


 
The Council Chambers is accessible to persons with disabilities.  Equipment 

is available for the hearing impaired.  Persons requesting special 
accommodations or language interpreters should contact the City Clerk’s 

Office, 589-2489, as soon as possible in advance of the Council meeting so 
that an attempt to provide the special accommodations can be made. 
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SPECIAL MEETING 
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6:00 P.M. 
City of Lakewood  
City Council Chambers 
6000 Main Street SW 
Lakewood, WA  98499 

 
Page No. 

 
CALL TO ORDER 

 
ROLL CALL 

 
FLAG SALUTE  

 
R  E  G  U  L  A  R    A  G  E  N  D  A 

 
 
NEW BUSINESS  
 

(3)      Review of the 2014 Comprehensive Plan amendments. – Assistant City Manager 
for Development Services 

 
 

ADJOURNMENT 

http://www.cityoflakewood.us/


 
 
TO: Mayor and City Councilmembers 
 
FROM: M. David Bugher, Assistant City Manager/Community Development 

Director 
 
THROUGH: John J. Caulfield, City Manager  
 
DATE: August 27, 2014 (Special Council Study Session) 
 
SUBJECT: Introduction of 2014 Comprehensive Plan Amendments 
 
 
Introduction:  This memorandum provides a summary of the proposed 2014 
comprehensive plan and zoning amendments.  These amendments will soon be before the 
Planning Advisory Board (PAB) for their review and recommendations.  SEPA review has 
been performed, and a threshold determination (Determination of Non-Significance - DNS) 
issued in late July 2014.   
 
Public notification has been initiated via the newspaper of record, the City’s website, onsite 
poster notification, and the distribution on mailed and e-mail notices to all interested parties 
and property owners within 300 feet of a project site where appropriate.  Notification has 
also been provided to the Washington State Department of Commerce, Joint Base Lewis 
McChord (JBLM), and Pierce County Planning and Land Services (PALS). 
 
The PAB is scheduled to hold public hearings on September 3 and September 17.  The 
board may make recommendations as early as September 17 or October 1.  Thereafter, the 
amendments will proceed to the City Council for review and consideration.  The Council 
has until the end of December 2014 to take action. 
 

Document Format:  City staff has prepared strike-through documents for all of the 
amendments; however, given the many edits/revisions, the materials are lengthy and 
could be difficult to read.  The documents which are attached are “clean text.”   Those 
areas containing significant amendments have been highlighted by staff with the 
exception of the economic development chapter.  That chapter has been entirely re-
written.  A strike-out version is available for review in the city clerk’s office.   

 
City Council’s Role:  This memorandum introduces the 2014 comprehensive plan and 
zoning amendments proposals to the Council.  It provides the Council with the opportunity 
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to become familiar with pending land use actions. However, individual Councilmembers 
should be cautioned to reserve making comments that could be construed as decision-
making at this time.  Council is also advised to not to make significant changes/ 
modifications to the scope of the amendments.  An example of changing scope would 
include adding additional land use amendments to the batch that has already been 
proposed.  Any ‘significant change’ in scope will require modifications to the environmental 
review process which is currently underway.  That process would have to be halted, and a 
new process initiated which could impact the SEPA threshold determination process, delay 
consideration, and affect scheduling.  If a change in scope is to be considered, then it would 
be the staff recommendation to move that work forward into 2015.     
 
Proposed Amendments:  There are a total of seven amendments. These are listed below in 
summary form.   
 

CPA-2014-01; 7701 Ruby Drive SW (City Initiated).  Redesignate the subject property 
on the Future Land-Use Map from Multifamily to Single Family, and rezone it from 
Multifamily 1 (MF1) to Residential 3 (R3).  The site is 2.83 acres in size.  As of this 
writing, the property contains a community pool, tennis courts, and club house. 
However, demolition permits are pending.  Assessor’s Tax Parcel No. is 6430403850.  
Current taxpayer name is Ruby 62 Holdings, LLC.    

 
CPA-2014-02; 12301 Pacific Highway SW (City Initiated).  Redesignate the subject 
property on the Future Land Use Map from Corridor Commercial to Open space and 
Recreation, and rezone it from Corridor Commercial (CC) to Open Space and 
Recreation 1 to OSR1.  The site is 1.132 acres in size and comprises the Clover Creek 
channel.  Assessor’s Tax Parcel No. is 0219118037.   Current taxpayer name is Fred 
Roberson. 

 
CPA-2014-03; 11211 41st Avenue SW (City Initiated).  Redesignate the subject property 
on the Future Land-Use Map from Public, Semi-Public Institutional (PI) to Corridor 
Commercial (CC), and rezone it from Public Institutional (PI) to Transit Oriented 
Commercial (TOC).  The site is 4.9 acres in size.  Assessor’s Tax Parcel No. is 
0219121004.   Current taxpayer name is Washington State Transportation Department. 

 
CPA-2014-04; 8807 25th Avenue SW (City Initiated).  Redesignate the subject property 
on the Future Land-Use Map from Single Family to Open Space and Recreation, and 
rezone it from Residential 3 (R3) to Open Space and Recreation 1 (OSR1).  The site is 
4.4 acres in size.  The proposal would expand Ward’s Lake Park.   Assessor’s Tax Parcel 
Nos. are 0320314042 and 0320314043.   Current property owner is the City of 
Lakewood.   

 
CPA-2014-05; 4723 127th Avenue SW (City Initiated).  Redesignate the subject property 
on the Future Land-Use Map from High Density Multifamily to Open Space and 
Recreation, and rezone it from Multifamily 2 (MF2) to Open Space and Recreation 1 
(OSR1).  The site is 1.7 acres in size.  The proposal would expand Springbrook Park.   
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Assessor’s Tax Parcel No. is 0219123106.   Current property owner is the City of 
Lakewood.   
 
CPA-2014-06; 13000 Block of Pacific Highway SW (City Initiated).  Redesignate the 
subject property on the Future Land-Use Map from Single Family to Open Space and 
Recreation, and rezone it from Residential 3 (R3) to Open Space and Recreation 2 
(OSR2).  The site is 30,269 square feet in area.  The proposal would establish a new 
urban park.  There is no Assessor’s Tax Parcel No. since the property is currently unused 
street right-of-way.   Current property owner is the City of Lakewood.   
 
CPA-2014-07; Citywide applicability (City Initiated).  In response to RCW 36.70A.130 
(5) this amendment updates Lakewood’s Comprehensive Plan, Chapters 2 (Official 
Land Use Maps), 3 (Land Use, Housing, and Open Space), 5 (Economic Development), 
and 7 (Utilities).  
 

Chapter 2 amendments add Lakewood’s Centers of Local Importance to the Plan; 
updates the City’s Urban Center map; reviews the City’s urban densities and urban 
growth areas; and provides a new map to include the Joint Base Lewis McCord 
cantonment area.   

 
Chapter 3 amendments are extensive since this chapter covers land use, housing, 
parks and recreation, and open space.  Seventeen changes to land use policy have 
proposed.  The revisions:   

 
1) Provide a new framework for the City’s Housing Element in relation to state 

and regional policy requirements. 
2) Reference the Pierce County County-Wide Planning Policies. 
3) Provide additional background information on Lakewood’s population and 

housing capacity. 
4) Provide an analysis on Lakewood’s 2030 population allocation. 
5) Updates Lakewood’s population and housing data. 
6) Updates Lakewood’s housing resources information. 
7) Amend the housing goals, objectives, and policies.  
8) Modify the Central Business District land use policies. 
9) Change the City’s proposed urban renewal area. 
10) Change the City’s urban revitalization policies.  
11) Amend the City’s urban center policies referencing VISION 2040 (more 

amendments to follow in 2015).  
12) Update the Military Lands section by referencing the South Sound Military 

Communities Partnership.   
13) Provide new policies for the promulgation of the Joint Land Use Study for 

Lakewood and surrounding communities through the South Sound Military 
Communities Partnership.   

14) Adds a new section on Western State Hospital. 
15) Incorporate a new Parks, and Recreation Plan also referred to as the Legacy 

Plan into the comprehensive plan.   
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16) Provides updated information on the installation of sewer mains into the 
Tillicum and Woodbrook neighborhoods.   

 
Chapter 5 is entirely rewritten.  The chapter includes revised economic data.  A new 
section has been added which addresses the economic impact of JBLM on 
Lakewood and the region.  Lakewood’s economic position is analyzed within the 
South Sound.  An economic development strategy is listed.  A new policy structure 
has been added which addresses the continued need to expand infrastructure; protect 
JBLM from urban encroachment; retain existing businesses and attract new 
businesses to build a diverse economic base; create new trade-based jobs; foster 
redevelopment of the City from a fractured low-scale, suburbanized district to a more 
pedestrianly friendly, full-scale urban community; and produce a housing stock that 
attracts new residents. 

 
Chapter 7 updates existing conditions for sanitary sewers, water facilities, electricity, 
telecommunications, solid waste, hazardous waste, and natural gas.   New maps are 
added.  New updated policies for street rights-of-way, sanitary sewers, electricity, 
and telecommunications have been included.   

 
What’s not included in the update?  Chapter 1 (Introduction), Chapter 6 (Transportation), 
and Chapter 9 (Capital Facilities) are not being updated at this time.  Changes to these 
chapters can be anticipated in 2015.  Chapter 1 amendments will incorporate the City’s 
visioning process.  For Chapter 6, staff has to delay action since the consultant cannot 
provide updated information to the City in time for review in 2014.  Regarding Chapter 9, 
the community development staff is waiting on the adoption of a revised budget, and, 
thereafter, staff will prepare an updated capital facilities plan in 2015.   
 
Amendment Highlights:  In chapter 2, the City’s CoLIs have been added.  These changes 
assist the City with obtaining transportation funding through the Pierce County Regional 
Council (PCRC).  Current PCRC policy requires that the COLIs be submitted to Pierce 
County 60-days prior to formal action for their review and comment.  This notification 
process has been initiated.     
 
Also, in chapter 2 the discussion on the City’s Urban Growth Areas (UGAs0 has been 
expanded in light of the state requirements.  Lands designated within UGAs are to be urban 
in nature, thus the City has included maps which show the master plans for JBLM.  
Further, the 2015 update process is to include a discussion on the City’s efforts to annex its 
UGAs.  For Arrowhead-Partridge Glen, an annexation report was prepared.  As to Camp 
Murray, the City does not possess the legal authority to annex at this time.  Instead of 
annexing JBLM, the City’s approach has been to establish the South Sound Military 
Partnership (SSMCP).   
 
Chapter 3 amendments are extensive and contain many highlights; the reader is referred to 
the summary above.  Of particular mention are the changes in housing policy, population 
allocation, urban revitalization, and the incorporation of the Legacy Plan into the City’s 
comprehensive plan. 
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Housing polices have been amended to promote market rate owner-occupied housing, yet 
still meet affordable housing criteria.  (Staff is anticipating criticism from other agencies.)  
 
Population allocation was established incorporating the County’s buildable lands data.   
 
The Central Business District policies contain aggressive, new language designed to 
encourage mixed use development in the Towne Center.  Those new policies are listed 
below.  They are significant. 
 
 Remove underlying deed restrictions and/or covenants that prohibit office 

development, open space, high density residential development and/or mixed use 
development in the Towne Center. 

 
 Acquire lands and construct community-gathering destinations such as plazas, open 

space or community facilities within the Towne Center. 
 
 Support the formation of a Towne Center association or similar organization to 

establish economic improvement strategies and to sponsor social and safety events. 
 
 Consider the use of the City’s eminent domain powers to establish public streets and 

public open spaces in the Towne Center.   
 
 Revise land use and development regulations to require mixed use development 

within the CBD for any new development excepting standalone commercial pads 
and service commercial uses.   

 
The urban renewal boundary has been amended based on recent comments from the City 
Council to examine the Bridgeport Way arterial corridor.   
 
The Legacy Plan has been added to the comprehensive plan.  Formatting the Legacy Plan 
into the comprehensive plan was challenging because of its structure.  Moreover, the state’s 
requirements for the 2015 parks and recreation update did not easily correlate with the 
Legacy Plan.   
 
Chapter 5, economic development was entirely rewritten.  As with many cities, Lakewood 
has limited funds with which to pursue its economic development goals.  The City Council 
will have to use its resources in a focused and prioritized manner to have a positive impact 
on the local economic base.   
 
Within the chapter, the document contains strong language that, “The City of Lakewood 
will not wait for market forces alone to create the future, but will act to shape and accelerate 
the evolving market trends in the direction of its vision.”   
 
This chapter has been built on this affirmation.  The main objectives of this chapter are to: 
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 Expand infrastructure;  
 

 Protect Joint Base Lewis McChord from urban encroachment as a means to fend off 
future Base Realignment and Closure rounds;  
 

 Retain existing businesses and attract new businesses to build a diverse economic 
base; 4) Create new trade-based jobs;  
 

 Foster redevelopment of the City from a fractured low-scale, suburbanized district to 
a more pedestrianly friendly, full-scale urban community; and  

 
 Produce a housing stock that attracts new residents. 

 
Chapter 7 amendments are more in the “meat and potatoes” category, although new 
information has been added pertaining to the Lakewood Water District.  Staff would note 
that it has been difficult to obtain information on utility systems from various providers.   
 
Final Comments:  The 2015 update is much more rigorous than the 2004 update.  This 
update seems to be taking on a life of its own with the state, PSRC, and PCRC taking on 
more significant roles in local land use decision-making.  Within the past month PSRC 
issued a new set of standards for urban centers.  These requirements were too late to 
incorporate into this update and will appear next year.   The Growth Management Act 
(GMA) process was supposed to be a bottoms-up approach with local government playing a 
major role in the determination of its future.  However, with the myriad of requirements by 
state and regional levels of government, the process now appears to be moving towards a 
top-down approach. 
 
 
Attachments: 

 
CPA-2014-01 maps 
CPA-2014-02 maps 
CPA-2014-03 maps 
CPA-2014-04 maps 
CPA-2014-05 maps 
CPA-2014-06 maps 
CPA-2014-07 text amendments; 

Chapter 2 (land use maps) 
Chapter 3 (land use, housing, & open space) 
Chapter 5 (economic development) 
Chapter 7 (utilities)  
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2.0   OFFICIAL LAND USE MAPS 
 
2.1 Introduction and Purpose 
 
This chapter includes an 11 X 17 copy of the official map designating desired general future land 
uses.  Please see Figure 2.1.  The official land-use map is the culmination of a series of 
conceptual plans that incorporate various features of the different alternatives developed during 
the comprehensive planning process.  Considerations in the map's development included the 
general distribution and location of existing land uses, appropriate intensity and density of land 
uses given current development trends, protection of the quality and quantity of public water 
supplies, the provision of public services, control of stormwater runoff, costs and benefits of 
growth.  This map is the foundation of the comprehensive plan which, when properly 
implemented, fulfills the vision of the guiding principles articulated in Chapter 1. 
 
The City’s land use designations are described in addition to listing population densities and 
housing types.  Lakewood’s urban center is delineated.  The Urban Center Map has been 
prepared in response to countywide and multi-county policy criteria addressed in the land-use 
chapter. 
 
As a sub-part of the Urban Center Map, a new series of maps have been inserted showing 
Lakewood’s eight Centers of Local Importance (CoLI).  Centers of Local Importance, in part, 
assist the City in obtaining transportation funding.   
 
This chapter includes maps describing the City’s Urban Growth Areas (UGAs).  UGAs are 
characterized by existing urban development where future urban growth will be directed.  It is 
anticipated that these areas will be incorporated into the City limits within the next 20 years.  
UGAs exhibit physical and functional relationships to the City by means of their job and/or 
housing base and the potential to share City services. 
 
Together, these maps graphically represent the land-use element’s policies and tie together the 
comprehensive plan's various elements. 
 
2.2 Land Use Considerations 
 
The land-use considerations that guided the land-use maps for the City were based on factors 
such as patterns of existing development, local and regional growth rates, patterns and 
community needs as described below.  As an officially incorporated City, Lakewood has been in 
existence since 1996.  However, the majority of privately held properties within the City 
boundaries are developed and improved.  The overall infrastructure network including 
transportation, utilities, and open space is largely in place with several notable exceptions. The 
City is an extensively developed mature community.  Most future growth will occur as the 
result of urban infill and redevelopment of existing properties. 
 
The region has experienced strong development pressure.  The City recognizes the need to 
develop a land-use pattern that channels growth pressures in such a way to promote economic 
development; provide for the housing needs of a diverse population; maximize the utility of 
existing infrastructure investment; and protect existing, stable neighborhoods. 
 
Current commercial development patterns are largely representative of typical suburban 
sprawl, with little in the way of a recognizable downtown core that could tempt citizens to get out 
of the car, stroll around and linger.  Few urban landmarks exist to impart to the City a distinct 
sense of character.  This lack of a center makes it difficult to grasp a sense of the City’s identity, 
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although considerable progress has been made in the redevelopment of Lakewood Towne 
Center. 
 
Regional growth, along with current zoning inherited from pre-incorporation planning, has 
placed pressure on Lakewood's single-family neighborhoods, gradually eroding their individual 
qualities while causing stress on transportation and infrastructure networks.  There is a need 
for a strategy that focuses future development where it is best served by transportation, 
reinforcing commercial sectors, and providing a broad spectrum of quality housing. 
 
Recreation and open space will become increasingly prized assets needed to offset the impacts 
of residential growth.  Public open space will become even more critical in preserving 
Lakewood’s visual character and as recreational amenities for Lakewood’s families, as well as for 
wildlife.  Better connections are needed between these resources as well as improved access by 
Lakewood’s citizenry to public lands and waters. 
 
2.3 Land Use Designations 
 
The official land-use map, entitled the Future Land-Use Map, will be used in conjunction with 
the comprehensive plan's written policies which define how the community wishes to implement 
its vision for the City, its goals and objectives for land use, and other related elements of the 
plan. 
 
Under the GMA, all zoning, development regulations and other adopted programs and policies 
must be consistent with communities’ adopted comprehensive plans.  The official land-use map 
establishes broad categories of land use that will be detailed into parcel-level distinctions in the 
zoning ordinance.  It will serve as the principal guide for elected officials in making decisions 
about the need for, and the locations of, public services, utility systems, transportation routes, 
and other capital facilities.  The map will also be referenced by City staff, consultants, private 
citizens, developers, and others interested in the City's future as they make decisions about 
where to live, work, invest, and conduct business.  Each of the distinct land-use designations 
depicted on the official land-use map are described below. 
 
2.3.1 Residential Estate 
 
The Residential Estate designation provides for large single-family lots in specific areas where a 
historic pattern of large residential lots and extensive tree coverage exists.  Although retaining 
these larger sized properties reduces the amount of developable land in the face of growth, it 
preserves the historic identity these “residential estates” contribute to the community by 
providing a range of housing options, preserving significant tree stands, and instilling visual open 
space into the urban environment.  Most importantly, the Residential Estate designation is 
used to lower densities around lakes and creek corridors in order to prevent additional effects 
from development upon the lakes, creek habitat and Lakewood Water District wellheads. 
 
Maintenance of these lower land-use densities in certain areas west of the lakes also helps 
maintain reduced traffic volumes as well as reducing additional traffic safety conflicts in the 
east-west arterial corridors.  These roads are among the most stressed transportation routes in 
the City, with expansion opportunities highly constrained due to the lakes. 
 
2.3.2 Single-Family 
 
The Single-Family designation provides for single-family homes in support of established 
residential neighborhoods. This designation is the primary residential designation in the City. 
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2.3.3 Mixed Residential 
 
The Mixed Residential designation provides for a moderate increase in density using a variety of 
urban housing types and designs.  This design-oriented designation promotes residential 
renewal to small-lot single-family homes, townhouses, duplexes, and small apartment 
buildings. The mix of housing may take a variety of forms, either mixed within a single site or 
mixed within a general area, with varied dwelling types. 
 
2.3.4 Multi-Family 
 
The Multi-Family designation provides for a variety of medium-density housing types and 
designs.  The designation incorporates a combination of urban design elements to enhance the 
living environment while integrating the housing into a neighborhood or neighborhood business 
district.  Urban design elements such as private and public open space, pedestrian orientation 
and connections, and security are integrated into the housing to create a high standard of 
community cohesion and character. 
 
2.3.5 High-Density Multi-Family 
 
The High-Density Multi-Family designation provides for high-density housing types and designs 
that combine urban design elements to enhance the living environment with integration into the 
central or neighborhood business districts, the Lakewood Station District, or neighborhoods. 
Urban design elements stress pedestrian orientation and connections, security, transportation, 
and integration of housing into the adjacent neighborhood. 
 
2.3.6 Central Business District (CBD) 
 
The CBD is the primary retail, office, social, urban residential, and government center of the City. 
The complementary, interactive mixture of uses and urban design provides for a regional 
intensity and viability with a local character.  The regional focus and vitality of the district are 
evident in the urban intensity and composition of the uses in the district.  Local character is 
reflected in the district’s design, people-orientation, and connectivity, which foster a sense of 
community.  The CBD is intended to attract significant numbers of additional office and retail 
jobs as well as new high density housing. The plan anticipates that the properties within the 
CBD will be developed into 75 percent commercial and 25 percent residential uses. 
 
2.3.7 Corridor Commercial 
 
The commercial corridors along I-5, South Tacoma Way, Pacific Highway SW, and Union Avenue 
SW are examples of Lakewood’s dominant pattern of strip commercial development.  The 
geographic relationship of the corridors to major road networks and the Lakewood Station 
District promotes employment, services, retail, and business/light industrial uses linked to 
access to major transportation networks.  While the continuous linear alignment is a unifying 
element, each corridor presents varying challenges and opportunities. 
 
2.3.8 Arterial Corridor 
 
Lakewood has several single-family neighborhoods adjoining principal and minor arterial 
streets.  The level of existing vehicle activity adversely impacts the livability of these areas.  
At the same time, converting these linear neighborhood edges to commercial uses creates a 
pattern of low-intensity development, perpetuates commercial sprawl, and may pose traffic 
safety concerns.  The Arterial Corridor designation provides an environment for an essentially 
residential neighborhood while permitting the development of low-intensity, non-nuisance 
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business uses.  This designation allows property owners the opportunity to have a small 
nonresidential use, primarily accommodating limited offices and certain limited manufacturing 
and personal services, under regulations that will not adversely impact traffic movements and 
will assure maximum compatibility with surrounding residential uses.  
 
2.3.9 Neighborhood Business District 
 
Neighborhood Business Districts are intended to foster a sense of urban community in 
neighborhoods.  They provide a concentrated mix of activities, including retail and other local 
services, residential, and some office use.  Over time, districts evolve and mature into distinctive 
compact urban environments, providing unique commercial character to neighborhoods in 
Lakewood.  Districts may serve the surrounding neighborhood only or may serve more than 
one neighborhood and attract people from other areas.  Districts may facilitate restoration and 
vitality in an existing neighborhood center or may create a new focus for a neighborhood.  
These districts are expected provide commercial services, as well as residential uses in the upper 
floors of some buildings. 
 
2.3.10 Industrial 
 
Industrial lands are the working area of Lakewood, integrated into the community economically 
and environmentally while maximizing a regional economic presence based on Lakewood’s 
geographic position.  Properties with an Industrial land-use designation are expected to provide 
family wage jobs to residents and tax revenues to the City.  The Industrial designation 
provides for regional research, manufacturing, warehousing, concentrated business/ 
employment parks, and other major regional employment uses.  Industrial lands depend on 
excellent transportation, and utility infrastructure and freedom from encroachment by 
incompatible land uses. 
 
2.3.11 Air Corridor 1 and 2 
 
The Air Corridor areas are affected by Joint Base Lewis McChord (JBLM) McChord Field aircraft 
operations.  The potential risk to life and property from hazards associated with military aircraft 
operations within the Air Corridor necessitate control of the intensity, type, and design of land 
uses within the designation, with uses tailored to limiting the number of persons placed at risk. 
 
2.3.12 Public and Semi-Public Institutional 
 
The Public and Semi-Public Institutional land-use designation provides for large and moderate 
scale governmental uses, special districts, and semi-institutional uses.  The designation allows 
for the specialized needs of providing public services to all areas of Lakewood. 
 
2.3.13 Military Lands 
 
The Military Lands land-use designation applies to the portions of the federal and state 
military installations within the City.  The autonomy associated with federal and state 
ownership of the military installations, in combination with the unique character of the military 
operations and support structures, are not typical of civilian land uses and require special 
consideration by the City as a host community for the installations. 
 
2.3.14 Application of Designations and Population Densities 
 
Lakewood’s plan provides for the following densities under its comprehensive plan future 
land-use designations: 
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Table 2.1 
Comprehensive Plan Designation by Density and Housing Type 
 

Land-Use Designation Major Housing Types 
Envisioned 

Density1 Acres 
Low High  

Residential Districts:     
Residential Estate Larger single-family homes 1 2 1045.00 
Single-Family Residential Single-family homes 4 6 4083.43 
Mixed Residential Smaller multi-unit housing 8 14 354.21 
Multi-Family Residential Moderate multi-unit housing 12 22 313.59 
High Density Multi-Family Larger apartment complexes 22 40 442.82 
Mixed Use Districts:     
Central Business District High-density urban housing 30 54 289.78 
Neighborhood Business District Multi-family above commercial 12 40 299.61 
Arterial Corridor Live/work units 6 6 18.85 
Air Corridor 2 Single-family homes 2 2 235.77 
Non-Residential Districts:     
Corridor Commercial N/A -- -- 471.48 
Industrial N/A -- -- 752.48 
Public/Semi-Public Institutional N/A -- -- 810.65 
Air Corridor 1 N/A -- -- 376.18 
Open Space & Recreation N/A -- -- 1945.26 
Military Lands N/A -- -- 24.95 
Total designated area    10969.06 
Excluded:  Water & ROW N/A -- -- 1172.14 

TOTAL:   12,141.20 

 
As may be derived from this information, over 82% of that portion of Lakewood allowing 
residential uses is dedicated to clearly urban densities, with about 17.5% of residentially 
designated densities constrained by environmental or unique air corridor considerations.  
This equates to an overall average density of more than 15.5 du/ac throughout those areas 
designated for residential and mixed uses. 
 
These figures do not capture existing residential densities in areas currently designated for 
no new residential development, such as but not limited to the air corridor.  Owing to pre-
incorporation zoning practices, the existing land-use patterns in Lakewood are jumbled.  
Despite being designated for redirection away from residential uses, it is likely that newer or 
sounder housing stock within non-residentially zoned areas will perpetuate beyond the life 
of this plan. 
 
2.3.15 Open Space and Recreation 
 
The Open Space and Recreation designation provides public open spaces and recreational uses 
such as state and municipal parks, preserves, and trails, as well as privately owned facilities such 
as golf courses, Lakewold Gardens, and cemeteries.  Of special note is the Chambers Creek 
Properties Master Site Plan, a joint effort of Pierce County and the cities of Lakewood and 
University Place to develop the Chambers Creek Canyon for limited, passive recreational uses. 
This designation promotes the conservation of public and private sensitive or critical natural 
resource areas and areas of local interest as open space. 
 
 
 

                                                 
1 As expressed in the comprehensive plan  for new development; existing densities are unlikely to match and may 
already exceed maximums in some cases. 
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2.3.16 Lakewood Station District 
 
The Lakewood Station District will act as the multi-modal commuter hub of Lakewood and the 
southern terminus of Sound Transit’s commuter rail service.  The Lakewood Station District is a 
transit-oriented development cluster surrounding the Lakewood Station preferred site, which 
is targeted for major urban growth.  This District will provide a mixture of intensive land uses 
and activities supportive of direct regional transportation access via the Lakewood commuter 
rail station and I-5.  It functions as an overlay providing additional development standards to 
foster a high quality, pedestrian-oriented urban environment including incentives to 
encourage urban scale growth over the life of this plan. The District will accommodate a dense 
mix of office, retail, and high-density residential uses supported by direct regional transportation 
access. 
 
2.4 Urban Center Designation 
 
A key element of the urban growth strategy of the GMA and regional growth strategy is the 
direction of growth toward centers.  Urban Centers are focal points within urban areas intended 
to complement compact communities providing viable alternatives to sprawl. They are 
intended to be dominated by relatively compact development, where housing, shopping, and 
employment are in proximity.  Urban Centers are also intended to be the focal points for public 
investment in transit and other capital improvements. 
 
According to the CWPP, centers are intended to: 
 
 Be priority locations for accommodating growth; 
 Strengthen existing development patterns; 
 Promote housing opportunities close to employment; 
 Support development of an extensive transportation system which reduces dependency on 

automobiles; and 
 Maximizes the benefit of public investment in infrastructure and services. 
 
Within its CWPP, the jurisdictions of Pierce County identified three types of Urban Centers and 
one manufacturing/industrial center that are applicable and consistent with the Puget Sound 
Regional Council’s (PSRC’s) VISION 2040 plan.  Lakewood CBD has been designated as an urban 
center under the CWPP and, by extension, is a recognized urban center under VISION 2040.  In 
the initial iteration of its comprehensive plan, Lakewood identified a manufacturing/industrial 
center, but this did not go on to be incorporated into the CWPP or recognized by PSRC.  
Therefore, Lakewood’s manufacturing/industrial center was removed at the time of the 2004 
review.   The Puget Sound Regional Center has since adopted a protocol for designation of 
new centers, so any additional centers anywhere in the four-county region would need to first 
undergo that process in order to be recognized. 
 
2.4.1 Urban Center 
 
Urban centers as relatively compact clusters of densely mixed business, commercial, and 
cultural activity. Urban centers are targeted for employment and residential growth with 
excellent transportation, including high capacity transit service and major public amenities. 
 
Lakewood has one Urban Center; see Figure 2.2.  The boundaries of the Urban Center were 
drawn to include the most appropriate balance of high-density employment and housing in the 
City.  The Urban Center includes the entire CBD and the majority of the Lakewood Station 
District.  The span of mixed residential and neighborhood commercial connecting the two ends of 
the Bridgeport corridor are also included.  High capacity transit is provided by the existing 
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Pierce Transit Center in Lakewood Towne Center and the Sound Transit commuter rail at 
Lakewood Station.  In addition to the commuter rail station, there is direct high occupancy vehicle 
(HOV) access to I-5 for bus service, as well as general vehicle on-ramps located nearby at the 
intersection of Bridgeport Way and I-5.  Major public amenities will include improved pedestrian 
facilities such as design treatments, trails, and parks to be developed concurrent with 
implementation of the comprehensive plan.  Policy language addressing designation of the 
urban center is located in Section 3.5 of this plan.   
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Figure 2.2 
Lakewood Urban Center 
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2.5 Centers of Local Importance 
 
Centers of Local Importance (CoLI) are designated for the purpose of identifying local centers 
and activity nodes that are consistent with VISION 2040's Multi-county Planning Policies.  Such 
areas promote compact, pedestrian-oriented development with a mix of uses, proximity to 
diverse services, and a variety of appropriate housing options, or are in an established industrial 
area.  CoLIs are designated by the local government with jurisdiction.  Approval by Pierce 
County, the Pierce County Regional Committee (PCRC), or other state or regional organization 
is not required.  Lakewood has designated adopted eight CoLIs.  These are illustrated in Figure 
2.3. 
 
2.5.1 Tillicum 
 
The community of Tillicum, Figure 2.4, is designated as a CoLI based on its characteristics as a 
compact, walkable community with its own unique identity and character.  The area is located 
just outside the main gates of both Joint Base Lewis-McChord (JBLM) and Camp Murray 
National Guard Base (“Camp Murray”). The area is geographically isolated from the rest of 
Lakewood because of inadequate street connections.  The only practical access to the area is 
provided by I-5. This center provides a sense of place and serves as a gathering point for both 
neighborhood residents and the larger region with regard to the resources it provides for Camp 
Murray, JBLM, and access to American Lake.   
 
The Tillicum area includes many of the design features for a Center of Local Importance (CoLI) 
as described in CWPP UGA-50, including: 
 
 Civic services including the Tillicum Community Center, Tillicum Elementary School, a fire 

station, JBLM and Camp Murray, the Tillicum Youth and Family Center, and several veterans 
service providers; 

 
 Commercial properties along Union Ave. SW that serve highway traffic from I-5, personnel 

from JBLM and Camp Murray, and local residents; 
 
 Recreational facilities including Harry Todd Park, Bills Boathouse Marina, the 

Commencement Bay Rowing Club, and a WDFW boat launch facility that attracts boaters 
from around the region; 

 
 Historic resources including Thornewood Castle.  Much of the area was developed between 

1908 and the 1940s.  The street pattern around Harry Todd Park reflects the alignment of a 
trolley line that served the area in the early 1900’s; 

 
 Approximately 62 acres partially developed with, and zoned for, multi-family residential 

uses; and  
 
 The Tillicum area is subject to specific treatment in the Comprehensive Plan (Section 3.10, 

Goal LU-52, LU-53 and Policies LU-53.1 through LU-53.4.)  Additionally, the City adopted 
the Tillicum Neighborhood Plan in June 2011.  

 
 
 
 
 
 
 

056



Land Use Maps                                                                                                                              10 | P a g e  
 

Figure 2.3 
City-Wide CoLI

 

057



Land Use Maps                                                                                                                              11 | P a g e  
 

 

 
Figure 2.4 
Tillicum Center of Local Importance  
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2.5.2 Fort Steilacoom/Oakbrook 
 
The Fort Steilacoom/Oakbrook area is being designated as a CoLI based on its characteristics as 
a discrete area providing resources of both local and statewide importance.  This Coli is 
delineated in Figure 2.5.  Fort Steilacoom was one of earliest outposts of European settlement 
in the Northwest.  The Fort was later expanded and converted to Western State Hospital.  The 
hospital currently serves approximately 800 patients and employs approximately 1,850 staff.  
Pierce College was developed on approximately 75 acres of surplus hospital property beginning 
in 1967.  The remaining hospital farmland south of Steilacoom Boulevard became Fort 
Steilacoom Park in the late 1970s.  The designated CoLI area includes Western State Hospital, 
the Pierce College campus, Fort Steilacoom Park, and commercial and multi-family residential 
development immediately adjacent to the east. 
 
The designated center area includes many of the design features for a Center of Local 
Importance (CoLI) as described in CWPP UGA-50, including: 
 
 Civic services, including Western State Hospital, the Oakbrook Fire Station, Pierce College, 

Custer Elementary and Hudtloff Junior High Schools, commercial areas, recreational areas, 
cultural facilities and activities, historic buildings and sites, and residential areas; 

 
 Commercial services in the Oakbrook and Thunderbird Plaza shopping centers; 
 
 Recreational resources in Fort Steilacoom Park including Waughop Lake and the Fort 

Steilacoom Golf Course; 
 
 Cultural and Historic Resources in the Western State Hospital and Fort Steilacoom buildings 

and the Fort Steilacoom History Museum; and 
 
 Residential resources in the multi-family residential areas north of the Oakbrook and 

Thunderbird Plaza commercial areas. 
 
Further development at Western State Hospital and Pierce College is guided by master plan 
documents developed for each entity and implemented through discretionary land use permits 
(administrative use permits and conditional use permits) issued by the City.  Fort Steilacoom 
Park is managed through the City’s Legacy Plan which guides development of the City’s parks 
and recreation programs.
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Figure 2.5 
Fort Steilacoom Park Center of Local 
Importance  
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2.5.3 Custer Road/Walmart 
 
The Custer Road/Walmart area, Figure 2.6, is being designated as a CoLI based on its emerging 
status as a significant urban node of the City.  The area is bound by Flett Creek on the west, the 
Flett Wetlands to the south, Leach Creek and Meadowpark Golf Course to the north, and the 
City boundary/Calvary Cemetery and Mount Tahoma High School to the east.  Custer Road is a 
Principal Arterial street supporting numerous retail facilities and restaurants.  The designated 
center area includes many of the design features for a Center of Local Importance (CoLI) as 
described in CWPP UGA-50, including: 
 
 Important commercial resources including a Wal-Mart Superstore, H and L Produce and a 

variety of resident-serving commercial uses along Custer Road through this area; 
 
 Industrial facilities (Mutual Materials and Sound Glass); 
 
 Residential resources in the underdeveloped areas south of Custer Road which are zoned for 

multi-family and mixed residential uses.   
 
2.5.4 Lakewood Industrial Park/ CPTC 
 
The Lakewood Industrial Park/Clover Park Technical College (LIP/CPTC) area is designated as a 
CoLI based on its status as an intense industrial and educational activity hub for the City.  The 
boundaries of this CoLI are shown in Figure 2.7.  The designated Center area includes many of 
the design features for a Center as described in CWPP UGA-50, including: 
 
 Civic services: CPTC has an average enrollment of approximately 3,400 students and 

employs approximately 475 faculty.  The CoLI area also includes the Lakewood YMCA, the 
Lakewood Police Department Headquarters, a fire station, the Clover Park School District 
Auxiliary Services Center, and the newly constructed Harrison Prepatory Academy serving 
approximately 1,450 K-12 students. 

 
 Industrial areas: The Lakewood Industrial Park is located on 170 acres and supports 64 

businesses with 1,250 employees.  The delineated area also includes a Lowe’s Home 
Improvement Center on 100th Street SW.  The Lakewood Industrial Park has access to the 
Sound Transit railroad right-of-way along Lakeview Drive SW. 

 
 Development in the Lakewood Industrial Park and Clover Park Technical College is guided by 

master plans adopted for both facilities.  
 
2.5.5 South Tacoma Way 
 
The South Tacoma Way Center, Figure 2.8, is designated as a CoLI based on its commercial 
significance to the City.  Prior to the construction of I-5 in the late 1950’s, South Tacoma Way 
was part of State Route 99, the primary north-south highway through the Puget Sound region. 
The South Tacoma Way area is now the City’s most prolific commercial area and home to a 
nascent “International District”.  The area supports the Star-Lite Swap Meet, the B&I 
marketplace, the Paldo World commercial center, Pierce Transit headquarters, the Grand 
Central and Macau casinos, and many other commercial centers and businesses. 
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Figure 2.6 
Custer Road/Walmart Center of Local 
Importance 
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Figure 2.7 
Clover Park Technical College / Lakewood Industrial Park Center of 
Local Importance  
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Figure 2.8 
South Tacoma Way Center of Local Importance  
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2.5.6 Springbrook 
 
The area just outside the gate to JBLM on Bridgeport Way SW is designated as a CoLI based on 
its importance to the City and special status as a compact high-density residential area.  The 
Springbrook Center boundaries are shown on Figure 2.9.  The area includes the main access 
gate to the airfield portion of JBLM.  The area currently includes Springbrook Park, CenterForce 
Industries, neighborhood commercial uses, and approximately 100 acres of multi-family 
residential zoning currently developed with approximately 1,565 multi-family dwelling units.  A 
new water line has recently been extended to the area which will help accommodate additional 
growth. 
 
2.5.7 Woodbrook 
 
The central Woodbrook area is proposed to be designated as a CoLI based on its emergence as 
an important industrial node.  Approximately 170 acres have been zoned for industrial uses.  
Please see Figure 2.10.  Sewers have been extended and roadway improvements have been 
made to accommodate redevelopment of the area with industrial uses and to facilitate traffic 
using the JBLM Logistics gate at the end of Murray Road SW.  Additional improvements are 
planned.  One 45,000 sq. ft. industrial building has been constructed, and approximately 
700,000 square foot of additional industrial space has been approved for development.  The 
City adopted the Woodbrook Business Park Development Report in July, 2009, which analyzes 
development issues and makes recommendations regarding redevelopment of the area with 
industrial uses. 
 
2.5.8 Lake City West  
 
The area just outside the North Gate Road at JBLM has emerged as a major traffic corridor with 
the expansion of North Gate on JBLM.  This Center is delineated in Figure 2.11.  A major 
expansion of North Gate has occurred with hundreds of new low- and medium-density single 
family residences, two new elementary schools, and military barracks serving military personnel 
and their families. North Gate has also expanded to include new military industrial warehousing. 
Consequently, these land use changes have modified the City’s street classification system and 
impacted existing residential neighborhoods.  Traffic currently moves from North Gate to Lake 
City West, and then to Washington Boulevard SW, which operates at a designated Level of 
Service rating of “F.” 
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Figure 2.9 
Springbrook Center of Local Importance  
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 Figure 2.10 

Woodbrook Center of Local Importance  
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Figure 2.11 
Lake City West Center of Local Importance  
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2.6 Urban Growth Areas (UGA) 
 
The adopted UGA boundaries represent Lakewood's future City limits. These boundaries were 
established by Pierce County in 1998 and have not changed.  Lakewood’s current UGAs are 
described in Figures 2.12 and 2.13.  The UGA boundaries show the extent to which the City can 
expand over the next 20 years.  Under the GMA, jurisdictions may not annex additional area into 
their corporate limits unless it falls within their UGAs and can be provided with urban levels of 
service for public services and facilities such as police, water, and sewer.  In some cases, urban-
type services may already exist in these areas and can be coordinated with existing city services.   
 
The UGA currently includes Camp Murray, which is part of the Washington Military Department, 
and the urban areas of Joint Base Lewis McChord, and an unincorporated island, known as 
Arrowhead-Partridge Glen, which is located between the City of Lakewood and the Town of 
Steilacoom. 
 
2.6.1 Camp Murray 
 
In 2012, Lakewood examined the advantages and disadvantages of annexing Camp Murray 
into Lakewood.  This action came about as a result of Camp Murray approving a master site 
development plan which included a proposal to relocate their main gate from Union Avenue 
SW to Portland Avenue SW.     
 
Lakewood’s existing corporate limits abut the northerly Camp Murray boundary.  
Lakewood’s Tillicum neighborhood is located to the north and northwest of Camp Murray.  
To the south lies federal land within the secure Joint Base Lewis McChord (JBLM) boundary.  
To the east and west, respectively, Camp Murray is bounded by the “hard boundaries” of I-5 
and American Lake. 
 
Camp Murray is owned by Washington State.  There are no residential uses located onsite.  
Developed areas encompass about 52% of the installation.  The built environment provides 
statewide wheeled vehicle support, storage buildings, administrative offices, classrooms, a 
heliport, and a drill field.  There are 88 buildings on Camp Murray, approximately a third of 
which are over 50 years old.  Water and sewer facilities are provided by Joint Base Lewis 
McChord (JBLM).   
 
Recreational amenities include a physical training course, campground, and a boat launch.  
The remaining portions of the installation consist of undeveloped forest, wetlands, shoreline, 
and riparian areas. 
 
The Washington State Emergency Operations Center is located on Camp Murray, which aids 
local emergency responders in coordinating search and rescue operations, wildfire 
mobilization, environmental responses, and other emergencies.   
 
Annexation of Camp Murray proved to be infeasible given its unique nature.  It was 
concluded that state enabling legislation would be required to annex Camp Murray.  
However, that is not to suggest that Camp Murray should not be within Lakewood’s UGA.  
Both Lakewood and Camp Murray have shared interests.  Primary ingress/egress into Camp 
Murray is through the City.  Road improvements have been made in Lakewood to improve 
access into Camp Murray.  Both the City and Camp Murray are located on the shores of 
American Lake.  A boat launch and an enclosed boat storage facility housing fire district and 
police boats straddle current boundaries.  
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Figure 2.12 
Comprehensive Plan Urban Growth Area 
(CUGA) 

070



Land Use Maps                                                                                                                              24 | P a g e  
 

 
 
 
 
 
 

Figure 2.13 
Arrowhead-Partridge Glen Potential 
Annexation Area 
Comprehensive Plan Urban Growth Area 
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2.6.2 Joint Base Lewis McChord (JBLM) 
 
JBLM’s cantonment area is located within Lakewood’s UGA and is shown in Figures 2.14 and 
5.15.  The cantonment area refers to those areas of land that are designated for urban-
scale development both existing and proposed.  It includes residential, commercial, 
industrial and military related uses.  Over the past 10 years, JBLM has experienced 
significant development activity; that activity has been entirely confined to the cantonment 
area in an effort to maximize and preserve existing military training areas and in some 
cases to preserve wildlife habitat.   
 
In 2003, total base population was 27,982.  By 2010, the population had increased to 
59,980 and is currently projected at 58,133 by 2016.  JBLM has 23,000,000 square feet of 
facilities.  There are 4,901 family housing units on JBLM in 22 different communities.  An 
additional 637 family housing units are planned.   
 
JBLM provides water and sewer utilities.  The installation maintains 11,779 permanent party 
barracks/dorm spaces; 2,488 of those spaces have been constructed since 2010.  JBLM has 
recently constructed 408 Wounded Warriors barracks units.  An additional 736 barracks 
units have been approved.  Many of the barracks units are being constructed to replace 
spaces in aging gang latrine barracks constructed in the 1950's.  The new construction will 
not add to the overall barracks inventory. 
 
Six elementary schools are located on base.  There is an existing prison and two airfields.  
JBLM maintains 278 miles of streets, a 3.3 million gallon water treatment plant, and a 4 
million gallon wastewater treatment facility.  The Madigan Army Medical Center is a part of 
JBLM.  It is located on 120 acres and is the second largest treatment facility in the US Army.   
 
JBLM has created its own master plan with design principles to preserve rangeland and airfield 
space, construct mixed-use buildings, create car parks, and establish a Town Square. 
 
2.6.3 Arrowhead-Partridge Glen 
 
In 2013, Lakewood considered annexation of Arrowhead-Partridge Glen.  An annexation report 
was prepared.  Physically, this area comprises 256 acres, a largely single family, built-out 
neighborhood with an estimated population of 2,444.  The area is within the identified Pierce 
County urban growth area boundary and can be annexed by either Lakewood or the Town of 
Steilacoom.  Three past annexations attempts, one to the Town of Steilacoom, and two to the 
City of Lakewood, all have failed by narrow margins. 
 
The annexation report concluded that like most cities, Lakewood continues to operate in a 
challenging fiscal environment.  The effect of the recent recession has been twofold; not only 
has it impacted tax revenues reliant on new development and consumer spending (i.e. sales tax 
revenue), it has also exposed a structural revenue problem put in place by the passage of I-
747, which limited property tax levy growth to one percent a year.  Combined, the reduction in 
overall tax collections and the limitation on property tax, highlights the City’s current fiscal 
challenge where the cost of municipal services is growing faster than its tax and fee revenues.  
The challenge for the City is to maintain adequate levels of service without changing tax and fee 
policies.  Regardless of annexation, the City will have to continue to take steps to bring 
revenues and costs in line in the form of a balanced budget. 
 
The revenue that could be expected to accrue to the City resulting from annexation would be 
sufficient to cover the City’s incremental operating costs associated with adding the annexation 
population.  However, given the City’s current fiscal situation, it is not clear whether annexation 
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would be sustainable in the long term.   
 
Anticipated annexation revenue would only partially contribute toward Public Works costs for 
existing road needs (Military Road) and future chip sealing.  It is possible these costs could be 
offset by the addition of TBD revenue in the future, but at this time it is not possible to evaluate 
whether that revenue would be sufficient to cover these costs, together with what presumably 
would be additional capital costs attributable to the area over time. 
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LAND USE  
 
3.1 Introduction and Purpose 
 
This chapter sets the stage for a vibrant, sustainable, family-oriented community through the 
balanced allocation of land for housing, commerce, industry, recreation, transportation, open 
space, cultural resources, and other uses.  It accommodates growth, while preserving the 
character of established neighborhoods and protecting them from intrusion of incompatible uses 
by using innovative land development concepts and techniques.  For example, housing and 
commercial development may be interwoven in some areas where they would mutually benefit 
one another.  Elsewhere, different land uses may remain discrete to meet other goals. 
 
The land-use chapter is organized topically. Each section contains an introductory discussion 
describing the critical issues relating to the topic and identifying Lakewood’s strategy for handling 
these issues.  Goals and policies specific to each topic then follow.  These goals and policies will 
be realized through the City’s implementation strategies, including future sub-area planning, 
technical area planning, design and development regulations, the process of development 
review, and other such methods. 
 
3.2 Residential Lands and Housing 
 
Housing is a central issue in every community, and it plays a major role in Lakewood’s 
comprehensive plan.  The community's housing needs must be balanced with maintaining the 
established quality of certain neighborhoods and with achieving a variety of other goals related to 
transportation, utilities, and the environment.  There are a number of considerations related to 
housing in Lakewood: 
 
Impact of Military Bases:  Historically, the market demand for affordable housing for military 
personnel stationed at Joint Base Lewis McChord (JBLM) has had a major impact on 
Lakewood, and appears to be a major factor in understanding the presence of a large 
number of apartments in the city.  Many of the retired homeowners now living in the 
community were once stationed at JBLM.   
 
Lakefront Property:  The opportunity to build higher valued homes in a desirable setting on 
the shores of the City’s lakes has provided Lakewood with its share of higher-income 
families, and some of its oldest, most established neighborhoods.   
 
City of Tacoma:  Lakewood has been a bedroom community for Tacoma.  The City’s 
proximity to Tacoma has positioned it as a primary location for post-World War II tract 
housing.    
 
Rental Housing: Forty-four percent of Lakewood’s occupied housing units are now rentals.  Two 
trends are at work that combine to make rental housing predominant.  First, an abundance of 
apartment construction prior to incorporation, and, again, the presence of JBLM.   
 
Land Availability: In preparing the comprehensive plan, the City analyzed the development 
capacity of residential land based on the official land-use map.  The capacity analysis 
considered present use, development limitations, market factors, and current land valuations. 
Only undeveloped (vacant) or very underdeveloped properties were considered.  If actual 
buildout matches this analysis, the added units will meet the growth forecast level adopted by 
the City.  There is adequate land currently planned for multi-family use.  To achieve growth 
targets, infill development on vacant or underutilized properties will be required.  In areas well-
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served by transportation, public transit, and neighborhood business centers, new housing at 
higher densities will be encouraged to expand housing choices to a variety of income levels and 
meet growth targets. 
 
Housing Affordability:  The GMA calls for jurisdictions to provide opportunities for the provision 
of affordable housing to all economic segments of the population.  Pierce County has 
established “fair share” allocations for affordable housing based on the 2010 census.  Each city 
within the County is expected to accommodate a certain portion of the County’s affordable 
housing needs.  The City has developed and possesses a number of tools and programs that 
help provide housing resources to low-income residents.   
 
Residential lands and housing are addressed in the following sections. 
 
3.2.1 Housing Overview 
 
Lakewood possesses diverse incomes and housing stock with a wide range of unit types and 
prices.  This includes large residential estate properties, single-family homes of all sizes, 
older single-family homes and flats, some townhouses, semi-attached houses, low- and 
mid-rise apartments and high-density apartments scattered throughout the City. 
 
The Housing Element is based on an assessment of Lakewood’s current demographics and 
existing housing stock.  It also responds to the State’s Growth Management Act (GMA), to 
the Pierce County Countywide Planning Policies (CWPP), and to other elements of the 
Comprehensive Plan.  Along with the residential sections of the Land Use Element, the 
Housing Element considers how Lakewood will accommodate its share of projected regional 
growth and how it will provide housing for all economic segments of its population.  It 
provides a framework for addressing the housing needs of current and future residents.  
Finally, it serves as a guide for protecting and enhancing the quality of life in residential 
areas.  
 
3.2.3  State and Regional Planning Context 
 
Housing is one of the 13 major goals of the Washington State Growth Management Act 
(GMA).  The GMA housing goal is to: 
 
"Encourage the availability of affordable housing to all economic segments of the population 
of this state, promote a variety of residential densities, and housing types, and encourage 
preservation of existing housing stock." 
 
By GMA mandate, the Housing Element must include: 
 
1. An inventory and analysis of existing and projected housing needs. 
2. A statement of goals, policies, and objectives for the preservation, improvement and 

development of housing. 
3. An analysis that identifies sufficient land for housing, including, but not limited to 

government-assisted housing, housing for low-income families, manufactured housing, 
multifamily housing, and special needs housing.   

4. An analysis that makes adequate provisions for existing and projected needs of all 
economic segments of the community. 

 
GMA directs that the "plan shall be an internally consistent document."  The policies of one 
element cannot conflict with those of another element.  The policy decisions made in each 
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element may either be affected by or direct the other elements.  The various elements 
address housing issues in the following ways. 
 
Land Use Element  Directs where housing locates, its density, and the 

purpose and character of various land use designations. 
 
Housing Element  Refines and types of housing, provides a strategy for 

addressing the affordability of housing, and a policy 
foundation for reaching citywide housing objectives. 

 
Utilities Element  Influences the location of housing, costs, timing of 

development. 
 
Transportation Element  Influences access to housing, jobs, and services. 
 
Capital Facilities Element Influences services, quality of life, timing of 

development 
 
Amendments to the GMA in 1991 require cities and counties to jointly develop countywide 
housing policies. Pierce County’s Countywide Planning Policies, developed by the Growth 
Management Coordinating Committee, responded to this by establishing a policy that at a 
minimum of 25% of the growth population allocation be satisfied through the provision for 
affordable housing. Affordable housing is defined as housing affordable to households 
earning up to 80 percent of the countywide median income.  The current CPP does not set 
low-income and affordable housing unit growth targets.   
 
3.2.4  Countywide Policies  
 
The CWPPs, required by GMA, both confirm and supplement the GMA.  The CWPPs for 
affordable housing promote a “rational and equitable” distribution of affordable housing.  
They require that jurisdictions do the following regarding housing:  
 
 Determine the extent of the need for housing for all economic segments of the 

population, both existing and projected for each jurisdiction within the planning period. 
 
 Explore and identify opportunities to reutilize and redevelop existing parcels where 

rehabilitation of the buildings is not cost-effective, provided the same is consistent with 
the countywide policy on historic, archaeological, and cultural preservation. 

 
 Encourage the availability of affordable housing to all economic segments of the 

population for each jurisdiction with a goal that at a minimum of 25% of the growth 
population allocation is satisfied through affordable housing. 

 
 Establish an organization within Pierce County that would coordinate the long-term 

housing needs of the region.  This organization would focus its efforts on planning, 
design, development, funding, and housing management. 

 
 Jurisdictions should plan to meet their affordable and moderate-income housing needs 

goal by utilizing a range of strategies that will result in the preservation of existing, and 
production of new, affordable and moderate-income housing that is safe and healthy. 

 
 Maximize available local, state, and federal funding opportunities and private resources 

in the development of affordable housing for households. 
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 Explore and identify opportunities to reduce land costs for non-profit and for-profit 
developers to build affordable housing. 

 
 Periodically monitor and assess Lakewood’s housing needs to accommodate its 20-year 

population allocation. 
 
The CWPPs also suggest local actions to encourage development of affordable housing.  
These may include, but are not limited to, providing sufficient land zoned for higher housing 
densities, revision of development standards and permitting procedures, reviewing codes for 
redundancies and inconsistencies, and providing opportunities for a range of housing types. 
 
3.2.5 Goals Summary  
 
The Housing Element includes four broad goals.  Each goal is explained below, along with 
related information on Lakewood’s population, housing stock, and housing growth capacity.  
Following the discussion is a list of Housing Element objectives and policies. The objectives 
provide a framework for guiding city actions and housing unit growth, and each objective 
responds to several goals.  The policies that follow each objective further shape and guide 
City actions and development regulations. 
 
Lakewood’s Housing Element goals are: 
 

1. Ensure sufficient land capacity to accommodate the existing and future housing 
needs of the community, including Lakewood’s share of forecasted regional growth. 

 
2. Ensure that housing exists for all economic segments of Lakewood’s population. 

 
3. Ensure that there are housing opportunities for people with special needs, such as 

seniors, people with chronic disabilities, and the homeless. 
 

4. Maintain, protect, and enhance the quality of life of Lakewood’s residents. 
 

5. Recognize relocation issues brought about by demolition or conversion to another 
use. 

 
3.2.6  Background on Lakewood’s Population and Housing Capacity  
 
GMA requires jurisdictions to show zoned land capacity for their targeted number of new 
housing units. This capacity includes land that is available for new development, 
redevelopment, or infill development.  
 
In 1996, Lakewood’s incorporation population was established by OFM to be 62,786.  With 
the adoption of Lakewood’s Comprehensive Plan in 2000, a residential land capacity analysis 
was prepared based on the residential densities established in the Official Land Use Map and 
implementing land use and development regulations. The 20-year capacity analysis 
provided for a population growth of 17,500, and 7,107 new residential uses.  Thus, 
Lakewood’s planning horizon could accommodate 75,711 people and a total of 32,503 
housing units.   
 
However, through the 2000 Census, Lakewood was found to have lost population between 
its incorporation and the 2000 Census.  The federal Census Bureau and OFM had 
overestimated Lakewood’s initial population.  As is done yearly for the purpose of allocating 
of certain state revenues, this estimate is adjusted for each jurisdiction in the state based 
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OFM forecasts.  Although Lakewood’s yearly OFM estimate had grown considerably by 2000, 
following the 2000 Census and adjustments after the City requested review, Lakewood’s 
2000 population was established at 58,293 – considerably lower than the incorporation 
population.  The background information upon which Lakewood’s initial comprehensive plan 
was based had assumed a higher population than was later established via the Census.   
 
In the last major update to the City’s comprehensive plan, Lakewood’s April 1, 2004 OFM 
population was estimated to be 59,010.  Capacity analysis of the City’s initial 
comprehensive plan designations adopted in 2000 determined the plan to have a build-out 
capacity of 17,500 new residents.  The most significant change to this number came as an 
outcome of the 2003 amendments to the comprehensive plan, which resulted in 3,962 in 
lost population capacity due to the redesignations/rezoning.  That resulted in an adjusted 
build-out population of 13,538, or a total population of 72,548 by the year 2020.   
 
In November 2007, OFM published the latest series of GMA population projections, and 
thereafter, the Puget Sound Regional Council (PSRC) adopted VISION 2040 in May 2008.  A 
review process of population allocations was initiated by the Pierce County Growth 
Management Coordinating Committee (GMCC), and the Pierce County Regional Council 
(PCRC).  Recommendations on changes to population, housing, and employment targets 
were submitted to the Pierce County Council.   
 
The Pierce County Council adopted Ordinance No. 2011-36s, revising target and 
employment growth.  Lakewood’s 2030 population was adjusted down to 72,000 with 
corresponding reductions in housing and employment projections.  However, the City did 
not materially change its residential density patterns since adoption of the City’s first 
comprehensive plan in 2000.   
 
3.2.7  Lakewood’s 2030 Housing Capacity 
 
In 2014, Pierce County Planning and Land Services prepared a capacity analysis for 
Lakewood based on their buildable lands methodology.  That model is based on existing 
land inventories, and a calculation of underutilized parcels based on transportation and land 
use demand.  The accompanying map, Figure 3.1, which originates from the Pierce County 
2014 Buildable Lands Report, identifies vacant, vacant single family, and underutilized 
properties.  The analysis shows that by 2030, Lakewood would need to provide 9,565 new 
housing units.  The data is described in Table 3.1.  Current “built-in” capacity based on 
existing zoning densities and shown in Table 3.2 shows a new housing unit capacity of 
10,915.   
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Figure 3.1 
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Table 3.1 
City of Lakewood: Housing Unit Needs 
 
2010 Housing 

Units 
2030 Housing 
Units Needed 

Additional Housing 
Needed ('10-'30) 

Plus Displaced 
Units 

Total Housing 
Units Needed 

26,548 34,284 7,736 1,829 9,565 

2010 Census 
Pierce County Ordinance No. 2011-36s 
 
 
Table 3.2 
City of Lakewood: Housing Unit Capacity 
 

Zoning 
District 

Adjusted Net 
Acres 

Assumed 
Density 

Unit 
Capacity 

Plus 1 Dwelling Unit per 
Vacant (single-unit) Lot 

Housing 
Capacity 

R-1 47.97 1.45 70 3 73 

R-2 132.76 2.2 292 12 304 

R-3 376.08 4.8 1,805 43 1,848 

R-4 71.28 6.4 456 5 461 

MR-1 21.65 8.7 188 0 188 

MR-2 60.65 14.6 885 3 888 

MF-1 46.54 22 1,024 0 1,024 

MF-2 67.44 35 2,360 0 2,360 

MF-3 31.44 54 1,698 0 1,698 

ARC 13.23 15 198 0 198 

NC-1 1.59 22 35 2 37 

NC-2 15.02 35 526 7 533 

TOC 12.78 54 690 0 690 

CBD 17.46 54 943 0 613 

  Total  Housing Capacity 10,915 

2014 Pierce County Buildable Lands Report 
Lakewood Community Development Department 
 
Total population was calculated using data from the 2010 Census.  Total population was 
divided by the number of housing units (58,163/26,548) to calculate persons per unit.  That 
number, 2.19, is then multiplied by housing unit capacity, 10,915 (2.19 x 10,915), to arrive 
at a population of 23,904.  This number is then added to Lakewood’s 2010 Census 
population determination, 58,163 (23,904 + 58,163), to arrive at 82,067 by 2030.   
 
The 2014 analysis demonstrates that the City has sufficient capacity for housing. The 
capacity of 10,915 units is 1,350 more than the need of 9,565 units. Lakewood, therefore, 
has adequate residential land available for development to meet the 2030 housing target. 
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3.2.7  Housing Characteristics  
 
A.  Mix of Unit Types 
 
Table 3.3 describes the number and types of housing units in Lakewood.  A substantial 
share (44%) of the housing in Lakewood is multi-family. This is a larger percentage than in 
Pierce County (26% multi-family) and Tacoma (36% multi-family).  See Table 3.4 for a 
comparison of multifamily units in other Pierce County communities.  Since most multi-
family units are rentals, this contributes to a slightly higher share of the population renting 
in Lakewood than in Tacoma.  Still, the majority of housing units were single family (51%), 
mostly detached units. A small, though important, percentage of units in Lakewood were 
mobile homes.   
 
Table 3.3 
Composition of Housing Units in Lakewood:  2010 
 
Unit Type  No. of Units % of Units % of County’s 

Units  
Single Family 13,488 51% 4.1% 
Multi-family 11,600 44% 3.6% 
Mobile Homes & Other 1,460 5% < 1% 
 26,548 100% 8.2% 
Source: 
  2010 US Census 
 
 
Table 3.4 
Comparison of Multifamily Units among Pierce County Cities:  2010 
 
City % Multifamily Units  
Lakewood 44% 
Puyallup 40% 
Gig Harbor 39% 
University Place  37% 
Sumner 36% 
Tacoma 35% 
Steilacoom 29% 
DuPont 26% 
Bonney Lake 8% 
Incorporated Pierce County 35% 
Unincorporated Pierce County 11% 
Total Pierce County 25% 
Source: 
  2010 US Census 
 

1.  Mobile Homes  
 

The number of mobile homes in Lakewood has declined in recent years.  Mobile 
homes can be an affordable housing option for low income households, both as 
rentals and as owner-occupied units.  However, if not maintained, the condition 
of the units can easily deteriorate even to the point of being unsafe.  Many of 
Lakewood’s mobile homes are in need of substantial repair or are unsuitable for 
rehabilitation. 
 
The deteriorating condition of mobile homes in Lakewood remains an ongoing 
concern.  Several of the parks are in areas zoned commercial, such as those 
along Pacific Highway Southwest have been demolished.  As property values 
increase, there will be corresponding pressure to consolidate properties and 
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redevelop.  The antiquated condition of many mobile homes will prevent 
relocation, in addition to the scarcity of available property.   
 
Washington State requires that manufactured homes be allowed in all residential 
neighborhoods.  Rather than centering in mobile home parks, manufactured 
homes may be placed on lots in any neighborhood, allowing for an infill of 
affordable housing, or in new small “mobile home” subdivisions.  The units must 
meet building codes and residential development standards. The City permits 
manufactured homes in all residential areas (Lakewood Municipal Code 
18A.50.180), although many of these areas will still be out of financial reach of 
current mobile home residents. Still, manufactured housing is a strategy for 
providing affordable housing as well as preserving existing neighborhood 
character. 

 
B. Owner Occupied Housing Values  
 

Lakewood’s owner occupied housing stock remains affordable.  In 2010, the median 
value for owner occupied housing was $234,800.  This number is slightly higher than 
Tacoma ($230,100) and lower than Pierce County ($251,400) or Washington State 
($272,900).   
 
Lakewood has also enjoyed a lower price growth rate.  Between 2000 and 2010, 
Lakewood’s price growth rate was 59%.  Pierce County’s and Tacoma’s price growth rates 
were 68% and 87%, respectively.   

 
C.  Housing Age 
 

Lakewood has grown steadily until recently.  The fastest growing decades were the 
1960s, and the 1970s.  This is consistent with Lakewood being a bedroom community 
and recreational area for those commuting to and from Tacoma.  Housing production in 
the area prior to 1940 was focused in Tacoma and then, as with typical suburban growth 
patterns, moved to the edges of the city (Tacoma) and areas in the county where land 
and development costs were lower.  A good share (43%) of the current housing in 
Lakewood was built between 1960 and 1979.  Growth was steady through the 1980s and 
1990s, but significantly declined in the last 10 years.  The decline in growth is 
representative of Lakewood’s built-out nature and a transition from suburban to urban 
growth.  New development will occur through infill and redevelopment of older 
properties.  The median age of housing in Lakewood is 1973.  

 
1. Condition of Housing  
 
There is no current data available on housing condition in Lakewood. However, the 
City also is active in funding two programs through the Community Development 
Block Grants designed to prevent deterioration of housing in Lakewood. The City also 
inspects for building code violations both pro-actively and based on complaints. 
 
2. Demolitions  
 
Over the past 13 years, a surprising number of demolitions and mobile home park 
closures have taken place.  A total of 576 units have been demolished.  The level of 
demolition shows that redevelopment is occurring, and that slowly, development is 
aligning with Lakewood’s comprehensive plan land use policies.  Many of the housing 
units that were removed were located in Air Corridor zones (the flight path of 
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McChord Field), “I” lands converting into industrial use, or along the I-5 Corridor 
commercial or industrial zoning districts.  In some cases, houses were removed 
through dangerous building abatement actions. 

 
D.  Housing Tenure 
 

A large share (49%) of Lakewood housing was rented.  Some of this is due to the greater 
percentage of multi-family housing in Lakewood than the county as a whole (44% multi-
family in Lakewood compared to 25% in Pierce County).  Tenure in Lakewood is 
consistent with other cities along the I-5 corridor, which ranged from 42% (Renton) to 
50.5% (Everett) renter-occupied units.  Other cities renter-occupancy rates were: Lacey 
39%, Olympia 48%, Kent 46%, and Federal Way 41%. 

 
E.  Household Size in Relation to Ownership 
 

Demographic trends provide an indication of future demand for various unit types. 
According to the 2010 U.S. Census, average household size in Lakewood is 2.36 persons. 
Lakewood’s household size is much smaller than Pierce County (2.59) and similar to 
nearby Tacoma (2.31). Average household size for owner-occupied housing units in 2010 
was 2.40 persons. For renters it was 2.33 persons. This shows no material increase in 
renter-occupied household size of 2.34 in 2000, and in owner-occupied household size, 
which was 2.43 in 2000. 

 
F.  Age of Residents 
 

The 2010 Census estimated that the median age of the population in Washington was 
37.3 years. The median age of the population in Lakewood was a little higher at 36.6.  
Table 3.5 compares median age for Lakewood, Tacoma, Pierce County, and Washington 
State.   

 
Table 3.5 
Median Age 
 
Location Year 

1990 2000 2010 
Lakewood  35.0 36.6 
Tacoma 31.8 33.9 35.1 
Pierce County 31.3 34.1 35.9 
Washington State  33.1 35.3 37.3 

Source: 
2010 US Census 

 
The 2010 Census also found that: 14% of Lakewood’s population was of retirement age, 
a larger percentage than of Tacoma, Pierce County, or Washington State; 61% of the 
population was working age (20 to 64); and 25% of the population was under the age of 
20.   Beyond the “Boomer” phenomena, Lakewood has a slightly higher elderly population 
since it has been a choice retirement community for military retirees.    

 
G.  Race/Ethnicity 
 

Lakewood has a very diverse population. Over one-third of residents as of the 2010 
census identified themselves as some race other than white alone; and 15% identified 
themselves as Hispanic.    
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In recent decades, the census has provided more opportunities for people to describe 
themselves in terms of race and ethnicity.  People are now able to consider the 
complexity of their racial or ethnic ancestry which results in a more accurate picture.  
However, it makes comparison of race and ethnicity from census year to census year 
problematic.  Table 3.6 below provides a breakdown on race and ethnicity in comparison 
to Tacoma, Pierce County, and Washington.  

 
Table 3.6 
Race & Ethnicity 2010 
 
Race Location 

Lakewood  Tacoma Pierce County Washington  
White 59% 65% 74% 77% 
Black/African American 12% 12% 7% 4% 
Native (American Indian, Alaska Native, 
Native Hawaiian/Pacific Islander, etc.) 

4% 3% 3% 2% 

Asian 9% 8% 6% 7% 
One race, other  7% 5% 4% 5% 
Two or more Races 9% 8% 7% 5% 
Hispanic  15% 11% 9% 11% 

Source: 
      2010 U.S. Census 
 
H.  Households 
 

There were 24,069 households living in Lakewood at the time of the 2010 census. While 
the majority (60%) of households in Lakewood consisted of family households, this 
percentage was lower than in Pierce County and Washington (67% and 64% family 
households respectively).  Lakewood has a greater percentage of non-family households 
than the county and state.  Almost one-third (32%) of all households in Lakewood 
consisted of people living alone, and 10% of all households consisted of single people 
aged 65 and over. 
 
Twenty seven percent of all Lakewood households had minor children (under the age of 
18) living at home. Almost half (44%) of all family households had minor children living 
at home. This varied, however, by type of family: 

 
 36% of married couples had minor children living at home. 
 63% of female family householders with no husband present had minor children 

living at home. 
 51% of male family householders with no wife present had minor children living at 

home. 
 

The average size of households in Lakewood was 2.36, a little lower than Tacoma, Pierce 
County and the state, and consistent with the greater percentage of people living alone in 
Lakewood than in the county and the state.  The declining average household size is a 
trend experienced nationally.  Households are getting smaller for several reasons, 
including smaller families, childless couples, single parent households, and an increased 
number of “empty-nesters” as baby boomers age. 

 
I.  Group Quarters  
 

There were 1,544 people living in group quarters in Lakewood at the time of the 2010 
census, the most recent data available.  This was equal to 2.7% of the total population 
in Lakewood.  Group quarters includes Western State Hospital which is a regional facility 
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serving 19 counties in Washington.  There were 794 people counted residing at the 
psychiatric hospital.   

 
3.2.8 Housing for All Economic Segments   

GMA requires all jurisdictions to encourage the availability of housing for all economic 
segments of the population.  These economic segments are defined by the State of 
Washington and the U.S. Department of Housing and Urban Development (HUD) as follows: 
 

 Upper Income Households at 121% of Median Income and above 
 Middle Income Households at 80-120% of Median Income 
 Low Income Households at 80% or less of Median Income 
 Very Low Income Households at 50% or less of Median Income 
 Extremely Low Income Households at 30% or below Median Income 

 
HUD also defines the maximum amount that households should have to pay for housing as 
30% of total household income. The CPP consider households that earn less than 80% of 
county median income, to be in need of less expensive housing. The CPP ask all cities to 
take action to address existing housing needs, and to create affordable housing for expected 
population growth. 
 
Housing costs are related to development costs, but are also a function of supply and 
demand, interest rates, and policies at many levels of government.  As the vast majority of 
housing is supplied by the private sector, local governments use regulatory means to 
influence the supply, unit types, and affordability of new housing.  Local regulations with an 
impact on the cost of housing include subdivision and road requirements, utility policies, 
development and mitigation fees, building and energy code requirements, and zoning 
regulations.  In addition, overall permit processing time also affects new home prices. 
 
A.  Affordability of Housing in Lakewood  
 

Housing is considered affordable when the cost of housing plus utilities equals no more 
than 30% of household income.  Escalating housing and utilities costs have forced many 
households to pay considerably more for housing than is affordable or even feasible.  
While housing costs have increased regionally, income has not increased as the same 
rate in recent decades.   
 
Increasing housing costs are especially burdensome for low and moderate income 
households, many of whom are paying more than 30% of household income for housing 
and utilities.  Even when low income households are able to secure housing meeting the 
30% of income affordability guideline, they are strapped to meet other expenses that 
are also increasing in this economy, such as health care, transportation, education, food, 
and clothing. 
 
Table 3.7 provides a glimpse of household costs for houses with and without a mortgage 
and for apartment rentals.   

 

Table 3.7 
Housing Costs as a Percentage of Household Income 
 
Description  Estimate Percent  
Housing Units with a mortgage 6,732 N/A 
 Less than 20.0 percent 2,161 32.1% 
 20.0 to 24.9 percent 938 13.9% 
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Table 3.7 
Housing Costs as a Percentage of Household Income 
 
 25.0 to 29.9 percent 987 14.7% 
 30.0 to 34.9 percent 672 10.0% 
 35.0 percent or more  1,974 29.3% 
    
Housing Units without a mortgage 3,970 N/A 
 Less than 10.0 percent 1,586 39.9% 
 10.0 to 14.9 percent 761 19.2% 
 15.0 to 19.9 percent 635 16.0% 
 20.0 to 24.9 percent 284 7.2% 
 25.0 to 29.9 percent 174 4.4% 
 30.0 to 34.9 percent 189 4.8% 
 35.0 percent or more  341 8.6% 
    
Gross Rent   
 Occupied units paying rent 13,207 N/A 
 Less than $200 126 1.0% 
 $200 to $299 76 0.6% 
 $300 to $499 505 3.8% 
 $500 to $749 4,854 36.8% 
 $750 to $999 4,484 34.0% 
 $1,000 to $1,499 2,305 17.5% 
 $1,500 or more 857 6.5% 
    
Gross Rent as a Percentage of Household 
Income 

  

 Occupied units paying rent 12,813 N/A 
 Less than 15.0 percent 1,263 9.9% 
 15.0 to 19.9 percent 1,433 11.2% 
 20.0 to 24.9 percent 1,530 11.9% 
 25.0 to 29.9 percent 1,707 13.3% 
 30.0 to 34.9 percent 1,028 8.0% 
 35.0 percent or more  5,853 45.7% 

        Source:   
          US Census, 2007-2011 American Community Survey 
 

Households with a mortgage, 2,646 or 39.3%, are paying more than 30% for housing.  
For households without a mortgage, 530 or 13.4% are above the 30% bracket.  For 
renters, the numbers are significantly higher - almost 7,000 households or 53.7% of all 
renters are paying more than 30% of household income for housing.  Taken as a whole, 
44.7% of all Lakewood households pay above 30% for housing costs.   
 
Table 3.8 estimates housing units by HUD income categories. When compared with the 
percent of housing affordable to the income categories in 2010, this data indicates that 
Lakewood has a shortage of housing for middle and upper income households, and a 
large surplus of very low and low-income housing.   
 

Table 3.8 
Estimate of Lakewood Housing by HUD Income Categories 
 
  Percent Approximate No. 

of Housing Units  
Extremely low & very low 
income  

50% of median & below  28% 7,377 

Low income 51 to 80% of median  36% 9,353 
Middle Income 81 to 120% of median 11% 2,874 
Upper Income  Over 120% of median  25% 6,534 
 Totals 100% 26,138 

Source: 
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  2010 US Census  
 

B.  Upper Income Housing  
 

The level of new upper income housing construction was nominal between 2001 and 
2010.  Structures were single family detached structures.  Most of the upper income 
housing was constructed around the City’s lakes on infill properties designated 
residential estate.  As the region becomes more densely populated and the convenience 
and amenities of urban neighborhoods become increasingly desirable, upper income 
households could be found in a greater variety of neighborhoods and housing types. 
Apartment, townhouse, and condominium units may account for a growing share of 
high-end housing. 

 
C.  Middle Income Housing  

 
The middle segment has limited choices for housing in Lakewood.  This in part is a 
function of land availability and limited housing stock for this group.  However, 
estimates of income and housing suggest that an increase in housing for this segment 
would be readily absorbed. New single-family homes on infill sites will provide housing 
for this income segment, while innovative housing types such as small lot detached 
houses and semi-attached houses, may also be a part of the growth in housing at this 
income level. 

 
D.  Low Income Housing 

 
Data would suggest that Lakewood exceeds the CPP targets within this income segment.  
Much of the housing is made up of older tract homes and apartment complexes.  Also, 
rising apartment vacancies has meant more availability of rental stock affordable to this 
category.  Low interest rates have also helped low-income households, mostly those at 
the high end of this category, to purchase a home.   The City values opportunities for 
home ownership at this income level, particularly the opportunity to buy a first home.  

 
E.  Extremely Low- and Very Low-Income Housing 

 
Within the region, Lakewood exceeds its share of housing within this category.  The 
majority of housing for extremely low- and very low-income households has historically 
been older housing stock.  Some of the community’s housing needs that cannot be met 
by the market are met by the Pierce County Housing Authority (PCHA), and by private 
non-profit housing providers.  These organizations are generally subject to the same 
land use regulations as for-profit developers; however, they can access an array of 
federal, local, and charitable funding to make their products affordable to households in 
the lower income segments. 

 
3.2.9  Housing Resources 

Pierce County Housing Authority (PCHA) owns and operates five apartment complexes with 
a total of 285 units in Lakewood.  PCHA manages these properties.  Most of the tenants 
have low to very low incomes.  Some tenants receive Section 8 vouchers.  In total, as of 
early 2010, there were 551 PCHA Section 8 certificates or vouchers in use in Lakewood. 
 
In addition to PCHA, there are four low-income housing tax credit apartment complexes 
totaling 388 units.   
 
There are two small HUD contract housing apartments, 28 units located in Lakewood. 
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Network Tacoma operates 15 units of affordable housing at the Venture II Apartments 
located at 5311 Chicago Avenue SW.   

 
The Metropolitan Development Council (MDC) operates four affordable housing units in 
Tillicum.   
 
The Pierce County Affordable Housing Association (PCAHA) owns a 20 unit, permanent low-
income housing apartment complex at 5532 Boston Avenue SW (Manresa Apartments).  The 
property is managed by the Catholic Housing Services.   
  
The Living Access Support Alliance (LASA) operates several programs in Lakewood providing 
a variety of housing types.  LASA operates six units in Lakewood in a partnership with 
Sound Families, PCHA and social service agencies. Families are provided an apartment along 
with case management services.  A limited number of Section 8 certificates are available to 
graduates of this program.  Ainsworth House is a group house serving 3 to 4 young mothers 
and their young children.  Each mother and child can stay up to 24 months based on 
program participation.  Case management services are provided including parenting, 
financial education, landlord-tenant rights/laws and other life skills. 
 
Total assisted housing in Lakewood comes to 1,298 residential units.  This number 
represents 10% of the City’s rental housing stock.  
 
A.  City of Lakewood Housing Assistance  
 
The City of Lakewood provides housing assistance in several programs, including home 
repair, down payment assistance and blight removal.  The City also supports housing 
indirectly with General Fund dollars in collaboration with community partners.  This 
assistance is primarily for low income families, the elderly, and people with disabilities.   
 

1.  Major Home Repair Program  
 

Administered by the City of Lakewood, this program provides up to $25,000 for 
major home repairs to qualifying low-income homeowners in the form of a 0% 
interest loan with small monthly payments depending upon income level.  Loans in 
excess of program limitations may be authorized on a case-by-case basis under 
extenuating circumstances, to address health, safety and emergent situations.  The 
outstanding principal balance may be deferred for up to 20 years as long as the 
house remains owner-occupied.  Since the program’s inception in 2000, the City of 
Lakewood has allocated $1,690,917.10 to make repairs to 72 separate households 
throughout Lakewood.   Figure 3.2 shows the general locations of homes using the 
major home repair program.   

 
2.  Housing Rehabilitation Program (HOME) 

 
The Housing Rehabilitation Program provides up to $65,000 to qualified low-income 
homeowners in the form of a 0% interest loan with small monthly payments 
depending upon income level.  Loans in excess of program limitations, up to 
$75,000, may be authorized to make necessary alterations required to make a home 
ADA accessible.  Any outstanding principal balance may be deferred for up to 20 
years as long as the house remains owner-occupied.  This program is jointly 
administered with the City of Tacoma.  The Tacoma Community Redevelopment 
Authority is the governing body for the financing of the Housing Rehabilitation 
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Program.  Since 2000, the City of Lakewood has allocated $4,257,244.78 to make 
necessary code improvements to 67 homes, bringing them into compliance with 
current building codes.  Figure 3.3 shows the general locations of homes using the 
housing rehabilitation program.   

 
3.  Down Payment Assistance 

 
Loans up to $10,000 with 0% interest and small monthly payments, depending on 
income level, are available to qualified low-income applicants to be used for down 
payment and closing costs in buying a home.  The borrower must invest at least one-
half of the required down payment (one-half of the difference between the sales 
price and the first mortgage loan amount).  Outstanding principal balance may be 
deferred for up to 20 years as long as the house remains owner-occupied.  A 
condition of the down payment assistance program is participation in homeownership 
counseling classes.  These classes assist homebuyers with evaluating financing 
options, establishing or repairing credit histories, and learning basic home 
maintenance.   

 
4.  Neighborhood Stabilization  

 
Lakewood received two HUD grants, Neighborhood Stabilization Program 1 (NSP1) 
and Neighborhood Stabilization Program 3 (NSP3), through the State of Washington 
Department of Commerce, to assist with the demolition and or redevelopment of 
foreclosed, vacant, or abandoned properties.  Through these programs, properties 
are acquired and rehabilitated or redeveloped with the intent of stabilizing and 
revitalizing communities that have suffered from foreclosures and abandonment by 
mitigating the negative impacts of recent economic decline and housing market 
collapse.  By targeting Lakewood’s most distressed communities the city hopes to 
stem declining housing values by maintaining the quality of properties (land or units) 
and reducing the incidence of blight caused by abandoned and vacant properties.  
Toward this end, the City has removed blighted structures from 7 properties and has 
been able to acquire 8 properties, on which 17 new affordable single family 
residences are to be constructed. Additionally, the City has established a blight 
abatement fund to reuse any recaptured funds for future blight abatement activities.  
 

B.  Other Lakewood Support for Housing  
 

Lakewood continues to partner with many organizations providing and improving 
housing.  Lakewood’s partnership with Tacoma-Pierce County Habitat for Humanity has 
increased homeownership opportunities for low-income households through new 
construction and housing rehabilitation.  Partners with Habitat, including the City of 
Lakewood and Rebuilding Together South Sound, work together with limited funding and 
broad community support, including student volunteers, to provide much-needed 
housing.  In the Tillicum neighborhood alone, Habitat is in the process of constructing 31 
new affordable single family residences.  The addition of these units constitutes a 21% 
increase in owner-occupied residences in census tract 72000.  Lakewood has also 
provided financial support for rehabilitation and improvements of properties through 
various non-profit organizations such as Rebuilding Together South Sound, in addition to 
properties owned by Network Tacoma, Living Access Support Alliance, and the Pierce 
County Housing Authority.  
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The Paint Tacoma-Pierce Beautiful Program, administered by Associated Ministries, 
organizes community volunteers to paint the homes of low-income elderly and low-
income people with disabilities in Lakewood and other locations in Pierce County.  Since 
2000, 97 homes have been painted in Lakewood under this program.  The program is 
important in helping with home maintenance, but also helps owner-occupants maintain 
insurance coverage.  Some insurance companies base ongoing coverage on the 
condition of the exterior of the residence, including the condition of the exterior paint, 
with the assumption that the paint is a barometer for overall condition of the unit.  If 
insurance is cancelled, owners would not be in compliance with their mortgage 
requirements and could be subject to losing their homes.   

 
Human services funding provides added support for outreach and transitional housing 
programs provided by organizations such as Living Access Support Alliance, the Tacoma 
Rescue Mission, Good Samaritan Health, Catholic Community Services, and the YMCA.  
Funding is also provided to assist individuals with disabilities and emergency respite 
shelter, as well as shelters for victims of domestic violence.  
 
The City of Lakewood works with public and private landlords to improve their rental 
properties – through code enforcement and crime-free multi-housing program – and to 
open blighted properties to new ownership and development.  As an incentive, a 
certification of the Crime-Free Multi-Housing program is provided to managers who 
successfully complete the program, which are in turn placed on a national registry of 
properties designated as “crime free” certified units. The city also provides education to 
landlords and tenants regarding rights and responsibilities under landlord/tenant laws 
and fair housing laws through the Fair Housing Center of Washington and city staff.   

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
  Figure 3.2 
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Figure 3.3 
 
3.2.10  Housing Goals, Objectives, & Policies  
 
GOAL LU-1:  Ensure sufficient land capacity to accommodate the existing and future 
housing needs of the community, including Lakewood’s share of forecasted regional growth. 
 
Objective: Maintain a balance in the number of single-family and multi-family housing 
units, through adequately zoned capacity. 

 
Policies: 
 
LU-1.1:  Count new unit types as follows when monitoring the single-family/multifamily 

balance: 
 

 Count cottages as single-family houses; 
 Count semi-attached houses as single-family houses; and 
 Count the primary unit in a house with an ADU as a single-family unit. 

 
LU-1.2: Ensure that sufficient capacity is provided within the City boundaries in order to 

accommodate housing demand, provide adequate housing options, meet urban 
center criteria under the Growth Management Act and Countywide Planning 
Policies, and prevent unnecessary increases in housing costs. 

 
Objective: Ensure that City fees and permitting time are set at reasonable levels so they 
do not adversely affect the cost of housing. 
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Policies: 
 
LU-1.3:   Ensure predictable and efficient permit processing. 

 
LU-1.4: Create and maintain utility standards that encourage infill development. 

 
LU-1.5: Create and maintain development standards that reduce the overall cost of 

housing as long as health and safety can be maintained. 
 
GOAL LU-2:  Ensure that housing exists for all economic segments of Lakewood’s 
population. 
 
Objective:  Increase housing opportunities for upper income households. 
 
Policies:   
 
LU-2.1: Target ten (10) percent of new housing units annually through 2030 to be 

affordable to upper income households that earn over 120 percent of county 
median income. 

 
LU-2.2:  Provide opportunities for large and medium lot single-family development. 
 
LU-2.3:  Utilize low-density, single family areas designations to provide opportunities for 

upper income development. 
 
LU-2.4: Encourage larger lots on parcels with physical amenity features of the land such 

as views, significant vegetation, or steep slopes. 
 
LU-2.5:  Encourage construction of upper income homes on larger existing parcels. 
 
LU-2.6: Encourage the construction of luxury condominium adjacent to the lakes.   
 
LU-2.7:   Support site plans and subdivisions incorporating amenity features such as 

private recreation facilities, e.g., pools, tennis courts, and private parks to serve 
luxury developments.  

 
LU-2.8:   Increase public awareness of upper income housing opportunities in Lakewood. 
 
Objective:  Encourage the private sector to provide market rate housing for the widest 
potential range of income groups including middle income households. 

 
LU-2.9:  Target sixty five (65) percent of new housing units annually through 2030 to be 

affordable to middle income households that earn 80 to 120 percent of county 
median income. 

 
LU-2.10:  Encourage home ownership opportunities affordable to moderate income 

households. 
 
LU-2.11:  Encourage the construction of townhouse, condominium, and rental units 

affordable to moderate income households in mixed-use developments. 
 
LU-2.12  Continue to provide technical assistance for redevelopment of land in Lake City, 

Lakeview, Springbrook, and Tillicum. 
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LU-2.13: Market Lakewood to housing developers. 
 
LU-2.14: Maintain an updated inventory of land available for housing development. 
 
LU-2.15: Pursue public-private partnerships to provide for moderate-income housing. 

 
LU-2.16: Dispense middle-income housing in all areas of the City that have vacant land. 
 
LU-2.17: Ensure that a sufficient amount of land in all multi-family and mixed-use areas of 

the City is zoned to allow attached housing and innovative housing types. 
 
Objective:  Provide a fair share of low-and very-low income housing in the future. 
 
Policies: 
 
LU-2.20: Maintain a sufficient land supply and adequate zoning within the City to 

accommodate 25 percent of the City’s projected net household growth for those 
making less than or equal to 80 percent of county median income.   

 
LU-2.21: Establish the following sub-targets for affordability to households earning 50 

percent or less of county median income, to be counted to toward the 25 percent 
target: 

 
 Fifteen (15) percent of new housing units constructed in the City; 
 A number equal to five (5) percent of new housing units, to be met by 

existing units that are given long-term affordability; and 
 A number equal to five (5) percent of new housing units, to be met by 

existing units that are purchased by low-income households through 
home-buyer assistance programs. 

 
LU-2.22: Pursue public-private partnerships to provide and manage affordable housing. 

 
 Support non-profit agencies that construct and manage projects within the 

City; 
 Support the role of the Pierce County Housing Authority in providing 

additional housing; 
 Before City surplus property is sold, evaluate its suitability for 

development of affordable housing; and 
 Use federal funds including Community Development Block Grants and 

HOME funds to support low and moderate income affordable housing. 
 
LU-2.34: Work with other Pierce County cities to address regional housing issues. 

 
LU-2.35: Disperse low-income housing in all mixed-use and multi-family land use 

designations that allow attached dwelling units. 
 
LU-2.36: Except for parts of the Woodbrook neighborhood which is slated to be 

redeveloped as Industrial, and existing mobile home parks located in 
commercially designated zones or in Air Corridors, encourage preservation, 
maintenance, and improvements to existing subsidized housing and to market-
rate housing that is affordable to low and moderate-income households.   
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LU-2.37: Reduce existing housing need, defined as the number of existing households that 
earn 80 percent of county median income, and are paying more than 30 percent 
of their income for housing, or live in inadequate housing by increasing housing 
supply for all economic segments of the community. 

 
 Create opportunities for higher income households to vacate existing 

lower cost units, by creating larger houses on larger lots; and 
 Prioritize applications to the City for housing rehabilitation grants to 

homeowners earning 80 percent of county median income or below based 
on the greatest degree of existing need.  With the exception of 
emergencies, priority should be given to households occupying 
conventional housing. 

 
Objective:  Provide a variety of housing types and revised regulatory measures which 
increase housing affordability. 
 
LU-2.38: Support projects including subdivisions and site plans incorporating innovative lot 

and housing types, clustered detached houses, clustered semi-attached houses 
and a variety of lots and housing types within a site. 

 
LU-2.39: Support projects that incorporate quality features, such as additional window 

details, consistent architectural features on all facades, above average roofing 
and siding entry porches or trellises where innovative site or subdivision designs 
are permitted. 

 
LU-2.40: Encourage the construction of cottages on small lots through incentives such as 

density bonuses.   
 
LU-2.41: Support standards that allow cottage housing developments with the following 

features in residential zones, provided the cottages are limited by size or bulk: 
 

 Allow increased density over the zoned density; 
 Allow reduced minimum lot size, lot dimensions, and setbacks; 
 Allow both clustered and non-clustered cottages; 
 Allowing clustered parking; and 
 Base the required number of parking spaces on unit size, or number of 

bedrooms. 
 
LU-2.42: Support accessory dwelling units as strategies for providing a variety of housing 

types and as a strategy for providing affordable housing, with the following 
criteria: 

 
 Ensure owner occupancy of either the primary or secondary unit; 
 Allow both attached and detached accessory dwelling units and detached 

carriage units, at a maximum of one per single-family house, exempt from 
the maximum density requirement of the applicable zone; 

 Require an additional parking space for each accessory dwelling unit, with 
the ability to waive this requirement for extenuating circumstances; and 

 Allow a variety of entry locations and treatments while ensuring 
compatibility with existing neighborhoods. 

 
Objective:  Continue to allow manufactured home parks and manufactured home 
subdivisions on land that is specifically zoned for these uses. 
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LU-2.43: Maintain existing manufactured home developments that meet the following 

criteria: 
 

 The development provides market rate housing alternatives for moderate 
and low-income households; 

 The housing is maintained and certified as built to the International 
Building Code and Federal Department of Housing and Urban Development 
standards; and 

 Site planning includes pedestrian amenities, landscaping, and a 
community facility. 

 
Objective:  Allow the use of quality modular or factory-built homes on permanent 
foundations. 

 
LU-2.44: Allow and encourage the use of “gold seal” modular homes built to the standards 

of the International Building Code, and “red seal” manufactured homes built to 
the standards of the Federal Department of Housing and Urban Development in 
any zone allowing residential uses, as long as the housing meets all applicable 
City codes, looks similar to site-built housing, and is placed on a permanent 
foundation. 

 
Goals LU-3:  Ensure that there are housing opportunities for people with special needs, 
such as seniors, people with disabilities, and the homeless. 
 
Objective: Increase the supply of special needs housing. 
 
LU-3.1:  Periodically review the City’s land use and development regulations and remove 

any regulatory barriers to locating special needs housing and emergency and 
transitional housing throughout the City as required by the federal Fair Housing 
Act, to avoid over-concentration, and to ensure uniform distribution throughout 
all residential and mixed-use zones. 

 
LU-3.2: Support the housing programs of social service organizations that provide 

opportunities for special needs populations. 
 
LU-3.3 Support the establishment and operation of emergency shelters. 
 
LU-3.4: Support proposals for special needs housing that: 

 
 Offer a high level of access to shopping, services, and other facilities 

needed by the residents; 
 Demonstrate that it meets the transportation needs of residents; 
 Helps to preserve low-income and special needs housing opportunities in a 

neighborhood where those opportunities are being lost; and 
 Disperse special needs housing throughout the residential areas of the 

City. 
 

LU-3.5: Support development proposals by sponsors of assisted housing when applicants 
document efforts to establish and maintain positive relationships with neighbors. 

 
LU-3.6:  Allow a broad range of housing to accommodate persons with special needs (such 

as neighborhood-scale congregate care, group or assisted living facilities, or 
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transitional housing) in all residential areas and in certain appropriate non-
residential areas. 

 
LU-3.7:  Continue allowing accessory dwelling units (ADUs) to assist people in remaining 

independent or in retaining a single-family lifestyle on a limited income, subject 
to specific regulatory standards. 

 
LU-3.8:  Establish an administrative review process to enable detached ADUs in order to 

expand ADU capacity. 
 
LU-3.9:  To support mobility for those with special needs, locate special needs housing in 

areas accessible to public transportation. 
 
LU-3.10:  Utilize design standards to make special needs housing compatible with the 

character of the surrounding area. 
 
LU-3.11:  Where appropriate, provide density bonuses and modified height restrictions to 

encourage the development of senior and disabled housing. 
 
LU-3.12: Continue to promulgate the senior housing overlay district created under an 

earlier version of the comprehensive plan in order to encourage the concentration 
of senior housing proximate to shopping and services. 

 
LU-3.13:  Support the provision of emergency shelters and ancillary services that address 

homelessness and domestic violence and intervene with those at risk. 
 
LU-3.14:  Maintain cooperative working relationships with appropriate local and regional 

agencies to develop and implement policies and programs relating to 
homelessness, domestic violence, and those at risk. 

 
GOAL LU-4:  Maintain, protect, and enhance the quality of life of Lakewood’s residents. 

 
Objective:  Preserve and protect the existing housing stock. 

 
LU-4.1: Preserve existing housing stock where residential uses conform to zoning 

requirements. 
 
LU-4.2: High-density housing projects, with the exception of senior housing, will not be 

permitted in existing single-family residential neighborhoods.  More moderate 
densities such as cottage housing will be considered. 

 
LU-4.3: Target code enforcement to correct health and safety violations. 
 
LU-4.4: Continue Lakewood’s active enforcement of codes aimed at improving property 

maintenance and building standards in residential neighborhoods to bolster 
neighborhood quality and the overall quality of life. 
 

LU-4.5: Continue targeted efforts such as the crime-free rental housing program and seek 
out a variety of funding sources for this and other such outreach programs. 

 
LU-4.6:  Develop programs to provide financial assistance to low-income residents to assist 

them in maintaining their homes. 
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Lu-4.7: Where public actions such as targeted crime reduction programs result in the 
unexpected displacement of people from their housing, coordinate the availability of 
social services to assist them in finding other shelter. 
 

LU-4.8: Subject to funding availability, conduct periodic surveys of housing conditions 
and fund programs, including housing rehabilitation, to ensure that older 
neighborhoods are not allowed to deteriorate.  

 
LU-4.9: Identify areas in the City for priority funding for rehabilitation by non-profit 

housing sponsors. 
 
LU-4.10: Continue City funding of housing rehabilitation and repair. 
 
Objective:  Improve the quality of multifamily housing choices. 
 
LU-4.11: Develop regulations guiding appearance, scale, and location of new development 

to enable a range of dwelling types and amenities. 
 
LU-4.12:  Improve the existing multi-family housing stock by encouraging, through public-

private partnerships, revitalization and replacement of existing apartment 
complexes in appropriate locations throughout the city. 

 
LU-4.12: Direct multi-family housing to locations that support residents by providing direct 

access to public transportation, employment, services, open space, and other 
supporting amenities. 

 
LU-4.13: Encourage a high quality pedestrian environment around multifamily housing 

sites through the provision of walkways, lighting, outdoor furniture, bicycle 
parking, open space, landscaping, and other amenities. 

 
LU-4.14: Require that on-site amenities such as walkways, trails, or bike paths be 

connected to adjacent public facilities. 
 
Objective:  Develop and maintain livable neighborhoods with a desirable quality of life. 

 
LU-4.15: Promote high quality residential living environments in all types of 

neighborhoods. 
 
LU-4.16: Promote community identity, pride, and involvement in neighborhoods. 
 
LU-4.17: Continue to support the City’s neighborhood program to encourage neighborhood 

involvement, address local conditions, and provide neighborhood enhancements. 
 
LU-4.18:  Protect the character of existing single-family neighborhoods by promoting high 

quality of development. 
 
LU-4.19: Use design standards to encourage housing types that protect privacy, provide 

landscaping or other buffering features between structures of different scale, 
and/or promote investments that increase property values where housing that is 
more dense is allowed in existing single-family neighborhoods.   
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LU-4.20:  Development standards for flats and triplex developments should encourage 
design at the scale of single-family developments by limiting building length and 
heights. 

 
LU-4.21:  Relate the size of structures to the size of lots in order to create development 

that fits into a neighborhood. 
 
LU-4.22: New single-family subdivisions should provide pedestrian and vehicular 

connections to adjoining residential development unless a determination is made 
that a physical features of the site, such as a ravine, wetland or pre-existing 
developed property prevents practical implementation of this provision. 

 
Objective:  Recognize the unique requirements of residences located on busy arterials and 
other heavily used corridors. 
 
Policies: 
 
LU-4.23: Allow greater flexibility with regard to development standards for residential 

properties located on busy road corridors. 
 
LU-4.24: Examine where transportation design tools, attractive fences or walls, and 

landscaping may be used to buffer homes from adjacent traffic. 
 
Objective:  Support those who wish to work from home while preserving the residential 
character of the residentially designated areas. 
 
LU-4.25: Continue allowing home-based businesses that do not conflict with typical 

neighborhood functions. 
 
LU-4.26: Provide opportunities for "invisible" home businesses and support appropriate 

independent business and trades people and service providers to use their homes as 
a business base. 

 
LU-4.27: Incorporate emergent business trends and state licensure requirements into use 

standards for home-based businesses. 
 
Objective:  Relate development of public amenities such as parks, recreation centers, libraries, 
and other services to residential neighborhoods. 
 
Policies: 
 
LU-4.28: Coordinate capital improvements with targeted growth and expected redevelopment. 
 
LU-4.29: Prepare sub-area plans for neighborhoods with the greatest capacity for growth, 

especially those slated for the highest density, more complex land uses, or greatest 
change.  Priority planning areas are the Lakewood Station District, the CBD, 
Lakeview, and Tillicum. 

 
Objective:  Increase the percentage of homeownership in the City. 
 
LU-4.30:  Allow zero lot line developments and flats with common wall construction on 

separately platted lots in designations that permit attached unit types. 
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 Encourage condominium and fee simple townhouse developments with 
ground access and small yards. 

 Encourage the development of small-detached houses on platted lots or 
condominium developments where lot areas with yards are established 
without platting. 

 
LU-4.31: Support first time homebuyer programs such as those available through the 

Washington State Housing Finance Commission and other similar private or not-
for-profit programs with similar or better program elements and rates. 

 
GOAL LU-5:   Recognize relocation issues brought about by demolition or conversion to 
another use. 
 
LU-5.1: On an annual basis, provide a report to policy makers on the loss of affordable 

housing due to demolition or conversion.  
 
LU-5.2: Identify affordable housing resources that may be lost due to area-wide 

redevelopment or deteriorating housing conditions.   
 
LU-5.3:  Enforce the Uniform Relocation Assistance and Real Property Acquisition Policies 

Act of 1970, as amended by the Uniform Relocation Act Amendments of 1987 and 
any subsequent amendments, to provide financial and relocation assistance for 
people displaced as a result of construction and development projects using federal 
funds. Lakewood shall also enforce Section 104(d) of the Housing and Community 
Development Act of 1974, as amended, requiring the replacement of low- and 
moderate-income housing units that are demolished or converted to another use in 
connection with a CDBG project. 

 
LU-5.4:  Consider the use of CDBG funds for relocation payments and other relocation 

assistance to persons displaced as a result of demolition, conversion to another use, 
or public actions such as targeted crime reduction programs. 

 
3.3 Commercial Lands and Uses 
 
The amount and type of available commercial land uses are critical to the proper function of 
Lakewood. Commercial uses that provide goods and services to the residents represent a major 
source of employment and are a significant source of revenue for the City. Considerations 
related to Lakewood's commercial areas include: 
 
Commercial Land Surplus: Lakewood has a large surplus of land in commercial use relative to 
the City’s population and service area. In general, the official land use map provides minimal 
expansion of commercial lands in the City for the next 20 years in order to focus on 
redevelopment of existing commercial area. Most of the land currently in commercial use is 
scattered around the City in pockets or spread out along corridors such as Pacific Highway SW 
and South Tacoma Way. This pattern of dispersed commercial activity has taken the place of a 
traditional downtown core. This relatively large amount of strip commercial fronting on 
Lakewood's major arterials presents a significant land-use challenge.  At the same time, since 
the comprehensive plan’s adoption, identification of appropriate uses along high-traffic arterials 
has proven challenging when commercial uses are removed from the palette.  In some cases, 
limited extension of linear commercial use may be most appropriate. 
 
Competitiveness: Much of Lakewood’s commercial development is older and thus vulnerable to 
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changes in markets and competition from newer developments. At the time of the 
comprehensive plan’s adoption, both the Lakewood Mall and the Colonial Center, the two 
principal commercial nuclei, were struggling with low market shares and resulting high vacancy 
rates.  Since that time, redevelopment of Lakewood Mall into Lakewood Towne Center and a 
“power center” concept has reversed the high vacancy rate in this portion of the CBD, and 
created an impetus for nearby redevelopment. 
 
Redevelopment/revitalization of the commercial areas is addressed by the following goals and 
policies, as well as related economic development goals and policies found in Chapter 5. 
 
3.3.1 General Commercial Goals and Polices 
 
GOAL LU-16:   Strengthen Lakewood's and the region's economy by supporting existing 
businesses and by attracting new uses and businesses. 
 
Policies: 
 
LU-16.1:  Ensure that commercial development and redevelopment contributes to Lakewood as 

a community and to the vitality of individual commercial areas within the City. 
 
LU-16.2:  Establish functional and distinct commercial districts and corridors within the City. 
 
GOAL LU-17: Concentrate commercial development within appropriate commercial areas and 
clarify the different types of commercial lands. 
 
Policies: 
 
LU-17.1:  Address each type of commercial land with unique development standards 

appropriate to each. 
 
LU-17.2:  Promote the CBD as the primary location for businesses serving a Citywide market. 
 
LU-17.3:  Promote the Lakewood Station district as the primary location for medical-related and 

other businesses serving a regional market, as well as neighborhood serving 
businesses in support of higher density housing.  Take advantage of the area’s 
visual and physical access to Interstate 5.   

 
LU-17.4:  Promote the corridor commercial areas as the primary locations for larger scale, auto-

oriented businesses serving a regional market. 
 
LU-17.5:  Promote the neighborhood business districts as limited commercial nodes supporting 

a concentrated mix of small scale retail, service commercial, and office development 
serving the daily needs of residents in the immediate neighborhood at a scale 
compatible with surrounding neighborhoods. 

 
GOAL LU-18: Promote, within commercial districts and corridors, the infill of vacant lands, 
redevelopment of underutilized sites, and intensification of existing sites. 
 
Policies: 
 
LU-18.1: Concentrate commercial development within existing commercial areas. 
 
LU-18.2:  At the time of development or redevelopment of a site, promote planning for future 
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intensification of the site. Such considerations may include phased intensification of 
portions of a site such as parking lots and single-story buildings. 

 
LU-18.3:  Encourage assembly of lands for redevelopment, particularly where undersized 

parcels contribute to siting problems. 
 
LU-18.4:  Discourage the piecemeal expansion of commercial areas, especially through 

conversion of lands from residential to commercial; encourage large commercial sites 
to be developed as a whole. 

 
LU-18.5:  Establish an urban renewal area in accordance with the State of Washington’s Urban 

Renewal Law, RCW Chapter 35.81, with boundaries shown in Figure 3.4. 
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Figure 3.4  
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3.3.2 Central Business District 
 
GOAL LU-19: Promote redevelopment of the CBD as a mixed-use urban center that creates a 
downtown and bolsters Lakewood’s sense of identity as a City. 
 
Policies: 
 
LU-19.1:  Promote the CBD as the primary center for retail, office, public services, cultural 

activities, urban residential, and civic facilities of Lakewood. 
 
LU-19.2 Encourage neighborhood businesses that provide daily goods and services in the 

CBD.   
 
LU-19.3:  Promote the CBD as a daytime and nighttime center for social, entertainment, 

cultural, business and government activity. 
 
LU-19.4:  Promote cultural institutions, performing arts uses, and recreational activities within 

the CBD. 
 
LU-19.5: Remove underlying deed restrictions and/or covenants that prohibit office 

development, open space, high density residential development and/or mixed use 
development in the Towne Center. 

 
LU-19.6: Acquire lands and construct community-gathering destinations such as plazas, 

open space or community facilities within the Towne Center. 
 
LU-19.7: Support the formation of a Towne Center association or similar organization to 

establish economic improvement strategies and to sponsor social and safety 
events. 

 
LU-19.8: Consider the use of the City’s eminent domain powers to establish public streets 

and public open spaces in the Towne Center.   
 
LU-19.9: Revise land use and development regulations to require mixed use development 

within the CBD for any new development excepting standalone commercial pads 
and service commercial uses.   

 
GOAL LU-20: Emphasize pedestrian and bicycle connectivity and transit use within the CBD 
while accommodating automobiles. 
 
Policies: 
 
LU-20.1:  Accommodate automobiles in balance with pedestrian, bicycle, and transit uses 

within the CBD and on individual sites. 
 
LU-20.2:  Maintain the Pierce Transit Center located in the Lakewood Towne Center.   
 
LU-20.3:  Maintain an appropriate supply of parking in the CBD as development intensifies. 
 
LU-20.4: Encourage shared parking agreements within the Towne Center.   
 
3.3.3 Commercial Corridors 
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GOAL LU-21: Emphasize the geographic relationship of the commercial corridors to major 
road networks and the Lakewood Station to promote employment, services, retail, and flex 
business/light industrial uses linked to the regional access to major transportation networks. 
 
Policy: 
 
LU-21.1: Provide for varying intensities and types of employment, services, retail, and 

business/light industrial uses along designated commercial corridors based on 
physical characteristics of the roadway network and adjoining land uses. 

 
GOAL LU-22:  Provide for automobile, freight, transit, and bicycle mobility within the 
commercial corridors while ensuring a localized pedestrian orientation. 
 
Policies: 
 
LU-22.1  Ensure that a high level of mobility is maintained on the major road networks within 

commercial corridors. 
 
LU-22.2  Provide for localized and site-specific pedestrian orientation within the commercial 

corridors. 
 
LU-22.3  Provide for the eventual reorientation of transportation emphasis away from 

automobiles within the commercial corridors. 
 
LU-22.4:  Examine the potential of breaking up long commercial expanses with office or other 

non-retail uses. 
 
3.3.4 Neighborhood Business Districts 
 
GOAL LU-23: Foster a strong sense of community through the provision of neighborhood 
services within neighborhood business districts. 
 
Policies: 
 
LU-23.1:  Provide for a mix of activities including residential, retail, office, social, recreational, 

and local services in neighborhood business districts. 
 
LU-23.2:  Encourage residential and mixed residential/commercial uses to situate in 

neighborhood business districts. 
 
LU-23.3:  Provide for a unique focus or orientation of an individual neighborhood business 

district while ensuring that a variety of uses are emphasized to serve the 
neighborhood. 

 
LU-23.4: Foster an array of needed community services by prohibiting the domination of a 

neighborhood business district by any single use or type of use. 
 
LU-23.5:  Ensure that the intensity and design of districts reflect the scale and identity of the 

neighborhood(s) they serve.  Neighborhood business districts may serve just the 
surrounding neighborhood or may serve more than one neighborhood and attract 
people from other areas. 
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GOAL LU-24: Establish a compact urban character and intensity of use within neighborhood 
business districts. 
 
Policies: 
 
LU-24.1:  Ensure a people orientation in building, site, and street design and development 

within neighborhood business districts. 
 
LU-24.2: Support public safety improvements as a key success factor in making neighborhood 

business districts desirable places to live, work, socialize, and shop. 
 
LU-24.3:  Promote urban amenities within the neighborhood business districts and on 

individual sites. 
 
LU-24.4:  Promote neighborhood business districts as transit hubs. 
 
LU-24.5:   Accommodate automobiles, but do not allow them to dominate the neighborhood    
business districts or individual sites. 
 
3.3.5 Lakewood Station District 
 
GOAL LU-25: Promote the Lakewood Station area as the multi-modal commuter hub of 
Lakewood. 
 
Policies: 
 
LU-25.1  Coordinate with affected agencies to facilitate the development and operation of the 

Lakewood Station area as a multi-modal commuter hub. 
 
LU-25.2:  Foster the Lakewood Station area’s role as a transit-oriented development district, 

recognizing that Lakewood is the residential end of the commute pattern. 
 
LU-25.3:  Seek ways to acquire additional public and semi-public open space including the 

creation of mechanisms for bonus densities in return for provision of open space and 
other public amenities. 

 
LU-25.4:  Provide incentives for redevelopment of the Lakewood Station area to capitalize on 

growth and visibility associated with the commuter rail station. 
 
LU-25.5: Prepare a sub-area plan for the Lakewood Station District.   
 
GOAL LU-26: Promote an interactive mixture of activities around the Lakewood Station that 
focus on the station’s regional access. 
 
Policy: 
 
LU-26.1:  Coordinate and promote the development of the area around the Lakewood Station 

to create a distinctive urban node that provides for a rich mixture of uses including 
regional offices, major institutions, high-density urban residences, neighborhood 
businesses, and open space. 

 
GOAL LU-27: Develop an urban design framework to guide physical development of the 
Lakewood Station district. 
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Policies: 
 
LU-27.1:  As part of the Lakewood Station sub-area plan, develop design guides and a detailed 

urban design framework plan for the Lakewood Station District, coordinating public 
and private development opportunities.   

 
LU-27.2:  Create additional public and semi-public open space opportunities to serve residents, 

employees, commuters and visitors in the Lakewood Station district. 
 
LU-27.3:  Improve pedestrian and vehicular connections across the railroad tracks, Pacific 

Highway SW, and I-5. 
 
3.3.6 Commercial Lands Revitalization 
 
At the time of incorporation (1996) much of the City’s commercial land inventory was 
characterized as deteriorated or blighted, especially along the I-5 corridor. These areas 
included several adult entertainment facilities, low-cost motels, older mobile home parks, 
and massage parlors.  The corridor area suffered from high rates of criminal activity.  This 
situation called into question the economic vitality of the businesses located in these areas 
and of the business community in general. Consequently, there was a lack of investment 
confidence for the redevelopment of these commercial areas. 
 
Since incorporation the City has focused intensively on addressing the blighted elements of 
the corridor commercial areas.  The City has succeeded in eliminating many of the marginal 
motels, massage parlors, adult entertainment businesses and deteriorated mobile home 
parks.  The City has also invested heavily in infrastructure along Pacific Highway SW and 
South Tacoma Way, and has brought in many new businesses. The campaign to rejuvenate 
and revitalize these areas has taken hold and as a consequence, investment confidence for 
the area has improved significantly.  
 
GOAL LU-29:  Promote a healthier business investment climate by considering methods of 
addressing and reducing the deteriorated parts of the commercial landscape. 
 
Policy: 
 
LU-29.1: Develop an outreach program for the ethnic business community located along the 

I-5 Corridor. 
 
LU-29.2:  Work with property owners and local businesses to develop a Corridor Plan for South 

Tacoma Way and Pacific Highway SW.   
 
3.4 Industrial Lands and Uses 
 
One of the keys to effective growth management is maintaining an appropriate level of 
economic activity – and associated jobs – to complement an expanding residential population. 
Lakewood must maintain and enhance its industrial vigor through the preservation and 
expansion of a suitable industrial land base. Land uses that are not compatible with 
manufacturing, industrial, and advanced technology must be prevented in industrial areas. 
Direct access to I-5 and rail must be ensured. In addition to the Lakewood Industrial Park, which 
is designated a manufacturing/industrial center, this plan recognizes existing industrial activity 
in Springbrook, Flett, northeastern Lakewood, and near the SR 512/I-5 interchange. 
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The Woodbrook area is also planned for conversion to a new industrial area. The City completed 
the “Woodbrook Business Park Development Report” in July 2009. Approximately 156 acres have 
been designated and zoned for industrial uses, including the Woodbrook Middle School campus.  
In addition, sewer service was provided to the area in 2012 and a large traffic circle installed at 
the intersection of Murray Road SW and 150th Street SW, which are necessary to facilitate 
industrial redevelopment of the area.  Two new large warehouse developments were approved 
for the area in 2012-13.   
 
3.4.1 General Industrial Land Use Goals and Polices 
 
GOAL LU-30: Encourage industrial development and redevelopment that strengthen the 
economy of Lakewood and the region through the support of existing industrial uses and the 
attraction of new complementary uses and businesses. 
 
Policies: 
 
LU-30.1:  Provide industrial lands for regional research, manufacturing, warehousing, 

concentrated business/employment parks, large-scale sales of general merchandise, 
or other major regional employment uses. 

 
LU-30.2:  Support development and redevelopment of industrial lands that make positive 

contributions to the economy and physical environment of Lakewood and individual 
land areas.  Discourage uses that seek to locate in the City’s industrial areas just 
because the use is unsightly or is expected to have adverse impacts on adjacent 
properties. 

 
LU-30.3:  Protect prime industrial sites (especially those near rail lines) from encroachment by 

incompatible uses such as housing and unrelated, small-scale retail activity. 
 
LU-30.4: Expand the number and type of industrial uses in the City by more intensive use of 

existing industrial lands. 
 
LU-30.5 Use finance and redevelopment tools and other resources to assemble industrial 

properties currently under separate ownerships into large parcels suitable for 
employment generating uses.    

 
GOAL LU-31: Promote environmentally responsible industrial redevelopment, development, 
and operations. 
 
Policies: 
 
LU-31.1: Facilitate the integration and/or buffering of industrial development with adjacent 

non-industrial areas. 
 
LU-31.2:  Ensure that industrial operations are compatible with City and regional freight 

mobility and multi-modal transportation assets. 
 
LU-31.3  Encourage employment densities sufficient to support alternatives to single-

occupant vehicle (SOV) use. 
 
LU-31.4  Apply design techniques aimed at crime prevention and continue the close working 

relationship between land-use and public safety officials to reduce crime 
opportunities. 
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3.4.2 Woodbrook 
 
GOAL LU-32: Facilitate the development of industrial uses in Woodbrook. 
 
Policies: 
 
LU-32.1:  Facilitate the planned development of the industrial area, actively seeking high 

employment generating land uses that can capitalize on proximity to regional 
transportation and markets and nearby military installations. 

 
LU-32.2:  Facilitate the provision of adequate infrastructure concurrent with redevelopment. 
 
LU-32.3:  Encourage assembly of lands for redevelopment, particularly where undersized 

parcels contribute to siting problems. 
 
LU-32.4:  In consultation with the Clover Park School District, state education officials, and the 

City of Lakewood, facilitate a plan to close and demolish Woodbrook Middle School. 
 
LU-32.5:  Reduce land-use conflicts between industrial and other land uses through the 

provision of industrial buffers, setbacks, and screening devices, as well as 
enforcement of noise and air quality laws. 

 
LU-32.6:  150th Street SW is designated as the principal truck route through Woodbrook.   
 
3.5 Urban Center 
 
Lakewood’s Urban Center, Chapter 2, Figure 2.2 includes the entire CBD, the majority of the 
Lakewood Station district, and a significant amount of residential and commercial land along the 
Bridgeport corridor.  Designation of this urban center is consistent with the vision of this plan 
and the region’s VISION 2040 strategy. 
 
GOAL LU-33:   Achieve the VISION 2040 Urban Center criteria.  
 
Policies: 
 
LU-33.1  Designate the Bridgeport Corridor from Pacific Highway SW to the Colonial Center as 

an Urban Center. 
 
LU-33.2 Adopt by reference and implement the Countywide Planning Policies for Urban 

Centers. 
 
3.6  Military Lands  
 
Military lands are the portions of the federal and state military installations within or adjacent to 
the City. The autonomy associated with federal and state ownership of the military installations, 
in combination with the unique character of the military operations and support structures, are 
not typical of civilian land uses and require special consideration by the City as a host community 
for the installations. 
 
In addition, the recent growth at JBLM has been of keen interest to the local communities, 
and in early 2010, the Department of Defense, Office of Economic Adjustment awarded a 
grant for the region to study the military growth impacts in the area. This study known as 
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the JBLM Growth Coordination Plan generated detailed analyses and recommendations on 
economics and workforce development, transportation and infrastructure, education, and 
healthcare and wellness.    
 
Upon completion of the study, the South Sound Military Communities Partnership (SSMCP) 
was established.  The SSMCP is made up of multiple partners whose responsibility is to 
provide the region with a single point of contact to communicate military-related activities 
that could affect the South Sound and the State of Washington.   
 
In December 2013, SSMCP members signed a new Memorandum of Agreement, taking on 
more responsibility for funding and directing the Partnership's efforts beginning in 2014.  
One of the Partnership's major projects in 2014-2015 will be coordinating the JBLM Joint 
Land Use Study (JLUS). 
 
GOAL LU-34:   Recognize that military installations, whether federal or state, are unique in 
character with operations and support structures not typical of civilian land uses. 
 
Policies: 
 
LU-34.1:  The legislative jurisdiction, unique character of the land uses, and installation 

planning processes require unique consideration and coordination by the City. 
 
LU-34.2:  The Official Federal Military Installation Master Plans (established in accordance with 

applicable federal regulations and Joint Planning Agreements) addressing land use, 
infrastructure, and services for the portions of federal military installations within the 
City are adopted by reference to this plan as autonomous subarea plans. 

 
LU-34.3:  Recognize that unanticipated short-term or permanent changes to the Official 

Military Installation Master Plans and operations may occur due to national and 
state emergencies, new military missions, or new technologies, and, thus, the 
Installation Master Plans are subject to change.   

 
LU 34.4: It is the policy of the City of Lakewood to support the presence and continued 

existence of JBLM.  The City shall respond to Base Realignment and Closure 
(BRAC) Commission observations and recommendations, or similar-type 
organizations, to minimize encroachment issues around the base in order to avoid 
potential base closure. 

 
LU-34.5: In cooperation with surrounding cities and counties, the State of Washington, 

federal agencies, tribal organizations, and JBLM, promulgate a Joint Land Use 
Study (JLUS); the goal of the study is to encourage each jurisdiction to practice 
compatible development and redevelopment of the areas surrounding military 
installations which balances military mission requirements with community needs.  
The JLUS is anticipated to be completed by 2015. 

 
LU-34.7: Continue Lakewood’s support of the South Sound Military Communities 

Partnership. 
 
GOAL LU-35:   Facilitate the host community relationship with the military installations 
through City-wide planning for the provision of housing, services, and civilian employees to 
support the operations on the military installations and to provide a high quality of life for 
military personnel and their families who live, work, shop, learn, and play in Lakewood. 
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Policies: 
 
LU-35.1:  Provide for a variety of housing options in the City to support the housing 

requirements of the military personnel and their families. 
 
LU-35.2:  Promote an active planning and funded mitigation effort to improve the isolated 

communities adjacent to the military installations. 
 
3.7  Air Corridor 
 
The air corridor areas extend northward from the McChord Field runway and are subject to 
noise and safety impacts of military flight operations. The potential risk to life and property 
from the rather unique nature of hazards that may be associated with military aircraft 
operations, as distinguished from general/commercial aviation, corridors necessitates control of 
the intensity, type, and design of land uses within the designation. 
 
GOAL LU-36: Minimize the risk to life and property from potential hazards associated with 
aircraft flight operations associated with McChord Field. 
 
Policies: 
 
LU-36.1:  Upon completion of the Joint Land Use Study, coordinate with JBLM to establish the 

extent and nature of the air corridors and potential mitigation measures to minimize 
the risk to life and property. 

 
LU-36.2:  Control the type, intensity, and design of uses within the air corridors to minimize 

risks and impacts. 
 
LU-36.3:  Identify areas restricted from development due to aircraft accident potential and 

promote the acquisition of the Clear Zone by the Department of Defense. 
 
LU-36.4:  Coordinate with JBLM to maximize responsiveness of emergency services, including 

development of joint response teams. 
 
GOAL LU-37: Identify appropriate land uses within the air corridors. 
 
Policies: 
 
LU-37.1:  Promote the conversion of existing higher density housing, including mobile home 

parks and apartments and other high occupancies, to less intensive land uses. 
 
LU-37.2: Encourage the siting of warehousing, storage, open space, and other appropriate land 

uses within the air corridors. 
 
GOAL LU-38: Minimize the negative impacts of aircraft noise through the manner in which 
buildings within the air corridors are designed and constructed. 
 
Policies: 
 
LU-38.1: Work with JBLM to identify noise impact contours. 
 
LU-38.2  Establish corresponding design and construction development regulations to 

minimize exposure to noise for persons living and working within the air corridors. 
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3.8 Public and Semi-Public Institutional Land Uses 
 
Lakewood is home to numerous large institutions including public and private colleges and 
hospitals, as well as a large number of school district properties. These resources offer citizens 
from Lakewood and surrounding areas vital medical and educational services, adding to the 
quality of life for the community. In addition, the facilities maintained by these institutions 
contribute to the public landscape, offering visual and usable open space, significant tree 
stands, educational historic resources, and a substantial architectural presence. The unique 
physical scale and public purpose of these institutions warrant a unique land-use designation 
and policy framework. 
 
GOAL LU-39: Provide for the harmonious operation of public and semipublic institutional uses 
within the City. 
 
Policies: 
 
LU-39.1:  Limit the application of the Public and Semi-Public Institutional land use designation 

to municipal, county, regional, state, and non-military federal uses; special districts; 
schools; and major semi-public institutions such as hospitals with a significant land 
area and employment characteristics as determined by the City. 

 
LU-39.2:  Use administrative processes to accommodate the need for growth and change of 

major institutions as they respond to changing community needs and the unique 
operational and locational needs of large public and institutional uses while 
maintaining a harmonious relationship with affected neighborhoods. 

 
LU-39.3:  Use an administrative process that addresses the development, phasing, and 

cumulative impacts of institutional uses and allows for the phasing of development 
and mitigation roughly proportionate to the impacts of the use. 

 
3.9 Western State Hospital (WSH) 
 
Shortly after the City’s incorporation in 1996, the state Department of Social and Health 
Services (DSHS) completed a master plan for the WSH campus.  In 1998, DSHS applied for 
and received a public facilities permit from the City to formally acknowledge the proposed 
improvement projects within the master plan.  The scope of work under the public facilities 
permit formed a basis upon which DSHS could then seek capital appropriations for projects 
upon the WSH Campus.  The WSH public facilities permit (LU98059) was approved by the 
Hearing Examiner on September 22, 1998, and formally ratified by the City after adoption 
of an interlocal agreement in March 30, 1999.  This action permitted DSHS to implement a 
six year capital facilities plan including the construction of a 163,000 square foot 
replacement legal offender unit.  The plan, in part, was to include the demolition of a 
women’s work release building which in past years was operated by the state Department of 
Corrections (DOC); demolition was to take place in 2004.   
 
However, the women’s work release building was not demolished.  In February 2005, the 
City became aware of a plan by DOC to relocate the Tacoma-based Progress House, a work 
release facility to the WSH campus, in place of the women’s pre-release facility which had 
been closed.  Media surrounding the action made it appear that DOC was not going to 
pursue a siting process, as required by law, or potentially, City permits to undertake the 
move.  The City, unsure of the actions of DOC, imposed a moratorium on the WSH Campus.  
The City also instituted revised land use regulations for essential public facilities.  Legal 
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action ensued.  Both the moratorium and the revised land use amendments were eventually 
upheld.  To-date, the current master plan adopted in 1999 for WSH has never been 
updated.  Only minor additions/alterations have been permitted on the WSH campus.   
 
GOAL LU-40: Recognize the unique nature of federal patent lands at Western State Hospital 
and Fort Steilacoom Golf Course. 
 
Policy: 
 
LU-40.1: Work with DSHS to update the Western State Hospital Campus Master Plan. 
 
LU-40.2: Enforce the City’s public facilities master plan process confirming that: 1) appropriate 

provisions are made for infrastructure and/or services; 2) approval criteria and 
mitigation measures are incorporated into project approvals; and 3) the safety of 
the general public, as well as workers at, and visitors to, Western State Hospital 
is ensured. 

 
LU-40.3: Avoid as much as possible incompatible uses on the WSH campus which could 

adversely impact existing uses, adjoining properties, or adversely impact at-risk 
or special needs populations, including but not limited to children and the 
physically or mentally disabled. 

 
3.10 Green Spaces, Recreation, and Culture 
 
3.10.1 Parks, Open Space, and Recreation – An Overview 
 
The Lakewood community evolved under a regionally focused parks and recreation planning 
system.  In the 1970’s and 1980’s extensive residential growth occurred in Lakewood 
without concurrent attention to green spaces and recreational needs.  Many neighborhoods 
had no parks or other such amenities.  Further, park areas were in stages of disrepair due 
to years of deferred maintenance and limited capital improvements.  Upon the City’s 
incorporation in 1996, less than 40 acres of park land and facilities were transferred to the 
City by other public agencies.   
 
Within two years after incorporation, Lakewood adopted its first parks and recreation master 
plan in March 1998.  The master plan was modest in its goals, but did list the City’s 
priorities:   
 
1) Acquisition of future park and open space sites;  
2) Upgrading existing parks sites; and  
3) Preservation of natural open space.   
 
The City immediately began investing in parks and recreation to meet community needs, 
including new park facilities, sports fields, playground structures, irrigation and turf 
management, new restrooms and shelters, and various recreation programs and community 
events.  Major renovation projects were initiated.  Waterfront access improvements were 
made on American Lake and an off-leash dog park was established at Fort Steilacoom Park. 
Recreational programming was directed into underserved areas of the community to meet 
the complex needs of youth facing social and economic challenges.  Large tracts of both 
public and private property were zoned open space.   
 
In September 2005, Lakewood adopted a new Parks and Recreation Master Plan.  The 
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Parks, Recreation and Community Services Department (PRCS) expanded the recreation 
division, developed new community partnerships, created new citizen advisory boards, 
added three new parks, a new senior activity center and made system-wide park 
improvements to better serve Lakewood residents.  
 
In view of program expansion, new trends, future needs, and to be eligible for various 
funding programs, the Department initiated an update to the 2005 Master Plan in mid-2010 
and embarked on the development of a 20-year sustainable park and recreation master 
plan document known as the Lakewood Legacy Plan. In March 2011, a visioning process was 
established which created vision and mission statements, and strategic goals.  The goals are 
listed below. 
 

Environmental:  
 

Protect the open space needs of future generations through acquisition, development 
and environmental stewardship.  
 
Create safe access to open space through a connected system of urban, 
non‐motorized trails.  

 
Economic:  

 
Invest in a quality park and recreation system to fuel economic development.  
 
Secure sustainable and diverse funding to acquire, develop, maintain and operate 
the park and recreation system.  

 
Social:  

 
Build social equity through affordable, inclusive and accessible park and recreation 
services.  
 
Create a strong, active and healthy community by providing a variety of open space 
and recreation opportunities.  
 

Cultural:  
 

Celebrate the cultural diversity of our community by providing a wide range of parks 
and recreation opportunities.  
 
Create a sense of place in our community by incorporating art and history in parks 
and public spaces.  

 
Organizational:  

 
Maintain and update the Legacy Plan goals, strategies, policies and procedures in 
response to changing needs, trends and performance outcomes.  
 
Make accountable, transparent and responsible decisions by considering the 
environmental, economic, social and cultural impacts to our community.  

 
The Legacy Plan lays out a road map to guide the future development of park and recreation 
services, while creating a healthy and sustainable park and recreation system for future 
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residents.  It works in concert with the Comprehensive Plan which provides direction for the 
planning, acquisition, development, and renovation of parks, open space, and recreational 
facilities for the years 2014 – 2034.  The Legacy Plan was developed with participation from 
City and service area residents.  It identifies existing publicly owned parks and facilities and 
their needed improvements, opportunities for partnerships, potential funding sources, and a 
course of action. 
 
The Legacy Plan goals and priorities have been inserted into the Lakewood’s Comprehensive 
Plan.  The Legacy Plan’s inventory, implementation strategies, and capital facilities planning 
are also incorporated by this reference.   
 
3.10.2 Park Planning Areas 
 
With over 12,000 acres, Lakewood is made up of diverse neighborhoods traversed by major 
arterials, lakes and creeks resulting in some areas being isolated from the rest of the City. 
In certain areas, residents have to cross major roads and water bodies to access the closest 
park and recreation facilities. The physical barriers can cause inconvenience and create 
longer trips for residents to travel to their nearest parks and open space. 
 
The Legacy Plan uses these major physical barriers as boundaries to create 10 park 
planning areas.  Through this delineation, residents living within each park planning area 
will have safe access to and be equitably served by sufficient parks and outdoor recreation 
opportunities within reasonable walking distance. 
 
The 10 park planning areas are shown in Figure 3.5 which are bisected by:   
 

 I-5;  
 Major arterials including Steilacoom Boulevard SW, Washington Boulevard SW, 

portions of Bridgeport Way SW, Gravelly Lake Drive SW, 100th Street SW and South 
Tacoma Way; 

 Creeks such as Chambers Creek, Leech Creek and Clover Creek; and 
 Lakes such as Lake Steilacoom and American Lake.  

 
In terms of the acreage of the park planning areas, they vary considerably ranging from the 
largest Area 5, with over 2,600 acres to the smallest and isolated, Area 9 of less than 300 
acres. Generally speaking, the size bears no significance for the purpose of ensuring 
equitable, safe and convenient access to park and recreation services.  The size and the 
configuration of any park planning area were solely determined by the alignment and the 
location of the major physical barriers discussed above. 
 
3.10.3  Inventory of Parks and Open Space 
 
Currently, the Parks, Recreation and Human Services Department manages a total of 14 
park sites, totaling about 650 acres. The parks range in size from a large Fort Steilacoom 
Park of over 350 acres, serving visitors from a wide region, to Primley Park of less than 0.2 
acre, serving a particular local neighborhood.  While the majority of the current park assets 
are developed and well maintained, there are a few undeveloped or minimally maintained 
areas.  Examples include Lakeland Park, Edgewater Park and some portions of developed 
parks kept in their natural state for residents to relax and enjoy, such as the well‐preserved 
native oak woodland and meadows in Fort Steilacoom Park and the 20‐acre natural area in 
Wards Lake Park.  
 
The Department offers 15 play structures in various parts of the City. Among the ten parks 
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managed for high‐impact recreation purposes, each has at least one playground structure to 
welcome neighborhood users, such as toddlers learning how to navigate a slide. 
 
Many smaller parks serving local neighborhoods, such as Active Park, Springbrook Park and 
Washington Park, have basketball courts for causal play.  However, major sport facilities 
such as baseball and soccer fields are mostly provided in larger parks serving a wider 
community or the entire City/region, such as Harry Todd Park and Fort Steilacoom Park.  In 
total, the City offers seven baseball fields, three soccer fields, five basketball courts, one 
tennis court and two skate parks. 
 
Ten picnic shelters are provided in six major parks for community use.  Four of them are 
located in Fort Steilacoom Park and two in Harry Todd Park.  Fort Steilacoom Park also 
houses a very popular 22‐acre dog park.  Figure 3.6 shows the locations of all public open 
spaces in the City.  Figure 3.7 shows park and recreation sources managed by alternative 
providers.   
 
The City operates three boat launches at American Lake Park, Edgewater Park and Wards 
Lake Park. Beach access and swim areas are also available at American Lake Park and Harry 
Todd Park. 
 
The City manages a total of over 51,000 feet of gravel paths, 22,300 feet of asphalt 
pathways and almost 5,000 feet of cement trails. Trails are provided in all types of parks, 
for both high and low‐impact recreation pursuits.  Restrooms in parks are highly desired by 
the public; however, maintenance and operation costs are a problem.  Except Fort 
Steilacoom Park, which has restrooms open year‐round, all other restrooms in American 
Lake Park, Harry Todd Park, Kiwanis Park and Wards Lake Park are seasonal. 
 
The City has identified 13 street-ends adjacent to Waughop Lake, Lake Steilacoom, Gravelly 
Lake, and American Lake.  Street-ends could be used for open space and recreation 
purposes.  Figure 3.8 provides locations and lists recommendations for street-ends.   
 
The City offers a wide variety of recreation programs and life‐long learning opportunities for 
all residents in the community.  Annually, the City offers over 500 recreation activities with 
more than 2,500 hours.  Programs currently offered comprise a variety of program areas, 
service areas, types and formats. 
 
Park and recreation services are provided by alternative sources.  Figure 3.9 shows the 
locations of both private and public golf courses found within the immediate vicinity of 
Lakewood.  Schools also provide recreational opportunities throughout the community; 
Figure 3.10 shows the locations of 26 public schools within Lakewood.  Community facilities 
are identified in Figure 3.11. 
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Figure 3.5 
Park Planning Areas 
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Figure 3.6 
Public Parks & Open Space Areas  
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Figure 3.7 
Park & Recreation Resources Managed by Alternative Providers  
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Figure 3.8 
Public Street-Ends 
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Figure 3.9 
Public & Private Golf Courses  
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Figure 3.10 
Public Schools  
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Figure 3.11 
Community Facilities 
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Analysis of Park Land and Facilities Needs  
 
3.10.3  Park and Recreation Demand   
 
In order to achieve the growth target of the Puget Sound Regional Council (PSRC) Vision 
2040, Lakewood was allocated a target population growth of about 72,000 by 2030 and 
close to 77,000 upon full development. Thus, the Legacy Plan is obliged to address the 
recreation needs of 72,000 residents by 2030.  Since Lakewood is mostly developed, much 
of the future population growth would likely occur in areas where residential intensification 
occurs in the form of infill and mixed-use development.  Also complicating park planning are 
three important factors:   
 
1) Fort Steilacoom Park which is a regional park facility serving 900,000 visitors annually; 
2) The past practice of deferring park maintenance; and  
3) The absence of dedicated funding for park development. 
 
The Legacy Plan, therefore, takes a different approach in estimating future park demand.    
Preparation of the Legacy Plan relied heavily on the 2010 community-wide needs 
assessment survey prepared by an outside consultant, Management Learning Laboratories.      
A questionnaire based on focus group meetings with different segments of the community, 
members of the parks staff, and recreation providers in Lakewood.  Once the questionnaire 
was completed it was mailed to a random sample of residents.  The data from the survey 
was analyzed to produce a set of recommendations. 
 
Major Findings: 
 
The issues important to the respondents include neighborhood parks and family based 
recreation.  While there were other areas of importance as well, overall, this community is 
interested in recreating with families in their local parks.  Special events appear to be of 
importance to respondents.  In general, a set of trends emerged in terms of programs and 
facilities.  Although not in a specific hierarchical order, the following are the top issues that 
the City will want to address in the near-future and long-term: 
 

 Neighborhood parks 
 Safety and security of facilities 
 Cleanliness of facilities 
 Preservation of open space 
 Family-based programs 
 Cooperation with other entities including schools and businesses 
 Quality of staff in terms of professionalism and courtesy 
 Engage in fund raising through solicitation of sponsorships 
 Programming for younger children with before and after school opportunities 
 Better advertise location of facilities and programs 

 
The needs assessment also examined Level of Service (LOS) to determine if there were a 
sufficient number of neighborhood parks located within the City to meet future population 
demand as well as identification of possible service duplications and gaps.   
 
Survey participants were asked how far they were willing to walk to recreation facilities.  
Respondents to the needs assessment indicated a willingness to walk 18-21 minutes to a 
park ore recreation area which constitutes a 0.75-mile service radius.  Consequently, this 
Legacy Plan incorporates a 0.75-mile walking distance as the LOS for neighborhood parks 
equipped with playground facilities. 
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The new 0.75-mile LOS was applied to each of the 10 Lakewood park planning areas to 
determine any park service area duplications and gaps using GIS mapping of walkways, 
sidewalks, and other linkage networks. 
 
Based on this assessment, Lakewood has three residential areas that are potentially 
underserved: 
 

 North section of planning area 2 west of Bridgeport Way – which may be serviced by 
acquiring neighborhood park lands adjacent to Chambers Creek Regional Plan.   

 
 East section of planning area 8 east of Gravelly Lake – which could be serviced by 

developing a trail system around Gravelly Lake linking existing neighborhood parks 
and/or by developing a school-park at Tyee Park Elementary School. 

 
 East section of planning area 10 east of I-5 – which may be serviced by developing 

and/or acquiring and redeveloping residentially zoned land adjacent to the industrial 
area.  Woodbrook Middle School property has been rezoned industrial reserve.   

 
Figure 3.12 illustrates the underserved areas based on 20 minute walk radius.    
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Figure 3.12 
Underserved Areas  
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3.10.3  Intergovernmental Coordination Opportunities  
 
Currently, the parks, recreation and human services department has collaborated with close 
to one hundred partners, including public, private and non‐profit agencies.  These 
collaborations help manage or develop park resources, plan programs and events, deliver 
activities, market programs or share the use of facilities or program space. 
 
For park development and management, the department has successfully partnered with 
public agencies including the County and the State to operate Fort Steilacoom Park and the 
Clover Park School District to develop a neighborhood‐school park at Lake Louise 
Elementary School.  
 
On the programming side, the department works with many agencies including the local 
school district, Pierce College and Pierce County, in addition to 40 nonprofit and local 
interest groups.   Over 30 private organizations provide sponsorship and assist in joint 
marketing programs.   
 
There are different forms of partnership agreements in place governing how relationships 
are managed.   In some cases, these collaborations take the form of informal “handshakes” 
and in other situations, an interlocal agreement.   While most partnerships are informal, the 
City has established interlocal agreements with Pierce County to rent space at the Lakewood 
Community Center and to maintain Fort Steilacoom Park.  A third interlocal agreement is in 
place with the local school district to use a local elementary school site as a neighborhood-
school park.   
 
Volunteers are also important.  Their contribution to overall operations is significant.   
Volunteers assist with dog park monitoring, are used as senior ambassadors, and perform 
invasive plant removal and general park maintenance.  In 2013, volunteers provided over 
7,000 hours of service.    
 
Another important resource that supports annual basic park maintenance is the City’s Work 
Crew program. Created as an alternative sentencing program in the municipal court system 
to reduce jail housing costs, the work crew offenders perform community service hours in 
lieu of jail time and fines.  Although the number of participants varies from week to week 
and season to season, the work crew provides about 10,000 hours each year in park 
maintenance support. 
 
Work crew participants regularly support daily park rounds (litter and garbage removal, 
basic vandalism repairs and graffiti removal, parking lot clean up, weeding, and raking chips 
in the playgrounds) and provide seasonal clean up and special project support. 
 
In monetary terms, volunteers and work crew participants together contribute $220,000 to 
parks operations.   
 
GOAL LU-41: Protect the open space and water access needs of future generations through 
acquisition, development and environmental stewardship. 
 
Policies: 
 
LU-41.1:  Assess open space needs within each park planning area. 
 
LU-41.2: Develop partnership and acquisition strategies to address open space 

deficiencies. 
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LU-41.3:  Customize park design through the preparation of master site designs to ensure 

open space and water access needs are met. 
 
LU-41.4: Protect public open space and water access for future use. 
  
LU-41-5: Promote environmental stewardship by promoting public awareness, maximizing 

the use of public space for environmental education, and exploring the feasibility 
of developing environmental education centers.   

 
GOAL LU-42:   Create safe access to open space through a connected system of urban, 
nonmotorized trails.   
 
Policies: 
 
LU-42.1:  Develop a connected system of nonmotorized trails throughout the City. 
 
LU-42.2:  Develop off-street trails within City parks to encourage physical activity for park 

visitors. 
 
LU-42.3:  Develop trails and linear urban parks within development sites to improve trail 

connectivity. 
 
LU-42.4: Secure resources for trail development and maintenance. 
 
GOAL LU-43: Invest in a quality park and recreation system to enhance economic benefit. 
 
Policies: 
 
LU-43.1:  Create public spaces and amenities in the CBD to support downtown businesses 

and residents. 
 
LU-43.2:   Encourage the development of open space and recreation amenities in business 

parks or other commercial areas to support workers and nearby residents. 
 
LU-43.3: Invest in Fort Steilacoom Park and Fort Steilacoom Golf Course to support 

regional use and generate economic benefit. 
 
LU-43.4: Promote tourism at regional and community parks and water access areas. 
 
LU-43.5: Ensure City parks are safe and clean to enhance the value of nearby properties. 
 
GOAL LU-44: Secure sustainable and diverse funding to acquire, develop, maintain and 
operate the park and recreation system.   
 
Policies: 
 
LU-44.1:  Develop a long-term financial plan to support a sustainable park and recreation 

system. 
 
LU-44.2:  Seek creative funding sources to meet the open space, water access and program 

needs of the community. 
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LU-44.3:  Create a legacy campaign to solicit funds to implement a comprehensive park 
and recreation system. 

 
GOAL LU-45:  Provide affordable, inclusive and accessible park and recreation services 
Citywide.  
 
Policies: 
 
LU-45.1:  Include a wide variety of quality programs to meet the diverse needs of the 

community. 
 
LU-45.2:   Increase access to recreation opportunities in underserved areas. 
 
LU-45.3:  Seek creative alternatives to ensure program affordability. 
 
LU-45.4:  Ensure equitable access to parks across the City. 
 
LU-45.5:   Facilitate and encourage the use of public transit and active transportation to 

access City parks and recreation programs. 
 
LU-45.6:   Seek public support for affordable, inclusive and accessible park and recreation 

services. 
 
GOAL LU-46: Create a safe, strong, active and healthy community by providing a variety of 
open space and recreation opportunities. 
 
Policies: 
 
LU-46.1: Provide a wide range of park and open space amenities and facilities to support a 

safe and healthy community. 
 
LU-46.2:  Ensure park and facility design and maintenance support a safe and healthy 

community. 
 
LU-46.3:  Develop policies to support active living and healthy communities. 
 
GOAL LU-47: Acknowledge Lakewood’s cultural diversity by providing a wide range of park 
and recreation opportunities. 
 
Policy: 
 
LU-47.1:  Raise cultural awareness by showcasing community cultures through recreation 

programming, supporting special events, displaying cultural art in parks and 
public places, and developing new partnerships with organizations that represent 
diverse ethnic backgrounds.   

 
GOAL LU-48:  Maintain and update the Legacy Plan goals, strategies, policies and 
procedures in response to changing needs, trends, performance outcomes and statutory 
requirements. 
 
Policies: 
 
LU-48.1: Maintain plan update cycle to ensure plan relevancy. 
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LU-48.2:  Track performance outcomes to assess factors affecting plan implementation. 
 
LU-48.3: Incorporate program evaluations and performance management into daily 

operations and annual work programs. 
 
LU-48.4:   Encourage the use of best practices in the management and operation of the 

parks and recreation system. 
 
3.9.2 Arts, Culture, and History 
 
Arts, cultural activities, and historic preservation have a tremendous potential to improve the 
quality of life in Lakewood. These attributes can be incorporated at the development level in a 
variety of ways through architecture and development amenities to enliven public and private 
places and make them more appealing. 
 
GOAL LU-49:   Create a sense of place by encouraging private contributions and 
incorporating art and history in parks and public spaces. 
 
Policies: 
 
LU-49.1: Create visually appealing gateways by integrating art work, way-finding signs 

and landscaping at City entry points and along major thoroughfares. 
 
LU-49.2: Incorporate art and history in public spaces and support local art exhibits and 

performances throughout the City. 
 
LU-49.3: Install interpretive signs with interactive features in parks and public facilities to 

show and tell the history of the area. 
 
LU-49.4: Display art work in various locations to reflect the unique character of 

neighborhoods and the community. 
 
LU-49.5: Provide opportunities for program participants to showcase completed (visual and 

performing) art work in public spaces and events. 
 
LU-49.6: Support the development of performing arts facilities in or near the CBD. 
 
LU-49.7: Address on-going maintenance and operation impacts before installing art 

displays in City parks and public spaces. 
 
GOAL LU-50: Recognize and support historically significant sites and buildings. 
 
Policies: 
 
LU-50.1:  Maintain an inventory of historic resources and a process for designating significant 

resources to guide preservation of significant properties and/or buildings. 
 
LU-50.2:  Provide for methods such as monuments, plaques, and design motifs to recognize 

and/or commemorate historic structures or uses. 
 
LU-50.3:  Support private individuals and groups working to preserve Lakewood's history 

through formal and informal liaisons. 
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3.10 Isolated Areas 
 
Lakewood has three significant areas that are geographically isolated from the rest of the City: 
Springbrook, Woodbrook, and Tillicum.  The first two are separated from the rest of the City by 
I-5 and are bordered on several sides by fenced military installations. The third is geographically 
contiguous to other parts of the City, but there are no direct road connections between Tillicum 
and other Lakewood neighborhoods. 
 
As a result of this isolation, all three neighborhoods exhibit signs of neglect.  Historically, both 
Woodbrook and Tillicum lack sewer systems.   Beginning in June 2009, sewer trunk lines were 
installed in parts of both communities.  Figure 3.13 shows the locations of major trunk lines in 
Lakewood-proper.  Figure 3.14 shows the recently constructed sewer lines in Tillicum and 
Woodbrook.  A small percentage of the Woodbrook properties and about one half of the Tillicum 
properties are connected, respectively, to sewers.  It is the City’s policy to connect all properties 
located within these neighborhoods to sewers based on available funding.   
 
Most property is old, run down, and undervalued. Springbrook is dominated by a chaotic 
assortment of land uses arranged according to a dysfunctional street pattern.  Despite relatively 
high-density housing, Springbrook’s residents lack schools, or even basic commercial services. 
Given the multitude of crime and health problems plaguing these areas, unique approaches are 
needed for each neighborhood and are presented in the goals and policies below.  Additional 
recommendations for Tillicum are included in Chapter 4, while Chapter 5 addresses economic 
development in Woodbrook.  
 
GOAL LU-51: Minimize the impacts of geographic isolation of the Tillicum, Springbrook, and 
Woodbrook areas and focus capital improvements there to upgrade the public environment. 
 
Policies: 
 
LU-51.1:  Provide for commercial and service uses for the daily needs of the residents within 

the neighborhoods. 
 
LU-51.2:  Support the expansion of recreation and open space. 
 
LU-51.3:  Provide pedestrian and bicycle paths within the neighborhoods and which connect to 

other neighborhoods. 
 
GOAL LU-52: Improve the quality of life for residents of Tillicum.  
 
Policies: 
 
LU-52.1:   Enhance the physical environment of Tillicum through improvements to sidewalks, 

pedestrian-oriented lighting, street trees, and other pedestrian amenities. 
 
LU-52.2:  Promote integration of Tillicum with the American Lake shoreline through improved 

physical connections, protected view corridors, trails, and additional designated 
parks and open space. 

 
LU-52.3:  Identify additional opportunities to provide public access to American Lake within 

Tillicum. 
 
LU-52.4:  Seek a method of providing alternate connection between Tillicum and the northern 

part of the City besides I-5. 
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Figure 3.13 
Major Sewer Trunk Lines – Lakewood  
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Figure 3.14 
Major Sewer Trunk Lines – Tillicum & Woodbrook  
 
 
LU-52.5: Implement and as necessary update the Tillicum Community Plan.   
 
GOAL LU-53: Improve the quality of life for residents of Springbrook.  
 
Policies: 
 
LU-53.1:  Promote higher residential densities in those portions of Springbrook that are most 

convenient to Lakewood Station, designated open space, and road and transit 
access. 

 
LU-53.2:  Promote integration of Springbrook with Lakewood Station through improved 

pedestrian facilities, bicycle trails, and roadway connections, with special emphasis 
on 47th Avenue. 

 
LU-53.3:  Protect residential areas in Springbrook from highway impacts through additional 

buffering measures, including acquiring open space easements adjacent to I-5. 
 
LU-53.4:  Protect the riparian habitat and water quality of the portions of Clover Creek flowing 

through Springbrook with riparian setbacks and other methods. 
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LU-53-5:  Seek opportunities to provide public access to the portions of Clover Creek within 
Springbrook to better interrelate the neighborhood and natural environment. 

 
LU-53.6:  Enhance the physical environment of Springbrook through improvements to 

sidewalks, open space and trails, pedestrian-scale lighting, street trees, and other 
pedestrian amenities. 

 
LU-53.7:  Create a neighborhood business district at the intersection of Bridgeport Way and San 

Francisco Avenue. 
 
LU-53.8:  Designate gateway entrances at Bridgeport Way, New York Avenue, and 47th 

Avenue, and implement urban design measures to establish their gateway 
character. 

 
GOAL LU-54: Seek a smooth and efficient transition from residential to industrial use for 
American Lake Gardens. 
 
Policies: 
 
LU-54.1:  Monitor redevelopment plans and facilitate relocation assistance to residents as 

residential lands in American Lake Gardens convert to industrial uses in response to 
City-sponsored land-use redesignation. 

 
LU-54.2:  Protect adjacent residential uses outside the City, including those associated with 

JBLM, from the impacts of industrial redevelopment through appropriate buffering 
measures. 

 
LU-54.3: Seek a means of promoting sewer extension to Woodbrook either as a integral part 

of or in order to spur industrial redevelopment. 
 
3.11 Environmental Quality 
 
As Lakewood developed into an urban environment, much of the natural quality of the area was 
degraded and, in some instances, lost.  In the future, enhancement and protection of the 
remaining natural environment will contribute significantly to the quality of life of Lakewood’s 
citizens and deter the image of a “paved-over” urban environment. 
 
Over the past several years, the City has taken steps to improve the environmental quality of the 
community.  In 2004, Lakewood adopted new critical areas policies and revised environmental 
protection regulations.  In 2014, Lakewood also adopted an updated shoreline management 
plan.    
 
3.11.1 Environmental Critical Areas 
 
GOAL LU-55: Provide appropriate protections for recognized environmental critical areas. 
 
Policies: 
 
LU-55.1:  Develop a natural resources program adequate to provide education, project review, 

code interpretation, and enforcement capabilities. 
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3.11.2 Habitat Protection 
 
GOAL LU-56: Provide for the protection, conservation, and enhancement of habitat areas for 
fish and wildlife. 
 
Policies: 
 
LU-56.1:  Integrate environmental considerations into all planning efforts and comply with all 

state and federally mandated environmental legislation. 
 
LU-56.2:  Identify endangered or threatened species occurring within the City and preserve 

their habitat. 
 
LU-56.3:  Provide for identification and protection of wildlife habitats with an emphasis on 

protection of wildlife corridors and linking remaining habitat pockets within the City. 
 
LU-56.4:  Promote the restoration of riparian (streamside) areas to preserve and enhance their 

natural function of providing fish and wildlife habitat and protecting water quality. 
 
LU-56.5:  Preserve and protect native vegetation in riparian habitats and integrate suitable 

native vegetation in residential and commercial landscapes. 
 
LU-56.6:  Identify specific programs of stream restoration for Chambers, Clover, and Flett 

creeks. 
 
LU-56.7:  Identify the potential for restoring additional stretches of Ponce de Leon Creek. 
 
LU-56.8: Provide fish and wildlife habitat of sufficient diversity and abundance to sustain 

existing indigenous fish and wildlife populations. 
 
3.11.3 Shorelines 
 
GOAL LU-57: Preserve the natural character and ecology of shorelines while balancing public 
access and recreational opportunities. 
 
Policies: 
 
LU-57.1:  Preserve the ecology and wildlife habitat characteristics of shorelines. 
 
LU-57.2:  Expand public ownership of shorelines and opportunities for access to lakes. 
 
LU-57.3:  Post all lake public access points to help ensure safe use of the lakes during 

reasonable hours. 
 
LU-57.4: Participate in Watershed Resource Inventory Area (WRIA)-12 watershed cooperative 

planning efforts in compliance with the State’s non-point source pollution 
prevention program (WAC 173-512). 

 
3.11.4 Flood Management 
 
GOAL LU-58: Preserve the natural flood storage function of floodplains.  
 
Policies: 
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LU-58.1: Promote non-structural methods in planning for flood prevention and damage 

reduction. 
 
LU-58.2: Protect life and property by restricting development within the 100-year floodplain. 
 
LU-58.3: Minimize fill of 100-year floodplains and require the retention of flood water storage 

capacity. 
 
LU-58.4: Acquire vacant lands and/or underdeveloped properties within the Flett Creek Basin.   
 
3.11.5 Wetland Protection 
 
GOAL LU-59: Preserve and protect wetlands in the City. 
 
Policies: 
 
LU-59.1:  Regulate development to protect the functions and values associated with wetland 

areas. 
 
LU-59.2:  Avoid impacts and mitigate wetland impacts consistent with federal and state laws. 
 
LU-59.3:  Provide for long-term protection and “no net loss” of wetlands by function and 

values. 
 
LU-59.4:  Consider wetlands banking as a method to mitigate the potential loss of wetland 

functions. 
 
3.11.6 Urban Forestry 
 
GOAL LU-60: Institute an urban forestry program to preserve significant trees, promote 
healthy and safe trees, and expand tree coverage throughout the City. 
 
Policies: 
 
LU-60.1: Establish an urban forestry program for the City. 
 
LU-60.2:  Promote planting and maintenance of street trees. 
 
LU-60.3: Provide for the retention of significant tree stands and the restoration of tree stands 
              within the City. 
 
3.11.7 Water Quality 
 
GOAL LU-61: Enhance and protect water quality.  
 
Policies: 
 
LU-61.1: Preserve the amenity and ecological functions of water features through planning and 

innovative  land development. 
 
LU-61.2:  Manage water resources for the multiple uses of fish and wildlife habitat, recreation, 

flood management, water supply, and open space. 
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LU-61.3:  Maintain and protect surface water quality as defined by federal and state standards 

and rehabilitate degraded surface water. 
 
LU-61.4:  Monitor quality of water draining into all public water bodies. Coordinate with the 

data needs of lake management (see Policy LU-62.7). 
 
LU-61.5:  Extend sanitary sewers to unsewered areas of Lakewood with priority for those areas 

bordering or hydrologically related to American Lake. 
 
LU-61.6:  Support initiatives to reduce impervious surfaces, prevent surface erosion, decrease 

the use of  fertilizer and pesticides, and prevent contamination of stormwater runoff. 
 
LU-61.7:  Prepare lake management studies for Lake Louise, Gravelly Lake, Waughop Lake and 

Lake Steilacoom to determine pollutant sources. 
 
LU-61.8:  Work with local water districts and Pierce County to establish development review 

procedures to notify the entities of all development applications within wellhead 
protection areas that require hydrologic assessment or SEPA response. 

 
LU-61.9:  Work cooperatively with local water districts to maximize protection of wellheads 

and aquifers.  Support ongoing efforts to: 
• Educate citizens and employers about Lakewood’s dependency on groundwater. 
• Establish and maintain public awareness signs delineating the boundaries and key 

access points to the Lakewood Water District’s wellhead protection areas. 
• Maintain groundwater monitoring programs. 
• Implement a well decommissioning program for all unused wells. 
• Coordinate planning and review of drainage, detention, and treatment programs 

within wellhead protection areas. 
 

LU-61.10:  Modify development regulations to limit impervious surfaces in aquifer recharge 
areas. 

 
LU-61.11:  Cooperate with local water districts, adjoining jurisdictions, and military 

installations to: 
• Develop and implement a common system to reflect land use risks across all 

wellhead protection areas. 
• Establish and maintain an integrated regional wellhead protection data mapping, 

analysis, and updating system. 
• Enhance stormwater drainage, detention, and treatment programs. 

 
3.11.8 Geological Risk Management 
 
GOAL LU-62: Protect the natural topographic, geologic, and hydrological function and features 
within the City. 
 
Policies: 
 
LU-62.1:  Protect life and property from seismic hazards. 
 
LU-62.2:  Minimize cut and fill modification of topography or hydrological features and 

functions. 
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LU-62.3:  Allow clearing, grading, or other land alteration of property only for approved 
development proposals. 

 
LU-62.4:  Minimize land erosion through best management practices. 
 
LU-62.5:  Prohibit development of steep or unstable slopes. 
 
3.11.9 Air Quality 
 
GOAL LU-63: Meet federal, state, regional, and local air quality standards through coordinated, 
long-term strategies that address the many contributors to air pollution. 
 
Policies: 
 
LU-63.1:  Promote land use and transportation practices and strategies that reduce the levels 

of air-polluting emissions. 
 
LU-63.2:  Ensure the retention and planting of trees and other vegetation to promote air 

quality. 
 
LU-63.3:  Limit wood burning generated air pollution through restrictions of wood burning 

fireplaces in new and replacement construction. 
 
3.11.10 Noise 
 
GOAL LU-64: Control the level of noise pollution in a manner that promotes the use, value, and 
enjoyment of property; sleep and repose; and a quality urban environment. 
 
Policies: 
 
LU-64.1:  Protect residential neighborhoods from exposure to noise levels that interfere with 

sleep and repose through development regulations, noise attenuation programs, 
and code enforcement. 

 
LU-64.2:  Work with JBLM to minimize noise exposure at McChord Field and development of 

noise attenuation programs within the air corridors. 
 
LU-64.3:  Require new development along arterial streets, I-5, SR 512, and within the air 

corridors to include noise attenuation design and materials where necessary to 
minimize noise impacts from roadways and aircraft. 

 
LU-64.4:  Work with the Washington State Department of Transportation (WSDOT) to mitigate 

freeway and highway noise, while addressing aesthetic concerns. 
 
LU-64.5:   Work with the Washington State Department of Transportation (WSDOT) Rail 

Division, Sound Transit, Tacoma Rail, and/or Burlington Northern and Santa Fe to 
mitigate railroad noise, while addressing aesthetic concerns.    

 
LU-64.6:  Integrate natural vegetation and design considerations in noise mitigation and 

attenuation projects to promote aesthetic concerns. 
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3.11.11 Hazardous and Toxic Materials Management 
 
GOAL LU-65: Minimize the danger of use, storage, and transportation of hazardous and toxic 
materials within the City. 
 
Policies: 
 
LU-65.1:  Provide for the declaration and analysis of the use, storage, and transportation of 

hazardous and toxic materials within the City. Identify specific routes for the 
transportation of hazardous materials in the City. 

 
LU-65.2:  Protect life, property, and the environment from exposure to hazardous and toxic 

materials. 
 
LU-65.3:  Enforce international building and fire codes, and work with businesses to make sure 

that proper inventories of hazardous materials are provided. 
 
3.12 Nonconformities 
 
Lakewood is a largely built-out urban area. The historic pattern of land use has occurred in a 
haphazard manner in many portions of the community. As the City continues to implement its 
plan for the future, some existing development will no longer conform to this plan and 
regulations. Existing development may fail to conform in terms of the way the land is being 
used, compared to uses allowed under the area's zoning ("nonconforming uses"), or it may fail 
to conform to specific development standards such as setbacks, height, bulk, signage, or other 
regulatory aspects ("other nonconformities"). This section outlines the City’s intent in addressing 
nonconformities of both types. 
 
3.12.1 Conversion of Nonconforming Uses 
 
GOAL LU-66:   Pursue the transition of nonconforming uses and structures to encourage 
more conforming uses and development patterns.  
 
Policies: 
 
LU-66.1:  Provide for the continued operation, maintenance, and minor repair of nonconforming 

uses that were legally established but are no longer in compliance with the 
comprehensive plan or development regulations.   

 
LU-66.2:  Restrict nonconforming uses from increasing their scale or the intensity of the 

nonconformity. 
 
LU-66.3:  Require that parcels containing nonconforming uses be brought into compliance at 

the time these nonconforming uses cease to operate or are significantly damaged. 
 
3.12.2 Compliance 
 
GOAL LU-67: Facilitate the compliance of other nonconformities with current development 
standards. 
 
Policies: 
 
LU-67.1:  Provide for the continued operation, maintenance, and minor repair of other 
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nonconformities that were legally established but are no longer in compliance with 
development standards. 

 
LU-67.2:  Restrict other nonconformities from increasing the scale or the intensity of the 

nonconformity. 
 
LU-67.3:  Require that other nonconformities be brought into compliance at the time they are 

significantly damaged or replaced. 
 
LU-67.4:  Allow for replacement, or reduction without meeting current standards, of other 

nonconformities if bringing the nonconformity into compliance would effectively 
prohibit that use of the property (e.g., lot size or dimensions are such that 
standard setbacks could not be achieved, etc.) 

 
LU-67.5:  Encourage the assembly of substandard lots whose platted size do not realistically 

allow them to meet contemporary development standards. 
 
3.12.3 Other Considerations 
 
GOAL LU-68: In targeted areas, consider the continuation of nonconforming uses that support 
other specified goals such as economic development, housing, etc. on a flexible basis. 
 
Policies: 
 
LU-68.1:  Identify specific areas where strict abatement of nonconforming uses could be 

contrary to other City goals and policies that are determined to be of a higher 
immediate priority. 

 
LU-68.2:  Identify and implement a process to enable targeted nonconforming uses to persist, 

which addresses the manner of the nonconformity and how bringing it into 
compliance would deter higher priority goals and policies, and the extent to which the 
nonconformity may be allowed to remain. 
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CHAPTER 5 - ECONOMIC DEVELOPMENT 
 
5.1 Introduction 

 
The Growth Management Act (GMA) includes economic development as one of its basic 
goals and it is a theme that runs throughout the GMA. It considers the need to stimulate 
economic development throughout the state, but requires that these activities be balanced 
with the need to protect the physical environment.  It encourages the efficient use of land, 
the availability of urban services, and the financing strategies necessary to pay for 
infrastructure.  Finally, the GMA mandates that communities do their planning and then 
provide the zoning and regulatory environment so that appropriate development can occur.  
It recognizes that while the public sector can shape and influence development, it is the 
private sector that generates community growth.  
 
The Puget Sound Regional Council (PSRC) has also adopted region-wide goals and 
objectives to guide multi-jurisdictional transportation and land use policies that will be 
implemented through local comprehensive plans. Economic development is implicit in many 
of the goals and objectives of VISION 2040.  The VISION 2040 strategy emphasizes that 
continued economic stability and diversity is dependent upon public and private sector 
collaboration to identify needs, business existing retention and expansion, and the creation 
of new businesses.   
 
VISION 2040 designates growth centers and manufacturing/industrial centers.  These 
centers are prioritized for economic development and transportation funding.  The safe and 
reliable movement of people, goods and services, and information through the region is 
recognized as crucial for the region’s economic well-being. 
  
Pierce County, through its growth management planning policies and process, re-
emphasizes the economic development implications of growth management.  The 
Countywide Planning Policies (CWPPs) promote the creation of a healthy and diverse 
economic climate.  The CWPPs describe the need to strengthen, expand, and diversify the 
economy.  They encourage protection of our natural resources and enhancement of our 
human resources through education and job training.  The CWPPs also speak of the need to 
make an adequate supply of land available for economic development by providing 
necessary infrastructure, but also to encourage the redevelopment of underutilized 
properties.    
 
Within this policy framework, Lakewood has outlined a vision of its economic development 
future.  Its vision is to transform itself from a largely bedroom-community of the City of 
Tacoma and Joint Base Lewis McChord into a diversified, full-service, and self-contained 
city.  However, in doing so, it is important to remember that Lakewood is part of the larger 
Puget Sound economy, and therefore, this transformation will depend in large part on the 
market forces at work within the greater region.  To achieve this vision, the City must:  
 
 Continue to expand its infrastructure;  
 Protect Joint Base Lewis McChord from urban encroachment as a means to fend off 

future Base Realignment and Closure rounds;  
 Retain existing businesses and attract new businesses to build a diverse economic base; 

4) Create new trade-based jobs;  
 Foster redevelopment of the City from a fractured low-scale, suburbanized district to a 

more pedestrianly friendly, full-scale urban community; and  
 Produce a housing stock that attracts new residents. 
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The potential is there. Lakewood’s unique location along the I-5 Corridor and its 
juxtaposition near Joint Base Lewis McChord and the Port of Tacoma, combined with its 
relationship within the Central Puget Sound region, represent significant opportunities. 
 
5.2 Existing Conditions and Trends  
 
Lakewood is a mature suburb whose basic land use pattern of suburban sprawl has shaped 
its economy.  That pattern has resulted in an abundance of commercial zoning, 
simultaneously with inadequate commercial concentrations have resulted in some very 
spread-out, linear commercial areas.  The layout of older businesses along arterials is 
problematic because of the lack of non-vehicular amenities and parking, and is further 
complicated by access difficulties and a competing need to increase right-of-way width for 
improvements. Unlike other cities of its size, it does not have an established downtown. 
These forces have shaped Lakewood’s existing economy. 
 
The City’s position as a “bedroom community” means that often people are leaving or 
returning to the City, or may be driving through the City as they travel to an adjacent 
community, but the lack of a central core or sense of place leaves them without a focused 
destination point within the City.  In capitalizing on Lakewood’s existing concentration of 
commercial assets, the ongoing efforts to establish a downtown will help people connect 
with local businesses. 
 
Lakewood competes in a regional market that includes Tacoma, South Hill, and even 
Olympia and Federal Way.  National chains are well represented in this market as a whole, 
to the extent that some find they are “competing with themselves” in the various malls. In 
the past, cutbacks in locations have often focused on Lakewood rather than other areas 
where not only commercial development is strong, but the housing market is vibrant and 
median incomes are greater. 
 
Because Lakewood is landlocked by the military bases and is largely built out, it is unlikely 
to experience much expansion to the east of I-5; therefore, revitalization will occur as 
redevelopment of existing lands. Lakewood’s economic focus rests with establishing strong 
redevelopment strategies. 
 
Economic development encompasses jobs as well as spending.  It is important to capitalize 
on the growth plans of existing private sector employers such as St. Clare Hospital and 
Lakewood Industrial Park to stimulate job creation, as well as marketing the community for 
new business locations.  Industrial redevelopment opportunities in Woodbrook are intended 
to act as a stimulus for this. 
 
To establish a more stable and diverse economic base, Lakewood must focus on 
coordinating and establishing partnerships, implementing capital facilities funding programs 
that support redevelopment, developing market strategies for specific industries, improving 
upon its housing stock, and redeveloping vacant and underutilized commercial/industrial 
properties. 
 
By its nature, economic revitalization is a long-term, incremental effort. Together with 
complementary land use and transportation goals and policies, an economic development 
program will help redefine Lakewood's image; provide a basis for relationships with 
developers, business operators, and lenders to invest in the community, and create a 
foundation for the City's future economy. 

143



Economic Development   3 | Page 
 

5.2.1 General Patterns of Existing Development 
 
5.2.2 Demographics 

Lakewood has historically been a bedroom community because of its proximity to services 
and employment and relatively low cost of living.  While the number of jobs in the City has 
increased by over 2,000 since 2003, over 80% of residents commute beyond City 
boundaries for work.  

Population has remained nearly unchanged since 2000.  Lakewood’s population stands at 
58,569 , with 63.7% being White, 17.4% Hispanic or Latino, 11.0% Black or African 
American, 8.6% Asian, and others of two or more races. The average age is 37.0, slightly 
higher than Pierce County (35.8), and Tacoma (35.1) and lower than Washington State 
(37.3).  

According to the most recent US Census data, Lakewood’s median household income is 
$42,241.  This number represents a modest 18% increase since 2000.  However, this 
number is lower than the United States ($53,046; +27%), Pierce County ($59,105; +30%), 
and Tacoma ($50,439; +34%).  Per capita income at $20,569 is higher than Tacoma 
($19,130).  Unique to Lakewood is that the Average Family Income and Average Married-
Couple income are both higher than the listed comparisons, at $75,980, and $91,673 
respectively.  This difference is due to the disproportionate number of high income families, 
and low to very low income families in Lakewood. 
 
5.2.3 Lakewood’s Regional Role 
 
Lakewood is situated along strong transportation networks.  It is bordered by one of the 
largest military installations in the United States, just minutes away from Puget Sound and 
the Port of Tacoma, and 35 miles from SeaTac International Airport.  The City is a major 
transportation hub for the lower Puget Sound Region with the Lakewood Station and 
Sounder commuter rail system directly connecting Lakewood to Seattle and Tacoma. 
 
Adjacent to I-5 and SR512, Lakewood has access to populations beyond its borders. 
Lakewood is an easy driving distance between two large metropolitan areas, Seattle and 
Portland.  The I-90 major east-west route connecting Seattle with Chicago and Boston is 
only 40 miles away.  There is convenient access to three ports – the Port of Seattle, the Port 
of Tacoma and the Port of Olympia.  Sound Transit’s commuter rail is close to the I-5/SR512 
intersection on Pacific Highway and provides the ability to live in Lakewood and commute to 
locations north of Lakewood.  
 
Two military bases are at Lakewood’s eastern and southern borders, Camp Murray and Joint 
Base Lewis McChord (JBLM).  JBLM is one of the largest military installations in the United 
States.  Proximity to military bases provides access to over 55,000 soldiers and their 
families. Current and potential military contracting opportunities attract businesses that 
work on JBLM or Camp Murray and/or have locations in the vicinity.  They lodge in City 
hotels, reside in the community, and buy goods and services from local companies.  There 
remains a significant need for access to off base restaurants, shopping, and various 
services. 
 
Amenities and educational opportunities are significant considerations for many companies 
when considering a new location. Culture, innovation, creativity, and quality of life for 
employers will become increasingly important for the next generations of workers and 
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leaders.  Pierce College and Clover Park Technical College offer access state-of-the-art 
facilities and educational opportunities. In recent years, the City has enhanced its 
recreational opportunities by expanding and improving parks and recreational activities.  
Lakewood manages Fort Steilacoom Park, a 340-acre regional park facility, located adjacent 
to Pierce College.  The park is popular with the community and region as a whole.  About 
900,000 people visit the park annually.   
 
Lakewood plays a key role in commerce and trade with its industrial properties. The 
Lakewood Industrial Business Park (IBP) offers 2.5 million square feet of leasable space. 
There are approximately 64 companies in the park employing 1,200–1,300 people, making 
this IBP the 4th largest for-profit employer in Pierce County.  Transportation, warehousing 
and distribution are primary uses with some manufacturing, retail, and wholesale trade 
operations.  Approximately 150 acres in the Woodbrook area have been zoned for industrial 
use.  Industrial lands are also available in the Woodworth Industrial Park, and northeast 
Lakewood in the vicinity of Durango Street SW and South Tacoma Way. 
 
 Industry sectors expected to have significant increases in the area include:  
 Construction, both new and rehabilitation of existing properties;  
 Transportation, warehousing and distribution;  
 Health care and education;  
 Professional business services; 
 Professional, scientific and technical Services; and  
 Manufacturing.  
 
Growth in these areas will be largely natural to support aging population, population growth, 
JBLM needs for off-base housing, demand for export/import trade companies, a desire for 
higher wage jobs with higher economic impacts, and increasing technology related 
efficiencies. 
 
5.2.4 Joint Base Lewis-McChord (JBLM) 
 
JBLM is the largest Army installation in the Western United States, and it is the second 
largest employer in the entire State of Washington.  Its presence is recognized throughout 
Pierce and Thurston Counties and Washington State as a significant economic benefit to the 
South Puget Sound.  In turn, communities surrounding JBLM enhance the quality of life for 
military personnel and families by providing high quality neighborhoods, schools, recreation 
opportunities, and other services. 
 
Recent United States Congress and Department of Defense actions have enhanced JBLM’s 
position as a “Power Projection Platform” with a specific focus on the Stryker Brigade 
Combat Teams.  With this designation, JBLM has experienced significant population growth 
to support its mission.  Since 2003, nearly 40,000 people have arrived at JBLM and more 
continue to arrive.  The total military-connected population is estimated to be 136,000 by 
2016. 
 
In early 2010, the Department of Defense, Office of Economic Adjustment awarded a grant 
for the region to study the military growth impacts in the area.  A planning document 
emerged called the JBLM Growth Coordination Plan.  The Coordination Plan has three 
intended uses:   
 
 To provide regional service providers with more information about JBLM population and 

employment they can use to better support military families in the region; 
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 To provide JBLM and community providers with recommendations for leveraging the 

economic opportunities of base expansion and for providing adequate off-base support 
services; and 

 
 To provide public agencies with a consolidated document that provides supporting data 

for the opportunities and needs identified that can support future grant applications, and 
inform decision-makers of the urgency for implementation and benefits to both JBLM 
and the larger region.   

 
The Plan also recommended establishing a new JBLM regional partnership.  That partnership 
was established in May 2011 via a memorandum of agreement (MOA) as the South Sound 
Military Communities Partnership or SSMCP.  The original MOA was superseded by a second 
MOA in early 2014.   
 
The SSMCP provides a framework for collaboration in the South Sound region between local 
governments, military installations, state agencies, and federal agencies to better 
coordinate efforts in areas such as:  military relations; transportation and land use 
planning; environmental protection; emergency preparedness; grant applications; health 
care; population forecasting; workforce development; education; housing; and economic 
development.   
 
One of the major assignments of the SSMCP is to update the 1992 Joint Land Use Study 
(JLUS) for Pierce and Thurston counties.  This update process began in 2014 and is 
expected to be completed in 2016.  The JLUS identifies actions that can and should be taken 
jointly by the surrounding community and military installation to solve existing 
encroachment problems and prevent future ones.  
 
In 2012, the Department of Defense (DOD) issued a new Defense Strategic Guidance 
Report, Sustaining U.S. Global Leadership:  Priorities for the 21st Century Defense, to 
identify strategic interests and guide defense spending in light of the transition in the role of 
American forces in Afghanistan and reductions in federal spending.   
 
To implement this new strategy, the Secretary of Defense has indicated that the Joint Force 
of the future will be smaller and leaner, but at the same time be more technologically 
advanced and agile, flexible, and ready to act.   
 
Current trends in public defense strategy continue to promote and advocate the need for 
reductions in federal spending which have a direct impact on the military and defense 
supply chain at the state and local level.   
 
In 2013, the Department of the Army released a Programmatic Environmental Assessment 
(PEA) for Army 2020 Force Structure Realignment proposing a potential Army military and 
Army civilian population loss of 8,000 at JBLM.  Thereafter, in June 2014, a Supplemental 
Programmatic Environmental Assessment (SPEA) was released.  The SPEA increased 
population loss to 16,000.  In response, the SSMCP has partnered with the Washington 
Military Alliance (WMA) to study impacts to industries statewide and region-wide.  
Companies at risk will receive assistance in diverting revenue streams away from DOD 
contracting.   
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5.2.5 Economic Base 
 
Lakewood’s retail trade areas capture both resident and non-resident shoppers. Overall, the 
City has a retail surplus of 130 percent.  However, Lakewood has significant room to grow 
its per capita retail sales.  In Pierce County, per capita retail sales is highest in Gig Harbor 
($604.41), followed by Fife ($504.45), Sumner ($374), Puyallup ($370.45), Roy ($212.68), 
Ruston ($194.02), Tacoma ($179.55), and Lakewood ($133.53).  The local population shops 
elsewhere for automobiles and other high ticket items, high end apparel, some personal 
care, and general merchandise. 
 
As of 2014, sales tax and retail spending have regained pre-recession numbers despite 
employment being down to 3.4% from its 2006-08 peak. Currently, retail sales tax provides 
23.7% of General Fund operating income to the City of Lakewood. 
 
5.2.6  Workforce 
 
Jobs and the economy are subject to broad economic trends within and beyond the Puget 
Sound region. Washington State experienced an economic downturn in 2001, recovered and 
peaked in 2008, and has since suffered a difficult recession. Lakewood’s employment data 
shows that it is making progress toward reaching pre-recession employment levels. Three-
year US Census Bureau ACS estimates show an employment peak of 23,638 (2006-08) 
dropping 6.9% to 22,706 (2007-09) and slowly rising 3.6% to 23,523 (2010-12).  
 
As of March 2014, Lakewood’s unemployment rate was 8.1 percent which is higher than 
Pierce County (7.8%), Washington State (6.3%) and the United States (6.7%). This is due 
to the low income neighborhoods of Springbrook, Tillicum, and Woodbrook where the 
average unemployment rate is approximately 25%.     
 
Table 5.1 provides information on 2010 employment estimates based on industries, as well 
as providing earnings data for males and females.  Tables 5.2 and 5.3 list Lakewood’s top 
employers.  Lakewood’s largest employers are Health Care and Education (23.4%) followed 
by Retail Trade (15.0%).  Table 5.4 compares employment and poverty rates for Lakewood, 
Tacoma, Pierce County, and the state of Washington. 
 

TABLE 5.1 
2010 Employment Estimates 

City of Lakewood 
 

Industry Lakewood , Washington 
      

Total Male Female 
Median 

earnings 
(dollars) 

Median 
earnings 
for male 

Median 
earnings 

for female 

      Estimate Estimate Estimate Estimate Estimate Estimate 
Civilian employed population 16 years and 
over 22,769 52.2% 47.8% $30,123 $35,400 $25,912 

Agriculture, forestry, fishing and hunting, 
and mining: 184 58.7% 41.3% $27,436 $35,417 $27,308 

Construction 1,748 90.8% 9.2% $33,814 $33,708 $37,981 
Manufacturing 1,875 70.4% 29.6% $39,544 $48,520 $28,073 
Wholesale trade 650 75.2% 24.8% $33,346 $35,795 $31,605 
Retail trade 3,355 38.8% 61.2% $19,590 $25,556 $16,623 
Transportation and warehousing, and 
utilities: 1,307 72.8% 27.2% $40,964 $41,435 $40,000 

Information 196 41.8% 58.2% $19,879 $37,000 $18,625 
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TABLE 5.1 
2010 Employment Estimates 

City of Lakewood 
 

Industry Lakewood , Washington 
      

Total Male Female 
Median 

earnings 
(dollars) 

Median 
earnings 
for male 

Median 
earnings 

for female 

      Estimate Estimate Estimate Estimate Estimate Estimate 
Finance and insurance, and real estate and 
rental and leasing: 1,170 48.5% 51.5% $36,819 $37,303 $36,346 

Professional, scientific, and management, 
and administrative and waste management 
services: 

2,007 68.0% 32.0% $26,106 $29,254 $24,222 

Educational services, and health care and 
social assistance: 5,141 28.0% 72.0% $34,739 $40,625 $32,984 

Arts, entertainment, and recreation, and 
accommodation and food services: 2,376 44.7% 55.3% $17,291 $17,604 $17,131 

Other services, except public 
administration 908 39.4% 60.6% $19,236 $40,673 $17,703 

Public administration 1,852 67.5% 32.5% $49,028 $51,627 $44,454 
Source: U.S. Census Bureau, 2010 
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TABLE 5.2 
2013 Lakewood Top Employers 

Company Name Emp. 
JBLM*‡ 55000 
Madigan Army Hospital*‡ 5100 
Clover Park School District* 1833 
Western State Hospital* 1750 
Camp Murray*‡ 1000 
Pierce College* 887 
St Clare Hospital 848 
Pierce Transit* 827 
Aacres WA LLC 436 
McLane Northwest 425 
Clover Park Tech College 400 
Walmart 372 
Greater Lakes Mental Health 300 
St Andrews Management Svc 300 
City of Lakewood* 248 
Centerforce 230 
City Beverages 200 
Dameron Property Mgmt. 186 
Harborstone Credit Union 184 
Target 180 
Columbia Bank 170 

Great American Casino 160 

Lowe's Home Improvement 210 

Safeway 140 
Chips Casino Lakewood 130 
Macau Casino 110 
Comfort Design Windows & 
Doors 

100 

Lakewood Ford 100 
Tacoma Roofing & Waterproofing 100 
Tactical Tailor 100 
Print Northwest 100 
First Transit 100 
* Public Sector    ‡ Regional 
  

  

TABLE 5.3 
Employment Percentage by Industry 

Source: US Census ACS ‘10-2012 
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Source: U.S. Census Bureau, 2010-2012 American Community Survey 

5.2.7 Employment Base 
 
Table 5.5 in part provides an inflow/outflow analysis which shows the count and 
characteristics of worker flows in to, out of, and within Lakewood.  Lakewood’s labor force 
equals 25,251 persons.  Of that amount, 80% commute to jobs outside the City, and 20%  
live and work in Lakewood.  Table 5.5 also provides historical information of jobs by 
earnings, and the number of jobs by industry sector.  Health care and social assistance, 
educational services and retail trade are the top three employers.  Excepting for health care, 
the percentages of jobs by sector have not changed significantly over the past 10 years.  
This situation is likely tied to the current economy and the community’s built-out nature.      
 
5.2.8 Retail & Lodging Development 
 
In 1998, the Community Shopping Center, now known as Lakewood Pavilion was built at the 
corner of 100th and Bridgeport Way.  It has since been remodeled to include Rite Aid, 
Multicare, Verizon, Radio Shack, AT & T, restaurants, and other small retailers.  
 
In 2001, the enclosed portion of Lakewood Mall was demolished, leaving anchor stores 
largely intact and making way for Lakewood Towne Center which opened in 2002.  Bed, 
Bath & Beyond, Burlington Coat Factory, Pier One Imports, Ross, and Old Navy were among 
the new long-term tenants to open stores in the center.  In 2009, both Gottschalks and 
Joe’s closed leaving two large box stores empty.  In 2013, the Gottschalks building was 
demolished to make way for new restaurants set to open in 2015.  
 
Lakewood Towne Center is a site of open air destination with four distinct components:  A 
City Hall as its centerpiece; a power center; an entertainment center; and a neighborhood 
center, all of which need further development to create a greater sense of place and 
gathering area for the community and visitors.  
 

TABLE 5.4 
Unemployment & Poverty Data 

US Census  Washington Pierce County Lakewood Tacoma 
  ACS 2010-12 Estimate Percent Estimate Percent Estimate Percent Estimat

e 
Percent 

EMPLOYMENT         
  In labor force 3,525,446 65.1% 414,323 65.9% 28,579 60.0% 103,886 65.3% 
    Civilian labor force 3,477,803 64.2% 397,775 63.3% 26,817 56.3% 101,681 63.9% 
      Employed 3,130,464 57.8% 351,526 55.9% 22,844 48.0% 88,427 55.6% 
      Unemployed 347,339 6.4% 46,249 7.4% 3,973 8.3% 13,254 8.3% 
    Armed Forces 47,643 0.9% 16,548 2.6% 1,762 3.7% 2,205 1.4% 
          
  Percent Unemployed (X) 10.0% (X) 11.6% (X) 14.8% (X) 13.0% 
          

Median household 
income ($) 57,966 (X) 57,837 (X) 43,801 (X) 49,556 (X) 

          
POVERTY %         
  All families (X) 9.3% (X) 8.8% (X) 12.7% (X) 13.6% 
  All people (X) 13.7% (X) 12.4% (X) 18.4% (X) 17.8% 
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The International District is located along South Tacoma Way, from the City’s entrance at 
80th Street to the North and the 512 interchange to the South.  Although Korean settled and 
developed, the area is a mix of cultures, restaurants, grocery, and other retail.  Paldo 
World, Boo Han Market, and HMart are the most prominent stores along this corridor.  The 
Great American Casino to the South, at the 512, was built in 2007.  This district currently 
brings in more retail sales tax to the City than any other combined area in the City.  The 
district is also the focus of major redevelopment, particularly at the City’s entrance. 
 
In 2008/2009, the City conducted both a hotel study and market analysis on Pacific 
Highway from 108th to Bridgeport.  Development followed with the construction of 
Candlewood Suites, Lakewood Station and Pedestrian Bridge, Lakewood Ford, and the 
Nisqually Market.  In 2012, LaQuinta Inn was converted to a Holiday Inn, and the Sounder 
Train service was extended to Lakewood Station.  In 2013, Kenworth Northwest built a 
state-of-the-art new truck sales and service facility.  A mobile home park was closed in 
preparation for two Marriott Hotel properties, one of which is planned for construction in 
2015. 
 
Numerous older motels have been closed along South Tacoma Way and Pacific Highway in 
anticipation of redevelopment.   
 
In 2008, Walmart opened a new supercenter at the City’s entrance to the Northwest on 
Bridgeport Avenue, and Lowes opened on 100th and Lakewood Drive.  In 2014, Hobby 
Lobby and Big Lots opened at 100th and Bridgeport, site of the former Kmart store.  
 
The Colonial Shopping Center, which included a former QFC, was purchased by an equity 
firm in 2013. It is currently being re-designed. New tenants are being recruited to the site. 
 
5.2.9 Office Development 
 
There is some office space within the business parks, along major corridors and, small office 
space within the Central Business District.  The most significant office developments have 
been medical facilities, a professional services office on Main Street SW, and the new 
Harborstone Credit Union.  Office buildings have constituted minimal new development.  
This may be a future focus as business and healthcare campuses develop. 
 
5.2.10 Commercial Enterprise 
 
Lakewood Industrial Park added over 400,000 square feet of industrial space to its 2.5 
million square feet of space.  Zoning was changed in the Woodbrook area to allow for a new 
150 acre Industrial Business Park (IBP).  A 440,000+ square foot manufacturing/ 
warehouse use building has been approved in the IBP.  Existing manufacturing/warehouse 
space is available in the Durango industrial area.  Manufacturing is slightly expanding on 
other industrial lands.  The Air Corridor may cause some businesses to move, depending 
upon JBLM future plans. 
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TABLE 5.5 
Inflow/Outflow Analysis & Area Jobs by Industrial Sector 

 
Lakewood Inflow/Outflow Report 

      Source: Employment Security Count Share 
 

Employed in the Selection Area 25,251 100.0% 

Living in the Selection Area 17,278 68.4% 

Net Job Inflow (+) or Outflow (-) 7,973 - 

   In-Area Labor Force Efficiency  
(All Jobs) 

  
 

Count Share 

Living in the Area 17,278 100.0% 

Living and Employed in the Selection Area 3,436 19.9% 

Living in the Area, Employed Outside 13,842 80.1% 

   
   Area Jobs 

 
2011 2007 2003 

 
Count Share Count Share Count Share 

Total All Jobs 25,251 100.0% 24,453 100.0% 23,163 100.0% 

       Jobs by Earnings 
Source: Employment Security 2011 2007 2003 

 
Count Share Count Share Count Share 

$1,250 per month or less 6,308 25.0% 6,719 27.5% 7,343 31.7% 

$1,251 to $3,333 per month 9,664 38.3% 9,835 40.2% 9,872 42.6% 

More than $3,333 per month 9,279 36.7% 7,899 32.3% 5,948 25.7% 

 
 

2011 2007 2003 

 Jobs by NAICS Industry Sector Count Share Count Share Count Share 

Ag, Forestry, Fishing, Hunting 12 0.0% 13 0.1% 5 0.0% 

Mining, Oil, Gas Extraction 0 0.0% 0 0.0% 0 0.0% 

Utilities 59 0.2% 54 0.2% 68 0.3% 

Construction 953 3.8% 1,252 5.1% 842 3.6% 

Manufacturing 776 3.1% 886 3.6% 966 4.2% 

Wholesale Trade 866 3.4% 1,127 4.6% 1,105 4.8% 

Retail Trade 3,212 12.7% 3,076 12.6% 2,908 12.6% 

Transport / Warehousing 1,996 7.9% 1,621 6.6% 1,318 5.7% 

Information 189 0.7% 199 0.8% 172 0.7% 

Finance and Insurance 624 2.5% 836 3.4% 800 3.5% 

Real Estate and Leasing 528 2.1% 653 2.7% 564 2.4% 

Prof, Scientific, and Tech Services 909 3.6% 653 2.7% 643 2.8% 

Management of Companies 117 0.5% 51 0.2% 38 0.2% 

Admin & Support, Waste Mngmt 510 2.0% 665 2.7% 851 3.7% 

Educational Services 3,621 14.3% 3,281 13.4% 3,543 15.3% 

Health Care and Social Asst 5,998 23.8% 4,982 20.4% 4,682 20.2% 

Arts, Entertainment, and Rec 617 2.4% 804 3.3% 663 2.9% 

Accommodation, Food Services 2,344 9.3% 2,294 9.4% 2,086 9.0% 

Other (excluding Public Admin) 1,375 5.4% 1,388 5.7% 1,430 6.2% 

Public Administration 545 2.2% 618 2.5% 479 2.1% 
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5.2.11 Residential Development  
 
Lakewood has 26,924 households with a vacancy rate of 10.5 percent.  The median home 
value is $223,800, with homeowner costs of $1,671/month.  The median rental rate is 
$826.  The percent of owner occupied properties in Lakewood is 21.2% below the national 
average, and rental properties are 29.62% above the national average.  As of March 2014, 
there were 149 active listings, 28.2% of which were distressed.  Fifty percent of the housing 
stock is between the age of 1969 and 1979.  There is a disproportionate amount of middle 
income housing (11%) as compared to the rest of Pierce County. Sixty-four percent of 
housing is low to very low income while 25% is upper income.  
 
Since 2000, single family and multifamily development has been moderate.  A fairly 
significant number of blighted homes, multifamily units, and mobile homes have been 
demolished.  
 

TABLE 5.6 
Residential Construction:  2000-2014 

Subject NEW SFR SFR Remodel Multifamily Multifamily 
Remodel 

Multifamily 
Proposed 

2014 

Single 
Family 

Proposed 
2014 

Valuation $117,335,162.12 $28,378,757.26 $80,999,084.66 $6,141,315.22 -- -- 

Number of 
Projects 533 147 106 (398 units) 23 323 Units 109 

Average 
Value $220,141.02 $193,052.77 $764,142.31 $267,013.71 -- -- 

Source:  Lakewood Community Development Department 
 
 

TABLE 5.7 
Comparison of Housing Data:  Washington, Pierce County, Lakewood & Tacoma  

Subject Washington Pierce County, 
Washington Lakewood Tacoma 

      Estimate Percent Estimate Percent Estimate Percent Estimate Percent 
HOUSING 
OCCUPANCY 

                

Total housing units 2,901,351 2,901,351 326,979 326,979 26,924 26,924 85,273 85,273 
Occupied housing units 2,624,689 90.5% 299,514 91.6% 24,085 89.5% 77,704 91.1% 
Vacant housing units 276,662 9.5% 27,465 8.4% 2,839 10.5% 7,569 8.9% 
Owner-occupied units 1,648,396 1,648,396 183,852 183,852 10,874 10,874 39,704 39,704 
Median (dollars) 256,500 (X) 235,700 (X) 223,800 (X) 211,500 (X) 
MORTGAGE STATUS                 
Owner-occupied units 1,648,396 1,648,396 183,852 183,852 10,874 10,874 39,704 39,704 
Housing units with a 
mortgage 

1,180,916 71.6% 139,923 76.1% 6,852 63.0% 30,884 77.8% 

Housing units without a 
mortgage 

467,480 28.4% 43,929  23.9% 4,022 37.0% 8,820 22.2% 

GROSS RENT 953 (X) 987 (X) 826 (X) 909 (X) 
Source: U.S. Census Bureau, 2010-2012 American Community Survey 
 
5.2.12 Institutional, Educational, Cultural, and Recreation Development  
 
Residents and surrounding communities come to Lakewood for comprehensive healthcare 
options.  Lakewood’s St. Clare Hospital recently completed a $15.5 million renovation to 
support the areas growing patient population.  The hospital offers state-of-the-art primary 

153



Economic Development   13 | Page 
 

care, orthopedics, therapy, diagnostics imaging, a chronic pain center, and a cancer center. 
Multicare and medical specialists also serve the community.  An influx of national dental 
chains has entered the market.  Western State Hospital offers a wide range of mental health 
services, psychiatric treatments, and a recovery center.  
 
Lakewood has two colleges, Pierce College and Clover Park Technical College, with a 
combined attendance of over 16,500.  
 
Pierce College offers 39 certificate programs, e-learning, running start, worker retraining, 
and continuing education.  Clover Park Technical College (CPTC) offers 40 programs, 
including aerospace, advanced manufacturing, health sciences, human services, business, 
hospitality, science, technology, engineering, transportation and trades.  
 
The Clover Park School District has 31 schools and an enrollment of 11,947 students in PK-
12 programs.  Nearly a quarter of the population, 5 and older speaks a language other than 
English. 
 
Educational attainment information is listed in Table 5.8.  
 
The City of Lakewood is one of 100 schools across the nation to have received the America’s 
Promise Award.  The award is given to cities that meet high standards in five areas: caring 
adults, safe places, healthy start, effective education, and opportunities to help others.  The 
City has received this award several years in a row.  The school district partnership is 
integral to the future of our citizens. 
 

TABLE 5.8 
Educational Attainment 

 Lakewood Tacoma Pierce 
County 

Washington 
State 

United 
States 

Population 25 and over 39,979 131,732 519,965 4,507,469 308,745,538 

Less than 9th grade 4.4% 4.7% 3.0% 4.1% 6.0% 

9th to 12th grade, no diploma 8.7% 7.3% 6.5% 5.9% 8.2% 

High school graduate (includes 
Equivalency) 27.8% 29.0% 29.2% 23.6% 28.2% 

Some college, no degree 29.3% 25.0% 27.7% 25.3% 21.3% 

Associate's degree 9.1% 9.2% 9.9% 9.5% 7.7% 

Bachelor's degree 14.2% 15.9% 15.5% 20.2% 17.9% 

Graduate or professional degree 6.6% 8.8% 8.2% 11.4% 10.6% 

Source: U.S. Census Bureau, 2012 5-year average 
 
Lakewood’s Sister Cities Association develops and promotes activities that support 
exchanges of delegations, educational and informational exchanges and events including the 
Annual International Festival and Artfest. 
 
The City of Lakewood Parks, Recreation and Human Services Department maintains 14 
parks and offers events throughout the year.  SummerFest is held annually and includes a 
sprint triathlon.  The parks department also works with the Community Garden program, 
Healthy Start, the Senior Activity Center, and human services to create livable communities 
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where all individuals have access to the resources they need.  A Legacy Parks Plan prepared 
by the parks, recreation, and human services department has been adopted by Council. 
 
5.3 Summary 
 
Lakewood is defined by its location – a suburb of Tacoma, adjacent to one of the largest 
military installations in the United States, and connected by I-5 and State Highway 512.  It 
is a mature suburb with 80% of its workforce leaving the community every day.  
Lakewood’s economy is based on retail, education, and health care systems.  The 
community’s housing stock is older and less vibrant than surrounding communities.    
 
Yet, the City has many bright spots:   
 
 The redevelopment of the Lakewood Towne Center in 2002 helped revitalize the City’s 

core.   
 Much of the highway oriented commercial development has been starting to undergo 

redevelopment.   
 Over the past 14 years, $200 million was invested in new schools and health care 

facilities.  Pierce College and Clover Park Technical College added health sciences and 
technical buildings, and completed renovations.  New elementary schools, the Hudtloff 
Middle School and Harrison Preparatory School were constructed.  Saint 
Clare/Franciscan Health care facilities, Multicare and other medical and dental offices 
have grown to meet increasing demand. 

 Over $20 million in new infrastructure improvements have been made in Tillicum and 
Woodbrook. 

 Major corridor investments have taken place including the establishment of the Sounder 
Station adjacent to the I-5 Corridor.   Additional road projects are also planned - Berkley 
interchange, Union Avenue, and on Bridgeport Way from I-5 to the Springbrook 
neighborhood.   

 
In the future, Lakewood must establish a more stable and diverse economic base, focus on 
coordinating and establishing partnerships, implementing capital facilities funding programs 
that support redevelopment, developing market strategies for specific industries, improving 
upon its housing stock, redeveloping vacant and underutilized commercial/industrial 
properties, and enhancing the City’s regional image as a desirable community offering a 
high quality environment for living and working.   
 
5.4 Lakewood’s Competitive Position in the Region  
 
Many of the existing urban development patterns are already set within the South Sound, 
and Pierce and Thurston counties.  It is within this geographic area that Lakewood vies with 
other cities and Pierce County in relation to economic development.  These cities include 
Tacoma, Lacey, Puyallup, Federal Way and Pierce County.   
 
Table 5.9 compares each of these areas current market niches, as well as their 
opportunities and challenges, in order to help understand how Lakewood relates to its 
neighbors.  Tacoma and Puyallup provides the region’s stiffest competition for regional 
retailers and retail establishments.  Lakewood finds itself “in the middle” between these two 
markets, but also having to compete with retail sales located on JBLM.  Lodging appears 
underrepresented and based on past reports, this is a niche that Lakewood has yet to 
capitalize.   
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Lakewood does experience a “competitive” relationship with several nearby municipal 
governments that must be taken into account.  Tacoma is the county leader with respect to 
economic development.  Tacoma is an older city that has made many efforts to improve its 
downtown, and image, often at the expense of Lakewood, for more than a quarter of a 
century.  Tacoma has an aggressive economic development mission.  The city has devoted 
its own funds, as well as state and federal grants, to stimulate economic development.  
Tacoma has a strategic location on the highway system and a strong port.   
 
One of the biggest challenges that faces Lakewood is infrastructure, particularly as it relates 
to utilities.  Three power purveyors have boundaries that all come together within 
Lakewood.  Parts of the service areas are disputed.  In addition, water and sewer are 
provided by two separate entities, the Lakewood Water District, and the Pierce County 
Public Works & Utilities Department.  This current situation complicates many aspects of 
development.   
 
In summary, any program of economic development for Federal Way must monitor 
conditions and trends in Tacoma and elsewhere, and act decisively and aggressively to 
increase Lakewood’s strategic position.   
 

TABLE 5.9 
Summary of Economic Conditions in the South Sound 

 
Location  Current Niche Opportunities Challenges 
Lakewood -Retail Trade 

-Health Care 
-Education (2 colleges) 
-Regional park 
-Lakewood Industrial 
 Park 
 

-Construction 
-Manufacturing 
-Professional, scientific and   
technical services 

-Leisure/hospitality 
-No local B&O tax 

-Five different utility providers 
-Infrastructure 
-Unemployment 
-Housing 
-Image 
-Lack of a walkable downtown 

Tacoma -Growth culture 
-Industrial infrastructure 
-Neighborhoods 
-Institutional capacity 
-Port of Tacoma 

-Advanced technology 
-Cultural attractions 
-Entertainment 

-Congestion 
-Class-A office space 
-Unskilled workforce 
-Underserved retail 
-B&O tax 
 

Lacey -Retail trade 
-Healthcare and social  
  services 
-Accommodations 
-Food services 
-IT/communications 
-Warehouse/distribution 
 

-Retail Trade; Gateway 
 Project 
-Class A office space 
-Industrial lands 
 

-Urban densities 
-Infrastructure costs 
-Congestion/transportation 

Puyallup -Retail trade 
-Automobile sales 
-Downtown community 
-Health care services 

-Health care services 
-Professional & business 
  services 
-Medical devices and 
  technologies 
-Advanced material  
 manufacturing 
-Green technologies 
 

-Buildable lands 
-Diversification 
-Workforce to support health 
care services 

-Congestion/transportation 

Pierce County -Military-related 
employment 

-Health care services 
-Aerospace 
-Industrial land 
-Tourism 

-Aerospace 
-Urban Waters 
-Research (UW) 
-Clean  
-Technology/innovation 
-Global health 
-Cyber security 

-Preservation of agricultural 
lands  

-Transportation networks 
-Cyber security 
-Harbor maintenance tax 
-Business related taxes & 
expenses 
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TABLE 5.9 
Summary of Economic Conditions in the South Sound 

 
Location  Current Niche Opportunities Challenges 
Federal Way -Regional Mall 

-Weyerhaeuser 
-Vacant Land & 
redevelopable land 

-Weyerhaeuser 
-Retail Trade 
-Land Assembly & re- 
 development 
-Centrally located between 
 Seattle and Tacoma 
 

-Distance from I-5 and major 
 economic concentrations 
-Low-scale development 
-Wetlands 
-Boeing reduction 
-Vacant buildings 
-Congestion/transportation 
 

 
5.5 Summary of Achievements 
 
 The establishment of Lakewood’s own police department.   
 
 Installation of over $20 million in water and sewer infrastructure in Tillicum and 

Woodbrook.   
 
 Required $1.5 million in mitigation measures to offset the relocation of the main 

entrance into Camp Murray. 
 
 Over $5 million in improvements to the Berkeley Bridge and Union Avenue SW.  
 
 Over $5 million in new road improvements to Pacific Highway SW. 
 
 Construction of the Sounder Station including parking garage and pedestrian overpass. 
 
 In 2002, the redevelopment of the Lakewood Mall into the Lakewood Towne Center. 
 
 Recruitment of National retailors to the CBD and the South Tacoma Way Corridor. 
 
 The location of Tactical Tailor to Lakewood. 
 
 The removal of blighted buildings and structures on South Tacoma Way and Pacific 

Highway SW. 
 
 Construction of a Wal-Mart Super Center on Bridgeport Way, including $1.5 million in 

new road improvements. 
 
 Construction of the new Kenworth Truck Dealership on Pacific Highway SW. 
 
 Construction of Lakewood Ford on Pacific Highway SW. 
 
 Installation of major park upgrades at Fort Steilacoom Park. 
 
 Extensive new road improvements on Murray Road SW, including a new roundabout, 

59th Street SW, 104th Street SW, and Bridgeport Way from the northerly City limits to 
Gravelly Lake Drive SW. 
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5.6 Economic Development Strategy for Lakewood  
 
As with many cities, Lakewood will have limited funds with which to pursue its economic 
development goals.  The City’s policy makers will have to use its resources in a focused and 
prioritized manner to have a positive impact on the local economic base.  Table 5.10 
summarizes how Lakewood will implement an appropriate economic development strategy.   
 

TABLE 5.10 
Economic Development Areas and Actions 

 
Location  Who 

initiates 
action? 

What land uses are 
being encouraged? 

How are they 
encouraged? 

Reasons Timing  

Central 
Business 
District 

Public with 
private 
support. 

Mixed use.   
 
Office development. 

 
Expanded open space. 

Formation of 
public/private 
partnerships.  
 
Transportation 
infrastructure.  

Increased property 
values & tax base. 
 
New job creation & 
existing business 
expansion. 

As 
appropriate 
for market 

South 
Tacoma Way 
Corridor 

Public with 
private 
support. 

Maximize retail – 
facilitate build out & 
improve quality.  

Removal or 
redevelopment 
of blighted, 
underutilized 
properties.  

Removal of 
blighted 
conditions. 
 
Increased property 
values & tax base. 
New job creation & 
existing business 
expansion 

Emphasis 0-
5 years. 

Pacific Hwy 
Corridor 

Public with 
private 
support. 

Auto-oriented retail.   
 
Destination retail. 
 
Expanded regional 
commercial.  
 
Maximize retail – 
facilitate build out & 
maintain quality. 

Removal or 
redevelopment 
of blighted, 
underutilized 
properties. 

Increased property 
values & tax base. 
 
New job creation & 
existing business 
expansion. 

As 
appropriate 
for market.  

Springbrook Public with 
private 
support. 

Neighborhood 
commercial.  
 
High quality 
residential.  
 
Expanded open space. 

Removal or 
redevelopment 
of blighted, 
underutilized 
properties.   
 
New utility & 
transportation 
infrastructure. 

Removal of 
blighted 
conditions.  
 
Increased property 
values & tax base. 

As 
appropriate 
for market. 

Tillicum Public with 
private 
support. 

Auto-oriented retail. 
 

Neighborhood 
commercial. 
 
Residential 
redevelopment 
(preference is 
increased homeowner-
ship).  

Aggressive 
infrastructure 
investment.   
 
New housing 
programs to 
encourage 
home 
ownership 

Removal of 
blighted 
conditions.  
 
Improved housing 
stock. 
 
Increased property 
values & tax base. 

Emphasis 0-
5 years. 

Woodbrook Public with 
private 
support. 

Industrial 
development including 
logistical, 
manufacturing, 
distribution, & 
warehousing. 

Formation of 
public/private 
partnerships.  
 
Aggressive 
infrastructure 

Expansion of City 
tax base.  
 
Creation of new 
jobs 

Emphasis 0-
5 years. 
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TABLE 5.10 
Economic Development Areas and Actions 

 
Location  Who 

initiates 
action? 

What land uses are 
being encouraged? 

How are they 
encouraged? 

Reasons Timing  

investment 
Lakeview Public with 

private 
support. 

Residential 
redevelopment.  

Removal or 
redevelopment 
of blighted, 
underutilized 
properties.  
 
Housing 
programs to 
encourage 
home 
ownership.  
 
Increased 
densities.  
 
Capital 
improvements 
for gradual 
redevelopment 
& infill.   

Removal of 
blighted 
conditions.  
 
Improved housing 
stock.   
 
Increased property 
values & tax base. 

Emphasis 0-
5 years. 

Lake City  Public with 
private 
support.   

Residential 
redevelopment 
(preference is 
increased homeowner-
ship). 

Removal of 
blighted, 
underutilized 
properties.  
 
Housing 
programs to 
encourage 
home 
ownership.  
 
Capital 
improvements 
for gradual 
redevelopment 
& infill.   

Removal of 
blighted 
conditions.  
 
Improved housing 
stock. 
 
Increased property 
values & tax base. 

Emphasis 0-
5 years. 

 
5.7 Economic Goals and Policies  
 
The City of Lakewood will not wait for market forces alone to create the future, but will act 
to shape and accelerate the evolving market trends in the direction of its vision.  The City 
will pursue the following goals and policies to implement economic development.   
 
City’s Overall Role in Economic Development  
 
Goal ED-1:  Maintain a strong, proactive position toward economic development that 
promotes a positive civic image. 
 
Policies: 
 
ED-1.1: Increase the retail sales tax base of the City.  
 
ED-1.2: Encourage public-private partnerships which further public goals while advancing 

economic development opportunities. 
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ED-1.3: Promote partnerships with the State, Pierce County, Joint Base Lewis McChord, 

other cities and organizations to advance regional competitiveness and mutual 
economic development goals. 

 
ED-1.4: Review and respond to emerging issues, pending legislation, and provide 

guidance with regards to special projects and economic development initiatives. 
 
ED-1.5: Encourage development or maintenance of business recruitment programs. 
 
ED-1.6: Encourage development or maintenance of business expansion and retention 

programs. 
 
ED-1.7: Where feasible and appropriate, assist the business community in the collection 

of data relative to economic development. 
 
ED-1.8: Increase Lakewood’s leadership, role and influence in local and regional forums 

in order to advance the City’s economic development goals. 
 
ED-1.9: Continue to pursue aggressive public safety programs designed to protect 

residents, businesses, and their investments.   
 
ED-1.10: Maintain working partnerships with Pierce College and Clover Park technical 

College in order to encourage and support their expansion and further 
integration within the Lakewood economy, as well as to identify and exploit 
increasing opportunities for economic development.   

 
ED-1.11: Consider opportunities to partner with local human service organizations to 

assist in providing human services resource development programs for the 
unemployed or under-employed.   

 
Permitting 

 
GOAL ED-2: Ensure a responsive and efficient business licensing and building permitting 
process. 
 
ED-2.1: Establish a permit process system that is fair and timely while promoting the 

public health, safety, and general welfare. 
 
ED-2.2: Work with adjacent cities and Pierce County on consistency among regulatory 

codes. 
 
ED-2.3:  Encourage predictability and consistency in the City's land use regulations, while 

also allowing for flexibility and creativity in the site development process. 
 
ED-2.4: Promote a results-oriented permit process, which consolidates review timelines, 

eliminates unnecessary steps, and maintains a strong customer service 
approach. 

 
ED-2.5: Provide targeted assistance to businesses that may be unsophisticated in 

permitting and licensing requirements. 
 

160



Economic Development   20 | Page 
 

ED-2.6: Allocate sufficient resources to process development projects quickly and 
efficiently. 

 
Housing 
 
Goal ED-3:  Encourage increased ownership and quality housing throughout the City.   
 
Policies: 
 
ED-3.1: Encourage home ownership to increase the number of invested stakeholders in 

the community. 
 
ED-3.2 Expand the homeownership opportunities for existing residents in neighborhoods 

with homeownership rates are lower than the regional average.   
 
ED-3.3: Expand quality of middle income housing products. 
 
ED-3.4: Develop new relationships and mechanisms that increase private investment in, 

and production of high-quality housing for all income groups. 
 
ED-3.5: Consider the cumulative impact of regulations on the ability of housing 

developers to meet current and future housing demand.   
 
ED-3.6: Require owners, investors, and occupants, to be responsible for maintenance of 

the housing stock.   
 
ED-3.7: Ensure that owners, managers, and residents of rental property improve the 

safety, durability, and livability of rental housing.   
 
ED-3.8: Support the public and private actions that improve the physical and social 

environment of areas that have experienced disinvestment in housing, that have 
a concentration of low-income households, or that lack infrastructure.  

 
ED-3.9: Attract a proportionate share of the region’s families with children in order to 

encourage stabilized neighborhoods and a vital public school system.   
 
ED-3.10: Promote housing opportunities that build a sense of community, civic 

involvement, and neighborhood pride.   
 
Infrastructure  
 
GOAL ED-4: Leverage public infrastructure for private investment. 
 
Policies: 
 
ED-4.1:  Where public costs will be recouped from increased revenue resulting from 

private investment, invest in infrastructure to stimulate and generate private 
investment for economic development and redevelopment projects. 

 
ED-4.2:  Consider public financing techniques such as the use of local improvement 

districts, public-private partnerships, and grants in targeted areas to accomplish 
specific economic development needs.  
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ED-4.3:  Work with community development on signage and frontage improvements and 
regulations that enhance the community and promote economic development. 

 
ED-4.4: Use HUD programs (CDBG allocations and the Section 108 loan program) to help 

fund infrastructure improvements.   
 
Focused Redevelopment Emphasis  
 
Goal ED-5:  Promote the revitalization/redevelopment of the following areas within 
Lakewood:  1) the Central Business District; 2) the South Tacoma Way & Pacific Highway 
Corridors; 3) Springbrook; 4) Tillicum/Woodbrook; 5) Lakeview (Lakewood Station District); 
and 6) Lake City.   
 
Policies: 
 
ED-5.1:  Where appropriate, develop and maintain public-private partnerships for 

revitalization. 
 
ED-5.2:   Pursue regional capital improvement opportunities within these specific areas.   
 
ED-5.3:  Promote the concentration of commercial uses and cultural activities in the 

Central Business District with the intent of increasing and maintaining the 
vitality of the community. 

 
ED-5.4: Promote industrial land development at the Woodbrook Business Park. 
 
ED-5.5: Continue existing programs to expand sewers throughout Tillicum and 

Woodbrook. 
 
ED-5.6: Expand commercial development along Pacific Highway SW by converting lands 

designated Public/Institutional into commercial uses.   
 
ED-5.7: Expand housing ownership opportunities. 
 
ED-5.8: Identify and implement strategies to foster small business development and 

expansion. 
 
ED-5.9: Aggressively market the Central Business District as a place to live, shop, and 

do business. 
 
ED-5.10: Encourage mixed use developments within the Central Business District and 

Lakeview.   
 
ED-5.11: Remove blighted buildings from residential neighborhoods.   
 
ED-5.12: Promote single family development in Lake City and Tillicum.   
 
ED-5.13: Develop and implement a sub-area plan for Springbrook.   
 
ED-5.14: Consider establishing a local development government corporation and an equity 

investment approach for land assembly within a designated target area.  Under 
this model, landowners contribute their land (and improvements) as “shares” to 
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the corporation and receive a portion of the distribution from cash flow 
generated by redevelopment.   

 
Manufacturing/Industrial Areas 
 
GOAL ED-6:  Ensure the logistical functions of Lakewood’s industrial districts are not 
impaired by conflicts with other transportation system users. 
 
Policies: 
 
ED-6.1: Where feasible and appropriate, promote freight mobility through grade 

separation of rail traffic from street traffic and improvement of existing 
Lakewood road connections. 

 
ED-6.2:  Pursue regional capital improvement opportunities that will benefit Lakewood’s 

industrial districts. 
 
ED-6.3:   Coordinate with the Capital Improvement Program and Six-Year Transportation 

Improvement Plan to ensure the maintenance and expansion of infrastructure to 
support Lakewood’s industrial districts. 

 
Joint Base Lewis McChord 
 
GOAL ED-7:  Protect the mission of, and ensure the long-term viability of Joint Base Lewis 
McChord. 
 
Policies: 
 
ED-7.1: Maintain the South Sound Military Communities Partnership. 
 
ED-7.2: Conduct a Joint Land Use Study and implement the resulting recommendations 

into Lakewood’s Comprehensive Plan, development regulations, capital 
improvement programs, and other plans policies. 

 
ED-7.3: Work with federal, state, and local agencies to fund the acquisition of properties 

deemed unsafe in the Clear Zone.   
 
ED-7.4: Develop a JBLM Regional Policy Considerations Guide.  The guide would include 

background text on JBLM operations and policies associated with economic 
development and housing. 

 
ED-7.5: Support workforce development programs for military personnel transitioning 

out of military service.   
 
ED-7.6: Continue to support the efforts of the South Sound Military Communities 

Partnership.   
 
ED-7.7: Conduct industry justification and economic diversification studies in response to 

drawdown and potential loss of Department of Defense contracts.   
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CHAPTER 7 – UTILITIES  
 
7.1 Introduction 
 
Utilities are critical to ensuring Lakewood's viability as a place to live, work, and conduct 
business and pleasure. Utilities in Lakewood supply drinking water, electricity, and 
communications and rid homes and businesses of sewage, solid waste, and excess stormwater. 
The purpose of this chapter is to ensure that adequate utilities will be available, maintain an 
equitable level of service, guarantee public health and safety, promote efficiencies and 
economies of scale, and foster coordination with regional and independent utility systems. 
 
Utilities addressed in this chapter include stormwater, sanitary sewer, water, electricity, 
communications, solid waste, and natural gas. Background data used in the development of 
these goals and policies and specific capital programs to implement them are included in the 
Background Report. Analysis demonstrating the ability of each utility system to meet the 
demands of growth projected by this plan are discussed in Section 3.11 of the EIS. This chapter is 
primarily concerned with goals and policies pertaining to each utility category. 
 
7.1.1 General Goals and Policies 
 
GOAL U-1: Provide an adequate level of public utilities in response to and consistent with land 
use, environmental protection, and redevelopment. 
 
Policies: 
 
U-1.1: Utility services and facilities must be consistent with the growth and development 

concepts directed by the comprehensive plan. 
 
U-1.2: Where appropriate, encourage conservation in coordination with other utility 

providers and jurisdictions. 
 
U-1.3: Encourage the appropriate siting, construction, operation, and decommissioning of 

all utility systems in a manner that reasonably minimizes impacts on adjacent land 
uses. 

 
GOAL U-2: Provide and maintain safe, reliable, and adequate utility facilities and services for 
the city’s current and future service area to meet anticipated peak demands in an efficient, 
economically, and environmentally responsible manner. 
 
Policies: 
 
U-2.1: Condition development approval on capacity of utility systems to serve the 

development without decreasing established LOS, or on a financial commitment to 
provide service within a specified time frame. 

 
U-2.2: Coordinate the extension of utility services with expected growth and development. 
 
U-2.3: Coordinate with service providers and other utilities using rights-of-way on the timing 

of improvements to reduce impacts to communities and to lower the cost of 
improvements. 

 
U-2.4: Protect the City’s rights-of-way from unnecessary damage and interference and 
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ensure restoration to pre-construction condition or better.   
 
7.2 Stormwater 
 
The City of Lakewood provides stormwater service to the entire city.  Figure 7.1 depicts the 
locations of the City’s stormwater systems.  The City maintains close working relationships with 
adjacent stormwater utilities, including the City of Tacoma and Pierce County Public Works and 
Utilities. These working relationships are essential because stormwater conveyed from 
portions of Tacoma and portions of unincorporated Pierce County ultimately reaches, and is 
conveyed through, City-owned facilities. 
 
The City will ensure that adequate storm drainage facilities exist to accommodate growth by 
finding existing deficiencies, regularly updating its stormwater planning, and adopting a set of 
development standards that require developers to fund and install appropriate storm drainage 
facilities. Additional information is contained in the background report and Section 3.11 of the 
EIS. 
 
GOAL U-3: Provide efficient, cost-effective, and environmentally sound surface water and 
flood control facilities to protect existing and future land uses to preserve public safety and 
protect surface and groundwater quality. 
 
Policies: 
 
U-3.1: Ensure that adequate storm drain and flood-control facilities are provided and 

properly maintained to alleviate surface flooding during storm events. 
 
U-3.2: Undertake a stormwater management program that meets or exceeds the 

standards of the National Pollutant Discharge Elimination System (NPDES). 
 
U-3.3: Provide for maintenance and upgrade of existing public storm drainage systems 

and flood control facilities and for construction of expanded public storm drain 
systems and flood control facilities to protect existing and future development. 

 
U-3.4: Implement flood-control improvements that maintain the integrity of significant 

riparian and other environmental habitats. 
 
U-3.5: Develop public works policies and design standards which encourage minimizing the 

development of impervious surfaces. 
 
U-3.6: Seek land acquisition opportunities in areas of the City targeted for future growth and 

increasing density for stormwater storage functions to compensate for increasing 
impervious surface. 

 
U-3.7: Support lake management studies for Lake Steilacoom, Gravelly Lake, and Lake 

Louise to determine pollutant sources. 
 
U-3.8: Participate in ongoing water quality monitoring programs for all public drainage 

systems that discharge into lakes and streams. 
 
U-3.9: Develop and implement a state-approved Comprehensive Storm Water Management 

Program. 
 
U-3.10: Cooperate with the Pierce County Conservation District Stream Team Program to 
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provide water quality education to the community. 
 
GOAL U-4: Ensure that the costs of improvements to the storm drain and flood-control 
system are borne by those who both contribute and benefit. 
 
Policies: 
 
U-4.1: Require that on-site treatment of stormwater generated by new development is 

adequate to meet  the requirements of the City’s stormwater management and site 
development manual and that such facilities are constructed coincident with new 
development. 

 
U-4.2: Costs for improvements to existing storm drain and flood control facilities associated 

with a new development shall be borne by the developer through payment of fees or 
by actual construction of the improvements. 

 
U-4.3: Consider formation of benefit assessment districts and community facilities districts, 

where appropriate, in which those who benefit from specific local storm drain and 
flood-control improvements pay a proportionate share of the costs. 

 
GOAL U-5: Minimize the impact of poor storm drain performance upon transportation 
infrastructure. 
 
Policies: 
 
U-5.1: Ensure the timely removal of debris from storm drains. 
 
U-5.2: Consider and seek funding for public projects to resolve roadway flooding problems 

in areas that are poorly served by storm drains. 
 
U-5.3: Require adequate storm drainage in conjunction with new development. 
 
7.3 Sanitary Sewers 
 
Sewer service in the City of Lakewood is almost entirely provided by Pierce County Public Works 
and Utilities.   Sewer service was recently expanded to serve the Tillicum and Woodbrook 
communities.  The Town of Steilacoom provides sewer service to Western State Hospital. 
Steilacoom has indicated that its facilities serving the Western State Hospital currently have 
additional growth capacity.  The City of Tacoma provides sewer service to the Flett 
subdivision, and to commercial and residential users located in northeast Lakewood (80th 
Street and 84th Streets).  Chapter 3, Figure 3.13 describes the locations of all major sewer 
trunk lines within Lakewood.   
 
The area immediately north of Pierce College and north of 101st Street SW, as well as the area 
along Clover Creek near Cochise Lane, remain unsewered.  Since the adoption of the City’s 
Comprehensive Plan in 2000, sewer trunk lines have been installed in Tillicum and 
Woodbrook.   
 
GOAL U-6: Ensure efficient, cost-effective, and environmentally sound sewage collection 
and treatment to protect public health and maintain safe and high quality groundwater reserves 
and protect riparian and other wildlife habitat. 
 
Policies: 
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U-6.1: Provide leadership to Pierce County to ensure that sewer connection fees and monthly 

charges are adequate to fund maintenance of existing facilities, and collect monies 
toward operation,  maintenance, repair and replacement of existing facilities. 

 
U-6.2: Provide leadership to Pierce County in evaluating and accommodating increased 

demand by upgrading existing facilities and/or constructing new collection and 
treatment improvements. 

 
GOAL U-7: Ensure that new growth is served by sewers, and pursue a citywide system to 
eliminate current service deficits. 
 
Policies: 
 
U-7.1:  Ensure that public sewage treatment and collection systems are installed and 

available for use coincident with new development.  
 
U-7.2:  Continue current efforts to extend sewers throughout all of Woodbrook and 

Tillicum.   
 
U-7.3: Encourage extension of sewer service to Woodbrook and portions of Tillicum 

slated for density increases or changes in use consistent with the adopted 
Comprehensive Plan Future Land Use Map (see Policy LU-62.5). 

 
U-7.4 Enforce Ordinance No. 530, requiring sewer mandatory sewer connections 

throughout the city.   
  
U-7.5: Work with Pierce County to develop a plan that would provide sewer services to 

pockets of unsewered properties interspersed throughout the city’s core. 
 
U-7.6: Work with Pierce County to establish a priority for sewering properties located 

within the Arrowhead-Partridge Glen Neighborhood, Lakewood’s westerly urban 
growth area. 

 
U-7.7: Identify locations along the city’s northeasterly edge where sewer services are 

either provided by the City of Tacoma or Pierce County.  Where sewer services 
are not provided to properties by either agency, work with the appropriate 
agency to connect these properties to sewers.   

 
U-7.8 Where feasible, utilize grant funding sources to extend major sewer lines.   
 
U-7.9: Require projects located beyond the reasonable reach of existing sewer service 

construct dryline sewers within roadways and adopt covenants requiring that they 
connect to sewers when available.  

 
U-7.10 Issue building permits in sewered areas only when sewer capacity is available.  
 
U-7.11:  Enable existing uses to continue utilizing individual and/or community septic 

systems, provided that soil conditions will support their use, until sewers are 
available.  

 
U-7.12: Ensure that sewer permits are processed in a timely manner by Pierce County.  
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U-7.13:  Solicit private industrial developers willing and able to finance the extension of 
sanitary sewers to Woodbrook.   

 
U-7.14: Ensure that public sewage treatment and collection systems are installed and 

available for use concurrent with new development. 
 
7.3 Water 
 
Water service in the City of Lakewood is almost entirely provided by the Lakewood Water 
District. Small portions of the north and northeast sections of the city are served by the City 
of Tacoma, the Parkland Light and Water Company, and Southeast Tacoma Mutual Water 
Company.  
 
Figure 7.2 shows the water systems service areas, in addition to the location of 
groundwater pump stations.  No surface water, desalinated water, or recycled water is used.  
The aquifers are at different depths, generally of glacial origin and tend to be coarse-
grained and highly permeable.  Recharge (replenishing) of the aquifers comes from local 
rainfall or snowmelt in the Clover/Chambers drainage basin. Some of the aquifers will most 
likely receive some additional deep underflow ranging from the south Puyallup/Graham area 
westward to the Puget Sound. 
 
The Lakewood Water District was formed in 1943. The District originally leased its water 
supply and distribution facilities from the Federal Works Agency, from whom it later 
purchased the facilities. At that time, the facilities consisted of four wells, three storage 
tanks, and approximately 41 miles of water main serving approximately 270 connections. 
The District began its first groundwater drilling efforts in 1943.  The District has grown 
steadily ever since residential and commercial development occurred within its service area. 
Facilities now include 13 storage tanks and 34 groundwater wells, of which 30 are active.  
In 2010, the District served approximately 16,425 service connections and had 
approximately 250 miles of water main. 
 
The District’s existing retail and wholesale water service areas, which are the same as the 
District’s future service area. The District’s retail water service area includes most of the 
City of Lakewood’s city limits, portions of the Town of Steilacoom and portions of 
unincorporated Pierce County. The District’s wholesale water service area includes the retail 
water service areas of Pierce County Water Cooperative member systems. The District 
supplies wholesale water to the City of Steilacoom and Summit Water and Supply Company 
and has contracts to provide wholesale water to the Rainier View Water Company and 
Spanaway Water Company. 
 
The average demand per capita in the District’s retail water service area between 2004 and 
2010 was 139 gallons per person per day, which is a nearly 6% reduction compared to the 
average per capita demand of 147 gallons per day in the 2006 plan.   
 
Lakewood’s sole source of water is from underground aquifers supplied by 30 active 
groundwater wells. These wells have sufficient capacity and water rights to meet current 
and future demands.  However, many of the District’s supply facilities have aging 
mechanical equipment and aging site piping that needs replacing. 
 
In recent years, the District has experienced an increase in distribution system leakage, 
which it is taking steps to reduce.  The steps include conducting leak detection audits, 
calibrating and replacing water source and service meters and replacing aging water mains 
which are suspected to have leaks. 
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Figure 7.2 
Water System & Pump Locations 
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Redevelopment within the District’s retail water service area will increase the service area 
population and demands.  Within the 20-year planning period of this plan, the District’s 
retail water service area is anticipated to grow by approximately 13,186 people, or 22%.  
The increase in total water system demands is anticipated to increase by this same 
percentage. 
 
All of the water from the District's wells is chlorinated before it enters the distribution 
system.  Re-chlorination is also used at the District's Western State and American Lake 
Gardens storage tanks to maintain adequate chlorine residual in the stored water.  The 
District does not fluoridate its water supply. 
 
The District's water system has 12 pump stations. Each pump station serves one of three 
purposes: Pumping water from a reservoir to the system where the elevation of the 
reservoir is too low to gravity feed into the system; Continuously pumping water into a 
pressure zone for maintaining adequate pressures where the pressure zone doesn’t have a 
tank for maintaining pressures; and Pumping water from a lower pressure zone to a higher 
pressure zone where the higher pressure zone has one or more tanks to maintain pressures. 
 
The District's water system has 13 active storage facilities. Two tanks have been 
abandoned.  The Washington Boulevard was abandoned by the District several years ago. 
The Tillicum Elevated Tank has also been abandoned for several years, but remains 
standing for the sole purpose of supporting cell phone antennas.  The storage system meets 
current and future system needs, but many facilities are aging. 
 
The District’s Retail Water Service Area (Lakewood) contains approximately 250 miles of 
water main ranging in size from less than 2-inches to 16-inches in diameter. Much of the 
water main (approximately 39 percent) within the service area is 8-inch diameter and an 
additional 18 percent of District’s water main is larger than 8-inch diameter. 
 
Approximately 73% of the water main in the system is asbestos cement (AC).  The District 
has an ongoing program to replace this older AC water main.  All new water main 
installations are ductile iron water main in accordance with the District’s current 
development and construction standards. 
 
The average life expectancy of water main in the District’s system is generally estimated at 
50 years.  This is partly due to the AC pipe material of much of the water system and also 
due to the numerous water mains that were cut and repaired with couplings and fittings as 
part of a large sanitary sewer system utility local improvement district (ULID) in the early 
1980s.  Approximately 47 percent of water main within the system was constructed before 
the 1960s and is reaching the end of its design life expectancy. 
 
In 2014, the District officially instituted a 50-year water main rehabilitation and replacement 
program.  The program would replace approximately 180-miles of the 256-mile system, in 
addition to replacing over 16,000 water meters.  Total project cost in 2014 dollars is $180 
million.   Figure 7.3 illustrates the status of the program as of 2014.  The District has also 
implemented a capital facilities plan to upgrade and expand services to meet the City’s 
economic development priorities.   
 
The District has advanced a capital improvement program (CIP).  The CIP has 
recommended major maintenance and replacement needs of the existing system at an 
annual rate of $3.65 million minus water main replacement which is funded separately.  
Capital improvements have been proposed in six categories:   
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 Water Main Improvements - improvements to existing water mains as well as adding 
new water mains to improve capacity and reliability. 

 
 Pressure Control Station Improvements - improvements to the system’s pressure control 

stations to improve and sustain pressure. 
 
 Pump Station Improvements - improvements focused on updating the District’s pump 

stations to improve reliability, aesthetics, usefulness, safety and serviceability. 
 
 Tank/Reservoir Improvements - improvements include renovating older tanks as well as 

replacing entire tanks due to age. 
 
 Well Capacity & Reliability Improvements - improvements focused on updating existing 

well facilities to improve overall performance. 
 
 Miscellaneous Improvements - program-level planned work required to comply with 

various state and federal water regulations. 
 
 

 
Figure 7.1 
Waterline Replacement 
 
 
7.4.2 Other Water Purveyors 
 
Minor portions of the city are served by the Southeast Tacoma Mutual Water Company, and the 
City of Tacoma.  Continued service to these areas is expected to be adequate for the 20-year 
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planning period.  Western State Hospital provides its own water service.  There are also private 
wells servicing existing mobile home parks scattered throughout Lakewood.    
 
7.4.3 Goals and Policies 
 
GOAL U-8: Ensure a safe and adequate water supply for the citizens of Lakewood with 
adequate storage and distribution treatment facilities to support projected growth in demand. 
 
Policies: 
 
U-8.1: Ensure that new growth does not exceed adequate water supply and appropriate 

infrastructure levels.  Appropriate water pressure shall require a minimum of 40 
pounds per square inch (psi) and a maximum of 85-90 psi, and fire flows of 1,500 
gallons per minute (gpm). 

 
U-8.2: Coordinate with other entities to conduct studies to evaluate the aquifer and its long-

term capabilities. 
 
U-8.3: Coordinate with private water providers and appropriate governmental agencies 

prior to approval of new development entitlements. 
 
U-8.4: Coordinate the construction of interties with adjoining water purveyors to enhance 

the City’s water supply and fire flow capacity. 
 
GOAL U-9: Minimize water consumption through site design, the use of efficient systems, 
and other techniques. 
 
Policies: 
 
U-9.1: Require incorporation of water conservation features such as low-flow toilets, 

showerheads, and  faucets in the design of all new construction. 
 
U-9.2: Promote drought-tolerant landscaping (xeriscaping) through development 

standards. 
 
U-9.3: Encourage industrial and commercial users to incorporate appropriate water 

conservation measures such as recycling into their operations. 
 
GOAL U-10: Ensure that the costs of new water facilities are borne by those who benefit. 
 
Policy: 
 
U-10.1: Work with private water purveyors and the City of Tacoma to ensure that new 

developments pay the cost of construction of capital facilities needed to serve new 
development. 

 
7.5 Electricity 
 
Lakewood is served by three electric utilities. In general, Tacoma Power serves the northern 
sections of the city, Lakeview Light and Power serves the eastern sections, and Puget Sound 
Energy (PSE) serves the western sections. Approximate electric service areas are illustrated in 
Figure 7.4.   
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7.5.1 Lakeview Light and Power 
 
Lakeview Light and Power serves a large portion of eastern Lakewood, including most areas 
south of Steilacoom Boulevard and east of Bridgeport Way. Lakeview Light and Power’s 
service area also includes the Springbrook neighborhood, most of the area south of 112th Street 
SW and east of Nyanza Road SW, and some areas between Gravelly Lake Drive and 
Bridgeport Way SW. 
 
Approximately one-third of the projected population growth and two-thirds of the projected 
employment growth will occur in the Lakeview Light and Power service area. Lakeview Light 
and Power does not anticipate requiring any new facilities to accommodate this projected 
population and employment growth, provided that the future commercial and/or industrial 
development is not substantially more energy intensive on a per-job basis than existing 
commercial and industrial development in the city. 
 
7.5.2 Tacoma Power 
 
Tacoma Power serves most areas north of Steilacoom Boulevard. South of Steilacoom Boulevard, 
Tacoma Power provides service to Pierce College, Lakes High School, Lakewood Towne Center, 
and other areas east of Lake Steilacoom and west of the Lakeview Light and Power service area. 
Tacoma Power has indicated that additional substation and feeder facilities will be needed to 
meet projected 20-year growth, and that it continues to monitor municipal growth projections 
and update its utility planning accordingly. 
 
7.5.3 Puget Sound Energy 
 
Puget Sound Energy serves most areas south of Steilacoom Boulevard that area west of Lake 
Steilacoom and Gravelly Lake.  Additionally, PSE serves the Tillicum and Woodbrook 
neighborhoods.  Its Operations Planning Department is responsible for identifying future facility 
needs and uses information provided by Lakewood and other jurisdictions, monitoring of 
residential development permits, and commercial/industrial land-use applications as tools to 
maintain a system-wide long range plan for electric facilities.  The purveyor has indicated that 
facilities exist to accommodate proposed residential development, as well as proposed industrial 
development in the Woodbrook area, provided that industrial development would not create 
certain above average industrial load demands on the existing system, on either an average or 
peak demand basis. 
 
In 2010 through 2012, PSE rebuilt and relocated 4.5 miles of 55 kV transmission line to the 
current 115 kV standard from South Tacoma Way to the Gravelly Lake substation in 
Lakewood.  Beginning in 2015 PSE will install a new 115 kV circuit breaker at the Gravelly 
Lake substation (8304 Washington SW, Lakewood).  The work will be performed within the 
existing substation footprint. The upgrades increase reliability and serve to meet the growing 
demand for power within the region.   
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Figure 7.4 
City of Lakewood Electrical Power Purveyors  
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7.5.4 Goals and Policies 
 
Goal U-11:  Ensure that an adequate electrical supply at a fair and reasonable cost is available 
to support existing and future land uses in the city. 
 
Policies: 
 
U-11.1: Require that new development be contingent on the ability to be served with 

adequate electrical facilities and service. 
 
U-11.2: The City hereby incorporates by reference PSE’s GMA Electrical Facilities Plan into this 

utilities element as now existing or hereafter amended or adopted. 
 
GOAL U-12:  Provide appropriate locations for electrical service lines and facilities while 
protecting public health and safety from associated hazards. 
 
Policies: 
 
U-12.1 Prevent encroachment of housing and other incompatible uses under power lines and 

into electrical utility corridors. 
 
U-12.2: Regulate development to protect public health and welfare in areas containing 

electrical facilities  that generate significant electro-magnetic fields. 
 
U-12.3: Coordinate with local purveyors to develop future facility maps for the location of 

transmission lines, high-voltage distribution lines, and substations. 
 
U-12.4: Work with local purveyors to ensure that existing electrical facilities are protected 

from encroachment, that electrical facilities do not cause negative aesthetic or health 
impacts on the community, and that adequate electrical facilities are available to 
meet the needs of future development. 

 
U-12.5: Pursue the undergrounding of existing above-ground electrical facilities and ensure 

the undergrounding of new electrical facilities. 
 
GOAL U-13: Coordinate utilities undergrounding with new development, redevelopment, and 
street projects. 
 
U-13.1: Where feasible, time undergrounding of utilities to coincide with major street 

projects. 
 
U-13.2: Seek financing for utilities undergrounding in conjunction with road improvement 

financing.  
 
U-13.3: To the maximum extent possible and based upon applicable regulations, the City 

should require the undergrounding of utility distribution lines in new subdivisions, 
new construction, and significantly reconstructed facilities, consistent with all 
applicable laws. 

 
U-13.4: To the maximum extent possible and based upon applicable regulations, the City 

should work with the utility companies in preparing a plan for undergrounding 
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utilities in areas where their visual impact is critical to improving the appearance of 
the City, such as the Central Business District and the I-5 Corridor (Pacific Highway 
SW and South Tacoma Way). 

 
GOAL U-14:  To the extent practical, screen major utility structures/fixtures. 
 
U-14.1: The City should work with utility providers in preparing a right-of-way vegetation 

plan that ensures that the needs of landscaping and screening are balanced with 
the need to prevent power outages. 

 
U-14.2: The City should require that site-specific utility facilities such as antennas and 

substations, be reasonably and appropriately sited and screened to mitigate 
adverse aesthetic impacts. 

 
U-13.3: The City should work with the utility companies and also support statewide efforts 

by the Washington Utility and Transportation Commission (WUTC) to devise a 
method of paying for improvements associated with environmental and aesthetic 
impacts. 

 
GOAL U-15:  Promote energy conservation. 
 
U-15.1: The City shall, at minimum, ensure that its buildings comply with state and federal 

standards for energy conservation. 
 
U-15.2: The City will endeavor to work with utility companies to promote and educate the 

public about strategies for conserving energy. 
 
U-15.2:  The city will work with local utility purveyors to convert existing traffic signals to 

light-emitting diode (LED) lamps and develop a policy to install LED in future 
traffic signals. 

 
7.6  Telecommunications 
 
In general, the telecommunications (cable/phone/internet) industry has changed 
considerably in recent decades, due to both federal deregulation and technological 
advancements.  A student project at the University of Texas at Austin adeptly describes the 
state of the telecommunications industry: 
 

“The [late 1990s/early 2000s] have witnessed historic changes in the realm of 
communications technology.  Government policy makers have struggled to 
keep up with rapidly evolving Internet, telephone, and cable television 
technology, trying to generate an effective regulatory balance that ensures 
consumer protection and facilitates the efficient deployment of new 
technology by eager companies.  One of the most important responses to the 
changes in the telecommunications sector, the Federal Telecommunications 
Act of 1996, offered a decrease in government regulation as a response to the 
uncertainties of technological innovation.  Since the passage of the Act, the 
degree of monopoly power and market concentration the telecommunications 
sector has been on the rise.” 

 
In part, the project examines the proliferation of telecommunications providers since the 
AT&T breakup and emergence of “Baby Bells” in the 1980s and industry competition that 
has evolved since then.  This offers a framework for not only the telecommunications 
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utilities available in Lakewood, but throughout communities nationwide.  Where a past study 
such as this might have listed individual providers in a prospective annexation area, 
consumers now have a myriad of choices. 
 
Many telecommunications providers now focus on “bundling” in their marketing, to entice 
customers to obtain their phone, internet (including wi-fi), and television (many including 
digital video recording and on-demand/pay-per-view) access through a single purveyor.  
Comcast Xfinity, DirecTV, and DISH Network are common examples in this region.  At least 
one provider is incorporating home security monitoring into its program as well.  Some 
customers opt for cellular service instead of the “land-line” phones available in bundled 
services.  Still others might use smart phones for both phone and internet via data plans.  
As a result of deregulation, the wealth of providers and service options available, and the 
diversity of consumer preferences, telecommunications services available within the City 
have not been assumed to be limited to a single or most prominent provider. 
 
GOAL U-16: Accommodate ongoing improvements in communications systems and promote 
state-of-the-art facilities. 
 
Policies: 
 
U-16.1 Ensure that development regulations are consistent with public service obligations 

imposed upon private utilities by federal and state law. 
 

U-16.2: Process permits for private utility facilities in an efficient and timely manner, in 
accordance with franchise agreements, development regulations, the Lakewood 
Comprehensive Plan, and adopted codes. 

 
U-16.3: The City will encourage and work with telecommunication and cable companies to 

develop fiber optic cable networks and to increase interconnectivity between 
different networks. 

 
U-16.4: The City will endeavor to work with utility companies and other public institutions, 

such as the school district, and local community and technical colleges to develop a 
full range of community information services, available to citizens and businesses 
through the telecommunication network. 

 
U-16.5: Support new advances in telecommunications systems that will create a better 

informed public, foster economic vitality, and reduce demand on the region’s street 
system. 

 
U-16.6: Ensure that zoning regulations do not unnecessarily hinder establishment of in-home 

offices and businesses that take advantage of electronic communications. 
 
U-16.7: Encourage the use of smaller telecommunications facilities that are less obtrusive 

and can be attached to existing utility poles other structures without increasing 
their height.     

 
U-16.8: Develop programs to protect communications facilities during disasters or 

emergencies. 
 
U-16.9: Promulgate regulations to meet federal requirements yet protect the community 

from undesirable impacts of cell towers, public and private satellites dishes, and 
other similar facilities. 
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U-16.10 Through its development regulations, the City shall continue to address the siting, 

screening, and design standards for wireless/cellular facilities, substations, and 
antenna facilities in such a manner as to allow for reasonable and predictable review 
while minimizing potential land use and visual impacts on adjacent property. 

 
7.7  Solid Waste 
 
State law requires counties, in coordination with their cities, to adopt comprehensive solid 
waste plans for the management, handling, and disposal of solid waste for twenty years, 
and to update them every five years.  Cities may choose to be joint participants in the plan, 
delegate planning to the county, or do their own plan.  In Pierce County, waste 
management and recycling activities for all jurisdictions, including Lakewood, are 
coordinated under the umbrella of the Tacoma-Pierce County Solid Waste Plan. 
 
There are three separate collection and disposal systems in the County:   
 
 The County’s system includes the unincorporated areas of the county and 19 cities and 

towns using the County’s disposal system; 
 
 Tacoma, as a joint participant in the plan, has its own collection utility and disposal 

system and the Town of Ruston operates its own collection utility, but has an inter-local 
agreement with Tacoma for disposal and an inter-local agreement with the County 
adopting the Solid Waste Plan; and 

 
 Joint Base Lewis McChord uses the Fort Lewis disposal system but coordinate with the 

County on public outreach and education programs about waste reduction and recycling. 
 
Currently in Lakewood, waste is collected by Waste Connections, a private company under 
contract with the City.  Waste Connections offers residents solid waste and recycling 
collection programs.   
 
Waste Connections also operates a transfer station located at 3902 Steilacoom Boulevard. 
The facility operates two 114-cubic yard (25-ton) transfer trailers which service both drop 
box (primarily construction material) and route collection vehicle waste.  About 60% of the 
waste collected by Waste Connections is handled at this transfer station.  The remainder is 
hauled by collection vehicle to Hidden Valley.  The Hidden Valley facility is not open for 
public disposal, but does have a public drop-off site for recyclables (no buyback). 
 
An update of the Solid Waste Plan was adopted in 2000, and a supplemental document was 
adopted in 2008.  Lakewood signed and inter-local agreement with Pierce County pursuant 
to the Plan.  Under this agreement, the County has responsibility for overall planning, 
disposal and waste reduction and recycling education.  Cities are responsible for collections 
and the development of any recycling program specific to their jurisdiction. 
 
7.8 Hazardous Waste 
 
The Tacoma-Pierce County Local Hazardous Waste Management Plan was adopted by all 
jurisdictions in 1991.  The Plan is administered by the Tacoma-Pierce County Health 
Department. County health staff indicate that the Plan is anticipated to be updated in 2015.  
The Hazardous Waste Plan was developed in accordance with RCW 70.105 to “address 
hazardous waste currently exempt from the State’s Dangerous Waste Regulations”.  This 
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type of waste is mostly household hazardous waste or small quantities from commercial 
generators.  The Tacoma-Pierce County Health Department, Pierce County, and the City of 
Tacoma provide coordinated management of services, collection, and public outreach for all 
residents of the county for household hazardous waste.   
 
GOAL U-17: Provide for an economical, convenient, environmentally balanced, and integrated 
solid waste reduction, recycling, and disposal system. 
 
Policies: 
 
U-17.1: Develop and implement comprehensive residential and commercial recycling and 

composting programs that are convenient and efficient, and that divert the broadest 
possible range of materials from the landfill. 

 
U-17.2: Promote public and private recycling efforts and organizations. 
 
U-17.3: Support and participate in interagency cooperative efforts with governments, 

businesses, and institutions in planning and implementing solid waste management 
programs. 

 
U-17.4: Develop and implement a safe, convenient, and environmentally sound residential 

hazardous waste collection, recycling, and disposal program. 
 
7.9  Natural Gas 
 
Puget Sound Energy is the sole natural gas provider for the city of Lakewood.  The company’s 
Operations Planning Department is responsible for identifying future facility needs (based on 
information provided by municipalities), monitoring residential development permits, and 
implementing commercial/industrial land-use applications using these tools to maintain a 
system-wide long range plan for natural gas facilities. The purveyor has indicated that facilities 
exist to accommodate proposed residential development, as well as proposed industrial 
development in the American Lake Gardens area, provided that industrial development would 
not create certain above average industrial load demand on the existing system, either on an 
average or peak demand basis.  Major natural gas lines are illustrated in Figure 7.5. 
 
As regulated by the WUTC, natural gas is not considered a necessity like electricity; rather, it is a 
utility of convenience.  Customer hookup to the distribution system is determined by the WUTC. 
PSE natural gas service is a demand driven utility and as such is prohibited from passing the cost 
of new construction on to the existing rate base.  As driven by demand, PSE installs service for 
new construction and conversion from electricity or oil to natural gas. 
 
GOAL U-18: Ensure an adequate, safe, and orderly supply of gas energy to support existing 
and future land uses in the city. 
 
Policies: 
 
U-18.1: Work with the purveyor to ensure that adequate natural gas facilities are available to 

meet the demands of existing and new development. 
 
U-18.2: Work with the purveyor to ensure that facilities are designed and sited to be 

compatible with adjacent land uses in the city of Lakewood. 
 
U-18.3: Prepare land-use ordinances to protect gas line utility corridors. 
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U-18.4: Encourage joint trenching among gas and other utility purveyors. 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

180



Utilities                               18 | P a g e  
 

 
Figure 7.5 
Natural Gas Lines 
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