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1.  INTRODUCTION 

The City of Bonney Lake’s Shoreline Master Program (SMP) consists of the shoreline goals and policies 

contained in this chapter of the Bonney Lake Comprehensive Plan, the shoreline regulations contained in 

the Shoreline Code (Chapters 16.34 – 16.58 of the Bonney Lake Municipal Code (BLMC)), and the City of 

Bonney Lake Shoreline Restoration Plan.  The SMP is adopted pursuant to the authority in Chapter 90.58 

RCW and Chapter 173-26 WAC. 

1.1 STATUTORY FRAMEWORK 

In 1971, the State of Washington’s legislature enacted the Shoreline Management Act (SMA) in order “to 

prevent the inherent harm in an uncoordinated and piecemeal development of the state’s shorelines” 

which the legislature determined “are among the most valuable and fragile" of the state's resources. To 

that end, the SMA established broad policy goals related to the utilization, protection, restoration, and 

preservation of shorelines.  The SMA gave preference single-family residences and to:  

 Uses that protect water quality, vegetation, and wildlife habitat. 

 Uses which depend on the proximity to the shoreline. 

 Uses which preserve and enhance public access or recreational opportunities for the public.  

A citizen’s initiative in 1972 designated that all lands within two hundred (200) feet of the shoreline would 

be regulated under the SMA. 

The goal of the SMA is to create a regulatory framework that balances the responsibility for regulating 

development within the shoreline jurisdiction between state and local government. Within this 

framework, the Department of Ecology has the responsibility for issuing guidelines for SMPs, assisting 

local governments in developing master programs, and determining if a local SMP meets the policy 

objectives of the criteria in RCW 90.58.090 and the requirements in Chapter 173-26 WAC. The City of 

Bonney Lake is responsible for maintaining an SMP that establishes policies, goals, and regulations related 

to future developments and uses of the shoreline areas, and that is tailored to the specific needs of our 

community while complying with the requirements established by the State. 

1.2 VISION 

 The City of Bonney Lake’s first SMP was adopted in 1975 and was not substantively updated until 

2014.  Key considerations within the original (1975) SMP included conservation, public access, 

guidance for water-oriented recreational uses, and allowances for residential development.  The 

City’s 1975 SMP met the appropriate standards for the time at which it was written and adopted, 

but over time changes in conditions and improvements in the best available science resulted in a 

State requirement that all local jurisdictions complete a comprehensive update of the jurisdiction’s 

SMP. To address the changes since 1975, comply with the mandates of the SMA, and enable the 

City to plan for emerging issues, the City initiated a comprehensive update of its SMP in 2009. The 
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updated SMP responded to current conditions and the community’s vision for the future.   In 

updating the SMP, the City’s primary objectives were to: 

 Enable current and future generations to enjoy an attractive, healthy, and safe waterfront. 

 Protect the quality of water and associated natural resources of the State’s shorelines. 

 Preserve fish and wildlife habitats. 

 Protect the investments of property owners along and near the shoreline. 

 Have an SMP that is supported by Bonney Lakes elected officials, citizens, property owners, the 

State of Washington, and other key groups with an interest in the shoreline. 

 Efficiently achieve the SMP mandates of the State. 

 Plan for and foster all reasonable and appropriate uses. 

 Provide opportunities for the general public to have access to and enjoy the shorelines of the state. 

State law (RCW 90.58.080) also requires that local jurisdictions review and revise their SMPs regularly, in 

order to respond to developments in areas such as best available science and legal decisions. The City of 

Bonney Lake’s SMP represents the City’s commitment to an on-going, coordinated planning effort with 

the Department of Ecology to protect the public interest associated with the shorelines of the state, while 

at the same time recognizing and protecting private property rights. The objective of the SMP is to 

preserve the public’s opportunity to access the shorelines of the state and to protect the functions of 

shorelines so that, at a minimum, the City achieves a ‘no net loss’ of ecological functions. The SMP also 

promotes restoration of impaired ecological functions. 

1.3 ORGANIZATION 

The goals and policies in this Shoreline Chapter are grouped under five sections: 

 Shoreline Designations 

 General Shoreline Policies 

 Shoreline Uses and Development 

 Shoreline Modifications 

 Shorelines of Statewide Significance  

1.4 LAKE TAPPS RESERVOIR 

Lake Tapps is the largest freshwater body in Pierce County, with approximately 4.5 square miles of 

surface area (2,296 square acres) and 45 miles of shoreline.   The City of Bonney Lake has jurisdiction 
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over approximately 9.5 miles of the Lake Tapps shoreline, while the remaining 35.5 miles of shoreline is 

under the jurisdiction of the Pierce County SMP.    

Lake Tapps is a man-made water body constructed by Pacific Coast Power Company between 1909 and 

1911 as part of the White River Power Plant. The project that created Lake Tapps included the 

construction of a diversion facility near the City of Buckley to divert water from the White River along 

with construction of 2.5 miles of dikes and embankments to create a reservoir that artificially raised the 

level of four natural lakes: Church, Crawford, Kirtley, and Tapps.   

 
Figure 8-1: The four original lakes as shown on the 1897 USGS Map  

The diverted water stored in the reservoir was originally used to turn turbine generator units in a 

powerhouse located on the valley floor near Derringer which supplied electricity to Tacoma and Seattle.1 
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Figure 8-2 Historic Hydroelectric Facilities2 

The water in Lake Tapps was utilized for hydroelectric power generation by Puget Sound Energy (PSE) for 

nearly a century.  PSE voluntarily ceased operations in 2004, due to revisions to their operating license 

which included stronger environmental regulations established by the Federal Energy Regulatory 

Commission (FERC), making operation of the facility more expensive than alternative power sources.3  In 

2005 Cascade Water Alliance4 (CWA) and Pierce County entered into a Memorandum of Understanding 

for the long term management and operation of Lake Tapps as a public water supply and public 

recreational amenity. CWA subsequently purchased the White River Power Generation Facility from PSE 

in 2009 assuming the operation and maintenance responsibilities for Lake Tapps.  

In 2010, the Department of Ecology granted CWA water rights which allow CWA to divert water from the 

White River to be stored and withdrawn from Lake Tapps for municipal water supply purposes. The project 

is planned to take 50 years to construct, and once operations commence CWA will take an average of 48 

million gallons of water from Lake Tapps each day for public use. As part of the project, CWA has entered 

into an agreement with the Muckleshoot and Puyallup Tribes to preserve and restore fish habitat in the 

White River.   
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Figure 8-3: Plan for CWA Water Supply Project5 

1.5 FENNEL CREEK 

Fennel Creek begins at a spring near the intersection of SR-410 and 234th Ave. E. and collects surface and 

spring runoff all along the corridor before flowing into the Puyallup River. The only portion of Fennel Creek 

within the jurisdiction of the SMA and regulated by the City’s SMP is located below Victor Falls.   

2.  SHORELINE ENVIRONMENTAL 

DESIGNATIONS (SED) 

Goal SL-1:  Provide a comprehensive shoreline environmental designation system to systematically 

guide the use, development, preservation, and restoration of the shorelines of the state 

within the City of Bonney Lake. 

Policy SL 1.1 Areas designated Aquatic (“A”) shall be all areas waterward of the ordinary high-water mark. 

Within these areas, only water depended uses should be allowed in order to protect, restore, and manage 

the unique characteristics and resources of the aquatic environment. The following management policies 

should be implemented though the development regulations adopted by the City for these areas: 
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• Allow new over-water structures only for water-dependent uses, public access, and/or ecological 

restoration. 

• Allow for maintenance of existing utilities within the aquatic SED that balances the need for 

maintenance and repair with effective environmental impact minimization and mitigation. 

• The size of new over-water structures should be limited to the minimum necessary to support the 

structure's intended use. 

• In order to reduce the net impacts of shoreline development and increase effective use of water 

resources, shared-use of over-water facilities should be encouraged. 

• All developments and uses on navigable waters should be located and designed to minimize 

interference with surface navigation and to consider impacts to public views. 

• Uses that adversely impact the ecological functions should not be allowed except where necessary 

and then only when impacts are mitigated to assure no net loss of ecological functions. 

• Shoreline uses and modifications should be designed and managed to prevent degradation of water 

quality and alteration of natural hydrographic conditions. Wherever feasible, development 

incentives should be made available to upland property owners that provide on-site water quality 

improvement features. 

• Shoreline areas should be reserved for shoreline preferred uses, and development occurring within 

the shoreline jurisdiction should consider upland and in-water uses, water quality, navigation, 

presence of aquatic vegetation, existing residential uses, critical habitats, aesthetics, public access 

and views. 

Policy SL-1.2:  Shorelines designated Natural (“N”) should be areas that contain high quality habitat 

relatively free of human influence.   

Within these areas, only low intensity uses and minimal development should be allowed in order to 

maintain the existing high quality habitat. This designation is appropriate for the undeveloped areas 

around Fennel Creek at Victor Falls.  The City should focus on preserving these areas and prohibiting 

development that would degrade ecological functions.  The following management policies should be 

implemented though the development regulations adopted by the City for these areas:   

 Uses that would substantially degrade the ecological functions or be detrimental to the visual 

quality of the natural character should be prohibited. 

 Access may be permitted for scientific, historical, cultural, educational, and low-intensity water-

enjoyment recreational purposes. 

 Physical alterations should only be considered when they serve to protect or enhance a significant, 

unique, or highly valued feature that might otherwise be degraded, or for the purpose of public 

access where no significant ecological impacts would occur. 



 

 8-7 Bonney Lake Comprehensive Plan 

Bonney Lake 2035: People | Planet | Prosperity CHAPTER 8 
 

Policy SL-1.3:  Shorelines designated Park (“P”) should be areas that are planned for recreational uses 

and school properties.   

The purpose of the “Park" designation is to provide areas suitable for water-oriented recreational uses 

while protecting and, where feasible, restoring ecological functions. This designation is appropriate for 

areas such as Inlet Island Park, Church Lake Park, Allan Yorke Park, and Emerald Hills Elementary.  The 

following management policies should be implemented though the development regulations adopted by 

the City for these areas:   

 Water-dependent recreational uses should be given highest priority. Water-oriented recreational 

uses should be given priority over non-water-oriented uses.     

 Water-dependent and water-enjoyment recreation facilities (e.g. boating facilities, angling, 

wildlife viewing trails, and swimming beaches) are preferred uses. 

 During development and redevelopment, all reasonable efforts should be taken to restore 

ecological functions. 

 Standards should be established for shoreline stabilization measures, vegetation conservation, 

water quality, and shoreline modifications within this designation to ensure that new 

development does not further degrade the shoreline and is consistent with the overall goal of 

improving ecological functions and habitat. 

Policy SL-1.4:  Shorelines designated as Shoreline Residential (“SR”) should be areas that are identified to 

accommodate existing and planned single family residential uses.  

The Shoreline Residential designation is suitable to areas that are already developed with residential units, 

or that are already planned to accommodate future residential development and appurtenant structures.  

The objective of assigning this designation to a particular area is recognizing and consolidating residential 

development in areas that are already characterized by residential development, while protecting 

shoreline areas that still remain in a highly natural state. This designation is appropriate for most of the 

residential areas around Lake Tapps, as approximately 90% of the shoreline is armored and already 

developed.6  The following management policies should be implemented through the development 

regulations adopted by the City for these areas: 

 Existing ecological functions should be protected and, where feasible, previously degraded 

ecological functions should be restored.  

 During development and redevelopment, all reasonable efforts should be taken to restore 

ecological functions and establish effective measures to improve water quality, such as planting 

native vegetation adjacent to the OHWM and providing buffers between the OHWM and upland 

grass lawns. 

 Standards should be established for buffers, shoreline stabilization measures, vegetation 

conservation, critical area protection, water quality, and shoreline modifications to ensure that 

development does not further degrade the shoreline and is consistent with the overall goal of 

improving ecological functions and habitat. 
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 Public access should be enhanced whenever feasible, provided that significant ecological impacts 

can be mitigated. 

 Residential development should be permitted where there is adequate access to public utility 

services. 

 Land divisions of five or more parcels should provide public access.   

 New residential development should be located and designed so that future shoreline stabilization 

is not needed. 

Policy SL-1.5:  Shorelines designated as Shoreline Multifamily (“SM”) should be areas that are identified 

to accommodate high density residential uses.  

The Shoreline Multifamily designation is for areas that of January 1, 2013 were designated High-Density 

Residential by the Future Land Use Map adopted as part of the Comprehensive Plan.  These areas are 

planned for multifamily residential development of up to 20 dwelling units per acre.   This designation 

should not be expanded within the shoreline jurisdiction as high density multifamily is not a preferred 

use under the SMA. 

The objective of assigning an area to this designation is in recognition that the first level of environment 

designation assignments must be based on planned land use identified in the Comprehensive Plan in 

order to ensure consistency between the  Comprehensive Plan and SMP as required by WAC 173-26-

211(3). Additionally, this designation recognizes that not only must the overall uses allowed be 

consistent between the Comprehensive Plan and the SMP, but also the restrictive provisions of each 

should not combine in such a way that the use is effectively precluded on any parcel. The following 

management policies should guide development within these areas: 

 Existing ecological functions should be protected and, where feasible, previously degraded 

ecological functions should be restored.  

 During development and redevelopment, all reasonable efforts should be taken to restore 

ecological functions. 

 Standards should be established for buffers, shoreline stabilization measures, vegetation 

conservation, critical area protection, water quality, and shoreline modifications to ensure that 

development does not further degrade the shoreline and is consistent with the overall goal of 

improving ecological functions and habitat. 

 Residential development should be permitted where there is adequate access to public utility 

services. 

 New multi-family development should provide public access.   

 New residential development should be located and designed so that future shoreline 

stabilization is not needed. 
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3.  GENERAL SHORELINE POLICIES 

3.1 PUBLIC ACCESS 

Goal SL-2:   Preserve and enhance the public’s ability to physically and visually enjoy the shoreline 

environment. 

Public access includes the ability of the general public to reach, touch, and enjoy the water's edge; to 

travel on the waters of the state; and to view the water and the shoreline. Public access is a key 

component of the SMA and should be encouraged both in private and public developments.   

Policy SL-2.1:  Views of Lake Tapps from public parks should be preserved and enhanced.  

Enhancement of views should not be construed to mean excessive removal of vegetation.  

Policy SL-2.2: Public access should be designed to minimize impacts on adjacent uses, provide for public 

safety, and avoid impacts to critical areas. 

Public access should be designed to minimize the impacts on adjoining properties, through measures such 

as physical separation or by placing an intervening landscape buffer. In addition, public access trails should 

be located and designed to assure that users are visible and that pathways are well illuminated, if open in 

hours of darkness. 

Public access through environmentally critical areas should be designed to avoid or minimize impacts to 

wetlands or streams and corresponding protective buffers. 

Policy SL-2.3: Cooperate with Pierce County and other local government agencies to complete the Fennel 

Creek Trail. 

While the entire length of the Fennel Creek Trail is not within the shoreline area, the trail will connect 

Allan Yorke Park to the Foothills Trail and the future Pierce County Flume Trail.  This regional trail network 

will connect multiple shoreline areas including Lake Tapps, Fennel Creek, and the Puyallup and White 

Rivers.   

Policy SL-2.4: Enhance West Tapps Highway and Bonney Lake Boulevard to improve access for recreational 

activities and local residence. 

Traffic at the intersection of West Tapps Highway and Bonney Lake Boulevard has increased over time 

and is extremely heavy in the summer due to the boat launch facilities at Allen Yorke Park.  Improvements 

should be sought which recognize the recreational and commuting needs of diverse user groups:  

pedestrians, bicyclists, boaters, and local residents. 

Policy SL-2.5: Design transportation improvement projects to increase public access and scenic amenities. 



Shoreline Element  8-10 

Shoreline roadways, such as West Tapps Highway and Church Lake Road, should be designed to maximize 

views of the water, provide pedestrian amenities, (e.g. widened sidewalks, benches, view stations, etc.), 

and include the development of a public sign system that identifies historic or scenic features.  

3.2 CRITICAL AREAS 

Goal SL-3:  Preserve, protect, and restore critical areas within the shoreline environment. 

Policy SL-3.1: Protect and preserve shoreline-associated wetlands. 

Within the immediate vicinity of Fennel Creek, there are wetlands which perform many ecological 

functions including providing habitat for fish and wildlife, flood control, groundwater recharge, water 

storage, and sedimentation filtration.  

Policy SL-3.2: Manage development to avoid risk of damage to property and loss of life from geological 

hazards. 

Lake Tapps is situated on an upland glacial drift plain bounded by volcanic mudflows and continental 

deposited ice-sheets.7   As a result a small portion of Lake Tapps’ shoreline has been classified as a Seismic 

Hazard Area.8  Seismic hazard areas are subject to severe risk of damage as a result of earthquake induced 

ground shaking, slope failure, settlement, soil liquefaction, lateral spreading, or surface faulting.   

Fennel Creek is located in a forested ravine that extends from Victor Falls to a point just upstream of 

McCutcheon Road which is considered a Class 1 Landslide Hazard Area.9 Class 1 landslide hazard areas are 

areas prone to landslides based on geology, soils, topography, and hydrology and are intended to remain 

undeveloped.  

Policy SL-3.3: Protect and preserve freshwater habitat conservation areas. 

Fish and wildlife habitat conservation areas provide food, protective cover, nesting, breeding, or 

movement for threatened, endangered, sensitive, monitor, or priority species of plants, fish, or wildlife. 

Within the City, both Lake Tapps and Fennel Creek fall within this classification. 

Lake Tapps has been designed a Priority Habitat Area for both Waterfowl and Small Waterfowl 

Concentrations, providing resting and foraging habitat for hundreds of waterfowl with the greatest 

concentrations present during the fall migration period.10 Also, as part of the new update to the City’s 

Critical Areas Ordinances, the area within 200 feet of Fennel Creek has been identified as a riparian zone 

and designated as a Fish and Wildlife Habitat Conservation area, consistent with WDFW’s draft Riparian 

Ecosystem, Volume 2: Management Recommendations (2018). The reach of Fennel Creek around Victor 

Falls is within the highest class range (Class AA) established for Washington state surface waters and is 

classified as an Urban Natural Open Space consisting of a high value riparian corridor with multiple 

vegetation layers and a predominance of native plant species providing high quality habitat for wildlife 

species including Coho Salmon, cutthroat trout, and winter steelhead.11    
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Policy SL-3.4: Prevent development within regulated flood hazard areas to avoid risk and damage to 

property and loss of life. 

Frequently flooded areas help to store and convey storm and flood water, recharge ground water, and 

provide important riparian habitat for fish and wildlife. Flooding also can cause substantial damage to 

public and private developments located within these areas resulting in significant costs to the public as 

well as to private individuals. As a part of FEMA’s adoption of updated FIRM mapping in 2017, the areas 

of shoreline immediately upland of Lake Tapps are no longer shown as regulated flood hazard areas, while 

the areas of mapped flood hazard area along Fennel Creek were reduced and development within those 

areas is effectively prohibited. 

3.3 WATER QUALITY AND WATER QUANTITY  

Goal SL-4:   Manage activities in the larger watershed basin that may adversely impact surface and 

ground water quality or quantity. 

Surface water management of the larger watershed basin is critical since activities throughout the 

watershed contribute to water quality conditions in both Lake Tapps and Fennel Creek. 

As part of the City’s adopted Watershed Protection Plan (WPP) and through implementation of the NPDES 

Phase II Municipal Stormwater Permit requirements, the City is pursuing activities and programs within 

the larger watershed to address flood protection, water quality improvement, and habitat protection and 

restoration. As a part of that effort, the regulatory element of the City’s SMP is one critical component of 

implementing the WPP due to the fact that development within the shoreline jurisdiction upland of Lake 

Tapps has the potential to impact water quality conditions in both Lake Tapps and Fennel Creek either 

positively or negatively. Making sure that the regulations that require new development and re-

development within the shoreline jurisdiction to properly treat and limit stormwater discharges 

contributes to ensuring consistency with the water quality and quantity monitoring metrics that are found 

in the WPP.  

Policy SL-4.1: Manage storm water quantity to ensure protection of natural hydrology patterns and avoid 

or minimize impacts to streams. 

Native forest communities with healthy soil structure and organic content control the amount and timing 

of run-off water that reaches streams by intercepting, storing, and slowly conveying precipitation. As 

these systems are impacted and forests are replaced by impervious surfaces (e.g. roads, parking areas, 

and rooftops), larger quantities of water quickly leave the watershed and drastically reduce the amount 

of water that seeps into the ground to replenish the groundwater. 

If there is not enough water stored in the ground being slowly released back into streams during the dry 

months of summer, water temperatures become too high to support fish and fish can become isolated in 

small pools. Too much water in the winter causes unnaturally swift currents that can erode stream banks 

and scour stream channels, damaging fragile fish habitat.  

Policy SL-4.2 Prevent impacts to water quality associated with septic systems. 
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Most of the residential buildings directly adjacent to Lake Tapps within the City are connected to the 

sanitary sewer system.  However, there are pockets of residential development within the vicinity of Lake 

Tapps that still utilize septic systems.  The City adopted a Septic System Abatement Master Plan in May of 

2012 in order to move these pockets onto the City’s sewer system. 

Policy SL-4.3: Support public education efforts to reduce the use of pesticides and fertilizers in order to 

protect and improve water quality. 

The shoreline adjacent to Lake Tapps is dominated by lawns maintained with chemical fertilizers, 

herbicides, and pesticides which can have a negative impact on water quality. Fertilizers and herbicides 

can affect aquatic vegetation communities by stimulating overgrowth of some plant species and 

suppressing growth of other species.  Encouraging natural yard care practices can help to reduce chemical 

contaminants entering Lake Tapps, which ultimately discharges back to the White River. The City has also 

implemented development incentives for upland property owners to use during development or re-

development that offer benefits for choosing to add water quality features as a part of their development 

projects.   

3.4 SHORELINE VEGETATION PROTECTION AND 

INCENTIVES 

Goal SL-5:  Preserve, protect, and restore native shoreline vegetation. 

Vegetation within the shoreline environment is essential for fish and wildlife habitat.  Vegetation helps to 

support soil stability, reduce erosion, moderate temperature, produce oxygen, and absorb significant 

amounts of water, thereby reducing runoff and flooding. 

Policy SL-5.1: New developments or substantial redevelopments along Lake Tapps should preserve and 

restore shoreline vegetation. 

Lake Tapps Reservoir has a scarcity of emergent aquatic and shoreline vegetation due to the amount of 

shoreline armoring and the annual water level drawdowns.12   Therefore, the City’s efforts must primarily 

focus on restoration.   

Policy SL-5.2:  Preserve the existing native shoreline vegetation around Fennel Creek.   

Fennel Creek is a high value riparian corridor having multiple vegetation layers with a predominance of 

native plant species providing high quality habitat for wildlife species.13 Preserving the existing natural 

character and vegetative features of the shoreline areas adjacent to Fennel Creek is an important 

component of protecting the City’s remaining undisturbed natural habitat areas and water quality for 

Fennel Creek generally. 

Policy SL-5.3: Minimize tree clearing and thinning activities along the shoreline and require mitigation for 

trees that are removed. 

Unnecessary tree removal or topping for the purposes of creating views should be prohibited. Limited 

thinning of trees to enhance views or for maintenance for health and vigor of the tree may be appropriate 
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in certain circumstances, provided that this activity does not adversely impact tree health and/or 

ecological functions. 

Policy SL-5.4: Work with Cascade Water Alliance to provide outreach and education materials to lakeside 

property owners about the importance and role of shoreline vegetation. 

The City should work with CWA to offer shoreline property owners workshops or other materials 

addressing invasive species, erosion control, and natural yard care practices. 

Policy SL-5.5: Work with Cascade Water Alliance regarding the management of noxious aquatic vegetation 

to ensure the use of a mixture of control methods with emphasis the most environmentally sensitive 

methods. 

Noxious weeds are non-native invasive plants that when established are highly destructive, competitive, 

and difficult to control. These plants have been introduced intentionally or unintentionally by human 

actions and typically have no natural enemies. As a result, these plants can often multiply rapidly.  

The most common invasive species impacting Lake Tapps is Eurasian Water Milfoil which is an aquatic 

plant that lowers dissolved oxygen, increases pH, displaces native aquatic plants, and increases water 

temperature.  In order to address the milfoil present in Lake Tapps, CWA developed the Lake Tapps 

Integrated Aquatic Vegetation Management Plan (2010) which calls for a combination of hand-pulling, 

spot herbicides applications, twice annual monitoring, mapping, and the winter drawdown as part of a 

long-term strategy for the eradication of milfoil.14     

3.5  ARCHAEOLOGICAL, HISTORIC, AND CULTURAL 

RESOURCES 

Goal SL-6:  Identify, protect, preserve, and restore important archeological, historical, and cultural sites 

located in the shoreline area. 

The plateau on which Bonney Lake sits has a long history, dating back to trails used by Native Americans 

traveling between Puget Sound and the Yakima territory east of Mt. Rainer. The plateau also contains 

many historic resources related to the Naches Trail which brought settlers over the Cascades to western 

Washington. 

Policy SL-6.1: Prevent destruction or damage to historic, cultural, scientific or educational resources 

located along the shoreline. 

Steps should be taken to identify and preserve archaeological, historic, and cultural resources that exist 

along the City’s shorelines. The City should work with property owners and federal, state, and tribal 

governments to preserve historical, cultural, and archaeological resources in advance of planned 

development. Proposed development should be designed and carried out in a way that is compatible with 

the continued protection of the historic, cultural, and archaeological resources.   

 



Shoreline Element  8-14 

4.  SHORELINE USES AND DEVELOPMENTS 

4.1 GENERAL 

Goal SL-7:  Maintain and improve ecological functions by locating, designing, and managing shoreline 

uses to prevent significant adverse impacts and, where possible, restore degraded water 

quality, fish and wildlife habits, and ecological functions. 

Policy SL-7.1:  The City should periodically review conditions along the shoreline and conduct appropriate 

analysis to determine whether or not other actions are necessary to ensure no net loss of ecological 

functions, protect human health and safety, upgrade the visual qualities, and enhance residential and 

recreational uses on the City’s shorelines in relation to the established baseline conditions.   

Specific issues to address in such evaluations include, but are not limited to: water quality, conservation 

of aquatic and shoreline vegetation, control of noxious weeds, the visual character of the shoreline as a 

result of new residential development, and shoreline stabilization measures. 

Policy SL-7.2:  The City should establish development regulations that avoid, minimize, and mitigate 

impacts to the ecological functions association with allowed shoreline uses. 

In deciding whether to allow uses and development in shoreline areas, the potential adverse impacts 

should be considered and avoided where possible. This can be done by carefully selecting allowed uses, 

providing policies and standards to prevent or minimize adverse impacts, and carefully reviewing 

development proposals to prevent or minimize adverse impacts. 

Policy SL-7.3: Provide adequate vegetative conservation areas to protect natural features, ensure no net 

loss, and improve ecological functions. 

Natural shoreline vegetative buffers perform a number of significant functions including reducing water 

temperature, filtering sediments and other contaminants, reducing nutrient loads to lakes, stabilizing 

shoreline soils, providing wildlife habitat, maintaining and protecting fish habitats, and forming aquatic 

food webs. 

Policy SL-7.4:  Limit parking facilities within the shoreline area. 

Facilities providing public or private parking should only be permitted within the shoreline area to support 

water-oriented uses. Where feasible, parking for shoreline uses should be provided in areas outside of 

the shoreline jurisdiction.  Where allowed within the shoreline jurisdiction, parking uses should be located 

as far landward as is feasible to ensure that contaminated runoff from pollution generating surfaces is 

minimized, and that pollutant-laden runoff is adequately treated and limited to the greatest extent 

possible. 

Policy SL-7.5: Minimize the aesthetic impacts of parking facilities. 

Parking areas should be placed, screened, and landscaped to mitigate the aesthetic impacts.  
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Policy SL-7.6: Limit outdoor lighting levels in the shoreline to the minimum necessary to support water-

oriented uses. 

Artificial lighting can be used for many different purposes along the waterfront (e.g. to aid in nighttime 

activities, security, or simply to make a property more attractive at night).  However, the shoreline area is 

vulnerable to impacts of light and glare by interrupting the opportunity to enjoy the night sky, impacting 

views and privacy, and affecting the fish and wildlife habitat. To protect the scenic value, views, and fish 

and wildlife habitat, shoreline development should balance the ability to see at night with the need to 

preserve the scenic and natural qualities of the shoreline.  

Policy SL-7.7:  Signs should not block or otherwise interfere with public visual access to the water or 

shorelands. 

Signs should be designed and placed so that they are compatible with the aesthetic qualities of the existing 

shoreline areas, and the adjacent land and water uses.   

4.2 RESIDENTIAL 

Goal SL-8:  Protected private property rights while ensuring no net loss of existing ecological functions 

and, where feasible, restoring natural features along the shoreline. 

At the time the SMA was passed, the Legislature recognized that many  of the shorelines of the state and 

the adjacent uplands are in private ownership, and that while coordinated planning was necessary to 

protect the public interest associated with the shorelines it was just as important to protect private 

property rights.15  In maintaining the SMP, the City must also carefully consider public and private property 

rights in balance with the long term public costs and benefits.  The City must ensure that regulatory and 

administrative actions do not unconstitutionally infringe upon private property rights, while also ensuring 

no net loss of ecological functions. 

Residential development around Lake Tapps began in the 1950’s when the area was sold to the Lake Tapps 

Development Company. Often over the intervening years between then and now, minor developments 

were undertaken legally within the shoreline jurisdiction that did not require permits, reviews, or 

approvals from the City. The aggregate total of both permitted and unpermitted development that was 

in place during the City’s SMP update that concluded in 2014 contributed to the baseline conditions by 

which ‘no net loss’ of ecological functions is judged. Today, approximately 201 acres or 96% of Lake Tapps’ 

shoreline is privately owned and zoned for residential development, of which 191 acres is already 

developed with residential homes.   

There is no existing or planned residential development within the shoreline area of Fennel Creek.   

Policy SL-8.1: Continue to permit residential development and re-development in a manner that will result 

in no net loss of ecological function. 

Single-family residences are identified as a preferred use when developed in a manner that controls 

pollution and prevents damage to the natural environment, pursuant to WAC 173-26-241(3)(j). With that 

in mind, the following management policies should guide residential development and re-development 

within the shoreline area: 
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 New development should be required to preserve existing shoreline vegetation, control erosion, 

and protect water quality using best management practices.  

 The City should provide development incentives, including reduced shoreline setbacks and flexible 

impervious surface allowances, to encourage the restoration and establishment of shoreline 

vegetation. 

 Adequate provisions should be made for protection of groundwater supplies, erosion control, 

stormwater drainage systems, aquatic and wildlife habitat, ecosystem-wide processes, and open 

space. 

4.3 RECREATION 

Goal SL-9:  Water-oriented recreational activities should be provided to the public along the Lake 

Tapps and Fennel Creek shorelines. 

Lake Tapps has been used for recreation since its completion in the earlier part of the twentieth century.  

Continuing to provide recreational opportunities, including both passive activities (e.g. walking, viewing 

and fishing) and active uses (e.g. swimming, boating, and other outdoor recreation uses), is a critical 

component of this SMP. 

 

Figure 8-4: Swimming at Lake Tapps circa 1948 – photographer unknown 
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Policy SL-9.1: Maintain Lake Tapps as a regionally important recreational area. 

While Lake Tapps was originally constructed to act as a reservoir for hydro-electric power, the Lake is 

now a regionally significant boating destination with nearly 250,000 people visiting each year.   

Policy SL-9.2:  Work with all federal, state, local agencies, the tribes, and the community to collaboratively 

manage and preserve Lake Tapps. 

With its multifaceted history and numerous opportunities for the future, Lake Tapps is one of the region’s 

greatest resources.  Caring for and managing the Lake takes collaboration between several agencies and 

jurisdictional authorities, including the Army Corps of Engineers, Department of Fish and Wildlife, 

Department of Ecology, the City of  Bonney Lake, Pierce County, CWA, the Lake Tapps Community Council 

(LTCC), the Muckleshoot Indian Tribe and the Puyallup Tribe of Indians, just to name a few.    

Policy SL-9.3: Increase public access and water-oriented recreational opportunities along the shores of 

Lake Tapps. 

The City’s efforts to increase public access and recreational opportunities should focus on providing water-

enjoyment recreational opportunities along the shores of Lake Tapps by establishing a continuous 

pedestrian corridor along the water’s edge, constructing missing sidewalks between the City’s Downtown 

and Lake Tapps, and increasing non-boat trailer parking to facilitate access to the lake’s shores for non-

boat users. 

Policy SL-9.4:  Recreational activities should be designed to avoid, minimize, and mitigate negative impacts 

on adjoining properties. 

The primary source of negative impacts associated with recreational activities on adjacent property 

owners is related to boating on Lake Tapps.  Over the last several years Lake Tapps has experienced an 

increase in rafting parties and unfortunately the participants are often engaged in illegal (drug use), 

immoral (live sex acts, nudity, urinating into the lake, etc.), noisy (music, bullhorns, etc.), environmentally 

destructive behavior (throwing objects out of the boats into the lake), and alcohol overconsumption as 

close as 10 to 15 feet from adjacent homeowners’ docks.16   In order to address these issues, the City 

should continue to work with CWA, Pierce County, and the LTCC to implement the recommendations of 

the Lake Tapps Boat Management Plan (2005). 

Policy SL-9.5: Ensure that existing and new recreational uses do not adversely impact shoreline ecological 

functions. 

Recreational facilities have the potential to adversely impact shoreline ecological functions; therefore, 

recreational uses should be appropriately sited and planned to minimize any resultant impacts. 

Policy SL-9.6: Recreational plans should promote the conservation of Fennel Creek’s natural character and 

ecological functions while expanding passive forms of recreation to facilitate the public’s opportunity to 

enjoy the Fennel Creek shoreline areas. 

The City is fortunate to own the undeveloped area around Fennel Creek at Victor Falls.   The Fennel Creek 

corridor provides excellent habitat for birds, amphibians, mammals, and reptiles. The stream reach below 
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Victor Falls is known to support salmonids.   Preserving wildlife habitat, water quality, and forested areas 

is an important aspect of good park resource management. The existence of this natural area offers a 

variety of opportunities for aesthetic enjoyment and passive low-impact recreational activities. 

4.4 BOATING FACILITIES 

Goal SL-10:  Manage boat launch facilities to avoid or minimize adverse impacts. 

One public boat launch facility (Allan Yorke Park) and two semi-public boat launch facilities (Church Lake 

and Inlet Island Parks) are located on Lake Tapps within the City. New private boat launches are prohibited 

throughout the City in the Shoreline Residential SED areas. 

Policy SL-10.1: Maintain the current capacity of Lake Tapps for boating.  

Lake Tapps supports many enjoyable boating activities such as water skiing, sailing, motor boating, and 

fishing; however, over the years overcrowding of motorized watercraft has become an issue.  The Lake 

typically exceeds the minimum Recreational Boating Standard of one boat per acre of surface water. The 

development of additional boat launch facilities should be avoided and capacity on the Lake be controlled 

by limiting the number of available boat trailer parking stalls at the existing public boat launch facilities.17   

Policy SL-10.2: Promote use of best management practices to control the introduction of invasive animals 

and vegetation. 

Boat launch facilities can be a significant source for the introduction of exotic (non-native) animals and 

plants. Significant steps have been taken at all levels of government and the private sector to reduce the 

impacts of boating on the aquatic environment. The State Parks and Recreation Commission’s boater 

education program provides technical assistance, signage, and other materials to boat facilities regarding 

the transportation of exotic species.   The City should work cooperatively with state agencies, private boat 

launch owners, and boat owners to continue to minimize the impacts of boating on the aquatic 

environment. 

4.5 OVER WATER STRUCTURES 

Goal SL-11:  Minimize impacts to the natural environment and neighboring uses from new or renovated 

over water structures. 

Over water structures include docks, piers, boat facilities, swimming/diving platforms, inflatable 

recreational equipment, public access boardwalks, fishing piers, and viewpoints.  

Policy SL-11.1: Limit and reduce the number of over water structures. 

Shared docks and piers are preferred over single-user structures in order to reduce the number and 

potential long-term impacts of over water structures. New subdivisions and short subdivisions of two (2) 

or more lots and all new multi-family developments of more than two (2) dwelling units should be 

required to provide shared moorage facilities. 
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Policy SL-11.2:  Design and locate private over water structures so that they do not interfere with shoreline 

recreational uses, navigation, or the public’s safe use of Lake Tapps. 

Over water structures should be spaced and oriented in a manner that minimizes hazards and obstructions 

to public navigation rights and corollary rights such as, but not limited to, fishing, swimming, and pleasure 

boating. 

Recreational boaters are also largely unaware of the dangers of open-air carbon monoxide (CO) poisoning, 

and the boat manufacturing industry has not introduced emission control devices for recreational boats 

similar to catalytic converters on automobiles that can reduce exhaust CO content by more than ninety 

percent (90%).18   This is one more reason that these over water structures should be sufficiently spaced 

to prevent carbon monoxide CO poisoning or negative impacts on neighbors due to exhaust from idling 

boats.   

Policy SL-11.3: Design and construct new or renovated over water structures and their accessory 

components, such as boatlifts and canopies, to minimize impacts on native fish and wildlife and the 

corresponding habitat. 

Over water structures including those accessory to single-family residences should be sited, designed, and 

constructed to prevent adverse impacts on water quality and aquatic habitat.   

Policy SL-11.4: Minimize aesthetic impacts of piers and their accessory components. 

To minimize aesthetic impacts, these structures should be made of non-reflective materials and lighting 

should be limited to the amount necessary to find these structures at night and focused downward and 

away from the surface of Lake Tapps. 

4.6 IN-STREAM STRUCTURES 

Goal SL-12: Limit in-stream structures to those needed to protect, preserve and restore ecosystem-

wide functions. 

Policy SL-12.1:  In-stream structures should be allowed only for the purposes of environmental 

restoration. 

4.7 TRANSPORTATION FACILITIES 

Goal SL-13: Provide for safe and efficient movement of vehicles within the shoreline area while 

recognizing the unique, fragile, and scenic character of the shoreline area. 

Transportation facilities are those structures and developments that aid in the movement of people, 

goods, and services:  roadways, causeways, bridges, bikeways, trails, sidewalks, and other related 

facilities. 

Policy SL-13.1: Maintain a roadway network which will efficiently and safely provide for vehicular 

circulation within the shoreline area. 
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The existing vehicular circulation system within Bonney Lake’s shoreline area includes West Tapps 

Highway, Bonney Lake Boulevard, and Church Lake Drive, as well as neighborhood access streets and 

driveways.  The City should undertake improvements, as necessary, to address needed safety, capacity, 

or efficiency improvements. 

Policy SL-13.2: Design transportation improvement projects within the shoreline to avoid, minimize, and 

mitigate environmental impacts. 

Transportation facilities should be designed to have the least possible negative effect on shoreline 

ecology. When planning transportation facilities, the environmental impacts of the facility need to be 

evaluated, avoided, minimized, and appropriately mitigated as appropriate.  

Goal SL-14: Provide a robust pedestrian and bicycle circulation system which provides opportunities for 

the public to view and enjoy the amenities of the shoreline area. 

Policy SL-14.1: Provide a public access system that enhances and maintains pedestrian and bicycle 

infrastructure within the shoreline area. 

The City should work to improve roadways to meet the needs of a broad variety of users including walkers, 

joggers, and bicyclist, while maintaining the scenic quality of the roadway network. 

Policy SL-14.2: Prioritize the completion of the projects in Bonney Lake 2035’s Community Mobility Element 

which improve and provide multi-modal connections within and to the shoreline area.  

Providing multi-modal public access routes to the shoreline areas of the City for people of all ages and 

mobility levels is an important priority of the SMA and SMP. The City’s “Non-Motorized Transportation” 

portion of the Community Mobility Element of Bonney Lake 2035 discusses ways that the City’s existing 

conditions, which features a transportation network that is heavily ‘auto-centric,’ can be adapted to better 

serve the needs of community members that choose to access the shorelines of the City by non-vehicular 

methods. The City should consider the community’s physical and visual access to the shoreline as it 

prioritizes the projects found in the Community Mobility Element. 

4.8 UTILITIES 

Goal SL-15: Manage public and private utilities within the shoreline area to ensure that necessary utility 

services are provided, while protecting and enhancing water quality and the habitat value 

of the shoreline. 

Policy SL-15.1: Locate new utilities outside of the shoreline area unless the location is reasonably necessary 

for the efficient operation of the utility. 

Development of utility facilities for electric power, gas, sewage, water, and communications can create 

substantial impacts on the landscape and the function of the natural ecosystem. To minimize potential 

impacts, these facilities should be located outside of the shoreline area and, in particular, outside of the 

aquatic environment where feasible.   
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If utility facilities must be located in the shoreline, careful planning and design is required to address 

impacts such as soil disturbance and intrusion on the visual setting. Potential adverse impacts should be 

minimized through the location, design, and construction techniques. Upon completion of utility 

installation or maintenance projects, the shoreline area should be restored to pre-project configuration, 

replanted with native species, and provided with maintenance care until the newly planted vegetation is 

established. 

Alternative energy use such as solar and wind-based energy systems should be encouraged within the 

shoreline environment, provided that any potential adverse impacts are minimized. 

Policy SL-15.2: Encourage consolidation of utilities within existing rights-of-way or utility corridors. 

In order to minimize the impacts from shoreline modifications, utility facilities should utilize existing 

transportation rights-of-way and utility corridors whenever practicable rather than creating new corridors 

in the shoreline environment.  

Policy SL-15.3: Locate utility facilities and corridors to protect scenic views and prevent impacts to the 

aesthetic qualities of the shoreline. 

Utility lines and facilities should be located so that they do not obstruct or destroy scenic views. Whenever 

feasible, these facilities should be placed underground or designed for minimal visual impact to the 

aesthetic qualities of the shoreline area. 

5.  SHORELINE MODIFICATIONS 

5.1 GENERAL  

Goal SL-16:  Manage shoreline modifications to avoid, minimize, or mitigate significant adverse impacts. 

Policy SL-16.1: Assure that shoreline modifications individually and cumulatively do not result in a net loss 

of ecological functions. 

Accounting for the existing hydrological, vegetative, and habitat conditions within the shoreline surround 

Lake Tapps, the overall shoreline ecological function is considered low.19 The City will utilize this 

determination as a baseline to ensure that there is “no net loss” of ecological functions.  In addition, the 

City will attempt to incentivize ecological improvements (like planting native vegetation) for upland 

developers and property owners in order to improve site conditions where feasible. 

The City also recognizes that the shorelines of the state are among the most valuable of its natural 

resources and that there is great concern throughout the state relating to the restoration of the shoreline.  

Through the implementation of the City’s adopted restoration plan, the City will work to improve the 

overall ecological functions of Lake Tapps.  

5.2 SHORELINE STABILIZATION 

Goal SL-17:  Reduce the use of structural shoreline stabilization measures. 
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Shoreline stabilization includes actions taken to address erosion impacts to property, dwellings, or 

essential structures primarily caused by wave action.   

Policy SL-17.1:  Structural shoreline stabilization measures should only be used when a need has been 

demonstrated and more natural, non-structural methods have been determined to be infeasible.  

Shoreline stabilization should be based on the following hierarchy of preference: 

 Nonstructural methods which include building setbacks, erosion and groundwater management, 

planning, and regulatory measures to avoid the need for structural stabilization. 

 Soft structural shoreline stabilization which includes a mix of gravels, cobbles, boulders, logs and 

native vegetation placed to provide stability in a non-linear, sloping arrangement.    

 Hard structural shoreline stabilization which includes concrete, boulders, dimensional lumber or 

other materials to construct linear, vertical or near-vertical faces (e.g. bulkheads, rip-rap, groins, 

dikes and similar structures).   

Policy SL-17.2: Shoreline modifications, individually and cumulatively, shall not result in a net loss of 

ecological functions. 

Where allowed, shoreline stabilization structures should minimize impacts on shoreline hydrology, 

navigation, habitat, and public access. Shoreline protective structures should be designed for the 

minimum height and extent necessary to address the identified hazard to an existing structure. As noted 

above, vegetation and nonstructural solutions should be used rather than structural bank reinforcement 

unless these methods are determined to be infeasible, as documented by a geotechnical analysis. 

Policy SL-17.3: Locate and design new development to eliminate the need for new shoreline stabilization 

measures. 

New shoreline development should be located in a manner so that bulkheads and other structural 

stabilization measures are neither required nor likely to become necessary in the future. 

Policy SL-17.4: Regulatory flexibility or incentives should be developed to encourage shoreline property 

owners to voluntarily remove bulkheads and plant shoreline vegetation. 

In recent years, many techniques have been developed to provide alternative shoreline protection 

methods which may employ the use of gravel substrate material, terraces, large flat rocks, shallow pools, 

logs, and vegetation to prevent erosion and provide an attractive, usable shoreline area. The aim of these 

techniques is to reduce bank hardening, restore overhanging vegetation, and replace bulkheads with sand 

beaches and gentle slopes.  

5.3 FILLING 

Goal SL-18: Ensure that fills, when allowed, either preserve current ecological functions or restore 

ecological functions of the shoreline. 
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Policy SL-18.1: Limit fills to either ecological restoration or to facilitate water-dependent public access. 

Fill allows for the creation of dry upland areas by the deposition of sand, silt, gravel or other materials. Fill 

has traditionally been used in the shoreline area to level or expand residential yards and, in many cases, 

has been associated with armoring of the shoreline.  This generally has a negative ecological effect, and 

as a result the use of fill in this manner should be prohibited. 

In limited circumstances, fill can also be used as a part of an ecological restoration project, such as beach 

nourishment or to facilitate water-dependent uses and public access. This type of activity should be 

designed and located so there will be no significant ecological impacts and no alteration of local surface 

water drainage patterns which would result in a hazard to adjacent life, property, and/or natural resource 

systems. 

5.4 CLEARING AND GRADING 

Goal SL-19:  Minimize impacts to ecological functions as a result of clearing and grading activities. 

Policy SL-19.1: Limit clearing and grading activities in the shoreline area. 

Clearing and grading activities are typically associated with upland development. These activities have the 

potential to cause erosion, siltation, surface water runoff, habitat damage, and reduce floodwater storage 

capacity. Therefore, clearing and grading activities should be designed with the objective of maintaining 

natural species diversity and ensuring that any potential adverse impacts are evaluated, avoided, 

minimized, and/or mitigated. Impacts from these activities should be avoided through proper site 

planning, construction timing practices, and use of erosion and drainage control methods. 

5.5 DREDGING 

Goal SL-20: Minimize impacts to ecological functions and aquatic vegetation as a result of dredging 

activities 

Policy SL-20.1: Discourage dredging operations, including disposal of dredge materials. 

Dredging operations should be planned and conducted to minimize interference with navigation and 

adverse impacts to other shoreline uses, properties, and values.  When allowed, dredging and dredge 

material disposal should be done in a manner which avoids or minimizes significant ecological impacts.  

Impacts that cannot be avoided should be mitigated in a manner that assures no net loss of shoreline 

ecological function. 

5.6  SHORELINE RESTORATION AND ECOLOGICAL 

ENHANCEMENT 

Goal SL-21:  Implement the projects, programs, and plans to restore areas that have been degraded or 

diminished as a result of past activities. 
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Restoration planning is an important component of the SMA. Continued improvement of shoreline 

ecological functions requires a comprehensive watershed approach that combines upland and shoreline 

projects and programs. The City of Bonney Lake has adopted a restoration plan for the City's shorelines 

that provides the framework for the community’s efforts to restore the degraded portions of the City’s 

shorelines. 

Policy SL-21.1: Include provisions for shoreline vegetation restoration, fish and wildlife habitat 

enhancement, and low impact development techniques in projects located within the shoreline. 

Shoreline habitat and natural systems enhancement projects include those activities proposed and 

conducted specifically for the purpose of establishing, restoring, or enhancing habitat in shorelines. Such 

projects may include shoreline modification actions such as installation of native shoreline vegetation, 

removal of nonnative or invasive plants, shoreline stabilization, dredging, and filling, provided that the 

primary purpose of such actions is clearly restoration of the natural character and ecological functions of 

the shoreline. 

Policy SL-21.2: Minimize impacts from publicly initiated aquatic vegetation management efforts. 

CWA has an obligation to monitor and manage milfoil, which is a noxious, invasive weed that poses 

environmental challenges to the ecosystem of Lake Tapps.20  Aquatic vegetation management efforts 

could have potential negative impacts relevant to Lake Tapps environment if not conducted responsibly, 

and therefore approved efforts should be designed to use an approved mix of various methods, with an 

emphasis on the most environmentally sensitive methods. 

5.7  PREEXISTING DEVELOPMENT 

Goal SL-22:  Provide the opportunity for property owners to legally repair and maintain existing 

nonconforming development. 

The City understands that development and redevelopment of the properties within the City’s shoreline 

jurisdiction upland of Lake Tapps has been underway for many years. These properties have had houses, 

docks, driveways, bulkheads, accessory buildings, and other site development features built and re-built 

over the course of the last 70 years, and permit records and documentation of approvals for those projects 

are not always available to the City in conducting review, or to the owner of a property in preparing an 

application. The lack of a reliable, accurate ‘paper trail’ to verify whether or not development on a site 

was permitted at a point in time in the past or not can complicate proposals related to normal 

maintenance and repair of existing structures when it comes time to apply for the necessary permits and 

approvals. 

Policy SL-22.1: Development that was included in the ‘no net loss’ baseline study and can be demonstrated 

to have existed at the time the City’s comprehensive SMP update was adopted (October 16, 2014) is 

determined to be conforming for purposes of the City’s SMP. 

As long as the City can determine during a permit application review process that development features 

on a site were existing as of the date that the comprehensive SMP update became effective (October 16, 

2014), the City will consider the development to be “conforming,” based on the fact that the development 

was considered as a part of the baseline against which ‘no net loss’ of ecological functions is judged.  
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6.  SHORELINES OF STATEWIDE SIGNIFICANCE  

The SMA designates certain shoreline areas as shorelines of statewide significance, and those shorelines 

that are so designated include all natural and artificial lakes with a surface acreage of one thousand 

acres or more. Lake Tapps meets this definition and as such is classified as a shoreline of statewide 

significance, which means that Bonney Lake’s SMP must regulate the shorelines adjacent to Lake Tapps 

in a way that is consistent with the requirements of the SMA. 

The State’s SMA and the City’s SMP, which together regulate shorelines of statewide significance within 

the City limits, give preference to uses and developments that meet the principles outlined below, listed 

in order of preference: 

1. Recognize and protect the statewide interest over local interest. 

2. Preserve the natural character of the shoreline. 

3. Result in long-term over short-term benefits. 

4. Protect the resources and ecology of the shoreline. 

5. Increase public access to publicly owned areas of the shoreline. 

6. Increase recreational opportunities for the public on the shorelines. 

7. Provide for any other element as defined in the Shoreline Management Act deemed appropriate 

or necessary. 

In the implementation of the City’s SMP, the public's opportunity to enjoy the physical and aesthetic 

qualities of natural shorelines of the state shall be preserved to the greatest extent feasible, consistent 

with the overall best interest of the state and the people generally. To this end, uses shall be preferred 

that are consistent with control of pollution and prevention of damage to the natural environment, or 

that are unique to or dependent on use of the state's shorelines. Alteration of the natural condition of 

the shorelines of the state, in those limited instances when authorized, shall be given priority for single 

family residences, parks, boating facilities, and other improvements that will provide an opportunity for 

substantial numbers of the people to enjoy the shorelines of the state.  

Permitted uses in the shorelines of the state shall be designed and conducted in a manner to minimize, 

insofar as practical, any resultant damage to the ecology and environment of the shoreline areas and 

interference with the public's use of the water. 
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Division III. Shoreline Code

Chapter 16.34 
SHORELINE CODE ADMINISTRATION

Sections:
16.34.010    Title.
16.34.015    Authority.
16.34.020    Purpose.
16.34.030    Relationship to other codes and ordinances.
16.34.040    Shoreline environment designations regulations.
16.34.050    Interpretation.
16.34.060    Construction.

16.34.010 Title.
Chapters 16.34 through 16.58 BLMC shall be known as the “shoreline code.” (Ord. 1491 § 5, 2014).

16.34.015 Authority.1

The shoreline code along with the shoreline chapter of the city of Bonney Lake comprehensive plan and the city
of Bonney Lake shoreline restoration plan are adopted as the shoreline master program (SMP) for the city of
Bonney Lake pursuant to the authority provided in Chapter 90.58 RCW and Chapter 173-26 WAC. (Ord. 1491
§ 5, 2014).

16.34.020 Purpose.
The purpose of the SMP is to manage the use and development of the shorelines of the city to:

A. Ensure shoreline development and uses avoid, minimize and mitigate impacts.

B. Ensure “no net loss” of ecological functions.

C. Enable current and future generations to utilize the Lake Tapps reservoir for water dependent recreation.

D. Protect the quality of water and shoreline natural resources to preserve fish and wildlife habitats.

E. Protect the city’s investments as well as those of property owners along and near the shoreline.

F. Efficiently achieve the mandates of the SMA. (Ord. 1491 § 5, 2014).

16.34.030 Relationship to other codes and ordinances.
A. The regulations contained in the shoreline code shall apply as an overlay and in addition to zoning, land use
regulations, development regulations, and other regulations established by the city.

B. In the event of any conflict between these regulations and any other regulations of the city, the regulations that
provide greater protection of the shoreline ecological function and aquatic habitat shall prevail.
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C. Shoreline master program policies, found in the shoreline element of the city’s comprehensive plan, establish
intent for the shoreline regulations. (Ord. 1491 § 5, 2014).

16.34.040 Shoreline environment designations regulations.
A. Chapters 16.38 through 16.48 BLMC establish the designation criteria and dimensional standards for each of
the five shoreline environment designations (SED) used in the city of Bonney Lake.

B. Chapters 16.50 through 16.54 BLMC establish the development regulations that apply in all of the SEDs. (Ord.
1491 § 5, 2014).

16.34.050 Interpretation.
A. The shoreline administrator may issue interpretations of any provisions of the SMP as necessary to administer
the SMP policies and regulations based on the following:

1. The defined or common meaning of the words of the provision.

2. The general purpose of the provision as expressed in the provision.

3. The purpose and intent as expressed in Chapter 90.58 RCW, the guidelines contained in Chapter 173-26
WAC, and the shoreline chapter of the city of Bonney Lake comprehensive plan.

4. Preference shall be given in the following order to uses that:

a. Recognize and protect the statewide interest over local interest;

b. Preserve the natural character of the shoreline;

c. Result in long-term over short-term benefit;

d. Protect the resources and ecology of the shoreline;

e. Increase public access to publicly owned areas of the shorelines;

f. Increase recreational opportunities for the public in the shoreline; and

g. Provide for any other element as defined in RCW 90.58.100 deemed appropriate or necessary.

B. Any formal written interpretations of shoreline policies or regulations shall be considered a Type 1 permit.

C. Any formal written interpretations of shoreline policies or regulations shall be submitted to the Department of
Ecology for review.

D. An interpretation of the shoreline code shall be enforced as part of this code.

E. All interpretations of SMP shall be filed sequentially and available for public inspection and copying during
regular business hours. (Ord. 1491 § 5, 2014).

16.34.060 Construction.
As provided for in RCW 90.58.900, the SMA is exempted from the rule of strict construction; the SMA and the
SMP shall therefore be liberally construed to give full effect to the purposes, goals, objectives, and policies for
which the SMA and the SMP were enacted and adopted, respectively. (Ord. 1491 § 5, 2014).

Code reviser’s note: Ordinance 1491 adds this section as BLMC 16.34.010. The section has been editorially
renumbered to prevent duplication of numbering.
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Chapter 16.36 
SHORELINE CODE DEFINITIONS

Sections:
16.36.010    Applicability.
16.36.020    Abbreviation list.
16.36.030    Adoption by reference.
16.36.040    “A.”
16.36.050    “B.”
16.36.060    “C.”
16.36.070    “D.”
16.36.080    “E.”
16.36.090    “F.”
16.36.100    “G.”
16.36.110    “H.”
16.36.120    “I.”
16.36.130    “J.”
16.36.140    “K.”
16.36.150    “L.”
16.36.160    “M.”
16.36.170    “N.”
16.36.180    “O.”
16.36.190    “P.”
16.36.200    “Q.”
16.36.210    “R.”
16.36.220    “S.”
16.36.230    “T.”
16.36.240    “U.”
16.36.250    “V.”
16.36.260    “W.”
16.36.270    “X.”
16.36.280    “Y.”
16.36.290    “Z.”

16.36.010 Applicability.
For the purposes of shoreline code the following terms shall have the meaning ascribed to them below. Terms
not defined in this section shall be defined as set forth in Chapter 18.04 BLMC. (Ord. 1491 § 6, 2014).

16.36.020 Abbreviation list.
“BLMC” means Bonney Lake Municipal Code in effect on September 23, 2014.

“BMP” means best management practice.



“DBH” means diameter at breast height.

“DOE” means Washington State Department of Ecology.

“EIS” means environmental impact statement.

“LID” means low impact development.

“OHWM” means ordinary high water mark.

“RCW” means Revised Code of Washington.

“SED” means shoreline environment designation.

“SEPA” means State Environmental Policy Act, Chapter 43.21C RCW, as amended.

“SHB” means Shorelines Hearings Board.

“SMA” means Shoreline Management Act of 1971, Chapter 90.58 RCW, as amended.

“SMP” means shoreline master program adopted by the city of Bonney Lake and approved by the Department of
Ecology.

“WAC” means Washington Administrative Code. (Amended during 10/14 supplement; Ord. 1491 § 6, 2014).

16.36.030 Adoption by reference.
A. The following definitions established by RCW 90.58.030 are adopted by reference as presently constituted or
as may be subsequently amended:

1. Development.

2. Guidelines.

3. Hearings board.

4. Person.

5. Floodway.

6. Ordinary high water mark.

7. Shorelands.

8. Shoreland areas.

9. Shorelines.

10. Shorelines of statewide significance.

11. Shorelines of the state.

12. Substantial development.

13. Wetlands.

B. The following definitions established by WAC 173-26-020 are adopted by reference as presently constituted or
as may be subsequently amended:

1. Act.
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2. Agricultural activities.

3. Amendment.

4. Approval.

5. Aquaculture.

6. Critical areas.

7. Development regulations.

8. Document of record.

9. Ecological functions.

10. Ecological restoration.

11. Ecosystem-wide processes.

12. Feasible.

13. Fill.

14. Floodplain.

15. Geotechnical report.

16. Geotechnical.

17. Grading.

18. Guidelines.

19. Must.

20. Nonwater-oriented.

21. Priority habitat.

22. Priority species.

23. Provisions.

24. Restore.

25. Restoration.

26. Shall.

27. Shoreline areas.

28. Shoreline jurisdiction.

29. Shoreline modifications.

30. Should.

31. Significant vegetation removal.



32. Substantially degrade.

33. Water-dependent use.

34. Water-enjoyment use.

35. Water-oriented use.

36. Water quality.

37. Water-related use.

C. The following definitions established by WAC 173-27-030 are adopted by reference as presently constituted or
as may be subsequently amended:

1. Average grade level.

2. Conditional use.

3. Development.

4. Exempt.

5. Fair market value.

6. Height.

7. Natural or existing topography.

8. Public interest.

9. Structure.

10. Variance.

11. Vessel. (Ord. 1491 § 6, 2014).

16.36.040 “A.”
“Accessory dwelling unit” means a second dwelling unit either in or added to an existing detached dwelling, or in
a separate structure on the same lot as the primary dwelling for use as a complete, independent living facility
with provision within the accessory unit for cooking, eating, sanitation, sleeping and entry separate from that of
the main dwelling. Such a dwelling is an accessory use to the main dwelling.

“Accessory use” means any structure or use incidental and subordinate to a primary use or development on the
same site.

“Accessory utilities” means on-site utility features serving a primary use providing water, sewer, gas,
communication, telephone, cable, and electricity.

“Adverse impact” means measurable negative effects which diminish or detract from a stated objective, including
human health, safety and welfare and environmental quality.

“Appurtenance” means a structure or development which is common and necessarily connected to the use and
enjoyment of a detached dwelling structure including but not limited to the development or structures listed under
WAC 173-27-040, sheds, greenhouses, and hot tubs landward of the OHWM and the perimeter of a wetland.

“Aquatic” means those areas waterward of the OHWM.
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“Associated wetlands” means wetlands that are in proximity to and either influence, or are influenced by, tidal
waters or a lake or stream subject to the Shoreline Management Act. (Ord. 1633 § 3, 2020; Ord. 1491 § 6, 2014).

16.36.050 “B.”
“Bioengineering” means project designs or construction methods that use live woody vegetation or a combination
of live woody vegetation and specially developed natural or synthetic materials to establish a complex root grid
within the existing bank that is resistant to erosion, provides bank stability, and maintains a healthy riparian
environment with habitat features important to fish life. Use of wood structures or limited use of clean angular
rock may be allowable to provide stability for establishment of the vegetation.

“Boat lift” means lifts for motorized boats, kayaks, canoes and Jet Skis including floating lifts that are designed to
not contact the substrate of the lake; ground-based lifts that are designed to be in contact with or supported by
the substrate of the lake; and suspended lifts that are designed to be affixed to the existing over-water structure
with no parts contacting the substrate.

“Boat ramp” means graded slopes, slabs, pads, or planks used for launching boats by means of a trailer, hand, or
mechanical device.

“Boathouse” means a structure designed for the storage of boats or water-related recreational equipment, but not
including boat lift canopies.

“Boating facilities” means a facility or structure providing access in and out of the water for vessels, such as boat
ramps, marinas, piers, docks, and boat lifts. For purposes of the SMP, boating facilities excludes docks serving
four or fewer single-family residences.

“Buffer or buffer area” means vegetative areas that are contiguous to and protect a critical area and are required
for continued maintenance, functioning, and/or structural stability of a critical area.

“Bulkhead” means a solid wall erected generally parallel to and near the OHWM for the purpose of protecting
adjacent uplands from waves, floods, or current action.

“Buoy” means an anchored float for the purpose of mooring vessels. (Ord. 1633 § 4, 2020; Ord. 1491 § 6, 2014).

16.36.060 “C.”
“City” means the city of Bonney Lake, Washington.

“Clearing” means the destruction or removal of vegetation groundcover, shrubs and trees including root material
removal and topsoil removal by physical, mechanical, chemical, or other means.

“Commercial use” means uses are those that sell goods and/or services directly to the consumer.

“Covered moorage” means boat moorage waterward of the OHWM, with or without walls, that has a rigid roof to
protect the vessel.

“Critical areas code” means the city of Bonney Lake’s critical areas code codified in Chapters 16.20 through
16.30 BLMC adopted by Ordinance Numbers 1070 (2004), 1189 (2006), 1252 (2007), 1301 (2009), 1325 (2009),
1491 (2014), 1523 (2015), and 1615 (2019). (Ord. 1633 § 5, 2020; Ord. 1523 § 9, 2015; Ord. 1491 § 6, 2014).

16.36.070 “D.”
“Date of filing” means the date of actual receipt by DOE of a local government’s final decision involving approval
or denial of a substantial development permit, shoreline conditional use permit, and/or shoreline variance.

“Detached dwelling unit” means a dwelling unit that is not attached or physically connected to any other dwelling
unit (other than an accessory dwelling unit) or other use, is located on a single lot, and provides permanent
provisions for cooking, eating, sanitation, and sleeping.



“Dike” means a manmade earthen embankment utilized for the purpose of flood control, water impoundment
projects, or settling basins.

“Dock” means an over-water structure which abuts the shoreline consisting of piers and/or floats.

“Dredging” means the removal, displacement, or disposal of unconsolidated earth material such as sand, silt,
gravel, or other submerged materials, from the bottom of water bodies or natural wetlands; maintenance
dredging and/or support activities are included in this definition.

“Duplex” means a single structure containing two separate dwelling units, located on a single lot providing
permanent provisions for cooking, eating, sanitation, and sleeping, where neither unit is an accessory dwelling
unit. (Ord. 1633 § 6, 2020; Ord. 1491 § 6, 2014).

16.36.080 “E.”
“Enhancement” means alteration of an existing resource to improve or increase its characteristics, functions, or
processes without degrading other existing ecological functions. (Ord. 1633 § 7, 2020; Ord. 1491 § 6, 2014).

16.36.090 “F.”
“Fetch” means the perpendicular distance measure across a water body in a straight line from the OHWM to the
OHWM of the opposite shoreline.

“Float” means a structure that floats on the surface of the water that is attached to a pier or dock but not directly
to the shore. Floats may be anchored to submerged land.

“Forest practices” means any activity conducted on or directly pertaining to forest land and relating to growing,
harvesting, or processing timber subject to the requirements of Chapter 76.09 RCW and WAC Title 222. (Ord.
1633 § 8, 2020; Ord. 1491 § 6, 2014).

16.36.100 “G.”
“Gabions” means structures composed of masses of rocks or rubble held tightly together by wire mesh so as to
form upright blocks or walls primarily used to retain earth or to retard erosion or wave action.

“Geologically hazardous areas” means landslide, erosion and seismic hazardous areas as defined in WAC 365-
190-080(4).

“Grading” means the movement, excavation, or redistribution of the soil, sand, rock, gravel, sediment, or other
material on a site in a manner that either permanently or temporarily alters the natural contour of the land. (Ord.
1633 § 9, 2020; Ord. 1491 § 6, 2014).

16.36.110 “H.”
“Habitat” means the place or type of site where a plant or animal naturally or normally lives and grows.

“Hard structural shoreline stabilization” means shore erosion control practices using hardened structures that
armor and stabilize the shoreline from further erosion caused by natural processes, such as current, flood, wind,
or wave action. Hard structural shoreline stabilization typically uses concrete, boulders, dimensional lumber or
other materials to construct linear, vertical or near-vertical faces that are located at or waterward of ordinary high
water.

“Hazard tree” means a tree that meets all the following criteria:

1. A tree with a high probability of falling due to a debilitating disease, a structural defect, a root ball more
than 50 percent exposed, or having been exposed to windthrow within the past 10 years;

2. A residence or residential accessory structure is within a tree length of the base of the trunk;
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3. Is in proximity to moderate to high frequency targets (persons or property that can be damaged by tree
failure); and

4. The hazard condition of the tree cannot be lessened with reasonable and proper arboricultural practices
nor can the target be removed.

“High intensity recreational activities” means nonwater-oriented recreational development such as basketball and
tennis courts, baseball and soccer fields, and skate parks.

“Houseboat” means a structure designed and operated substantially as a permanently based over-water
residence. Houseboats are not vessels and lack adequate self-propulsion and steering equipment to operate as
a vessel. They are typically served by permanent utilities and semi-permanent anchorage/moorage facilities.

“Hydrological” means the science related to the waters of the earth including surface and groundwater
movement, evaporation and precipitation.

“Hydrological functions” means water movement, storage, flow variability, channel movement and
reconfiguration, recruitment and transport of sediment and large wood, and nutrient and pollutant transport,
removal and deposition. (Ord. 1491 § 6, 2014).

16.36.120 “I.”
“Impervious surface” means a hard surface that either prevents or retards the entry of water into the soil mantle
as under natural conditions prior to development, and/or a hard surface area that causes water to run off the
surface in greater quantities or at an increased rate of flow from the flow present under natural conditions prior to
development. Common impervious surfaces include, but are not limited to, rooftops, walkways, patios,
driveways, parking lots or storage areas, concrete or asphalt paving, gravel roads, and packed earthen materials.

“In-stream structure” means a structure placed by humans within a stream or river waterward of the OHWM that
either causes or has the potential to cause water impoundment or the diversion, obstruction, or modification of
water flow. In-stream structures may include structures built for the purpose of hydroelectric generation, irrigation,
water supply, flood control, transportation, utility service transmission, fish habitat enhancement, or other
purpose.

“Industrial uses” means uses such as manufacturing, assembly, processing, wholesaling, warehousing,
distribution of products and high technology. (Ord. 1633 § 10, 2020; Ord. 1491 § 6, 2014).

16.36.130 “J.”
Reserved. (Ord. 1491 § 6, 2014).

16.36.140 “K.”
Reserved. (Ord. 1491 § 6, 2014).

16.36.150 “L.”
“Land division” means the division of land by either short subdivisions or subdivisions into lots, tracts, parcels,
sites or divisions for the purpose of sale, lease, or transfer of ownership.

“Launching rails” means a railway-type boat launch consisting of a pair of tracks extending from the upland down
to the beach.

“Levee” means a manmade earthen embankment utilized for the purpose of flood control, water impoundment
projects, or settling basins.

“Low impact development” means a set of techniques that mimic natural watershed hydrology by slowing,
evaporating/transpiring, and filtering water that allows water to soak into the ground closer to its source. To be
considered low impact development, the development shall meet at least one or more of the following objectives:



1. Preservation of natural hydrology.

2. Reduction of impervious surfaces.

3. Treatment of stormwater in numerous small, decentralized structures.

4. Use of natural topography for drainage ways and storage areas.

5. Preservation of portions of the site in undisturbed, natural conditions.

6. Reduction of the use of piped systems. Whenever feasible, site design should use multifunctional open
drainage systems such as vegetated swales or filter strips that also help to fulfill vegetation and open space
requirements.

7. Use of environmentally sensitive site design and green building construction that reduces runoff from
structures, such as green roofs. (Ord. 1633 § 11, 2020; Ord. 1491 § 6, 2014).

16.36.160 “M.”
“Marina” means a private or public facility with the primary purpose of storing, berthing and securing motorized
boats or watercraft, including both long-term and transient moorage. Marinas may include accessory facilities for
providing incidental services to users of the marina, such as waste collection, boat sales or rental activities, and
retail establishments providing fuel service, repair or service of boats.

“Mining” means the removal of sand, gravel, soil, minerals, and other earth materials for commercial use.

“Moorage buoy” means a floating object, sometimes carrying a signal or signals, anchored to provide a mooring
place away from the shore.

“Moorage facility” means a pier, dock, marina, buoy or other structure providing docking or moorage space for
boats.

“Moorage pile” means a permanent mooring generally located in open waters in which the vessel is tied up to a
vertical column to prevent it from swinging with change of wind.

“Multifamily residence” means a building containing three or more dwelling units providing permanent provisions
for cooking, eating, sanitation, sleeping and separate entry within each unit. (Ord. 1633 § 12, 2020; Ord. 1491
§ 6, 2014).

16.36.170 “N.”
“Native vegetation” means plant species indigenous to the Puget Sound region.

“Nonconforming development” means a shoreline structure or modification which was lawfully constructed, but
no longer conforms to the current SMP’s regulations, such as bulk, dimensional, or performance standards.

“Nonconforming use” means a shoreline use which was lawfully established prior to the effective date of the
SMP, and which no longer conforms to the SMP.

“Nonstructural shoreline stabilization measures” means shore erosion control practices such as placing the
primary structure farther from the shoreline, planting vegetation, and low impact development measures to
prevent or lessen erosion caused by natural processes, such as current, flood, wind, or wave action.

“Nonwater-oriented uses” means those uses that are not water-dependent, water-related, or water-enjoyment.

“Nuisance tree” means a tree that meets either of the following criteria:



1. Is causing obvious physical damage to private or public structures, including but not limited to: sidewalk,
curb, road, driveway, parking lot, building foundation, or roof; or

2. Has sustained damage from past maintenance practices. The problems associated with the tree must be
such that they cannot be corrected by reasonable practices including but not limited to: pruning of the crown
or roots of the tree, bracing, and/or cabling to reconstruct a healthy crown. (Ord. 1633 § 13, 2020; Ord.
1491 § 6, 2014).

16.36.180 “O.”
“Over-water structure” means structures that are built or extend over the water. (Ord. 1491 § 6, 2014).

16.36.190 “P.”
“Permitted uses” means uses that are allowed by the SMP consistent with the policies, goals, and regulations
found within the SMP and any other applicable regulations of the city or state.

“Pervious surfaces” means surfaces that allow water to pass through at rates similar to predeveloped conditions
which include, but are not limited to: pervious asphalt, pervious concrete, pervious gravel, grass or pervious
pavers.

“Pier” means a structure built over the water and supported by piles for water-enjoyment and water-dependent
recreation uses.

“Pile” means a fixed pole set in the substrate and extending above the water line.

“Primary structure” means a structure containing the main or principal use on the lot.

“Public access” means the ability of the general public to reach, touch, and enjoy the water’s edge, to travel on
the waters of the state, and to view the water and the shoreline from adjacent locations. (Ord. 1633 § 14, 2020;
Ord. 1491 § 6, 2014).

16.36.200 “Q.”
“Qualified arborist” means an individual with relevant education and training in arboriculture or urban forestry,
having two or more of the following credentials:

1. International Society of Arboriculture (ISA) certified arborist;

2. Tree risk assessor certification (TRACE) as established by the Pacific Northwest Chapter of ISA (or
equivalent);

3. American Society of Consulting Arborists (ASCA) registered consulting arborist;

4. Society of American Foresters (SAF) certified forester for forest management plans.

“Qualified professional” means a person with experience and training in the pertinent scientific discipline, and
who is a qualified scientific expert with expertise related to ecological functions. A qualified professional must
have obtained a B.S. or B.A. or equivalent degree in biology, engineering environmental studies, fisheries,
geomorphology, or related field, and two years of related work experience. (Ord. 1491 § 6, 2014).

16.36.210 “R.”
“Recreational lake level” means the water surface level of Lake Tapps that is the minimum needed to be used for
recreational purposes, which is when the surface water level is at least 541.5 feet above sea level as determined
by CWA.

“Recreational use” means commercial, public, and semi-public facilities designed and used to provide water-
oriented and nonwater-oriented recreational opportunities.



“Residential uses” means detached dwelling units, accessory dwelling units, duplexes, multifamily residences,
and the divisions of land for future residential uses and development.

“Revetment” means facing of stone, concrete, etc., built to protect a scarp, embankment, or shore structure
against erosion by waves or currents.

“Riprap” means a layer, facing, or protective mound of stones placed to prevent erosion, scour, or sloughing of a
structure or embankment; also, the stone so used. (Ord. 1633 § 15, 2020; Ord. 1491 § 6, 2014).

16.36.220 “S.”
“Setback” means open space unoccupied and unobstructed from the ground upward measured from an
established property line or point of reference (like the OHWM).

“Shoreline administrator” means the city of Bonney Lake planning and building supervisor or designee charged
with the responsibility of administering the SMP.

“Shoreline environment designation” means the categories of shorelines established to provide a uniform basis
for applying policies and use regulations within distinctively different shoreline areas.

“Shoreline frontage” means the width of lot measured at right angles adjacent to the OHWM.

“Shoreline functions” means ecological functions as defined in WAC 173-26-020.

“Shoreline permit” means a shoreline exemption, shoreline substantial development permit, shoreline conditional
use permit, and/or shoreline variance.

“Shoreline setback” means the distance measured in feet on a horizontal plane that a structure or improvement
must be located landward as measured from the OHWM.

“Significant tree” means any healthy tree that is at least six inches in diameter measured at four and one-half feet
from the ground (diameter at breast height).

Single-Family Residence. See “detached dwelling unit.”

“Skirting” means vertical boards along the edge of a pier or dock extending downward.

“Soft structural shoreline stabilization measures” means shore erosion control that contributes to the restoration,
protection or enhancement of shoreline ecological functions while preventing or lessening shoreline erosion
caused by natural processes, such as current, flood, wind, or wave action. Soft shoreline stabilization typically
includes a mix of gravels, cobbles, boulders, logs and native vegetation placed to provide shore stability in a
nonlinear, sloping arrangement. (Ord. 1633 § 16, 2020; Ord. 1491 § 6, 2014).

16.36.230 “T.”
Reserved. (Ord. 1491 § 6, 2014).

16.36.240 “U.”
“Upland” means the area landward of the OHWM.

“Utility” means services, facilities and infrastructure that produce, transmit, carry, store, process or dispose of
electric power, gas, water, sewage, communications, oil, storm water, and similar services and facilities.

“Utility production and processing facilities” means facilities for the making or treatment of a utility, such as power
plants and sewage treatment plants or parts of those facilities.

“Utility transmission facilities” means infrastructure and facilities for the conveyance of services, such as power
lines, cables, pipelines, conduits, cables, meters, vaults, and similar infrastructure. (Ord. 1491 § 6, 2014).
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16.36.250 “V.”
“Visual access” means public’s opportunity to enjoy the aesthetic qualities of the shorelines of the state. (Ord.
1491 § 6, 2014).

16.36.260 “W.”
Reserved. (Ord. 1491 § 6, 2014).

16.36.270 “X.”
Reserved. (Ord. 1491 § 6, 2014).

16.36.280 “Y.”
Reserved. (Ord. 1491 § 6, 2014).

16.36.290 “Z.”
“Zoning” means the system of land use and development regulations and related provisions codified in BLMC
Title 18. (Ord. 1491 § 6, 2014).
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Chapter 16.38 
SHORELINE ENVIRONMENTAL DESIGNATIONS

Sections:
16.38.010    Shorelines jurisdiction and official shoreline map.
16.38.020    Shoreline of statewide significance.

16.38.010 Shorelines jurisdiction and official shoreline map.
A. The map filed in the city clerk’s office and marked Attachment “C” to Ordinance No. 1633 and adopted May
12, 2020, constitutes the shoreline environment designation (SED) map for the city of Bonney Lake. The map
referenced herein supersedes all previously adopted maps.

B. The adopted SED map is intended to depict only the approximate location and extent of the shoreline
jurisdiction. The actual extent of the shoreline jurisdiction shall be based on the following:

1. The Lake Tapps reservoir and Fennel Creek, its underlying land and those lands extending landward for
200 feet in all directions as measured on a horizontal plane from the OHWM.

2. Where an associated wetland boundary extends beyond the area depicted on the shoreline environment
designation map, the additional wetland area shall be designated the same shoreline environment as the
adjoining wetland area located on the shoreline map.

3. Buffer areas for critical areas located greater than 200 feet from the OHWM shall not be within the
shoreline jurisdiction.

C. Interpretation of Shoreline Environment Designations. The following shall be used to interpret the boundary of
a SED:

1. Where a shoreline environment designation boundary is indicated as approximately following a property
line, the property line is the shoreline environment designation boundary.

2. Where a shoreline environment designation boundary is indicated as following a street, the midpoint of
the street right-of-way is the shoreline environment designation boundary.

3. The aquatic SED boundary extends into the Lake Tapps reservoir to the full limit and territorial extent of
the police power, jurisdiction and control of the city of Bonney Lake.

4. Where a right-of-way is vacated, the area comprising the vacated right-of-way will acquire the SED of the
property to which it reverts.

5. All areas within shoreline jurisdiction that are not mapped or designated are automatically assigned a
natural SED until the shoreline is redesignated through an amendment to the SMP approved by DOE. (Ord.
1633 § 17, 2020; Ord. 1491 § 7, 2014).

16.38.020 Shoreline of statewide significance.



The Shoreline Management Act (SMA) designated certain shoreline areas as shorelines of statewide
significance. Shorelines thus designated are important to the entire state because these shorelines are major
resources from which all people in the state derive benefit. Within the city of Bonney Lake’s jurisdiction, Lake
Tapps is a shoreline of statewide significance and as such preference shall be given uses that:

A. Recognize and protect the statewide interest over local interest;

B. Preserve the natural character of the shoreline;

C. Result in long-term over short-term benefit;

D. Protect the resources and ecology of the shoreline;

E. Increase public access to publicly owned areas of the shorelines;

F. Increase recreational opportunities for the public in the shoreline; and

G. Provide for any other element as defined in RCW 90.58.100 deemed appropriate or necessary. (Ord. 1491
§ 7, 2014).
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Chapter 16.40 
SHORELINE RESIDENTIAL (SR) DESIGNATIONS

Sections:
16.40.010    Purpose.
16.40.020    Shoreline residential designation criteria.
16.40.030    Development standards.

16.40.010 Purpose.
The purpose of the shoreline residential SED is to accommodate detached dwelling units, duplexes, and
commonly associated structures in a manner that protects and restores ecological functions. (Ord. 1633 § 18,
2020; Ord. 1491 § 8, 2014).

16.40.020 Shoreline residential designation criteria.
The shoreline residential SED shall be assigned to shoreline areas that are zoned and planned for low and
medium density residential development, unless these properties meet the designation criteria for the park or
natural SEDs. (Ord. 1491 § 8, 2014).

16.40.030 Development standards.
A. All uses, developments, and shoreline modifications allowed in this SED pursuant to BLMC 16.50.020 shall
comply with the standards established by Chapters 16.52 through 16.56 BLMC.

B. The minimum lot size shall be 8,700 square feet.

C. The minimum shoreline frontage shall be 60 feet.

D. Shoreline Setbacks.

1. The shoreline setback for all detached dwelling units, duplexes, and accessory dwelling units shall be a
minimum of 60 feet from the OHWM and 20 feet from the rear property line; provided, that the minimum 60-
foot shoreline setback may be reduced as provided in BLMC 16.56.040.

2. Structures that do not contain a habitable living unit shall be set back a minimum of 80 feet from the
OHWM, unless subject to one of the incentives in BLMC 16.56.040.

3. Garages and pavements for motorized vehicles (driveways and parking areas) shall be set back at least
70 feet from the OHWM.

4. No development is allowed within the setback areas established in this section, except as provided in
BLMC 16.56.040 or 16.56.100.

E. Maximum building height: 35 feet from grade.

F. Maximum impervious surface coverage: 40 percent. (Ord. 1633 § 19, 2020; Ord. 1491 § 8, 2014).
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Chapter 16.42 
SHORELINE MULTIFAMILY (SM) DESIGNATIONS

Sections:
16.42.010    Purpose.
16.42.020    Designation criteria.
16.42.030    Development standards.

16.42.010 Purpose.
The purpose of the shoreline multifamily SED is to accommodate multifamily residential development and
associated structures in a manner that protects and restores ecological functions. (Ord. 1633 § 20, 2020; Ord.
1491 § 9, 2014).

16.42.020 Designation criteria.
The shoreline multifamily SED shall be assigned to shoreline areas that are zoned and planned for multifamily
residential development, unless these properties meet the designation criteria for the park or natural SEDs. (Ord.
1491 § 9, 2014).

16.42.030 Development standards.
A. All uses, developments, and shoreline modifications allowed in this designation pursuant to BLMC 16.50.020
shall comply with the standards established by Chapters 16.52 through 16.56 BLMC.

B. The residential density shall be a minimum of 10 and a maximum of 20 units per net acre.

C. The minimum shoreline frontage shall be 100 feet.

D. Minimum Shoreline Setback.

1. All structures shall be set back a minimum of 75 feet from the OHWM.

2. Garages and pavements for motorized vehicles (driveways and parking areas) shall be set back at least
100 feet from the OHWM.

3. No development is allowed within the setback areas established in this section, except as provided in
BLMC 16.56.100.

E. Maximum building height: 35 feet from grade.

F. Maximum impervious surface coverage: 80 percent. (Ord. 1491 § 9, 2014).
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Chapter 16.44 
PARK (P) DESIGNATIONS

Sections:
16.44.010    Purpose.
16.44.020    Designation criteria.
16.44.030    Development standards.

16.44.010 Purpose.
The purpose of the park SED is to provide areas suitable for water-dependent and other water-enjoyment
recreational uses while protecting and, where feasible, restoring ecological functions. (Ord. 1491 § 10, 2014).

16.44.020 Designation criteria.
The park SED shall be assigned to areas that are suitable for recreation uses, appropriate and planned as parks,
and where shared access to the shoreline is provided. (Ord. 1633 § 21, 2020; Ord. 1491 § 10, 2014).

16.44.030 Development standards.
A. All uses, developments, and shoreline modifications allowed in this designation pursuant to BLMC 16.50.020
shall comply with the standards established by Chapters 16.52 through 16.56 BLMC.

B. The minimum lot size shall be 8,700 square feet.

C. Minimum Shoreline Setbacks.

1. Water-dependent uses shall not be required to be set back from the OHWM.

2. Water-enjoyment uses shall be set back a minimum of 20 feet from the OHWM unless allowed pursuant
to BLMC 16.56.040.

3. Nonwater-oriented uses shall be set back a minimum of 80 feet from the OHWM.

4. Accessory use facilities such as restrooms and parking areas shall be located a minimum of 60 feet from
the OHWM. These areas shall be linked to the shoreline by walkways.

5. No development is allowed within the setback areas established in this section, except as provided in
BLMC 16.56.040 or 16.56.100.

D. Maximum building height: 35 feet from grade.

E. Maximum impervious surface coverage: 35 percent. (Ord. 1633 § 22, 2020; Ord. 1491 § 10, 2014).
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Chapter 16.46 
NATURAL (N) DESIGNATIONS

Sections:
16.46.010    Purpose.
16.46.020    Designation criteria.
16.46.030    Development standards.

16.46.010 Purpose.
The purpose of the natural SED is to protect areas that are ecologically characterized by undeveloped, natural
conditions, and to restore those shoreline areas that are minimally degraded shoreline areas intolerant of human
use. The natural shoreline environmental designation also protects shoreline areas possessing natural
characteristics with scientific and educational interest. These systems require restrictions on the intensities and
types of land uses permitted elsewhere in order to maintain the integrity of the ecological functions and
ecosystem-wide processes of the shoreline environment. (Ord. 1633 § 23, 2020; Ord. 1491 § 11, 2014).

16.46.020 Designation criteria.
The natural SED shall be assigned to shoreline areas if any of the following characteristics apply:

A. The shoreline is undeveloped and ecologically intact and, therefore, currently performing an important,
irreplaceable function or supporting an ecosystem-wide process that would be damaged by human activity;

B. The shoreline is considered to represent ecosystems and geologic types that are of particular scientific and
educational interest; or

C. The shoreline area is unable to support new development or uses without significant adverse impacts to
ecological functions or risk to human safety. (Ord. 1633 § 24, 2020; Ord. 1491 § 11, 2014).

16.46.030 Development standards.
A. All uses, developments, and shoreline modifications allowed in this designation pursuant to BLMC 16.50.020
shall comply with the standards established by Chapters 16.52 through 16.56 BLMC.

B. Maximum lot coverage by impervious surfaces: 15 percent.

C. Minimum Shoreline Setback: All structures and developments shall be set back a minimum of 200 feet from
the OHWM, except as provided in BLMC 16.56.100(A)(8) and (9). (Ord. 1491 § 11, 2014).
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Chapter 16.48 
AQUATIC (A) DESIGNATIONS

Sections:
16.48.010    Purpose.
16.48.020    Designation criteria.
16.48.030    Development standards applicability.
16.48.040    Property owner authorization required.

16.48.010 Purpose.
The purpose of the aquatic SED is to protect, restore, and manage the unique characteristics and resources of
the areas waterward of the OHWM. (Ord. 1491 § 12, 2014).

16.48.020 Designation criteria.
The aquatic SED shall be assigned to all areas waterward of the OHWM. (Ord. 1491 § 12, 2014).

16.48.030 Development standards applicability.
All uses, developments, and shoreline modifications allowed in this designation pursuant to BLMC 16.50.020
shall comply with the standards established by Chapters 16.52 through 16.56 BLMC. (Ord. 1491 § 12, 2014).

16.48.040 Property owner authorization required.
Any property owner that proposes to undertake development, modifications, or alterations on any areas of the
aquatic SED belonging to Cascade Water Alliance (CWA) shall provide written verification from CWA authorizing
the property owner to undertake such actions, modifications, and/or development(s) on any properties owned by
CWA in the form of a license agreement. A copy of the license agreement shall be a required element of any
applications filed with the city. (Ord. 1633 § 25, 2020).
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Chapter 16.50 
SHORELINE USE AND MODIFICATION MATRIX

Sections:
16.50.010    Explanation of uses table.
16.50.020    Shoreline use and modification matrix.
16.50.030    Prohibited shoreline uses and modifications.

16.50.010 Explanation of uses table.
A. The explanation for the symbols used in the shoreline use and modification matrices in BLMC 16.50.020 is
provided below:

1. “X” means that the use or development is prohibited in the identified shoreline environment. Shoreline
uses and developments listed as prohibited shall not be authorized through a variance, conditional use
permit, shoreline substantial development permit or any other permit or approval.

2. “P” means that the use or activity may be permitted by approval of the shoreline administrator through a
letter of shoreline exemption or through a shoreline substantial development permit.

3. “C” means that the use or activity may be permitted by approval of the hearing examiner and Department
of Ecology through a shoreline conditional use permit. Uses that are not listed and not specifically prohibited
by the SMP may be authorized through a shoreline conditional use permit.

B. Shoreline variances are intended only to grant relief from specific bulk, dimensional or performance standards
established by the SMP, and are not to be used to authorize shoreline uses and activities. They are therefore not
included in BLMC 16.50.020.

C. Unless specifically exempted by statute, all proposed uses and development occurring within shoreline
jurisdiction must conform to Chapter 90.58 RCW, the Shoreline Management Act, and this master program
whether or not a permit is required. (Ord. 1491 § 13, 2014).

16.50.020 Shoreline use and modification matrix.
The following tables indicate the allowable uses and shoreline modifications; where there is a conflict between
the chart and the written provisions of the SMP, the written provisions shall govern.

 

Shoreline Uses Shoreline
Residential

Shoreline
Multifamily

Park Natural Aquatic

Resource Land Uses

Agriculture X X X X X

Aquaculture X X X X X

Forest Practices X X X X X

https://www.codepublishing.com/cgi-bin/rcw.pl?cite=90.58


Shoreline Uses Shoreline
Residential

Shoreline
Multifamily

Park Natural Aquatic

Mining X X X X X

Commercial Uses and Development

Water-Oriented Uses X X X X X

Nonwater-Oriented Uses X X X X X

Industrial Uses and Development

Water-Oriented Uses X X X X X

Nonwater-Oriented Uses X X X X X

Recreational Uses and Development

Docks and Piers P P P X P

Parks or Picnic Areas P P P X X

Trails or Walkways P P P P X

High Intensity Recreational Activities X X P X X

Transportation and Parking Facilities

Causeways P X X X X

Roadways P P P X X

Railroads X X X X X

Parking Facilities – Primary X X X X X

Parking Facilities – Accessory Same as the primary use it supports X

Residential Uses and Development

Single-Family Dwelling P X X X X

Accessory Dwelling Units P X X X X

Duplex P P X X X

Multifamily Dwelling X P X X X

Subdivisions and Short Plats P P X X X

Live-Aboard Vessels X X X X X

Boating Uses and Facilities

Docks and Piers P P P X
See

adjacent
upland
SED

Boat Ramps X X P X

Covered Moorages X X X X

Boat Lift Canopies P X X X

Boathouses P X X X X

Temporary Moorage1 P P P X See
adjacent
upland
SED

Marinas X X X X

Permanent Launching Rails X X X X

Temporary Launching Rails P X X X



Shoreline Uses Shoreline
Residential

Shoreline
Multifamily

Park Natural Aquatic

Temporary Recreational Equipment P X X X

Utilities

Water System Treatment Plants X X X X X

Sewage Treatment Plants X X X X X

Electrical Generation Plants X X X X X

Electrical Substations X X X X X

Solid Waste Disposal Facilities X X X X X

Accessory Utilities Same as the primary use it supports

Utility Transmission Facilities P P P C X

Personal Wireless Facilities C C C X X

Radio Towers X X X X X

Municipal Well Facilities X X X C X

1 Temporary moorages are only allowed to be used for vessels supporting construction activities.

 

Shoreline Modifications Shoreline
Residential

Shoreline
Multifamily

Park Natural Aquatic

Structural Shoreline Stabilization C C C X See
adjacent
upland
SED

Piers and Docks P P P X

In-Stream Structures X X X X

Fills P P P C C

Clearing and Grading P P P C N/A

Dredging X X X X C

Dredge Disposal C C C X C

Dikes and Levees X X P P C

Shoreline Enhancement Projects P P P P P

(Ord. 1633 § 26, 2020; amended during 10/14 supplement; Ord. 1491 § 13, 2014).

16.50.030 Prohibited shoreline uses and modifications.
The following uses and modifications are prohibited in all SEDs:

A. Agriculture.

B. Aquaculture.

C. Forest practices.

D. Mining.

E. Commercial uses.



F. Industrial uses.

G. Water system treatment plants.

H. Sewage treatment plants.

I. Electrical generation plants.

J. Solid waste disposal facilities.

K. Radio towers.

L. Live-aboard vessels.

M. Repealed by Ord. 1633.

N. Marinas.

O. Permanent launching rails.

P. In-stream structures.

Q. Parking as a principal use. (Ord. 1633 § 27, 2020; Ord. 1491 § 13, 2014).
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Chapter 16.52 
SHORELINE USES AND DEVELOPMENTS

Sections:
16.52.010    General.
16.52.020    Residential development.
16.52.030    Recreational development.
16.52.040    Boating facilities.
16.52.050    Parking.
16.52.060    Transportation.
16.52.070    Utilities.

16.52.010 General.
The following general requirements shall apply to all shoreline uses in all SEDs:

A. In addition to the requirement of this chapter, all uses and developments shall also comply with the regulations
established in Chapter 16.54 BLMC, Shoreline Modifications.

B. All shoreline uses and developments shall comply with the applicable requirements established by Chapter
16.56 BLMC, General Shoreline Regulations.

C. All new shoreline uses and developments shall be designed and located to avoid the need for future shoreline
stabilization or flood protection.

D. Uses shall be preferred which are consistent with the control of pollution, prevention of damage to shoreline
ecological functions, and are unique to or dependent upon the shorelines. In establishing preferred uses,
preference will be given to the following in descending order:

1. Water-dependent uses.

2. Water-related uses.

3. Water-enjoyment uses.

4. Nonwater-oriented use. (Ord. 1633 § 28, 2020; Ord. 1491 § 14, 2014).

16.52.020 Residential development.
A. Detached dwelling units and associated appurtenances are not water-dependent but are a preferred use of
the shorelines when such development is planned and carried out in a manner that protects shoreline functions
and processes consistent with the no net loss provisions of the shoreline code.

B. Other shoreline uses and modifications which are considered accessories or appurtenances to residential
development that are identified as separate shoreline uses or modifications in the SMP (such as piers and docks;
bulkheads; utilities; fill; and clearing and grading) are subject to the regulations established in Chapters 16.54



and 16.56 BLMC in addition to any special conditions relating to residential development established in this
section.

C. Residential development is prohibited in the park, natural, and aquatic SEDs.

D. Multifamily residential development is prohibited in the shoreline residential SED.

E. Residential development is prohibited over water, including floating homes.

F. Residential development is prohibited within the 100-year floodplain.

G. Residential development shall retain and protect the natural vegetation of the shoreline area, or restore and
enhance natural vegetation according to the vegetation conservation standards in BLMC 16.56.060.

H. New lots may only be permitted in the shoreline residential and shoreline multifamily SEDs when the following
standards are met:

1. The lots created shall not require hard or soft structural shoreline stabilization measures or flood hazard
reduction measures in order for reasonable development to occur, as documented in a geotechnical report.

2. All residential structures shall be built in conformance with all applicable bulk, dimensional, and
performance standards established by the shoreline code.

3. Adequate water, sewer, road access, and utilities shall be provided.

4. The intensity of development shall be consistent with the city’s comprehensive plan.

5. The layout, configuration, and development of the lots shall be done in a manner that assures no net loss
of ecological functions.

I. Land divisions of five or more waterfront lots and multifamily developments of five or more units shall dedicate,
improve, and provide maintenance provisions for a pedestrian easement that provides area sufficient to ensure
usable access to and along the shoreline for all residents of the development and the general public as required
in BLMC 16.56.120.

J. Land divisions shall establish a prohibition of single-owner piers and docks on the face of the plat. An area for
joint use moorage may be approved if it meets all requirements in BLMC 16.54.030. (Ord. 1633 § 29, 2020; Ord.
1491 § 14, 2014).

16.52.030 Recreational development.
A. Nonwater-oriented high intensity recreational activities are prohibited in the shoreline residential, shoreline
multifamily, natural, and aquatic SEDs.

B. Water-enjoyment and water-related uses are prohibited in the aquatic SED.

C. Recreational uses and development shall protect and/or restore the natural vegetation of the shoreline area in
accordance with the vegetation conservation standards in BLMC 16.56.060.

D. All permanent nonwater-oriented recreational structures and facilities shall be located outside the 100-year
floodplain.

E. Trail planning, construction, and maintenance shall adhere to the following criteria:

1. Trails and related facilities shall, to the extent feasible, be placed on existing levees, road grades, utility
corridors, or any other previously disturbed areas; and



2. Trails and related facilities shall be planned to minimize removal of trees, shrubs, snags, and important
wildlife habitat; and

3. Viewing platforms, interpretive centers, picnic areas, benches, and access to them shall be designed and
located to minimize disturbance; and

4. Trails and related facilities shall minimize the use of impervious surface and provide water quality
protection measures to assure that runoff from them does not directly discharge to wetlands or streams.

F. Public over-water structures that are designated for public access may be expanded in size subject to the
following:

1. The existing structure is not large enough to support the water-dependent use.

2. All new dock portions shall be grated.

3. The length of the dock is the minimum necessary to accommodate the intended public usage of the dock.

4. Designed and located so as not to constitute a hazard to navigation or other public uses of the water.
(Ord. 1491 § 14, 2014).

16.52.040 Boating facilities.
A. Boating facilities, boating ramps, piers, and docks are prohibited in the natural SED.

B. Boat ramps are prohibited in the shoreline residential and shoreline multifamily SEDs.

C. Piers and docks associated with boating ramps shall comply with the design standards established in BLMC
16.54.030(E) and (G).

D. Boat ramp facilities shall comply with the following:

1. The length of the ramp shall be the minimum necessary to safely launch vessels; provided, that in no
case shall the ramp extend beyond a point where the water depth is seven feet below the OHWM.

2. The ramp shall be constructed using segmented pads and flexible connections that leave space for
natural beach substrate and can adapt to changes in shoreline profile.

3. The ramp shall be located a minimum of 25 feet from existing designated swimming area.

4. Parking areas for boat trailers serving the boat ramp facility may be maintained but shall not be enlarged
to provide additional boat trailer parking. (Ord. 1491 § 14, 2014).

16.52.050 Parking.
A. Parking as a primary use shall be prohibited within the shoreline residential, shoreline multifamily, park,
natural, and aquatic SEDs.

B. Parking or storage of recreational vehicles or travel trailers as a primary use shall be prohibited in all shoreline
environment jurisdictions. (Ord. 1491 § 14, 2014).

16.52.060 Transportation.
A. Transportation facilities are prohibited in the natural SED.

B. All transportation facilities in shoreline areas shall be:

1. Constructed and maintained to cause the least possible adverse impacts on shoreline environment to the
extent feasible.



2. Located and designed to prevent or to minimize the need for shoreline protective measures such as
riprap or other bank stabilization, fill, bulkheads, or substantial site grading.

3. Related to and necessary to support permitted uses.

C. Transportation facilities shall include provisions for pedestrian and bicycle circulation.

D. All shoreline areas disturbed by construction and maintenance of transportation facilities shall be replanted
and stabilized with native, drought-tolerant, self-sustaining vegetation by seeding, mulching, or other effective
means immediately upon completion of the construction or maintenance activity. Such vegetation shall be
maintained and monitored until established.

E. Vegetation and street trees shall be selected and located so as to not impair existing visual access to the
water.

F. Clearing of vegetation within transportation corridors shall be the minimum necessary for infrastructure
maintenance and public safety. The city shall give preference to mechanical means rather than the use of
herbicides for roadside brush control. (Ord. 1491 § 14, 2014).

16.52.070 Utilities.
A. The following utility uses and developments are prohibited in the shoreline residential, shoreline multifamily,
park, natural, and aquatic SEDs:

1. Nonwater-oriented utility production and processing facilities which include:

a. Water system treatment plants;

b. Sewage treatment plants; and

c. Electrical energy generating plants and substations.

2. Radio towers.

3. Solid waste disposal sites and facilities.

B. Personal wireless services facilities are prohibited in the natural and aquatic SEDs.

C. All utility facilities shall be designed and located to minimize harm to shoreline ecological functions, preserve
the natural landscape, and minimize conflicts with present and planned shoreline uses.

D. Utility transmission facilities and lines shall comply with the following standards:

1. Placed underground consistent with the standards of the serving utility.

2. Demonstrate the infeasibility of existing routes or alternative locations outside of the shorelines
jurisdiction.

3. Cross areas of the shoreline jurisdiction by the shortest, most direct route which causes the least
negative impact.

4. Be located and designated so as to avoid or minimize the use of any structural or artificial shoreline
stabilization, flood protection works, or filling of aquatic areas. Boring, rather than open trenching, is the
preferred method of utility water crossing.

5. Be located in existing rights-of-way and utility easements whenever possible.



E. Utility developments shall be located and designated so as to avoid the use of any structural or artificial shore
modification works whenever feasible.

F. Utility facilities requiring withdrawal or discharge to water from streams or lakes shall be designed, operated,
and maintained to preserve the shoreline environment and result in no net loss of ecological functions.

G. Utilities that are accessory and incidental to a proposed shoreline use shall be reviewed under the provisions
of the use to which they are accessory.

H. Utility development shall, through coordination with local government agencies, provide for compatible,
multiple uses of sites and rights-of-way.

I. Utility development shall include public access to the shoreline, trail systems, and other forms of recreation, in
all situations where providing such uses will not unduly interfere with utility operations, endanger the public
health, safety, and welfare, or create a significant and disproportionate liability for the owner.

J. Clearing of vegetation for the installation or maintenance of utilities shall be kept to a minimum and upon
project completion any disturbed areas shall be restored to their pre-project condition.

K. Personal wireless facilities shall use concealment strategies to minimize the appearance of antennas and
other equipment from the water, public pedestrian walkways, and public use areas. (Ord. 1633 § 30, 2020; Ord.
1491 § 14, 2014).
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Chapter 16.54 
SHORELINE MODIFICATIONS

Sections:
16.54.010    General.
16.54.020    Shoreline stabilization.
16.54.030    Piers and docks.
16.54.040    Fills.
16.54.050    Clearing and grading.
16.54.060    Dredging and disposal.
16.54.070    Dikes and levees.
16.54.080    Shoreline restoration and ecological enhancement.

16.54.010 General.
The following general requirements shall apply to all shoreline modifications:

A. In addition to the requirement of this chapter, all uses and modifications within the shoreline jurisdiction shall also
comply with the regulations established in Chapter 16.52 BLMC, Shoreline Uses and Developments.

B. All shoreline modifications shall comply with the applicable requirements established by Chapter 16.56 BLMC,
General Shoreline Regulations.

C. Shoreline modification activities which do not support a permitted use are considered “speculative” and are
prohibited by this SMP, unless it can be demonstrated that such activities are necessary to protect human health and
safety, ecological functions, and the public interest.

D. Stream realignment shall be prohibited as a means of shoreline stabilization.

E. Shoreline modification materials shall be only those approved by the city and applicable state agencies. No toxic
(e.g., creosote) or quickly degradable materials (e.g., plastic or fiberglass that deteriorates under ultraviolet exposure)
shall be used. (Ord. 1633 § 31, 2020; Ord. 1491 § 15, 2014).

16.54.020 Shoreline stabilization.
A. New development shall be located and designed to avoid the need for future shoreline stabilization to the extent
feasible.

B. New or enlarged structural shoreline stabilization measures to protect an existing primary structure or in support of
either a new water-dependent or nonwater-dependent development including a single-family residence shall not be
allowed, except in circumstance when a geotechnical report demonstrates all of the following:

1. That nonstructural shoreline stabilization measures are not sufficient or are not feasible. In determining
sufficiency and feasibility, all of the following shall be addressed in the geotechnical report:

a. Site conditions, including slope, beach configuration, nearshore depth, potential for flooding, and
proximity of primary structure to the OHWM;

b. Consideration of wind direction, velocity and frequency, fetch, probable wave height, and frequency;



c. The level of risk to the primary structure presented by the rate of erosion over a three-year period;

d. Whether the cost of avoiding disturbance of shoreline processes and functions is disproportionate as
compared to the environmental impact of proposed disturbance, including any continued impacts on
functions and values over time.

2. The need to protect the existing or proposed primary structure from damage due to erosion caused by natural
processes, such as currents or waves.

3. That the erosion is not being caused by upland conditions which can be addressed landward of the OHWM
through the use of vegetation enhancement and/or low impact development.

4. That the size of the structural shoreline stabilization measures is limited to the minimum necessary to prevent
damage to the primary structure or to support either the new water-dependent or nonwater-dependent
development.

5. Confirmation that there is a significant possibility that the primary structure will be damaged within three years
as a result of shoreline erosion in the absence of such structural shoreline stabilization measures, or where
waiting until the need is that immediate would foreclose the opportunity to use measures that avoid impacts on
ecological functions.

C. When structural shoreline stabilization measures are allowed pursuant to subsection B of this section, the
stabilization measures shall comply with all of the following:

1. New shoreline stabilization measures shall be located at or behind the OHWM. Where a documented area of
special flood hazard exists, stabilization measures shall be located at the upland edge of the area of special
flood hazard, except that soft stabilization measures may be located in the area of special flood hazard.

2. Soft shoreline stabilization that restores ecological functions may be permitted waterward of the OHWM;
provided, that the intent is not to create dry land.

3. Hard shoreline stabilization measures may only be used upon demonstration that soft shoreline stabilization
measures are not to be sufficient to protect primary structures. The insufficiency and infeasibility of soft shoreline
stabilization measures shall be addressed in a geotechnical report utilizing the criteria established in subsection
(B)(1) of this section.

4. The construction of a bulkhead or other structural shoreline stabilization measure for the primary purpose of
creating dry land is prohibited.

5. Adequate toe protection and proper footings shall be provided to ensure bulkhead stability without relying on
additional riprap.

6. Bulkheads shall be designed to permit the passage of surface water or groundwater without causing ponding
or oversaturation of retained soil/materials of lands above the OHWM.

7. Fill behind bulkheads shall be limited to the minimum level necessary to fill the terrain behind the bulkhead to
match the existing grade. Any filling in excess of this amount shall be considered landfill and shall be subject to
the provisions for landfill and the requirement for obtaining a shoreline substantial development permit.

D. The following materials are prohibited for shoreline stabilization structures:

1. Degradable plastics and other nonpermanent synthetic materials.

2. Sheet materials, including metal, plywood, fiberglass, or plastic.

3. Broken concrete, asphalt, or rubble.

4. Car bodies, tires or discarded equipment.



5. Solid waste.

6. Wood, timbers or other materials treated or coated with herbicides, fungicides, paint, pentachlorophenol
arsenate compounds or creosote are prohibited.

E. Existing shoreline stabilization structures may be replaced with a similar structure if all of the following are
demonstrated:

1. The replacement structure shall be designed, located, sized, and constructed to assure no net loss of
ecological functions.

2. Replacement walls or bulkheads shall not encroach further waterward of the OHWM or existing structure
unless the residence was occupied prior to January 1, 1992, and there are overriding safety or environmental
concerns. In such cases, the replacement structure shall abut the existing shoreline stabilization structure.

3. For purposes of this section, “replacement” means the construction of a new structure to perform a shoreline
stabilization function of an existing structure which can no longer adequately serve its purpose. Additions to or
increases in size or height of existing shoreline stabilization measures shall demonstrate compliance with
subsection B of this section. (Ord. 1491 § 15, 2014).

16.54.030 Piers and docks.
A. Only one pier or dock for moorage purposes shall be allowed per detached dwelling unit upon demonstrating
compliance with the shoreline code. No additional pier, dock, or moorage space is allowed related to an accessory
dwelling unit.

B. Renting, leasing or selling moorage space associated with a residential use is prohibited.

C. In the following circumstances, a joint use pier or dock shall be required:

1. On lots subdivided to create one or more additional lots with waterfront access rights.

2. New residential development of two or more dwelling units located on the same lot with waterfront access
rights.

3. The requirement to provide and maintain a joint use dock in perpetuity shall be provided through either an
easement recorded with the Pierce County auditor’s office or on the face of the plat or short plat recorded with
the Pierce County auditor’s office. The legal description of the easement will be provided by the applicant on a
form approved by the shoreline administrator.

D. A mooring buoy may be used to provide moorage space in lieu of a pier or dock. No more than one mooring buoy
is permitted per detached dwelling unit.

E. Piers and docks shall be designed, used, and located so as not to constitute a hazard to navigation or other public
uses of the water.

F. Piers and docks shall be constructed and maintained in a safe and sound condition. Abandoned, obsolete, or
unsafe structures shall be removed or repaired promptly by the owner.

G. Piers or docks shall comply with the following dimensional standards:

Description Measurement

Area

Single property owner 360 Square Feet

Shared by 2 property owners 580 Square Feet

Shared by 4 or more property owners or dwelling units 1,000 Square
Feet



Description Measurement

Height

Minimum height above the OHWM measured for the OHWM to the bottom of the
stringers on the dock/pier

1-1/2 Feet

Maximum height above the OHWM measured from the OHWM to the top of the
decking

5 Feet

Location of Specific Structures

Minimum distance from docks/piers located on adjacent properties 20 Feet

Minimum distance between piers 12 Feet

H. The maximum intrusion of the elements of a pier and/or dock shall be only as long as needed to obtain a water
depth of nine feet as measured from the elevation of the OHWM; provided, that the maximum length of the pier or
deck shall not exceed 50 feet from the OHWM or 15 percent of the fetch, whichever is less. The length of the deck
shall be measured as illustrated in Figure 1.

Figure 1: Maximum Length of Overwater Structures

I. All piers and docks shall comply with all of the following design standards:

1. No part or portion of a pier or dock, nor any accessory to a pier or dock such as a boat lift, shall extend
beyond the limit of the shoreline frontage of a lot as determined using the methodology specified in BLMC
16.56.090. The width of a pier and/or dock may not exceed 25 percent of the length of a property’s shoreline
frontage or 10 feet, whichever is less.

2. All utility and service lines located waterward of the OHWM must be located below the pier or dock deck and
above the waterline.

3. The street address of the subject property must be displayed. The address must be oriented to the lake with
letters and numbers at least four inches high.



4. Piers, docks, floats, and buoys shall be marked with reflectors, or otherwise identified to prevent
unnecessarily hazardous conditions during the day or night. Exterior finish of all structures shall be generally
nonreflective.

5. Piles, floats and other over-water structures that are in direct contact with water or over water shall comply
with the following standards:

a. Piles treated or coated with herbicides, fungicides, paint, pentachlorophenol arsenate compounds or
creosote are prohibited.

b. Piles shall be either steel, PVC, or untreated wood.

J. The following structures and improvements are prohibited:

1. Covered moorage, boathouses, or other walled covered moorage. Covered boat lifts in conformance with
other provisions in this section may be allowed. Existing enclosed moorage structures shall be considered
nonconforming uses subject to the provisions of BLMC 16.56.150.

2. Skirting on any structure.

3. Over-water residential use, including houseboats, live-aboards, or other single- or multifamily dwelling units.

4. Repealed by Ord. 1633.

5. New recreational floats and swimming platforms that do not meet the provisions related to temporary
recreational equipment in this section.

K. Temporary recreational equipment (e.g., floating trampolines or floating swimming platforms) may be permitted
from May 1st through September 30th. Temporary recreational equipment shall not impede navigation routes on Lake
Tapps. All temporary recreational equipment shall be stored above the ordinary high water mark in a manner that
does not damage shoreline vegetation during the times of year when the water level of Lake Tapps is reduced below
recreational lake levels.

L. Repair and replacement of existing docks and/or piers that are accessory to a residential use shall comply with the
following standards:

1. Proposals involving replacement of the entire private dock or 50 percent or more of the pier support piles shall
conform to the provisions of the SMP; provided, that the area of the new dock may be equal to area of the
existing dock.

2. Repair proposals which replace less than 50 percent of the existing pier support piles must comply with the
requirements of subsection (I)(5) of this section.

3. Other repairs to existing legally established docks and piers where the nature of the repair is not described in
subsections (L)(1) through (3) of this section shall be considered minor repairs and may be permitted upon
demonstrating compliance with all other applicable codes and regulations.

4. If a single-family residence has two or more existing docks and one requires replacement or repair as
described in regulations of subsections (L)(1) through (3) of this section, then one must be removed as a
condition of the repair. The remaining dock may be improved to the maximum allowed dimensions in subsection
G of this section and the other requirements of this section.

5. If the cumulative repair proposed over a three-year period exceeds thresholds established in subsection (L)(1)
of this section, then deck or pier shall be brought into conformance with the SMP; provided, that the area of the
new deck may be equal to area of the existing dock.

M. New additions to existing docks or piers may be permitted under the following circumstances:



1. When additional length is required to reach six feet of water depth as measured from the elevation at the
OHWM.

2. When a single-use dock is converted to a joint-use pier.

3. New additions to existing docks shall not exceed any of the dimensional limits allowed for new docks.

4. When the addition will increase safety and usability.

5. When the total area of the dock, piers, and floats waterward of the OWHM is reduced.

N. Boat lifts and boat lift canopies may be permitted as an accessory to a dock or pier associated serving a detached
dwelling unit or duplex; provided, that:

1. Residential docks may have up to two accessory personal watercraft lifts per residential lot.

2. Residential docks may have one accessory boat lift per residential lot.

3. All lifts are placed as far waterward as feasible and safe, within the limits of the dimensional standards for
docks in this chapter.

4. The top of the canopy must not extend more than eight and one-half feet above the adjacent pier.

O. Temporary moorages shall be permitted for vessels used in the construction of shoreline facilities. The design and
construction of temporary moorages shall be such that upon termination of the project, the aquatic habitat in the
affected area can be returned to its original (preconstruction) condition within one year at no cost to the environment
or the public. (Ord. 1633 § 32, 2020; amended during 10/14 supplement; Ord. 1491 § 15, 2014).

16.54.040 Fills.
A. Fills located waterward of the OHWM allowed pursuant to the use and modification table in BLMC 16.50.020 shall
be demonstrated necessary to support a:

1. Water-dependent use;

2. Public access;

3. Cleanup and disposal of contaminated sediments as part of an interagency environmental cleanup plan
pursuant to Chapter 70.105D RCW, Model Toxics Control Act (MTCA), Chapter 173-340 WAC, MTCA Cleanup
Regulation, and/or the Comprehensive Environmental Response, Compensation, and Liability Act (CERCLA),
commonly known as Superfund; or

4. Mitigation action, environmental restoration, beach nourishment or enhancement project.

B. Fills located landward of the OHWM allowed pursuant to the use and modification table in BLMC 16.50.020 shall
only be allowed in support of a permitted use or development.

C. Fills shall be located, designed, and constructed to protect shoreline ecological functions and ecosystem-wide
processes and shall not cause:

1. Significant damage to water quality, fish and aquatic habitat, and/or wildlife habitat; or

2. Adversely alter natural drainage patterns.

D. Refuse disposal sites, solid waste disposal sites, or sanitary fills are prohibited. (Ord. 1491 § 15, 2014).

16.54.050 Clearing and grading.
A. Clearing and grading activities shall only be allowed in association with a permitted shoreline development.

B. All clearing and grading activities shall comply with the following:
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1. Materials such as dirt and rocks used in construction must be stored a minimum of 25 feet landward of the
OHWM and shall incorporate best management practice measures to prevent erosion;

2. Any large quantities of vegetation removal and excess earthen materials shall be collected and disposed of in
a manner to prevent negative impacts to the shoreline environment;

3. No vegetation or other enhancements installed as part of a restoration plan or mitigation shall be removed,
unless approved by the city as part of a modified restoration plan or mitigation;

4. Surfaces cleared of vegetation shall be limited to the minimum necessary for the intended development, and
shall be completely and effectively revegetated within six months of the clearing activity.

C. Clearing and grading is prohibited within the required vegetation conservation area, except for the following:

1. For the purpose of shoreline habitat and natural systems enhancement projects.

2. Associated with the development of a permitted use located within the required vegetative buffer or waterward
of the OHWM as permitted by the SMP.

3. Clearing invasive nonnative shoreline vegetation listed on the Pierce County noxious weed list is permitted in
shoreline locations, provided handheld equipment is used and native vegetation is reestablished in the disturbed
area within six months from the date of the clearing activity.

4. As performed in the normal course of maintaining existing vegetation on a lot, provided such work:

a. Does not modify any drainage course.

b. Does not involve the importation of fill material, except as needed for mulch or soil amendment.

c. Does not result in erosion of the shoreline or undermine stability of neighboring properties.

d. Does not involve removal of native vegetation or vegetation installed as part of an approved restoration
or enhancement plan.

e. Does not result in the compaction of existing soils in a manner that significantly decreases the ability of
the soil to absorb rainfall.

f. Is the minimum extent necessary to reasonably accomplish the maintenance activity.

5. Correction of storm drainage improvements when supervised by the public works department.

6. As necessary to maintain or upgrade the structural safety of a legally established structure.

D. Exploratory excavations under the direction of a professional engineer licensed in the state of Washington may be
allowed; provided, that the extent of the excavations does not exceed the minimum necessary to obtain the desired
information. (Ord. 1633 § 33, 2020; Ord. 1491 § 15, 2014).

16.54.060 Dredging and disposal.
A. New development shall be located and designed to avoid the need for new or maintenance dredging.

B. Dredging shall be permitted only when significant ecological impacts are minimized, when mitigation is provided,
and:

1. For the purpose of establishing, expanding, relocating, or reconfiguring navigation channels and basins where
necessary for assuring safe and efficient accommodation of existing navigational uses; or navigational access
and recreational access;

2. As part of an approved habitat improvement project;



3. To clean up contaminated sediments regulated under Chapter 70.105D RCW, Model Toxics Control Act,
Chapter 173-340 WAC, Model Toxics Control Act Cleanup Regulations, and/or Comprehensive Environmental
Response, Compensation and Liability Act.

C. When dredging is permitted, the dredging shall be the minimum necessary to accommodate the proposed use.

D. Dredging and dredge disposal shall be carefully scheduled to protect ecological function (e.g., spawning, benthic
productivity, etc.) and to minimize interference with fishing activities.

E. Dredging shall utilize techniques which cause minimum dispersal and broadcast of bottom material.

F. Dredging for the primary purpose of obtaining material for fill is prohibited.

G. Depositing clean dredge materials within shoreline jurisdiction shall be allowed only by conditional use permit for
one or more of the following reasons:

1. For wildlife habitat improvement or shoreline restoration; or

2. To correct problems of material distribution adversely affecting fish and wildlife resources. (Ord. 1491 § 15,
2014).

16.54.070 Dikes and levees.
A. Public access to shorelines should be an integral component of all levee improvement projects. Public access shall
be provided in accordance with public access policies of the SMP and regulations contained in BLMC 16.56.120.

B. New dikes and levees may be allowed within the shoreline jurisdiction when all of the following are demonstrated
by a scientific and engineering analysis that:

1. The dike or levee is limited in size to the minimum height required to protect adjacent lands from the projected
flood stage.

2. The dike or levee is located landward of wetlands and designated vegetation conservation areas consistent
with BLMC 16.56.060.

3. Nonstructural measures are not feasible.

4. Impacts on ecological functions and priority species and habitats can be successfully mitigated so as to
assure no net loss.

C. Proper diversion of surface discharge shall be provided to maintain the integrity of the natural streams, wetlands,
and drainages. (Ord. 1491 § 15, 2014).

16.54.080 Shoreline restoration and ecological enhancement.
A. Shoreline habitat and natural systems enhancement projects include the following activities when proposed and
conducted specifically for the purpose of establishing, restoring, or enhancing habitat for priority species in shorelines:

1. Establishment or enhancement of native vegetation.

2. Removal plants that are identified on the Washington State Noxious Weed List, Chapter 16-750 WAC.

3. Voluntary conversion of hard structural shoreline stabilization to soft shoreline stabilization, including
associated clearing, dredging and filling necessary to implement the conversion.

4. Implementation of any project or activity identified in the city’s restoration plan; provided, that the project or
activity has not been identified as mitigation for a specific development or use of the shoreline.

B. Relief from the development standards of the shoreline code may be granted when a restoration project has
resulted in a landward shift of the OHWM subject to the following provisions:
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1. The standards established by the shoreline code may be modified as part of any shoreline permit without the
requirement to obtain a separate shoreline variance or meet the criteria for a shoreline variance subject when all
of the following criteria are met:

a. A shoreline restoration project caused OHWM shift landward resulting in:

i. Land that had not been regulated under shoreline code prior to construction of the restoration project
is brought under shoreline jurisdiction, or

ii. Additional regulatory requirements apply due to a landward shift in required shoreline buffers or other
regulations of the shoreline code;

b. Application of shoreline code would preclude or interfere with use of the property permitted by local
development regulations, resulting in a hardship to the property owner;

c. The proposed relief is the minimum necessary to relieve the hardship;

d. After granting the proposed relief, there is net environmental benefit from the restoration project;

e. Granting the proposed relief is consistent with the objectives of the shoreline restoration project and the
SMP; and

f. The restoration project was not created as mitigation to obtain a development permit.

2. The decision of the shoreline administrator to either approve or deny the request to modify the shoreline code
standards pursuant to subsection (B)(1) of this section shall be forwarded to the Department of Ecology for
review and either approval or disapproval.

3. Permits that rely on the provisions of subsection (B)(1) of this section shall not be issued unless the
Department of Ecology approves the modification to the standards of the shoreline code. (Ord. 1491 § 15,
2014).
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Chapter 16.56 
GENERAL SHORELINE REGULATIONS

Sections:
16.56.010    Applicability.
16.56.020    No net loss standard and mitigation sequencing.
16.56.030    Archaeological and historic resources.
16.56.040    Shoreline vegetation incentives.
16.56.050    Vegetation planting plan requirements.
16.56.060    Vegetation conservation and maintenance.
16.56.070    Water quality and quantity.
16.56.080    Methodology for calculating impervious area.
16.56.090    Methodology for determining shoreline frontage.
16.56.100    Permitted intrusions into shoreline setback.
16.56.110    Critical areas.
16.56.120    Public access.
16.56.130    Lighting.
16.56.140    Signs.
16.56.150    Nonconforming and preexisting uses, structures, and developments.
16.56.160    Emergency actions.

16.56.010 Applicability.
The requirements of this chapter shall apply to all uses, activities, and developments within all SEDs. (Ord. 1491 § 16, 2014).

16.56.020 No net loss standard and mitigation sequencing.
A. All shoreline development and uses shall occur in a manner that results in no net loss of shoreline ecological functions, through the
location and design of all allowed development and uses. Impacts to shoreline ecological functions from allowed development and uses
shall be mitigated in the following sequence of steps listed in order of priority:

1. Avoid the impact altogether by not taking a certain action or parts of an action;

2. Minimize impacts by limiting the degree or magnitude of the action and its implementation by using appropriate technology or by
taking affirmative steps to avoid or reduce impacts;

3. Rectify the impact by repairing, rehabilitating, or restoring the affected environment;

4. Reduce or eliminate the impact over time by preservation and maintenance operations;

5. Compensate for the impact by replacing, enhancing, or providing substitute resources or environments; and

6. Monitor the impact and the compensation projects and take appropriate corrective measures.

B. In the following circumstances, the applicant shall provide a written analysis prepared by a qualified professional regarding the
compliance with measures taken to mitigate environmental impacts established in subsection A of this section:

1. When either a conditional use or variance application is proposed; and

2. When the standards contained in the shoreline code require an analysis of the feasibility of the need for an action, or to
determine whether the design has been minimized in size.

C. Maintenance activities shall be conducted in a manner that minimizes impacts to critical areas and utilizes applicable BMPs.

D. When evaluating the feasibility of a proposed action, the applicant shall provide a report from a qualified professional demonstrating
that the cost of avoiding disturbance is substantially disproportionate when compared to the environmental impact of the proposed
disturbance, including any continued impacts on functions and values over time.



E. Failure to demonstrate that the mitigation sequencing standards have been met may result in permit denial. (Ord. 1491 § 16, 2014).

16.56.030 Archaeological and historic resources.
A. Development in areas documented by the Washington State Department of Archaeology and Historic Preservation or identified by
affected tribes to contain archaeological resources shall comply with the following:

1. A site inspection and a written report shall be prepared by a qualified professional archaeologist. Copies of the report shall be
provided by the applicant to the city; upon receipt of the report the city shall forward copies to affected tribe(s) and the Washington
State Department of Archaeology and Historic Preservation for review and comment.

2. After consultation with these agencies, the archaeologist shall provide a final report that includes any recommendations from the
affected tribe(s) and the Washington State Department of Archaeology and Historic Preservation on avoidance or mitigation of the
proposed project’s impacts.

3. The shoreline administrator may condition project approval, based on the final report from the archaeologist in consultation with
the affected tribes, to ensure that impacts to the site are avoided or minimized consistent with federal and state law.

B. All shoreline permits and letters of exemption shall contain provisions that require developers to immediately stop work and notify the
city, the Washington State Department of Archaeology and Historic Preservation, and affected tribes if any potential archaeological
resources are uncovered during land surface modification or development activity. Failure to comply with this requirement shall be
considered a violation of the shoreline permit. (Ord. 1633 § 34, 2020; Ord. 1491 § 16, 2014).

16.56.040 Shoreline vegetation incentives.
A. The city’s “Final Shoreline Restoration Plan Component of the Shoreline Master Program for the City of Bonney Lake Shorelines:
Lake Tapps and Fennel Creek” concludes that one of the primary opportunities that the city has to improve the water quality in Lake
Tapps and improve shoreline ecological conditions in the city generally is to incentivize planting of native vegetation by private property
owners in the vegetation conservation areas located in the 20 feet upland from the OHWM adjacent to their properties. This being the
case, this section is designed to offer incentives to property owners living in the shoreline jurisdiction in exchange for planting and
continued maintenance of native vegetation that, at maturity, will meet the standards found in BLMC 16.56.060.

B. The following requirements shall apply to all of the incentives in this section:

1. The shoreline vegetation provided for one incentive cannot be applied to another incentive.

2. Shoreline vegetation that already exists within the shoreline vegetation conservation area or is required to be planted pursuant
to BLMC 16.56.060(B) shall not apply towards the incentives established in this section.

3. The vegetation shall be native vegetation planted adjacent to the shoreline.

4. The applicant shall submit a vegetation planting plan consistent with the requirements of BLMC 16.56.050.

5. The shoreline vegetation incentive is only available for properties located in the shoreline residential designation.

6. Any portion of the development proposal and/or planting that will involve property owned by Cascade Water Alliance or any
other property owner must receive explicit written authorization, a copy of which shall be submitted to the city at the time of the
project proponent’s submittal of materials for review.

C. The required minimum 60-foot shoreline setback may be reduced by five feet for every 300 square feet of shoreline vegetation
installed along the shoreline provided:

1. The maximum amount of shoreline setback reduction is 20 feet; provided, that the primary structure does not move closer to the
water than established by the string-line setback determined by subsection (C)(3) of this section.



Figure 2: Shoreline Setback Bonus for Shoreline Vegetation

2. The primary structure maintains a minimum setback of 20 feet from the rear property line.

3. The primary structure does not move closer to the water than established by the string line as follows:

a. A string line is established by drawing a straight line between the two points where the residential use on each of the
adjoining shoreline lots each projects the greatest towards and is the closest to the OHWM.

b. If the string-line setback is greater than 40 feet from the OHWM, the maximum reduction of the shoreline setback is the
distance between the string line and the OWHM as illustrated on Figure 3.

c. A string-line setback is not required if one or both of the adjoining shoreline lots do not contain a residential use.

Figure 3: Example of Shoreline Setbacks for Middle Home Based on Average Adjacent Shoreline Setbacks

D. If there is no bulkhead, or if a bulkhead is removed, a small waterfront deck or patio can be placed along the shoreline provided:

1. The width of the waterfront deck or patio as measured parallel to the OHWM shall be equal to or less than 25 percent of the
shoreline frontage and native vegetation covers a minimum of 75 percent of the shoreline frontage.



2. The deck shall be located within the same area allowed for the pathway and view corridor to the water provided in BLMC
16.56.100(B)(3).

3. For every one square foot of waterfront deck or patio, there shall be three square feet of native vegetation provided adjacent to
the OHWM.

4. The total area of the waterfront deck or patio along the shoreline shall not exceed 150 square feet.

5. The deck or patio is set back five feet from the OHWM.

6. The deck or patio is no more than two feet above grade and is not covered.

7. There are no permanent structures above the level of the deck within 20 feet of the rear property line.

Figure 4: Waterfront Deck Bonus for Lots

E. The maximum allowed area for docks and piers allowed a single property owner and shared by two property owners established by
BLMC 16.54.030(G) may be increased by 30 feet for every 300 square feet of shoreline vegetation provided along the shoreline. The
maximum amount of additional area that can be obtained from this incentive is 120 square feet.

F. Property owners who own property that is separated from the OHWM by upland areas owned by CWA may include those upland
areas of CWA’s property directly between their property and the OHWM as part of their lot area for purposes of calculating the allowed
impervious surface on their lot, subject to all of the following criteria:

1. The property owner seeking to use CWA’s property area to calculate allowed impervious surfaces on the property shall enter
into a license agreement with CWA.

2. The property owner seeking to use this incentive shall provide a vegetation planting plan that meets the requirements of BLMC
16.56.050, and agrees to maintain the vegetation conservation area in compliance with BLMC 16.56.060.

3. The allowed impervious surfaces will only be installed on the property owner’s private property. None of the impervious surfaces
installed will be located on CWA’s property.

4. The impervious surfaces allowed on any property utilizing this incentive shall not exceed the impervious surface standards
found in BLMC 16.40.030.

5. All other applicable setback and bulk regulations shall apply to the site subject to this incentive.



G. A property owner may be allowed to install a boathouse upland from the OHWM without a rear yard setback requirement, and
without a shoreline setback requirement if all of the following standards are met:

1. The property owner shall obtain the approval of Cascade Water Alliance in the form of a valid license agreement for any
structural development or vegetation planting and vegetation maintenance that involves property owned by CWA.

2. The city approves a vegetation planting plan for the entire vegetation conservation area within the lot frontage that meets all of
the standards of BLMC 16.56.050 and 16.56.060.

3. The square footage of the structure is no greater than 150 square feet. The entire structure shall be located within the walkway
corridor described in BLMC 16.56.100(B)(3) and illustrated in Figure 6.

4. The structure is no more than 10 feet in height, as measured according to the definitions of WAC 173-27-030.

5. The boathouse shall not be used to justify the need for shoreline armoring.

6. No rooftop deck or use shall be allowed or established on top of such a structure.

7. The boathouse shall not include habitable space or plumbing, and construction of a boathouse shall require a building permit
regardless of size. (Ord. 1633 § 35, 2020; Ord. 1491 § 16, 2014).

16.56.050 Vegetation planting plan requirements.
Shoreline vegetation planting plans shall meet the following minimum requirements:

A. The plan shall be prepared by a qualified professional.

B. The plan shall be recorded with the Pierce County assessor’s office as a covenant against the property after approval by the
shoreline administrator, and shall obligate the property owner to maintain the vegetation specified in the plan in perpetuity. A copy of the
recorded covenant shall be provided to the city.

C. The native vegetation shall consist of a mixture of trees, shrubs and groundcover and be designed to improve habitat functions. All
vegetation planted as a part of a shoreline vegetation planting plan shall be planted in the ground either on the property where the
development will take place, or on land owned by CWA that lies between the OHWM, the property’s rear property line, and the side lot
lines extended, as described in BLMC 16.56.090(A), subject to a valid CWA license agreement. The following general planting
regulations shall apply:

1. Trees. A minimum of one native tree per 300 square feet of required vegetated area shall be provided or preserved. A minimum
of 30 percent of the required trees shall be native coniferous trees.

a. Deciduous trees shall be a minimum of two-and-one-half-inch caliper as measured per American Standard for Nursery
Stock (ANSI Z60.1-2004).

b. Coniferous trees shall be at least six feet high at the time of planting.

2. Shrubs. A minimum of one shrub per 20 square feet of landscape area shall be provided. The minimum size of the shrub at the
time of planting shall be at least two feet in height, with the plant covering the dimensions of the container.

3. Vegetative Groundcover. Living groundcover plants of a minimum one-gallon size shall be planted in the landscaped area
sufficient to cover the area within three years of planting. Grassy lawns will not be considered as acceptable vegetative
groundcover.

4. Vegetation shall be fully established within three years. Areas which fail to adequately reestablish vegetation shall be replanted
with approved plants until the plantings are viable.

5. The plan shall include limitations on the use of fertilizer, herbicides and pesticides as needed to protect water quality.

D. A four-year monitoring and maintenance program prepared by a qualified professional including, but not limited to, the following:

1. An outline of the schedule for site monitoring. Annual monitoring reports from an applicant’s qualified professional provided to
the city shall be included as a part of such a schedule;

2. Performance standards, including, but not limited to, 100 percent survival of newly planted vegetation within two years of
planting, and 80 percent for years three or more;

3. Contingency plans identifying courses of action and any corrective measures to be taken if monitoring indicates performance
standards have not been met; and
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4. The period of time necessary to establish performance standards have been met, not to be less than four years.

E. The city may require a financial security pursuant as a guarantee that the enhancements, maintenance and monitoring are
completed to the satisfaction of the city. (Ord. 1633 § 36, 2020; Ord. 1491 § 16, 2014).

16.56.060 Vegetation conservation and maintenance.
A. The area 20 feet landward of the OHWM shall be considered vegetation conservation area. Existing native shoreline vegetation shall
be preserved within the vegetation conservation area consistent with safe construction practices, and other provisions of this section.
Native trees and shrubs shall be preserved to maintain and provide shoreline ecological functions.

B. Vegetation conservation areas shall be fully replanted with native vegetation pursuant to an approved vegetation planting plan
consistent with the requirements of BLMC 16.56.050 and this section as part of the following development proposal:

1. Construction of a new detached dwelling unit, duplex, multifamily building either on a vacant lot or a lot on which a detached
dwelling unit, trailer, manufactured home, duplex, or multifamily building was previous located.

2. An increase of at least 25 percent in gross floor area of any structure located in shorelines jurisdiction.

3. An alteration of a detached dwelling unit, duplex, multifamily building in shorelines jurisdiction, the cost of which exceeds 60
percent of the assessed value of the residential structures on the subject property as identified on the Pierce County auditor
website.

4. As a required condition for any property owner that chooses to receive approval for a development project through use of the
incentives that are specified in BLMC 16.56.040(F) and (G).

C. Twenty-five percent of the required vegetated conservation may be cleared or thinned for view maintenance and waterfront access
as described in BLMC 16.56.100(B)(3); provided, that 75 percent of the area remains vegetated. Invasive species may be removed,
vegetation trimmed, and trees “limbed up” from the ground to provide views.

D. In the instance where there is an intervening property between the OHWM and an upland property and the portion of the intervening
property abutting the upland property has an average depth of less than 20 feet, shoreline vegetation shall be provided within the
shoreline setback portion of the upland property pursuant to this section, unless:

1. The required shoreline vegetation already exists on the intervening lot; or

2. The intervening property owner agrees to allow the upland property owner to install the shoreline vegetation on their property.

E. Snags and living trees over six inches DBH shall not be removed within the vegetated portion of the vegetative conservation area
except under the following instances:

1. A hazard or nuisance tree may be removed consistent with the following standards:

a. A qualified arborist retained by the property owner shall determine if the tree meets the definition of a hazard or nuisance
tree provided in BLMC 16.36.110 and 16.36.170.

b. A “snag” or wildlife tree shall be created from the hazard tree. If a qualified arborist determines that the tree cannot or
should not be used for a “snag” or wildlife tree, the tree may be removed from the vegetation conservation area and
replacements planted within the vegetative conservation area using native tree species at a 3:1 replacement ratio. If a snag is
created, replacement will be at a 1:1 ratio.

2. The removal is part of an approved development that includes mitigation for impacts to ecological functions.

F. For trees outside of the vegetation conservation areas of a lot, a tree removal request in the form of a shoreline exemption application
shall be submitted in writing to the city prior to the removal of any tree. Any tree greater than four and one-half DBH removed from a
property will be replaced elsewhere within the shoreline jurisdiction at a ratio of 1:1 with like-for-like species selection wherever feasible.
The request shall include the location, number, type and size of tree(s) being removed and the proposed replacement tree(s) and
planting plan. The city shall inspect the tree replacement once installation is complete.

G. Nondestructive thinning of lateral branches to enhance views or trimming, shaping, thinning or pruning shall comply with National
Arborist Association pruning standards. No more than 25 percent of the limbs of any single tree may be removed and no more than 20
percent of the canopy cover in any single stand of trees may be removed for view preservation.

H. Aquatic weed control shall occur in compliance with all other applicable laws and standards in addition to the following:

1. The control of aquatic weeds by hand pulling, mechanical harvesting, or placement of aqua screens, if proposed to maintain
existing water depth for navigation, is the preferred method.



2. When large quantities of plant material are generated by control measures, they shall be collected and disposed of in an
appropriate, identified upland location.

3. Use of herbicides to control aquatic weeds shall be prohibited except for those chemicals specifically approved by the
Department of Ecology for use in aquatic situations. The shoreline administrator must be notified of all herbicide usage in aquatic
areas and supplied with proof of required approvals from the Department of Ecology.

4. All herbicides shall be applied by a licensed professional. (Ord. 1633 § 37, 2020; Ord. 1491 § 16, 2014).

16.56.070 Water quality and quantity.
A. All shoreline development shall comply with the applicable requirements of the Pierce County 2015 Stormwater Management and
Site Development Manual and all applicable city stormwater regulations established by Chapter 15.13 BLMC, Stormwater Management.

B. All shoreline development shall implement, to the extent feasible, the low impact development techniques pursuant to the standards
contained in the Pierce County 2015 Stormwater Management and Site Development Manual – Volume VI.

C. Repealed by Ord. 1633.

D. The direct runoff of chemical-laden waters into adjacent water bodies is prohibited. (Ord. 1633 § 38, 2020; Ord. 1491 § 16, 2014).

16.56.080 Methodology for calculating impervious area.
The percentage of impervious surface shall be calculated according to the following formula:

A. Percentage of impervious surface is equal to total footprint area of impervious surfaces, including all pavement, compacted gravel
areas, and buildings, divided by total land area of the property multiplied by 100.

B. In calculating impervious surface, pavers on a sand bed may be counted as 50 percent impervious and wood decks with gaps
between deck boards may be counted as permeable if over bare soil or loose gravel (such as pea gravel). Pervious concrete and
asphalt may be counted as per manufacturer’s specifications, as proposed and verified by a qualified civil engineer. To calculate the net
impervious surface of such an area, multiply the area of the pavement by the percentage of imperviousness.

C. The city may determine the percentage of imperviousness for pavements that are not specified here.

D. As an alternative to the above quantitative standards, the applicant may submit a stormwater retention plan, prepared by a licensed
civil engineer or hydrogeologist. The plan may incorporate alternate means of addressing stormwater runoff impacts such as low impact
development techniques, rain gardens, etc. In order to be approved, the plan must conclusively demonstrate that its implementation will
result in a positive benefit in regards to the ecological functions at the site when compared to following the standards in subsections A
through C of this section, and/or will result in less negative ecological impacts than following the prescriptive standards of subsections A
through C of this section. (Ord. 1633 § 39, 2020; Ord. 1491 § 16, 2014).

16.56.090 Methodology for determining shoreline frontage.
Water frontage shall be measured in the following manner:

A. The two property lines intersecting the OHWM shall be continued waterward in a straight line; and

B. A centerline bisecting equal distances between the two property lines shall be established; and

C. A straight line perpendicular to the centerline shall be drawn between the two property lines with at least one end of the straight line
affixed to a point where the OHWM intersects one of the property lines; and

D. The water frontage shall be measured as the length of the straight line created.



Figure 5: Determining Shoreline Frontage

(Ord. 1491 § 16, 2014).

16.56.100 Permitted intrusions into shoreline setback.
A. The following developments and modifications may be located in the portion of the required shoreline setback that is outside of the
vegetation conservation area:

1. Underground utilities accessory to an approved shoreline use, provided there is no other feasible route or location.

2. Bioretention swales, rain gardens, or other similar bioretention systems that allow for filtration of water through planted grasses
or other native vegetation.

3. Infiltration systems; provided, that installation occurs as far as feasible from the OHWM.

4. Bay windows, greenhouse windows, eaves, cornices, awnings, and canopies may extend up to 18 inches into the shoreline
setback, subject to the following limitations:

a. Eaves on bay windows may extend an additional 18 inches beyond the bay window.

b. Chimneys that are designed to cantilever or otherwise overhang are permitted.

c. The total horizontal dimension of these elements that extend into the shoreline setback, excluding eaves and cornices, shall
not exceed 25 percent of the length of the facade of the primary structure facing the shoreline.

5. Uncovered patios or decks may extend a maximum of 10 feet into the shoreline setback, subject to the following standards:

a. The improvement shall be constructed of a pervious surface, such as wood with gaps between boards and a pervious
surface below, unit pavers, grid systems, pervious concrete, or, alternatively, equivalent material approved by the shoreline
administrator.

b. The improvement shall not be closer than 20 feet to the rear property line.

c. The total horizontal dimension of the improvement that extends into the shoreline setback shall not exceed 50 percent of
the length of the facade of the primary structure facing the shoreline.

d. The improvement shall be located on the ground floor of the building and shall not be elevated more than necessary to
allow for grade transition from the structure to the deck or to follow the existing topography.

6. Appurtenances, dry boat storage and other similar accessory structures subject to the following:

a. Only one structure that is 200 square feet or less is permitted within the shoreline setback.



b. The structure shall maintain a minimum 20-foot setback from the rear property line unless exempt from the rear setback
requirement, subject to the approval of the incentive in BLMC 16.56.040(F). Such a structure, subject to compliance with the
provisions of BLMC 16.56.040(F), may also be located within part of the vegetation conservation area.

7. Retaining walls and similar structures that are no more than four feet in height above finished grade; provided the structure is
not for retaining new fill to raise the level of an existing grade, but only to retain an existing slope prior to construction and installed
at the minimum height necessary.

8. Public trails subject to the requirements of BLMC 16.52.030(E) and 16.56.110.

9. Utility transmission lines and municipal well facilities subject to the requirements in BLMC 16.52.070 and 16.56.110 where no
other feasible location exists. Such structures shall be placed as far from the OHWM as feasible.

B. The following developments and modifications may be located in all portions of the required shoreline setback including the
vegetation conservation area:

1. Shoreline stabilization measures approved under the provisions of BLMC 16.54.020.

2. Fences to delineate property boundaries no more than six feet in height which run perpendicular to the shoreline shall be
allowed in the shoreline residential SED. Fences that run parallel to the shoreline are prohibited in all SEDs.

3. Private walkways within the shoreline setback and shoreline vegetative buffer may be permitted upon demonstrating compliance
with the following standards:

a. The maximum width of the access corridor shall be no more than 25 percent of the property’s shoreline frontage, except in
no case shall the corridor area be required to be less than 15 feet in width.

b. The walkway in the corridor area shall be no more than eight feet wide.

c. The walkway corridor area may contain minor improvements, such as garden sculptures, light fixtures, trellises and similar
decorative structures that are associated with the walkway; provided, that these improvements comply with the dimensional
limitations required for the walkway corridor area. Light fixtures approved under this subsection shall comply with the
provisions contained in BLMC 16.56.120.



Figure 6: Maximum Walkway Corridor

C. Accessory structures, appurtenances, and other development not addressed in this section shall comply with the most stringent
shoreline setback established for the underlying SED. (Ord. 1633 § 40, 2020; Ord. 1491 § 16, 2014).

16.56.110 Critical areas.
A. Critical areas located in the shoreline shall be regulated under the shoreline code.

B. The city of Bonney Lake critical areas code is incorporated into the shoreline code, except as noted below:

1. BLMC 16.20.145, Critical areas variances. Within shoreline jurisdiction, the shoreline variance process provided for in BLMC
16.58.050 shall be utilized to determine if relief may be granted from the critical areas code.

2. BLMC 16.20.170, Nonconforming uses. Within shoreline jurisdiction, nonconforming uses shall be regulated by BLMC
16.56.150.

3. BLMC 16.26.050, Floodplain variances. Within shoreline jurisdiction, the shoreline variance process provided for in BLMC
16.58.050 will be utilized to determine if relief may be granted from the floodplain code.

C. The exemptions provided in BLMC 16.20.070 only pertain to exemptions from specific standards within the critical areas code for
specified activities; only shoreline use, developments, and modifications that are identified in BLMC 16.58.020(A) shall be exempt from
a shoreline substantial development permit and must comply with the requirements of BLMC 16.58.020(B) through (J).

D. If provisions of the critical areas code and other parts of the shoreline code conflict, the provisions most protective of the ecological
resource shall apply, as determined by the city. (Ord. 1491 § 16, 2014).

16.56.120 Public access.



A. The dedication and improvement of public access is required for the following development unless the conditions stated in
subsection B of this section apply:

1. Land division into more than four lots.

2. Nonwater-oriented uses.

3. Multifamily residential development.

4. Water-related and water-enjoyment uses.

5. Development by public entities or on public land, including the city and public utility districts.

6. Development or use that will interfere with an existing public access way. Impacts to public access may include blocking access
or discouraging use of existing on-site or nearby accesses.

B. Public access is not required as part of development if any of the following conditions apply:

1. The development is a single-family residence not part of a development planned for more than four parcels.

2. Public access is demonstrated to be infeasible or undesirable due to reasons of incompatible uses, safety, security or impact to
the shoreline environment. In determining infeasibility or undesirability, the city shall evaluate alternative means of providing public
access such as off-site improvements, separation of uses, and restricting the hours of public access to avoid conflicts.

3. Where the property is not adjacent to the shoreline because it is separated from the shoreline by another property, direct
physical access to the shoreline is not required.

C. Pedestrian walkways installed to provide public access shall comply with the following standards:

1. The walkways shall be at least six feet wide, but no more than eight feet wide.

2. The walkways shall be distinguishable from traffic lanes by pavement material, texture, or change in elevation.

3. The walkways shall not be included with other impervious surfaces for lot coverage calculations.

4. Permanent barriers that limit future extension of pedestrian access between the subject property and adjacent properties are not
permitted.

5. Regulated public access shall be indicated by signs installed at the entrance of the public pedestrian walkway on the abutting
right-of-way and along the public pedestrian pathway. The signs shall be located for maximum public visibility.

6. Walkways shall be connected directly to the nearest public street or public right-of-way and shall include provisions for
physically impaired persons, where feasible.

7. All public pedestrian walkways shall be provided through either a tract, easement or similar legal agreement, in a form
acceptable to the city attorney, and recorded with the Pierce County auditor’s office. The legal description of the encumbered area
shall be provided by the applicant in a format approved by the shoreline administrator.

D. Required public access sites shall be fully developed and available for public use at the time of occupancy of the use or activity.
(Ord. 1491 § 16, 2014).

16.56.130 Lighting.
A. Development activities shall comply with the following lighting standards:

1. All exterior building-mounted and ground-mounted light fixtures shall be directed downward and have “fully shielded cut off”
fixtures as defined by the Illuminating Engineering Society of North America (IESNA).

2. Exterior lighting mounted on piers, docks or other water-dependent uses located at the shoreline edge shall be at ground or
dock level, be directed away from adjacent properties and the water, and be designed and located to prevent lighting from spilling
onto the water.

3. Exterior lighting installations shall be limited to those areas where they are needed for safety, security, and operational
purposes.

4. Exterior lighting fixtures shall produce a maximum luminance value of 0.75 foot-candles measured 10 feet from the source in the
shoreline residential and shoreline multifamily SEDs and 0.1 foot-candles as measured at three feet above grade 15 feet from the
shoreline development or modification in the natural and park SEDs.



5. On the building facade facing the Lake Tapps reservoir, illumination to enhance architectural features is prohibited.

6. Where feasible, exterior lighting installations shall include timers, dimmers, sensors, or photocell controllers that turn the lights
off during daylight hours or hours when lighting is not needed, to reduce overall energy consumption and eliminate unneeded
lighting.

7. The maximum mounting height of ground-mounted light fixtures shall be 12 feet. Height of light fixtures shall be measured from
ground or the parking surface below the lamp to the bottom of the light bulb.

B. The following development activities are exempt from the submittal and lighting standards established in this section:

1. Emergency lighting required for public safety;

2. Lighting for public rights-of-way;

3. Outdoor lighting for temporary or periodic events (e.g., community events at public parks); and

4. Temporary seasonal decorations and lighting. (Ord. 1491 § 16, 2014).

16.56.140 Signs.
Signage shall not be permitted to be constructed over water or within the required shoreline setback, except as follows:

A. Boat traffic signs, directional signs, and signs displaying a public service message.

B. Interpretative signs in coordination with public access and recreation amenities.

C. Building addresses mounted flush to the end of a pier, with letters and numbers at least four inches high. (Ord. 1491 § 16, 2014).

16.56.150 Nonconforming and preexisting uses, structures, and developments.
The city’s baseline ecological condition, by which the standard of “no net loss” of ecological functions is determined, is the effective date
of the SMP update on October 16, 2014. Any use, development, and/or structure that can be demonstrated to have been in existence at
that time is considered legally conforming for the purposes of the SMP and this section, subject to the standards below:

A. Structures.

1. Residential structures and appurtenant structures that were a part of the city’s baseline ecological condition and used for a
conforming use, but which do not meet current standards for shoreline setbacks, height, or density shall be considered legally
conforming structures. Such structures may be altered, maintained, and/or repaired so long as the degree of nonconformity is in
no way increased. These same standards shall be applied to non-structural residential developments as well.

2. Detached dwelling units, site improvements, and residential appurtenances that are legally conforming and are located
landward of the OHWM that do not meet the shoreline setback requirement may be enlarged or expanded; provided, that the new
construction complies with all applicable bulk and dimensional standards of BLMC Title 18 and the applicable provisions of the
SMP, and does not result in an expansion of the encroachment into the shoreline setback, except as provided for in BLMC
16.56.040 and 16.56.100.

3. A nonconforming structure which is moved any distance must be brought into conformance with the SMP and the SMA.

4. A structure for which a variance has been issued shall be considered a legal nonconforming structure and the requirements of
this section shall apply as they apply to preexisting nonconformities.

B. Uses.

1. Nonresidential uses that were lawfully established and are nonconforming with regard to the use regulations of the SMP may
continue as legal nonconforming uses, but shall not be enlarged or expanded.

2. A use which is listed as a conditional use but which existed prior to adoption of the master program or any relevant amendment
and for which a conditional use permit has not been obtained shall be considered a nonconforming use.

3. All nonconforming uses discontinued for 12 consecutive months or for 12 months during any two-year period shall forfeit all
nonconforming use rights and any subsequent uses or structures shall be conforming.

C. Nonconforming uses and structures not addressed in this section shall comply with the requirements of WAC 173-27-080. (Ord. 1633
§ 41, 2020; Ord. 1491 § 16, 2014).

16.56.160 Emergency actions.
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A. Emergency actions are those that pose an unanticipated and imminent threat to public health, safety, or the environment and that
require immediate action within a time too short to allow full compliance with the provisions of the SMP. Emergency construction does
not include development of new permanent protective structures where none previously existed, except where new protective structures
are deemed by the shoreline administrator to be the appropriate means to address the emergency situation. All emergency construction
shall be consistent with the policies of Chapter 90.58 RCW and the SMP. As a general matter, flooding or other seasonal events that
can be anticipated and may occur but that are not imminent are not an emergency.

B. Emergency actions shall meet the following standards:

1. Use reasonable methods to address the emergency; and

2. Be designed to have the least possible impacts on shoreline ecological functions and processes; and

3. Be designed to comply with the provisions of the SMP, to the extent feasible.

C. The party undertaking the emergency action shall notify the shoreline administrator as provided below:

1. Within two working days following commencement of the emergency, the property owner shall provide notice of the existence of
the emergency; and

2. Within seven days, the party shall provide a request for a shoreline exemption which shall include a description of the work, site
plan, description of pre-emergency conditions and other information requested by the city to determine whether the action is
permitted within the scope of an emergency action.

D. The shoreline administrator shall evaluate the action for consistency with the provisions contained in WAC 173-27-040(2)(d) and
within 10 working days shall determine whether the proposed action or any part of the proposed action is within the scope of the
emergency actions allowed in WAC 173-27-040(2)(d).

E. Upon abatement of the emergency situation the applicant shall obtain any permits which would have been required, absent an
emergency, pursuant to Chapters 90.58 and 43.21C RCW, Chapter 173-27 WAC and the SMP. The applicant shall submit all of the
required permit applications within 30 days of the abatement of the emergency situation. (Ord. 1491 § 16, 2014).
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Chapter 16.58 
SHORELINE PERMITS

Sections:
16.58.010    General provisions.
16.58.020    Shoreline exemptions.
16.58.030    Shoreline substantial development permits.
16.58.040    Shoreline conditional use permit criteria.
16.58.050    Shoreline variance.
16.58.060    Revisions to permits.
16.58.070    Permit decisions.
16.58.080    Notice of permit decision.
16.58.090    Filing the permit decisions with the state.
16.58.100    Appeals.
16.58.110    Other approvals.
16.58.120    Application materials.

16.58.010 General provisions.
The requirements for shoreline permits shall be in accordance with Chapter 173-27 WAC and as administered by
the city of Bonney Lake. Applicants should inquire to the shoreline administrator for permit application
requirements. (Ord. 1491 § 17, 2014).

16.58.020 Shoreline exemptions.
A. Only the developments and activities listed in RCW 90.58.147, 90.58.355 and 90.58.515 and WAC 173-27-
040(2) and 173-27-045 as presently constituted or as may be subsequently amended shall be exempt from the
requirement to obtain a shoreline substantial development permit.

B. Exemptions shall be construed narrowly. Only those developments that meet the precise terms of one or more
of the listed exemptions may be granted an exemption.

C. Unless specifically exempted by statute, all proposed uses and development occurring within shoreline
jurisdiction must conform to Chapter 90.58 RCW, the Shoreline Management Act and this master program
whether or not a permit is required.

D. A development activity or use that is listed as a conditional use pursuant to BLMC 16.50.020 shall obtain a
conditional use permit even if the development is exempt from a shoreline substantial development permit.

E. Developments that do not comply with the bulk, dimensional and performance standards of the shoreline code
must obtain shoreline variance, even if the development is exempt from a shoreline substantial development
permit.

F. If any part of a proposed development is not eligible for exemption, then a permit is required for the entire
proposed development project.
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G. Developments cannot be submitted in a piecemeal fashion to avoid the requirement for a substantial
development permit.

H. Applicants shall obtain a written letter of exemption from the shoreline administrator prior to commencing with
exempted activity. The burden of proof that a development or use is exempt from the permit process is on the
applicant.

I. The shoreline administrator shall prepare a statement of exemption which shall include the following:

1. Identification of the specific exemption provision(s) that is being granted.

2. A summary of the analysis demonstrating consistency of the project with the SMP and the SMA.

3. Conditions of approval determined to be necessary by the shoreline administrator to assure that the
project is consistent with the SMP and SMA.

J. Copies of the statement of exemption shall be provided to the Department of Ecology. (Ord. 1491 § 17, 2014).

16.58.030 Shoreline substantial development permits.
Shoreline substantial development permits may be granted provided the applicant can demonstrate that the
proposal complies with the:

A. Goals, policies and regulations established by the SMP; and

B. Bonney Lake comprehensive plan and municipal code; and

C. The policies, guidelines, and regulations of the SMA (Chapter 90.58 RCW and Chapters 173-26 and 173-27
WAC). (Ord. 1491 § 17, 2014).

16.58.040 Shoreline conditional use permit criteria.
A. Shoreline conditional use permits may be granted provided the applicant can satisfy the following criteria:

1. That the proposed use is consistent with the policies of RCW 90.58.020 and the SMP;

2. That the proposed use will not interfere with the normal public use of public shorelines;

3. That the proposed use of the site and design of the project is compatible with other authorized uses
within the area and with uses planned for the area under the comprehensive plan and shoreline master
program;

4. That the proposed use will cause no significant adverse effects to the shoreline environment in which it is
to be located;

5. That the public interest suffers no substantial detrimental effect; and

6. Demonstration that if similar conditional use permits were granted for other developments in the area
where similar circumstances exist, the total cumulative impacts of all of the similar conditional uses shall
remain consistent with the policies of RCW 90.58.020 and the SMP and shall not produce substantial
adverse effects to the shoreline environment.

B. Shoreline uses which are specifically prohibited by the SMP may not be authorized pursuant to a shoreline
conditional use permit.

C. Shoreline uses and modifications not specifically identified in the SMP, for which policies and specific
regulations have not been developed, shall be evaluated on a case-by-case basis and shall be required to obtain
a shoreline conditional use permit. (Ord. 1491 § 17, 2014).
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16.58.050 Shoreline variance.
A. The purpose of a variance permit is strictly limited to granting relief from specific bulk, dimensional or
performance standards set forth in the SMP where there are extraordinary circumstances relating to the physical
character or configuration of property such that the strict implementation of the SMP will impose unnecessary
hardships on the applicant or thwart the policies set forth in RCW 90.58.020.

B. Variances from the use regulations of this SMP are prohibited.

C. Shoreline variance permits may be authorized, provided the applicant can satisfy all of the following criteria for
granting shoreline variances:

1. That the strict application of the bulk, dimensional or performance standards set forth in the applicable
master program precludes, or significantly interferes with, reasonable use of the property;

2. That the hardship described in subsection (C)(1) of this section is specifically related to the property, and
is the result of unique conditions such as irregular lot shape, size, or natural features and the application of
the master program, and not, for example, from deed restrictions or the applicant’s own actions;

3. That the design of the project is compatible with other authorized uses within the area and with uses
planned for the area under the comprehensive plan and shoreline master program and will not cause
adverse impacts to the shoreline environment;

4. That the variance will not constitute a grant of special privilege not enjoyed by the other properties in the
area;

5. That the variance requested is the minimum necessary to afford relief;

6. That the public interest will suffer no substantial detrimental effect; and

7. In the granting of all variance permits, consideration shall be given to the cumulative impact of additional
requests for like actions in the area. For example, if variances were granted to other developments and/or
uses in the area where similar circumstances exist, the total of the variances shall also remain consistent
with the policies of RCW 90.58.020 and shall not cause substantial adverse effects to the shoreline
environment.

D. Variance permits for development and/or uses that will be located waterward of the ordinary high water mark
(OHWM) or within any wetland may be authorized provided the applicant can demonstrate all of the following:

1. That the strict application of the bulk, dimensional or performance standards set forth in the applicable
master program precludes all reasonable use of the property;

2. That the proposal is consistent with the criteria established in subsections (C)(1) through (7) of this
section; and

3. That the public rights of navigation and use of the shorelines will not be adversely affected. (Ord. 1491
§ 17, 2014).

16.58.060 Revisions to permits.
A. When an applicant seeks to revise a shoreline permit, the applicant shall provide detailed plans and text
describing the proposed changes in the permit.

B. Revisions to an approved shoreline exemption or shoreline substantial development permit are reviewed by
the shoreline administrator.

https://www.codepublishing.com/cgi-bin/rcw.pl?cite=90.58.020
https://www.codepublishing.com/cgi-bin/rcw.pl?cite=90.58.020


C. Revisions to an approved shoreline conditional use permit or shoreline variance are reviewed by the hearing
examiner.

D. Revisions to an approved shoreline permit may be approved, if the revisions are within the scope and intent of
the original permit as defined below:

1. No additional over-water construction is involved, except that pier, dock, or float associated with providing
public access or a single-family residence may be increased by 10 percent from the provisions of the
original permit.

2. Lot coverage and height may be increased a maximum of 10 percent from provisions of the original
permit, subject to the following limitations:

a. Revisions involving new structures not shown on the original site plan shall require a new permit.

b. The revised permit does not authorize development to exceed the lot coverage and/or height
requirements established by the shoreline code, except as authorized under a variance granted as the
original permit or a part thereof.

3. The revised permit does not authorize development to exceed any of the development standards
established by the shoreline code except as authorized under a variance granted as the original permit or a
part thereof.

4. Additional or revised landscaping is consistent with any conditions attached to the original permit and with
the applicable master program.

5. The use authorized pursuant to the original permit is not changed.

6. No adverse environmental impact will be caused by the project revision.

7. The use authorized pursuant to the original permit is not changed.

E. If the revision, or the sum of the revision and any previously approved revisions, does not comply with the
criteria of BLMC 16.58.070(B), the applicant shall apply for a new shoreline permit, as appropriate, in the manner
provided for in the SMP.

F. If the revision to the original permit involves a shoreline conditional use permit or shoreline variance, the
shoreline administrator shall submit the revision to the DOE, for DOE’s approval, approval with conditions, or
denial, and shall indicate that the revision is being submitted under the requirements of this subsection. Local
government shall notify parties of record of the department’s final decision.

G. Revisions to a shoreline permit are effective as provided below:

1. The shoreline administrator’s decision to approve or deny a revision to a shoreline substantial
development permit is effective immediately. Appeals of the shoreline administrator’s decision on the
requested revision must be filed with the Shorelines Hearings Board within 21 days of the effective date of
the decision.

2. The shoreline administrator’s decision to approve or deny a revision to a shoreline conditional use permit
and/or shoreline variance is effective upon DOE’s decision to approve or deny the requested revision.

3. Construction undertaken pursuant to that portion of a revised permit not authorized under the original
permit is at the applicant’s own risk until the expiration of the appeals deadline. (Ord. 1491 § 17, 2014).

16.58.070 Permit decisions.



A. The decision to either or deny or approve a shoreline permit or a revision to a shoreline permit shall be based
on the information provided in the application and entered into the record.

B. A written decision shall be issued either approving or denying a shoreline permit or a revision to a shoreline
permit containing the following:

1. Findings and conclusions that establish the basis for the decision including but not limited to identification
of shoreline environment designation, applicable master program policies and regulations.

2. An analysis applicable explaining how the proposal is or is not consistent with the applicable review
criteria.

3. Conditions of approval determined to be necessary to assure that the project is consistent with the SMP
and SMA. (Ord. 1491 § 17, 2014).

16.58.080 Notice of permit decision.
A. Within eight days of the decision to approve or deny a shoreline permit, the shoreline administrator shall
provide copies of the written decision to applicant, all parties of record, and individuals that requested a copy of
the decision.

B. All shoreline permit decisions which contain conditions of approval shall be recorded with the Pierce County
auditor as a condition running in perpetuity with the land. (Ord. 1491 § 17, 2014).

16.58.090 Filing the permit decisions with the state.
Within eight days of the decision to approve or deny a shoreline permit, the shoreline administrator shall file the
following with the Department of Ecology and the Attorney General:

A. A copy of the complete application;

B. The final decision of the shoreline administrator or the hearing examiner;

C. The permit transfer form provided in Appendix A to WAC 173-27-990;

D. Where applicable, local government shall also file the applicable documents required by Chapter 43.21C
RCW, the State Environmental Policy Act, or in lieu thereof, a statement summarizing the actions and dates of
such actions taken under Chapter 43.21C RCW;

E. Affidavit of public notice; and

F. When the project has been modified in the course of the local review process, plans or text shall be provided
to the department that clearly indicate the final approved plan. (Ord. 1491 § 17, 2014).

16.58.100 Appeals.
A. The decision to approve or deny a shoreline permit may be appealed as provided below:

1. All appeals are governed by the procedures established in RCW 90.58.180.

2. Appeals of decisions related to the revision of a shoreline substantial development permit must be made
to the Shorelines Hearings Board within 21 days of the date of filling.

3. Appeals of decisions related to a shoreline conditional use permit and/or shoreline variance must be
made to the Shorelines Hearings Board within 21 days of the date of DOE’s decision to either approve or
deny the conditional use permit and/or shoreline variance.

B. The decision to approve or deny a revision to shoreline permit may be appealed as provided below:

https://www.codepublishing.com/cgi-bin/wac.pl?cite=173-27-990
https://www.codepublishing.com/cgi-bin/rcw.pl?cite=43.21C
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https://www.codepublishing.com/cgi-bin/rcw.pl?cite=90.58.180


1. All appeals are governed by the procedures established in RCW 90.58.180.

2. Appeals of decisions related to the revision of a shoreline substantial development permit must be made
to the Shorelines Hearings Board within 21 days of the date of filing.

3. Appeals of decisions related to the revision of a shoreline conditional use permit or shoreline variance
must be made to the Shorelines Hearings Board within 21 days of the date of DOE’s decision to either
approve or deny the revision.

4. Appeals shall be based only upon contentions of noncompliance with the provisions of BLMC
16.58.070(B).

5. If an appeal is successful in proving that a revision is not within the scope and intent of the original
permit, the decision shall have no bearing on the original permit. (Ord. 1491 § 17, 2014).

16.58.110 Other approvals.
A. Work at or waterward of the OHWM may require permits or approvals from one or more of the following state
and federal agencies: U.S. Army Corps of Engineers, Washington Department of Fish and Wildlife, Washington
Department of Natural Resources, or Washington Department of Ecology. Documentation verifying necessary
state and federal agency approvals must be submitted to the city prior to issuance of a building permit.

B. All developments below the 545 elevation line along Lake Tapps require the issuance of the license from the
Cascade Water Alliance. Documentation verifying that the applicant has obtained the required license must be
submitted to the city prior to issuance of a building permit. (Ord. 1491 § 17, 2014).

16.58.120 Application materials.
A. Repealed by Ord. 1633.

B. All requests for substantial development permits, conditional use permits and variances shall, at a minimum,
contain the following information and diagrams:

1. Completed JARPA form.

2. Written Justification. The applicant shall submit a written justification explaining how the development
and/or use complies with the criteria established for the requested permit. In preparing the justification
statement, the applicant must restate the criteria and provide the corresponding answer directly below each
of the criteria.

3. All shoreline conditional use permits and shoreline variances require a SEPA review in conjunction with
the review of the underlying application.

4. A site development plan consisting of maps and elevation drawings, drawn to an appropriate scale to
depict clearly all required information, photographs and text which shall include:

a. The boundary of the parcel(s) of land upon which the development is proposed.

b. The OHWM of all water bodies located adjacent to or within the boundary of the project. Where the
ordinary high water mark is neither adjacent to or within the boundary of the project, the plan shall
indicate the distance and direction to the nearest ordinary high water mark of a shoreline. For projects
adjacent to the Lake Tapps reservoir, the OHWM shall be identified.

c. Existing and proposed land contours. The contours shall be at intervals sufficient to accurately
determine the existing character of the property and the extent of proposed change to the land that is
necessary for the development. Areas within the boundary that will not be altered by the development
may be indicated as such and contours approximated for that area.

https://www.codepublishing.com/cgi-bin/rcw.pl?cite=90.58.180


d. The approximate location of trees over 4.5 DBH, their size (DBH) and their species, along with the
location of existing structures, driveways, access ways and easements and the proposed
improvements.

5. A report from a qualified arborist stating the size (DBH), species, and assessment of health of all
identified trees located within the vegetative buffer. This requirement may be waived by the planning official
if it is determined that proposed development activity will not impact significant trees within the vegetation
conservation area regulated by BLMC 16.56.060.

C. All requests for a shoreline exemption shall be made using forms provided by the shoreline administrator,
accompanied by a letter identifying which exemption(s) is being requested by the applicant and a simple site plan
illustrating the location of the existing structure(s) and shoreline modification(s) and the proposed structure(s)
and shoreline modification(s). The shoreline administrator reserves the right to require whatever additional
materials are necessary to accurately and completely review the proposal for compliance with the SMP and
BLMC. (Ord. 1633 § 42, 2020; Ord. 1491 § 17, 2014).
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