Type 5 – Parking lot. 

A. Applicability of Parking Area Landscape Standards.

1. Landscaping shall be installed throughout surface parking areas including carports, 
which provide for five or more spaces consistent with the this section to provide 
pedestrian refuge and shade, reduce heat concentration, mitigate glare from 
headlights, abate vehicle noise, improve air and water quality, and diminish the visual 
impact of large paved areas, except for the following:
a. A parking area for a single-family dwelling, accessory dwelling, or duplex.

b. A legal nonconforming parking area. See BLMC 16.14.140(A)2.

2. Parking areas with legal nonconforming landscaping are subject to the following 
parking area landscape standards:

a. When a new building is constructed on a site with a preexisting parking lot, the 
parking area landscape standards herein shall apply to a portion of the parking 
area sufficient to meet the minimum required parking for the new building and to 
any additional parking area proposed by the applicant to serve the building.

b. When a building is expanded, the parking area landscape standards herein shall 
apply to a portion of the parking area that is sufficient to meet the minimum 
required parking spaces for the expanded area of the building and to any 
additional parking area proposed by the applicant to serve the expanded area of 
the building.

c. When a legal nonconforming parking area is physically expanded in size (not 
simply re-striped to increase, decrease, or reconfigure the number of parking 
spaces), the parking area landscape standards herein shall apply only to the 
expanded portion of the parking area.

d. When a legal nonconforming gravel parking area is paved, the parking area 
landscape standards herein shall apply only to the paved portion of the parking 
area

B. Combined landscaped area for parking lots shall meet the following minimum 
requirement, not including vehicle overhang:

1. Twenty (20) square feet per parking space for lots up to ten stalls
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2. Twenty-five (25) square feet per parking space for lots containing eleven (11) to fifty 
(50) stalls

3. Thirty (30) square feet per parking space for lots containing fifty-one (51) to ninety-
nine (99) stalls

4. Thirty-five (35) square feet per parking space for lots containing more than 100 stalls

C. Within Type 5 areas, trees shall be selected from species lists shall be consistent with the 
Urban Forestry Code.

D. To protect adjacent curbs and sidewalks from damage due to root intrusion, root barriers 
shall be installed in accordance with landscaping detail L7.

E. A five (5) foot landscaped perimeter is required around surface parking areas. Perimeter 
landscaping can be concurrent with other required landscape area provided that it meets 
the following minimum standards:

1. Trees shall be evenly spaced around surface parking areas. 

2. The minimum number of trees required shall be calculated using the formula 
provided in BLMC 16.14.160. One hundred percent of the required trees may be 
deciduous.

3. Low-growing shrubs (less than thirty-six (36) inches) and ground covers shall be 
planted to achieve a full visual screen around the parking area perimeter. Visual 
screening shall not exceed thirty-six (36) inches in height without director approval. 
Screening shall be provide clear view triangles. 

F. Landscaped islands are required throughout the interior of surface parking areas. 
Landscaped islands shall conform to the following design standards:

1. Landscape islands shall be contained by a permanent curb or barrier. Where 
landscape areas provide a bioretention function, intermittent curb cuts or similar 
breaks may be provided to facilitate stormwater drainage. Curb cuts or breaks shall be 
configured to deter vehicle intrusion into planted areas. 

2. Each island shall be a minimum of 100 square feet in area, not including vehicle 
overhang. The first two feet of the landscaping are shall be considered 

3. To count towards the required landscaped area, islands shall be a minimum of five 
(5) feet in width, not including curbs or vehicle overhang area, and at least the 
length of the adjacent parking stall(s).
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4. Terminal landscaped islands shall be provided at the ends of each row of stalls.

5. Landscape islands shall be provided at least every ten stalls, except as provided in 
16.14.090.E.6.i and 16.14.090.E.6.ii.

6. Where two rows of stalls abut to form a double row of parking, the following 
additional requirements shall apply:

i. Unless separated by a six (6) foot wide landscaped median, a landscaped 
island shall be provided at least every ten stalls.

ii. Where separated by a six (6) foot wide landscaped median, a canopy tree 
shall be planted every five stalls and a landscape island shall be provided at 
least every thirty (30) stalls. A pedestrian path across the landscaped median 
shall be provided at least every fifteen (15) stalls. 

iii. Each island shall contain a minimum of one tree. One hundred percent of 
trees within parking lots may be deciduous.

iv. Planting shall consist of primarily low-growing shrubs (less than thirty-six 
(36) inches) and ground covers interspersed with canopy trees. Trees and 
shrubs shall be held at least two feet back from wheel stops to allow for 
vehicle overhang. 
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Figure 16.14.140. Type 5: Parking lot.
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16.14.150 Type 6 – Street frontages. 

Type 6 landscaping is intended to provide for a tree-lined street frontage and landscaped 
understory and shall comply with the following.

A. Selected tree species shall be appropriate for their proximity to overhead and 
underground utilities.  Within Type 6 areas, trees shall be selected from species lists 
provided in the Urban Forestry Code.

B. To protect adjacent curbs and sidewalks from damage due to root intrusion, root 
barriers shall be installed in accordance with the Urban Forestry Code.

C. The minimum number of trees required shall be calculated using the formula 
provided in BLMC 16.14.160.

D. Understory landscaping with shrubs and ground covers shall conform to the standards 
of Type 3, BLMC 16.14.120.A. 
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Figure 16.14.150 Type 6: Street frontages.

16.14.160 Required tree formula.
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A. The number of required trees shall be calculated by dividing the total frontage length 
(as dictated by the parcel dimensions) by the mature canopy spread of the specific 
tree species proposed. If more than one species is proposed, estimated mature canopy 
spread shall be the average across all specimens. See the formula and example below.

Required Tree Formula:

 Total length of required planting area (according to parcel dimension)

÷ Estimated mature canopy spread = 

Total number of required trees (rounded up to whole number)

Example:

Total length of frontage = 125 feet

Tree Species Proposed = Betula papyrifera / Paper Birch

Estimated mature canopy spread = 35 feet

125 feet of frontage ÷ 35 feet mature canopy spread = 3.57

Round up to 4 required trees

B. Estimated mature canopy spread can be according to the Arbor Day Foundation or 
other relevant resource. The resource used should be cited on plans conforming to 
BLMC 16.14.050 and is subject to director approval.

C. If the calculation of the number of trees results in a fraction of one-half or greater, the 
fraction and the number of trees shall round up to the next whole number. If this 
calculation results in a fraction of less than one-half, the fraction and the number of 
trees shall round down to the previous whole number

16.14.170 Alternative landscape option.

An applicant may request a modification of the landscaping requirements set forth in this 
chapter by proposing an Alternative Landscape Option (ALO). The director may 
administratively approve a modification of the landscaping requirements of this chapter 
if:
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A. The proposed landscaping represents an equal or better result, as determined by the 
director, than that which could be achieved by strictly following the requirements of 
this chapter; and

B. The proposed landscaping complies with the stated purpose of this chapter (BLMC 
16.14.010); and

C. Evaluation and approval of required landscaping modifications will consider whether 
the proposal:

1. Incorporates the increased retention of significant trees equal in number to what 
would otherwise be required; or

2. Incorporates the retention of native undergrowth or naturally occurring desirable 
vegetation in consolidated locations which promotes the natural vegetated 
character of the site; or

3. Incorporates planting of native trees and vegetation beyond what would otherwise 
be required in a protected area to be recorded as such; or 

4. Incorporates elements to provide for wind protection or to maintain solar access; 
or

5. Incorporates elements to protect or improve water quality; or

6. Incorporates native species in a design that better buffers a critical area and 
critical area buffer from uses on the site, including parking; and

7. Better accommodates or improves the existing physical conditions of the subject 
property, based on site-specific factors.

D. Following director approval of an ALO proposal, the applicant may meet the 
landscaping requirements of this code by complying with the approved landscape 
development proposal. 

E. A copy of the approved landscape development proposal will be recorded with the 
Pierce County Auditor at the applicant’s expense.

16.14.180 Post installation establishment period.

For all areas of required landscaping, except for detached housing and duplexes, a post 
installation establishment period shall apply. The post installation establishment period 
shall conform to the following requirements. 
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A. Required landscaping shall be monitored for a period of at least two years, in 
accordance with approved landscaping plan. The director shall have the authority to 
extend the monitoring period beyond the two-year minimum, up to a maximum of 
five years, as a condition of permit issuance. 

B. For each year of the monitoring period, the owner shall submit an annual report 
documenting plant survival, continuation of or adjustments to the irrigation plan, and 
proposed plant replacement. 

C. If irrigation is installed, an as-built irrigation drawing shall be submitted prior to the 
issuance of the certificate of occupancy or release of the performance bond. At 
minimum, as-built drawings shall show the locations of: 

1. Water services and meter

2. Electrical services and meter

3. Backflow assemblies

4. Controller assemblies

5. Automatic control valves

6. Remote control valves with station designation

7. Isolation and quick coupler valves

8. Main line

9. Control and communication wires

10. Lateral lines

11. Sleeves

12. Rain, Solar, and other sensors.

16.14.190 Landscaping maintenance.

A. Whenever landscaping was required as a condition of development approval under 
the provisions of this chapter, the current property owner must continue to maintain 
shrubs, trees, and other plants in the landscaping and planting areas in a healthy 
growing condition by:
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1. Replacing dead or dying trees, shrubs, and other plants;

2. Maintaining the landscaped area reasonably free of noxious weeds and trash;

3. Pruning or removing trees or shrubs to avoid the creation of a safety hazard or 
nuisance.

B. Failure to maintain landscaping according to this section shall violation subject to the 
enforcement procedures of BLMC 14.130.

Section 2.  Section 18.35.010 of the Bonney Lake Municipal Code and the corresponding 
portions of Ordinance No. 1454 § 2 and Ordinance No. 1582 § 3 are each hereby amended to 
read as follows:

18.35.020 Downtown design standard amendments.

The adopted design standards identified in BLMC 18.35.010, which are on file with the 
city clerk, are amended, as identified below:

A. Section 5.2, Landscaping, Fences, and Retaining Walls.

a. 2012 Amendment: Selective portions of this section of the downtown design 
guidelines are amended as described in Exhibit “A” to Ordinance No. 1454.

b. 2019 Amendment: Selective portions of this section of the downtown design 
guidelines are amended as described in Exhibit “A” to Ordinance No. D19-06

B. Section 5.3, Signage Design.

1. 2017 Amendment: Section 5.3 of the downtown design guidelines is hereby 
deleted from the Downtown Bonney Lake Design Guidelines.

Section 3.  Section 18.33.040 of the Bonney Lake Municipal Code and the corresponding 
portions of Ordinance No. 1407 § 1 (Att. A) and Ordinance No. 1454 § 3 are each hereby 
amended to read as follows:

18.33.040 Drive-through facilities.

Drive-through facilities, including but not limited to banks, cleaners, coffee shops, fast food, 
drug stores, and service stations, shall comply with the following:
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A. Drive-through windows and stacking lanes are prohibited along facades of buildings that 
face a right-of-way unless they are visually screened from the street by L-2 Type 2 
landscaping and/or architectural elements that are consistent with the building design.

B. The stacking lane shall be physically separated from the parking lot, sidewalk, and 
pedestrian areas by L-2 Type 2 landscaping and/or architectural elements that are 
consistent with the building design.

C. Drive-through speakers shall not be audible off site.

Section 4.  Section 18.39.040 of the Bonney Lake Municipal Code and the corresponding 
portions of Ordinance No. 1410 § 1 (Att. A) and Ordinance No. 1454 § 4 are each hereby 
amended to read as follows:

Drive-through facilities, including but not limited to banks, cleaners, coffee shops, fast food, 
drug stores, and service stations, shall comply with the following:

A. Drive-through windows and stacking lanes are prohibited along facades of buildings that 
face a right-of-way unless they are visually screened from the street by L-2 Type 2 
landscaping and/or architectural elements that are consistent with the building design.

B. The stacking lane shall be physically separated from the parking lot, sidewalk, and 
pedestrian areas by L-2 Type 2 landscaping and/or architectural elements that are 
consistent with the building design.

C. Drive-through speakers shall not be audible off site.

Section 5.  Severability.  If any section, sentence, clause, or phrase of this ordinance 
should be held to be invalid or unconstitutional by a court of competent jurisdiction, such 
invalidity or unconstitutionality shall not affect the validity or constitutionality of any other 
section, sentence, clause, or phrase of this ordinance.

Section 6.  Effective Date.  This Ordinance shall take effect five (5) days after its 
passage, approval, and publication as required by law.
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PASSED BY THE CITY COUNCIL this _______ day of ____________, 2019

____________________________

Neil Johnson, Jr., Mayor

AUTHENTICATED:

____________________________

Harwood T. Edvalson, City Clerk

APPROVED AS TO FORM:

______________________

Kathleen Haggard, City Attorney
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