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Attachment 

The June 16, 2014 Mukleshoot Indian Tribe Letter included a full copy of the following document: 

 Channel-Conveyance Capacity, Channel Change, and Sediment Transport in the Lower Puyallup, 

White, and Carbon Rivers, Western Washington, By Jonathan A. Czuba, Christiana R. Czuba, 

Christopher S. Magirl, and Frank D. Voss 

The document is available at the following link: http://pubs.usgs.gov/sir/2010/5240/. A summary 

abstract is located on the following pages. A full copy of the study is also available at the City of Sumner 

City Hall. 

http://pubs.usgs.gov/sir/2010/5240/
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Attachment B

Preparcd by King County River and Floodplaín Managønent Section - April L4,20I4
Provísional information rubiect to change. Sce Attadrment A for explanation.
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Attachment C

Prepared by King County River and Floodplain Management Section - Apnl ,14,2014.
P¡ovioional inform¡tion subject to change. See Attachment A for explanation.
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Attachment D

Prepared by King County River and Floodplain Management Section - April 1.4,2014

Provisional information subject to change. See Attachment A for explanation.



Attachment E

Prrepared by King County River and Floodplain Management Section - Aprit 14,2014
Provisional information zubject to chango. Sec Attachment A for explanation.
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Attachment F

Prepaned by King Cormty River and Floodplain Manageurent Section - April 14,2014

hovisional information subjec't to change. See Attachment A for explanation.
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PO Box 47775 Olympia, Washington 98504-7775 (360) 407-6300

711 for Washington Relay Service Persons with a speech disability can call 877-833-6341

June 16, 2014

Ryan Windish, Planning Manager, AICP
City of Sumner
Community Development Department
1104 Maple Street, Suite 250
Sumner, WA  98390

Dear Mr. Windish:

Thank you for the opportunity to comment on the draft supplemental environmental impact 
statement (DSEIS) for the City of Sumner 2013 Comprehensive Plan Annual Amendments 
Sumner Meadows Docket proposal.  The Department of Ecology (Ecology) reviewed the 
environmental checklist and has the following comment(s):

FLOODPLAINS MANAGEMENT:  Jeff Stewart (360) 407-6521

The City of Sumner is updating its Shoreline Master Program, and the provisions in the final 
adopted version will also need to be considered in review of development proposals in the 
subject area. Based on the information provided in this DSEIS, we note there appears to 
have been insufficient analysis of any clearly defined development proposals, or what 
possible impacts those proposed developments could have to future flood zone impacts 
elsewhere in the basin.

SHORELANDS & ENVIRONMENTAL ASSISTANCE:
Alex Callender (360) 407-6167

We understand that this is a DSEIS.  There are different elements that are independent of this 
Sumner Meadows project that may impact the Sumner Meadows property with regards to 
flood rise.  The County line setback project is a project that has not been done yet and could 
have a big effect on the viability of this project.  If it is not completed, the project site could 
be impacted by flood events.  Pulling back the banks of the White River in shoreline 
jurisdiction may mitigate for the flood rise, but a Hydraulic Engineering Center-River 
Analysis System (HEC-RAS) analysis will need to be done to verify that the mitigation will 
be effective.  Likewise the flood channel and bridge flood rise analysis will need to be 
included for the cumulative impacts analysis.  

The city will need to buy property for the flood channel.  Is this part of the city’s 
comprehensive plan?  The city will need to be clear about the timing and effect that all these 
different independent projects would have on the impact area.
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June 16, 2014
Page 2

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.

If you have any questions or would like to respond to these comments, please contact the 
appropriate reviewing staff listed above.

Department of Ecology
Southwest Regional Office

(SM:14-2490)

cc: Alex Callender, SEA
Jeff Stewart, Flood
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Ryan Windish

From: Mike Reynolds <mjr@reynoldsburton.com>
Sent: Tuesday, May 20, 2014 12:11 PM
To: Ryan Windish
Cc: robin@petersenbrothers.com; gary@petersenbrothers.com; Brett Vinson
Subject: Sumner Meadows Golf Course Comprehensive Plan Amendments
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Memorandum 

 

I. INTRODUCTION 

State law requires that each city planning under GMA have a procedure for interested persons 

to suggest amendments to its comprehensive plan or development regulations. The City of 

Sumner adopted a process for accepting and reviewing proposed amendments which is codified 

at SMC 18.56.147.  

 

The State Environmental Policy Act (SEPA) analysis of the proposed amendments and various 

alternatives is contained in the City of Sumner 2013 Comprehensive Plan Annual Amendments-

Sumner Meadows Docket-Draft Supplemental Environmental Impact Statement, May 2014  (DSEIS) 

that was issued on May 15, 2014 following a Determination of Significance (DS) and scoping 

process.  

 

 

II. POLICY ANALYSIS 

 

Only those amendments which are found to be in substantial compliance with all criteria listed 

below shall be approved (SMC 18.56.147(N)):  

 

1. An amendment is necessary to resolve inconsistencies between the Sumner 

comprehensive plan and other city plans or ordinances; or, to resolve inconsistencies 

between the Sumner comprehensive plan and other jurisdictions’ plans or ordinances; 

2. Conditions have so changed since the adoption of the Sumner comprehensive plan that 

the existing goals, policies, objectives, and/or map classifications are inappropriate.  

3. The proposed amendment is consistent with the overall intent of the goals of the 

Sumner comprehensive plan.  

DATE:  July 9, 2014 

TO:  Planning Commission 

FROM: Ryan Windish, Planning Manager  

RE:  2013 COMPREHENSIVE PLAN ANNUAL AMENDMENTS 
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4. The proposed amendment is consistent with chapter 36.70A RCW (Growth 

Management Act), the countywide planning policies (CPP) for Pierce County, and the 

applicable Multi-county planning policies (VISION 2040).  

5. Where an amendment to the comprehensive plan map is proposed, the proposed 

designation is adjacent to property having a similar and compatible designation, or the 

subject property is of sufficient size, or other conditions are present.  

6. Environmental impacts have been disclosed, and measures have been included to reduce 

possible adverse impacts.  

7. Potential ramifications of the proposed amendment to other comprehensive plan 

elements and supporting plans have been considered and satisfactorily addressed. 

Criteria 4 refer to policies in the GMA, Countywide Planning Policies, and VISION 2040. These 

amendments are incorporated into the Proposed Action Alternatives and discussed under 

Chapter 3, Section 3.6 “Relationship to Plans and Policies” in the DSEIS. 

 

Action Alternatives 1 through 4 are being analyzed by the City of Sumner to amend the 

Comprehensive Plan Map and Zoning Map and text amendments.  All of these alternatives are 

also analyzed in the DSEIS and are discussed here in detail as it relates to the seven criteria 

above. The DSEIS also contains an analysis of the No Action Alternative for comparison.  

 

 

A. Why the Amendments are Being Proposed 

 

The City of Sumner is considering map and text amendments to the Comprehensive Plan and 

development regulations related to the surplusing of the Sumner Meadows Golf Course for 

private development of light industrial uses, a use that is allowed by underlying zoning. In 

addition, scoping comments for the DSIES that were received requested that Alternatives 2 and 

3 be considered as well and are analyzed in the DSEIS and this staff report. 

 

B. Description 

 

Proposal and Alternatives 

 

The proposed docket amendments are described as follows: 
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Alternative 1 Sumner Meadows Docket Application: 

 

MA-1: Amendments Related to Surplus City Property: 1) Redesignate approximately 120 acres 

from Public-Private Utilities and Facilities (PPUF) to M-1, Light Manufacturing; 2) Redesignate 

approximately 34 acres from Urban Village to M-1, Light Manufacturing; and 3) Amend the 

Zoning Map to be consistent with the M-1, Light Manufacturing land use designation on the 

Comprehensive Plan Map by rezoning approximately 28 acres from General Commercial (GC) 

to M-1.  

 

TA-1: Amend the Land Use Element, Public Private Facilities and Utilities (PPUF) description: 

Amend the Land Use Element, PPUF description to remove an inconsistency between the 

descriptions of the land use designation on page 48 with the description on page 50. 

 

TA-2: Amendments related to the Sumner Meadows Golf Course: Amend Parks and Open 

Space Element (Policies 2.7, 2.10 and Figure 14); Vision Statement; Commuter/Rail Regional 

Transit Sub-element (Policy 1.6); and Transportation Element (Figures 16 and 17). 

 

Other M-1 Zone Amendments: To reduce the transportation- and energy consumption-

related greenhouse gas emissions associated with the Alternative 1 (and other Action 

Alternatives), the City proposes to provide development incentive options that may include 

allowing greater building heights or relaxing parking standards for new non-residential 

construction in the M-1 zone if the owner or operator: provides end-of-trip bicycle facilities to 

employees, constructs LEED-certified buildings, or participates in the Puget Sound Energy (PSE) 

Green Power Program.  Additionally, the City proposes to require the following mitigation 

measure for all new non-residential construction in the M-1 zone: Use energy-efficient outdoor 

lighting. 

 

Alternatives to the Proposal include:   

 

Alternative 2 Areawide Industrial Alternative: This alternative is an extension of docket 

application MA-1 beyond Sumner Meadows Golf Course to include an areawide redesignation 

of private vacant lands north and south of Stewart Road east of the White (Stuck) River. 

Alternative 2 would amend the Comprehensive Plan land use map to apply Light Manufacturing 

in place of General Commercial (GC), Urban Village (UV), and Public-Private Utilities and 

Facilities (PPUF). Implementing zoning would be Light Industrial (M-1). Other text amendments 

TA-1 and TA-2 would be implemented similar to Alternative 1. M-1 zone incentives and 

standards to reduce the transportation- and energy consumption-related greenhouse gas 

emissions would also be implemented. 
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Alternative 3 Areawide Industrial and Residential Alternative: This areawide 

alternative would reclassify private properties north of Stewart Road and east of the White 

(Stuck) River and the Sumner Meadows Golf Course as Light Manufacturing. Implementing 

zoning would be Light Industrial (M-1). Property west of Sumner Meadows Golf Course owned 

by Six Kilns Apartments LLC would be designated as Urban Village (UV) and zoned as High 

Density Residential (HDR). This would recognize a development agreement executed between 

Six Kilns Apartments LLC and City in 2009. Other text amendments TA-1 and TA-2 would be 

implemented similar to Alternative 1. M-1 zone incentives and standards to reduce the 

transportation- and energy consumption-related greenhouse gas emissions would also be 

implemented. 

 

Alternative 4 Offsite Alternative: This alternative proposes to retain the current 

Comprehensive Plan and zoning designations on the Sumner Meadows Golf Course. Instead, 

City-owned property designated in the Comprehensive Plan as PPUF and zoned Agriculture 

(AG) would be redesignated and rezoned as Light Manufacturing (M-1). This Comprehensive 

Plan map amendment would require text amendments to the various elements identified in 

Docket Applications TA-1 and TA-2 except that the focus would be on attaining consistency 

with regard to this Light Industrial/AG property instead of the Sumner Meadows Golf Course. 

M-1 zone incentives and standards to reduce the transportation- and energy consumption-

related greenhouse gas emissions would also be implemented. 

 

Alternative 5 No Action Alternative: This alternative is the continuation of the City’s 

current Growth Management Act (GMA) Comprehensive Plan that includes a planning period 

extending to the year 2030. The No Action Alternative is a SEPA-required alternative. With 

the No Action Alternative, GC, UV, and PPUF land use map designations would be retained in 

the Comprehensive Plan. Corresponding General Commercial (GC), Light Industrial (M-1), and 

High Density Residential (HDR) zoning districts would be retained. No Comprehensive Plan 

text amendments or zoning amendments would be made. 

  

 

III.  COMPREHENSIVE PLAN AMENDMENT CRITERIA ANALYSIS 

 

Only those amendments which are found to be in substantial compliance with all criteria listed 

below shall be approved (SMC 18.56.147(N)):                

                                                                                                                                                      

1. An amendment is necessary to resolve inconsistencies between the Sumner 

comprehensive plan and other city plans or ordinances; or, to resolve 

inconsistencies between the Sumner comprehensive plan and other 

jurisdictions’ plans or ordinances; 
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On October 15, 2012 the City Council approved Resolution No. 1360 surplusing 

approximately 165 acres of land occupied by the city-owned Sumner Meadows Golf 

Course. The property is designated a combination of Public and Private Facilities and 

Utilities (PPUF) and Urban Village (UV) on the City’s Comprehensive Plan Map (See No 

Action Alternative, Exhibit E-1). The plans for the property are to sell to a private party and 

therefore it would no longer be public land or a part of a private utility or facility and 

therefore inconsistent with the current Comprehensive Plan Map designation. In addition, 

the sale and conversion of the property to industrial and manufacturing uses also creates an 

inconsistency with the UV designation along the northern edge of the property adjacent to 

Stewart Road (8th Street). The UV designation anticipates in the Comprehensive Plan a 

combination of commercial, residential and recreational uses in the vicinity, including 

properties west of the golf course, and a future commuter rail station. The majority of the 

property is zoned Light Manufacturing (M-1) and uses typically found in the M-1 zone would 

be inconsistent with the intent of the UV zone and a neighborhood center concept made up 

of commercial and residential uses with commuter rail access.  

Action Alternatives 1 through 3 redesignate the property to M-1 with variation in how the 

properties are redesignated to the west of the golf course and north of Stewart Road. 

Alternative 4 provides an “off-site” alternative if the golf course were to remain as open 

space to provide a comparison between these alternatives. Alternative 4 retains the existing 

designations and zones but rezones about 108 acres south of 24th Street that is currently 

designated PPUF and zoned Agricultural.  

2. Conditions have so changed since the adoption of the Sumner 

comprehensive plan that the existing goals, policies, objectives, and/or map 

classifications are inappropriate.  

The City has surplused the Sumner Meadows Golf Course property creating a change in 

circumstances that necessitates the redesignation of the property to M-1, a use compatible 

with the surrounding zoning and uses. In addition, there is a need for Text Amendments to 

goals, policies and other text related to the “golf course” and open space in the 

Comprehensive Plan and for clarity of the description of the PPUF designation.  

The following are areas of the Comprehensive Plan that need to be amended: 

TA-1: Amend the Land Use Element, Public Private Facilities and Utilities description: 

Amend the Land Use Element, Public Private Facilities and Utilities description to remove 

an inconsistency between the descriptions of the land use designation on page 48 with the 

description on page 50. 
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TA-2: Amendments related to the Sumner Meadows Golf Course: Amend Parks and Open 

Space Element (Policies 2.7, 2.10 and Figure 14); Vision Statement; Commuter/Rail Regional 

Transit Sub-element (Policy 1.6); and Transportation Element (Figures 16 and 17). 

 

3. The proposed amendment is consistent with the overall intent of the goals of 

the Sumner comprehensive plan.  

Land Use:  Alternatives 1 through 4 are consistent with the overall intent of the goals of 

the Land Use Element of the Comprehensive Plan and balance “…residential, commercial, 

industrial, and public land uses.” (Policy 1.3, Land Use Sub-element). The amendments 

redesignate and rezone areas that provide for “orderly development within the Sumner 

Community” and “Ensure appropriate transitions so that more intensive uses do not 

adversely impact adjacent uses” by providing adequate setbacks and buffering between 

industrial and residential uses (Goal 1 and Policy 1.1, Land Use Sub-element). The 

redesignation/rezone of the golf course and surrounding areas under Alternatives 2 and 3 

encourage “infill development on vacant properties with existing public services and public 

utilities” and developing in “areas with existing or planned public facilities” given the 

availability of water and sewer in the vicinity and the plan for an extension of 24th Street 

over the White (Stuck) River (Policy 1.2, Land Use-Sub-element). Furthermore, the 

redesignation/rezone of the golf course promotes the “creation of 20,000 jobs in the 

Sumner-Pacific Manufacturing/Industrial Center by 2040” (Policy 1.14, Land Use Sub-

element). 

Economic Development: All Alternatives are consistent with the overall intent of the 

Economic Development Element and would create additional industrially zoned land 

positioned for regional industrial type uses that would benefit the City of Sumner and 

surrounding areas. Additional industrial land would create opportunity for warehousing, 

distribution, and manufacturing employment in the Sumner area. The amendment also 

supports economic development by seeking and maintaining “a strong diverse economy 

with a variety of different types and sizes of business, industry, and employment” (Goal 1, 

Economic Sub-element) and providing “adequate land for different kinds of businesses and 

development” (Policy 1.1, Economic Development Sub-element). The expansion of M-1, 

Light Manufacturing/Industrial would further the policy of developing “clean” industries that 

“do not degrade the natural and built environment” (Policy 1.7, Economic Development 

Element). Policy 2.1 references the need for “protection of natural amenities such as 

riparian corridors and vital open spaces for the enjoyment by workers and to enhance work 

and business environment.” The golf course is an open space and recreational amenity in 

the industrial area and would be changed with this amendment. However, there is still a 

significant amount of open space in the area including the river corridors (totally 400 feet in 
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width in this area of the city); retention of 108 acres south of 24th Street as Agriculture; 

retention of a regional trail system; and Riverbend Park at the end of 16th Street. All these 

remain for workers and business to enjoy.  

Community Character: Alternatives 1 through 3 would meet the overall goals and policies 

in the Community Character Element and retain and promote the pedestrian oriented 

mixed use type development envisioned in the Comprehensive Plan. The amendment would 

promote development that would “Maintain and enrich Sumner’s quality of life 

encompassed in its friendly, small town atmosphere” (Goal 1, Community Character 

Element) and “maintain a complete community and compatible in character and design, 

containing housing, shops, work places…essential to the daily life of residents.” (Policy 1.2, 

Community Character)  

Alternative 2 would eliminate the UV overlay and potential for a neighborhood center in 

the vicinity of the golf course an Stewart Road and thereby continuing to focus activities 

and business development in the Town Center and downtown consistent with Goal 3 of 

the Community Character Element that states: “Reinforce the downtown as the town 

center and commercial and cultural center of Sumner.” 

Alternative 1, 3, and 4 would allow for the development of housing within walking distance 

of industrial areas and promote the ability for people to walk to work (Goal 2, Community 

Character). Alternative 2 would rezone/redesignate the UV area and GC to the north and 

HDR and GC zoning to the south of Stewart Road removing the options for residential in 

close proximity to industry. The industrial area, however, is served by housing in the 

immediate vicinity to the east (Lakeland Hills) and potentially by commuters using the 

regional trail system.  

Open Space Element: Alternatives 1 through 3 would allow for the development of the 

golf course (132 acres) and reduce the amount of open space and recreational area within 

the City. However, the overall goals and policies of the Parks and Open Space Element 

would be met by retaining natural vegetation and terrain along the river corridor, retaining 

a regional trail system, and improvements to Riverbend Park. The hillsides to the east 

would also be protected from development through restrictions on developing steep 

slopes. Even with the removal of the golf course, the combination of existing parks, open 

space areas listed above, and land owned by schools and other private and public entities, 

the City will retain an open space standard of “35% for the entire City” consistent with 

Policy 2.10.  

Furthermore, the agricultural area south of 24th Street (108 acres) would remain open 

space into the forseeable future. This remaining open space and parks would meet Goal 1: 
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“Provide and maintain a safe, attractive, enjoyable, and diverse park system that meets the 

needs of the City’s residents, businesses and visitors.” (Parks and Open Space Element). 

And retain a “diversity of park facilities” (Policy 1.3) and includes “facilities for the 

employees of the industrial…areas” (Policy 1.3.3). The removal of the golf course would 

“reduce long-term maintenance costs” addressed in Policy 1.1.1.  

Alternatives 1 through 3 would continue to “Preserve, protect, and enhance significant 

open space,” (Goal 2) by retaining the agricultural property south of 24th Street, open space 

corridors along riparian areas, and Riverbend Park in the industrial area. Alternative 4 

would result in the development of lands presently in agricultural use or production, but, 

overall, would retain and promote open space areas by retaining golf course area. This is 

consistent with the Parks and Open Space Element, namely: Goal 1, Goal 2, Policies 2.3, 2.4, 

2.8, and 2.13. 

Environment Element: The Draft SEIS contains analysis of impacts and proposed mitigation 

for All Alternatives and analyzed for impacts in the DSEIS and Alternatives 1 through 3 

would meet the overall goals and policies related to air, water, noise, critical areas, and 

resources. All of the Alternatives would implement policies and regulations for reducing 

greenhouse gas (GHG) emissions consistent with Policy 1.1; and meet all required 

stormwater management requirements consistent with Policy 1.4. Noise impacts and 

proposed mitigation are presented in Section 3.8 of the DSEIS. There are critical areas (e.g. 

rivers, floodplains) within the action area and impacts and mitigation are also presented in 

the DSEIS (Sections 3.3 and 3.4). Alternative 4 would result in the development of lands 

presently in agricultural use or production, however, as analyzed in Section 3.6 of the DEIS, 

these lands are not of long-term commercial significance given location, surrounding urban 

land uses, high land values an lack of a transfer of development rights (TDR) program. 

Housing Element: The Housing Element generally promotes the “preservation of existing 

housing stock” (Goal 1) and providing “a range of housing types” and “variety” for all 

economic segments of the community (Goal 2 and Policies 2.2, 2.3, 2.4).  

Alternatives 1, 2 and 3 would remove the UV designation and GC zoning from the golf 

course and options for residential as a component of a “mixed use” project. Further, 

Alternative 2 would eliminate UV designation and HDR and GC zoning on lands west of the 

golf course and north and south of Stewart Road and thereby limiting the amount and type 

of housing potential in this area of the city within close proximity to where people work.  

While it is possible to mitigate impacts between residential and industrial uses, elimination 

of residential uses in what is developed and planned for predominately industrial uses will 

preclude potential conflicts regarding noise, traffic, and light and glare. 
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Alternative 4 would retain the existing UV designations, HDR and GC zoning and would 

not reduce or eliminate the housing in this area.  

Transportation: Alternatives 1-4 would be consistent with the goals and policies in the 

Transportation Element and the Transportation Plan and consistent with the City’s adopted 

Six-year Transportation Improvement Plan (TIP). 

All Alternatives were the subject of a traffic impact analysis and impacts and mitigation are 

analyzed and discussed in Section 3.7 of the DSEIS.   Generally, both Stewart Road and 24th 

Street corridors will require improvements at SR167 and West Valley Hwy in order to 

meet Level of Service Standards (LOS) for Alternatives 1 through 3.  

Overall, the Transportation Element goals and policies are supported and specifically listed 

as follows: Overall Goal; Goal 2, Policies 2.4; Goal 3, Policies 3.3,  3.4, 3.6, 3.8, 3.9; Goal 4; 

Goal 5, Policies 5.9; Goal 6, Policies 6.2, 6.3, 6.4, and Goal 7 and all policies. Goal 8 

specifically calls out support for the Sumner-Pacific MIC and the need for funding and 

development of transportation improvements that meet the needs of large trucks. All 

Alternatives provide for the construction of 24th Street East across the river, though timing 

may be different with the No Action Alternative 5 then if there is new development and 

demand.  

Capital Facilities: The City is required to plan for and provide for capital facilities to serve 

additional growth. The proposal would support the overall goal of providing “effective, 

efficient and quality capital facilities and public services at the level of service necessary to 

support a growing community” (Goal 1, Capital Facilities and Public Services Element). The 

Action Alternatives have been analyzed in the EIS and impacts to sewer, water, and 

stormwater services and new development will have to connect and improve the service to 

the area as a condition of development. The area is presently served by City of Sumner 

water but upgrades to the system will be necessary.  Sewer is available at 24th Street and is 

of an adequate size to accommodate future growth, but it is recommended in the DSEIS 

that a detailed sewer analysis be completed prior to issuing of building permits. Stormwater 

drainage deisgn will be required to meet the Department of Ecology Stormwater Manual. 

An initial evaluation indicated that it would be possible to provide adequate on-site drainage 

using a combination of existing and new discharge infrastructure while not adversely 

affecting water quality in the White (Stuck) River.  In all Alternatives the level of service for 

these facilities will be maintained.  The Draft SEIS analyzes impacts and mitigation for Public 

Services and Utilities in Sections 3.9 and 3.10, respectively.  
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4. The proposed amendment is consistent with chapter 36.70A RCW (Growth 

Management Act), the countywide planning policies (CPP) for Pierce 

County, and the applicable Multi-county planning policies (VISION 2040). 

All Action Alternatives were analyzed in the Draft SEIS for the 2013 Comprehensive Plan 

Amendments and found to be consistent or are provided mitigation measures. See Chapter 

3, Section 3.6 “Relationship to Plans and Policies” for consistency with GMA, Countywide 

Planning Policies, and VISION 2040. 

5. Where an amendment to the comprehensive plan map is proposed, the 

proposed designation is adjacent to property having a similar and compatible 

designation, or the subject property is of sufficient size, or other conditions 

are present. 

Alternative 1 would redesignate/rezone the Sumner Meadows Golf Course property to M-

1. Surrounding properties to the north and east are zoned M-1 and are vacant or have a 

similar light manufacturing/industrial land use. The eastern boundary of the site is bordered 

on the entire length separating the visibility of the site from the East Valley Highway. 

Properties to the south are zoned Agricultural and would not be impacted by industrial 

development. Property to the west immediately south of Stewart Road and north of the 

White (Stuck) River would be High Density Residential (HDR) and General Commercial 

(GC) where there would be a potential for land use conflicts (noise, light and glare, traffic, 

etc.) depending on design and site planning. There is also a portion of Low Density 

Residential (LDR) zoning to the west of the White (Stuck) River that may have some in 

compatibility; however, there is a 200-foot shoreline buffer that would be required on both 

sides of the river in this location that would minimize noise, light, glare, and other aesthetic 

impacts from M-1 land uses. Finally, the remainder of land west of the property is zoned M-

1 with similar existing or allowed land uses as would be anticipated on the golf course site. 

Alternative 2 proposes redesignation/rezoning of residential and commercial properties to 

Light Manufacturing (M-1) in the vicinity of the Sumner Meadows Golf Course property on 

the north and south sides of Stewart Road. The redesignation would eliminate the potential 

incompatibility between the residential and commercial land uses in the vicinity of Stewart 

Road.  

Alternative 3 would retain and expand the HDR zoning south of Stewart Road and west of 

the golf course property and redesignate/rezone the golf course property to M-1. This 

would create similar incompatibilities as described in Action Alternative 1 above. 
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Alternative 4 retain the existing land use and zoning on the golf course and in the vicinity, 

but would change the property south of 24th Street from Agriculture to M-1. Uses to the 

north are currently agriculture and the golf course, uses to the south, east and west are all 

industrial zoning and either vacant or of compatible land uses. 

6. Environmental impacts have been disclosed, and measures have been 

included to reduce possible adverse impacts. 

The environmental impacts have been disclosed and analyzed in the Draft Supplemental 

Environmental Impact Statement (DSEIS) prepared for the 2013 Comprehensive Plan 

Amendments Sumner Meadows Docket.  

7. Potential ramifications of the proposed amendment to other comprehensive 

plan elements and supporting plans have been considered and satisfactorily 

addressed. 

Alternatives 1 through 3 would require amendments to other Comprehensive Plan 

elements related to the golf course an open space policies. See below the proposed 

amendments. 

Impacts to all supporting plans including the City’s transportation, sanitary sewer, water, 

ands stormwater plans have been analyzed and addressed with proposed mitigation in the 

DSEIS. Development can occur under existing plans with required improvements.  

 

IV. STAFF RECOMMENDATION 

 

Staff recommends that the Planning Commission APPROVE Alternative 2 as this provides the 

most assurances that the area will develop as industrial with minimal impacts to adjacent, less 

intense uses such as commercial or high density residential. In addition, there may be 

opportunities for property owners to work collaboratively on issues related to improvements 

to Stewart Road and access. The conversion of properties to M-1 uses would also allow for 

further expansion of the Sumner-Pacific MIC boundary and inclusion of additional employment 

moving the City closer to the goal of 20,000 employees by 2040. 

 

V. PLANNING COMMISSION RECOMMENDATION 

 

Pending Public Hearing and comments on DSEIS. 

 

VI. TEXT AMENDMENTS 
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VISION STATEMENT (p.17) 

Amend “Parks, Recreation and Open Space” section, paragraph 1 as follows: 

PARKS, RECREATION AND OPEN SPACE 

In 2024, Sumner's park system is a unification of a major sports complex, community parks, and 

neighborhood parks situated in the various sectors of the City.  Each residential area has access 

to neighborhood parks which become focal points for interaction.  Residents and businesses 

alike enjoy active recreational facilities and programs including baseball, soccer, tennis, golf, or 

others.  Picnic areas, arenas and other amenities allow opportunities for concerts and 

community gatherings.  Sumner's recreational facilities are linked by a network of sidewalks and 

linear trail systems along the Puyallup and White Rivers. 

 

 

COMMUTER RAIL/REGIONAL TRANSIT SUB-ELEMENT (p. 30-31) 

Amend Polices 1.6 and 1.8 as follows: 

 

GOALS, POLICIES, AND OBJECTIVES 

 

1. Support regional transit connections in the Sumner Planning Area. 
 

1.1 Collaborate when possible with Sound Transit, Pierce County and surrounding 

cities to do joint planning on future services concerning the commuter rail and 

transit system.  

 

1.2 Work with local property owners to encourage the development of commercial 

uses compatible with the commuter rail station. 

 

1.3 Ensure that the commuter rail station does not have an unreasonable adverse 

impact on the residential character of the neighborhood.  

 

1.4 Consider and pursue opportunities for an increased pedestrian connection to 

the West Sumner Neighborhood and the Downtown business core such as a 

pedestrian overpass.  

 

1.5 Continue to explore the parking options and access options for the commuter 

rail station that are compatible with the surrounding land uses, safe, convenient, 

and attractive. Address options for location of future parking for expanded 

service over time. 
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1.6 Plan for a train station at Stewart Road next to the golf course and adjacent to 

the northeastern boundary of the Sumner-Pacific MIC.  The station would help 

connect high density housing centers with the proposed MIC, and may serve 

regional populations or function as secondary "skip-stop" stations. 

 

1.6.1 Work with Sound Transit and Pierce Transit throughout the planning, 

construction, and operation of a station to ensure it is an integral part of 

the City's transportation system and the regional transit system. 

 

1.6.2 Consideration will be given to design controls, compatibility with 

surrounding land uses, access, transit connections to other parts of 

town, bicycle storage, relationships to pedestrian and bicycle trails, and 

parking. Complementary land uses such as civic rooms, day care, small 

retail, or other uses to be integrated with the station may also be 

included in the station plan.   

 

1.76 Promote the use of the Sounder commuter train by the entire Sumner 

community. Provide housing near the train station for households desiring the 

close transit availability, and provide services and businesses that cater to 

residents and train commuters. 

 

1.8 Work closely with Sound Transit to establish stations north at Stewart 

Road/Lake Tapps Parkway and at Shaw Road/East Main to relieve ridership and 

parking demands at the Sumner commuter rail station. 

 

1.97 Promote and pursue the use of underutilized parking lots throughout the City as 

potential remote sites for commuter rail station parking. 

 

1.108 Seek alternatives to the construction of a stand alone parking garage in the 

Town Center. 

 

1.119 Request that Sound Transit provide additional bicycle lockers at the station to 

encourage bicycle commuting to the station. Require that any expansions to 

parking for the station include increased bicycle lockers. 

 

1.1210 Work with transit agencies to improve the frequency and location of transit 

service between high density residential areas and the MIC, provide connections 

between the rail stations and the MIC, and encourage transit ridership through 

efforts such as prioritizing pedestrian improvements near transit stops and 
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outreach efforts to industrial employers. 

 

 

LAND USE SUB-ELEMENT (p. 48) 

Amend description of Private Public Utility Facility as follows: 

 

PUBLIC AND PRIVATE FACILITIES AND UTILITIES 

 

The purpose of this designation is to identify lands utilized to provide public and private utilities, 

facilities, and services.  Allowable uses include parks, schools, medical facilities, non-profit 

service uses/organizations, public and private utilities, and government buildings.  Proposed 

parks are indicated in the Parks Plan. 

 

 

PARKS AND OPEN SPACE ELEMENT (p. 72) 

Amend policies 2.7 and 2.10 as follows: 

 2.7 Retain City owned lands, including excess rights-of-way for open space purposes.  

Unnecessary lands which are surplused should be provided with open space 

compensation as a part of the land sale. 

 

 2.10 Establish an open space standard of 35% for the entire City.  Land use regulations 

and other programs should be developed to maintain this standard on a city-wide 

level.   Open space is defined in the Parks and Open Space Plan should refer to 

those areas of planted surface which provide substantial open space value. 

 

 

VII.  MAP AMENDMENTS 

 

Exhibits: 

A-1 Alternative 1 Comprehensive Plan Map Amendments 

A-2 Alternative 1 Zoning Map Amendments 

 

B-1 Alternative 2 Comprehensive Plan Map Amendments 

B-2 Alternative 2 Zoning Map Amendments 

 

C-1 Alternative 3 Comprehensive Plan Map Amendments 

C-2 Alternative 3 Zoning Map Amendments 

 

D-1 Alternative 4 Comprehensive Plan Map Amendments 
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D-2 Alternative 4 Zoning Map Amendments 

 

E-1 No Action Alternative 5 Comprehensive Plan Map Amendments 

E-2 No Action Alternative 5 Zoning Map Amendments 

 

F Parks and Open Space Map, Figure 14 

G Major Pedestrian System Plan, Figure 16 

H Bicycle and Trail System Plan, Figure 17 



SUMNER MEADOWS DOCKET SEIS |ALTERNATIVES 

City of Sumner | May 2014 

Exhibit A-1. Alternative 1 Sumner Meadows Docket Application – Comprehensive Plan Map 



SUMNER MEADOWS DOCKET SEIS | ALTERNATIVES 

May 2014 | City of Sumner 

Exhibit A-2. Alternative 1 Sumner Meadows Docket Application – Zoning Map 



SUMNER MEADOWS DOCKET SEIS | ALTERNATIVES 

May 2014 | City of Sumner 

Exhibit B-1. Alternative 2 Areawide Industrial – Comprehensive Plan Map 



SUMNER MEADOWS DOCKET SEIS |ALTERNATIVES 

City of Sumner | May 2014 

Exhibit B-2. Alternative 2 Areawide Industrial – Zoning Map 



SUMNER MEADOWS DOCKET SEIS |ALTERNATIVES 

City of Sumner | May 2014 

Exhibit C-1. Alternative 3 Areawide Industrial and Residential – Comprehensive Plan Map 
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Exhibit C-2. Alternative 3 Areawide Industrial and Residential – Zoning Map 



SUMNER MEADOWS DOCKET SEIS | ALTERNATIVES 

May 2014 | City of Sumner 

Exhibit D-1. Alternative 4 Offsite Alternative – Comprehensive Plan Map 
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City of Sumner | May 2014 

Exhibit D-2. Alternative 4 Offsite Alternative – Zoning Map 



SUMNER MEADOWS DOCKET SEIS |ALTERNATIVES 

City of Sumner | May 2014 

Exhibit E-1. No Action Alternative 5 – Current Comprehensive Plan Map 



SUMNER MEADOWS DOCKET SEIS | ALTERNATIVES 
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Exhibit E-2. No Action Alternative 5 – Current Zoning Map 
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