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12.0 INTRODUCTION  

The Subarea 
 

The focus of this subarea plan centers on the Neighborhood Business (BN) zone 

at the intersection of 21
st
 Avenue SW and SW Campus Drive/SW 336

th
 Street 

(Map XII-1). Residential areas within ¼ mile of the business district were also 

included due to their walking distance and pedestrian/bicycle infrastructure needs. 

This retail area is the largest of the comprehensive planôs 14 identified BN nodes, 

which are intended to provide convenient goods (e.g., groceries and hardware) 

and services (e.g., dry cleaners, dentist, and bank) at a pedestrian and 

neighborhood scale close to adjacent residential uses. 
 

The subarea includes a mix of commercial uses such as grocery stores, banks, and 

restaurants. The surrounding area includes both multiple-family and single-family high 

density residential housing, in addition to public and institutional uses such as a post 

office, park and ride, fire station, schools, public parks, and churches. The 2010 census 

figures indicate the commercial districtôs surrounding residential area contains 2,432 

housing units and approximately 7,800 residents. 

 

 
Twin Lakes Shopping Center, built in 1979, is anchored by Safeway and RiteAid 

 

Purpose 
 

This planning document provides a blueprint for the neighborhoodôs future growth, 

development and redevelopment. It may also be used as a model for the other BN zoned 

areas. 

 

During the subareaôs planning process and through the initial adoption, the city and 

region have struggled to recover from the effects of the Great Recession. Within the 

subarea, one prominent storefront has remained vacant for years and surrounding single-

family residential development has only slowly begun to recover. Additionally, public 

rights-of-ways in the subarea that were originally constructed prior to the cityôs 

incorporation were designed to carry primarily vehicle traffic and lack adequate 

pedestrian and bicycle facilities. 
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This plan includes a framework of goals and policies that will provide guidance for 

redevelopment and capital improvements in the subarea and its surroundings. Updated 

design standards, greater mobility options, and economic prosperity were important 

Map XII -1 

Twin Lakes Commercial District and Surrounding Residential Area 
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topics identified by the community during the planning effort which began in 2011. This 

ñliving documentò is not static and is intended to be updated if the vision, goals, and 

values of the community evolve with future generations. 

Communities Putting Prevention to Work  
 

Funding for the subarea plan was made possible by the 

Communities Putting Prevention to Work (CPPW) grant 

from the Centers for Disease Control and administered 

by Public Health ï Seattle & King County. The term of 

the grant contract was a 20-month period from July 21, 

2010, to March 19, 2012. An important goal of the 

CPPW program is to reduce health inequities by focusing 

on communities with the greatest disadvantages. Federal 

Way is considered a focus area for the grant due to the 

disproportionate levels of income and chronic disease 

compared to the rest of King County. 

 

One purpose of the grant is for local governments to adopt policies that increase physical 

activity and improve nutritional opportunities. Zoning and capital improvement policies 

can affect physical activity and healthy food options. 

 

Adoption of the subarea plan will also address upcoming comprehensive plan 

requirements under the Growth Management Act (GMA) for local jurisdictions to adopt 

policies and plans that will increase physical activity. 

 

12.1 COMMUNITY PLANNING PROCESS  

 

Planning for the future of the subarea has been a collaborative effort between the 

community and the cityôs planning staff. Gathering input and goal/policy development 

was accomplished by an initial informal survey, formation of a stakeholder group, 

utilizing an online townhall forum, and community workshops. These community 

planning methods provided the quantitative and qualitative amount of participation 

needed to complete this blueprint for the neighborhoodôs future in the relatively short 

amount of time allotted by conditions of the CPPW grant. 

 

Survey 
One of the first objectives in the 

process was to publicize the subarea 

plan and gauge community interest. 

Press releases were picked up by local 

media outlets steering citizens to the 

project website. From there they could 

learn about the intent of the planning 

effort and participate in an informal 

survey regarding their own trips to the 

subarea. During the 57 days the survey 

was open, 87 visitors participated. 
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Although more than half of the respondents live within a mile of the commercial area, 

nearly all of the trips are made via automobile. Later in the planning process, staff found 

that the need for more sidewalks and bicycling facilities was a popular theme with 

stakeholders and workshop participants. 
 

 

 

 

 

 

 

 

 

 

 

 

 

Social Media  
 

In an effort to reach out and capture more community 

input, the city utilized a new social media methodð

the online townhall. Planning staff contracted with 

Mindmixer.com to solicit ideas from the community 

in a forum allowing participants to sign on 24-hours a 

day 7 days a week. Over 1,300 people visited the site. 

Ideas were gathered and comments were posted 

regarding topics that were also popular during the 

traditional meetings and workshops. Discussion 

topics included building design characteristics, 

bicycling/pedestrian mobility, economic 

development, community gardens, and farmers 

markets. Participants in the online townhall were able 

to comment on the themes, suggest alternatives, and 

have direct dialogue with other participants. 

Stakeholder Group  
 

A subarea stakeholder group was assembled to provide comment and direction on various 

community goals. This group includes area business owners, surrounding residents, and 

members from Federal Way Chamber of Commerce, AmeriCorps/Westway 

Homeowners, Federal Way Planning Commission, and YMCA. Stakeholders met with 

city staff during three public meetings held in 2011. Stakeholders also provided 

assistance to staff facilitating two community workshops. 
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Initial Stakeholder Visions 

¶ Modest increase in building heights 

¶ Redevelopment that includes unique mixed use design 

¶ Community gardens 

¶ Farmers Markets 

¶ Improved bicycling facilities (on-street markings, connection to BPA, sight distance) 

¶ Updates to existing retail areas 

¶ More park space 

¶ Youth friendly 

¶ Pedestrian improvements (sidewalks, safe routes to school, mid-block crossings, 

decrease curb-cuts) 

¶ Transit improvements (safe access, bike lockers, connectivity) 

¶ Support business 
 

Community Workshops  
 

Two public meetings were held to gather comments from the community and to provide 

information on tools and methods to achieve stated goals. Each meeting began as an 

informal open house that provided participants an opportunity to learn about the 

background of the subarea planning process and ask questions of staff. Following the 

open house, participants were 

divided into groups, depending 

on their interest, for in-depth 

discussion regarding design, 

mobility, economic development, 

and healthy food access. 

 

The intent of the first workshop 

was to collect ideas from 

participants and listen to 

concerns. After the discussion, 

stakeholders from each table 

summarized their respective 

dialogue to the entire group. The 

second workshop provided 

participants alternatives, an 

explanation of tools, and the 

regulatory structure of how to 

implement their ideas and address their concerns. These tools then became a framework 

in developing the goals and policies chapter of this subarea plan. 

 

It should be noted that not all participants agreed with several of the goals and 

implementation suggestions, such as height increases and mixed use development. 

However, goals and policies do represent a majority consensus of participants in the 

planning exercise. 

 

The mobility table offers ideas to make the neighborhood 

safer to walk and bike. 
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Sample Workshop Comments 
Goals 

¶ Public safety (better lighting, eyes on street) 

¶ Walkable neighborhood with opportunities for pedestrian gathering and interaction 

¶ Flexibility in building design and use (promote sustainable and green building techniques) 

¶ Improved transit routes from Park & Ride facility 

¶ Safe sidewalk and bicycle facilities 

¶ Better lighting 

¶ Community gardens 

¶ Farmers markets  

¶ Make business district a ñdestinationò location 
 

Existing Assets 

¶ Residents 

¶ Potential of area 

¶ Retail and service diversity 

¶ Parks 

¶ Aquatic Center 

¶ Proximity to BPA trail 
 

Challenges 

¶ Too many curb-cuts 

¶ Vacancies 

¶ Building height and setback limitations 

¶ Outside ownership of properties 

¶ Traffic (volume and high speeds) 

¶ Aesthetics of existing strip development 

The healthy food access table discusses opportunities for 

community gardens 

Staff answers questions during the pre-workshop open house 
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12.2 EXISTING CONDITIONS  

 

The Twin Lakes Commercial District (Map XII-2) is located at the intersection of 21
st
 

Avenue SW and SW 336
th 

Street/Campus Drive. The 48 acre Neighborhood Business 

(BN) zone is the largest of the 14 BN zones identified in the Federal Way Comprehensive 

Plan (FWCP). BN zoning designations are intended to provide convenient goods and 

services while maintaining a pedestrian and neighborhood scale. 

 

The Twin Lakes Commercial District is surrounded by multi-family and single-family 

residential uses. This mix of multiple and single family development amount to more 

than 2,400 housing units within a ¼ mile of the BN zone boundaries. 

 

In addition to residential and commercial uses, the focus area includes publicly owned 

facilities operated by South King Fire and Rescue, Federal Way Public Schools, City of 

Federal Way Public Works and Parks Department, King County Metro, and United States 

Postal Service. 

 

 

 

Map XII -2 

The Twin Lakes Commercial District (outlined in red) 
The largest Neighborhood Business area in the city. 
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Commercial District Characteristics  
 

Commercial development in the Twin Lakes Neighborhood Business area occurred prior 

to the cityôs 1990 incorporation. Surrounding residents have access to a variety of retail, 

service, and restaurant amenities. According to King County Assessor data, the existing 

buildings in the BN zoned neighborhood total more than of 400,000 square feet of 

commercial space. 

 

Single-story strip mall design dominates the subareaôs retail core. Anchor buildings 

contain considerable setbacks from 21
st
 Avenue SW and SW 336

th
 Street/SW Campus 

Drive to accommodate parking lots. Although several individual pads containing banks, 

restaurants, and vehicle service facilities are closer to the street, their entrances are 

insular and not predominately oriented toward the right-of-way. The intent of such 

development is typically auto-oriented without regard to other pedestrian, bicycling, or 

transit modes. 

 

 
Twin Lakes Village was constructed in 1986 and contains 24,525 square feet of retail 

Residential Characteristics  
 

Similar to the retail area, much of the housing within a quarter mile from the BN area 

boundary was developed pre-city incorporation. Multi-family housing, consisting of 

townhomes and apartments, abut the north and west portions of the commercial zone and 

single-family housing abuts the south and west. This spatial context results in an ñinner 

ringò of housing capacity at approximately 15 housing units per acre to an ñouter ringò 

capacity of approximately 6 housing units per acre. 

 

Several single-family residential developments have begun construction, or obtained 

preliminary approval prior to the adoption of this plan. The Wynstone and Campus Crest 

subdivisions adjacent to SW Campus Drive will provide 158 units
1
; Saghalie Firs at 19

th
 

Place SW and SW 341
st
 will provide 34 units; and Lakehaven Estates adjacent to 19

th
 

Avenue SW and SW 340
th
 will provide 13 units. In the future, properties in the subareaôs 

southern area could be redeveloped with additional housing units as several of the 

properties contain the capacity to be subdivided under the current zoning regulations. 

 

                                                 
1 Fifteen lots within the subdivision are zoned multi-family, but will be developed with singe-family 

dwellings. A one-acre multi-family lot adjacent to Saghalie Park will likely be developed with multi-family 

housing in a future phase of development. 
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Multi -family zoned property in the subarea consists of renter-occupied housing with the 

exception of the southeastern portion of the Westway neighborhood, which consists of fee-

simple lots. Stacked and attached housing ranging from studios to three bedrooms are 

typical options available to multi-family dwellers in the subarea. As shown in the 

following table, 1,162 housing units are provided in the subareaôs multi-family zoned lots. 

 

Table XII-1 

Multi -Family Dwelling Units 

Development Year Built
2
 Total Units 

Campus Grove/Arcadia Townhomes 1990 309 

Cascade Ridge Apartments 1989 518 

Cedar Gardens Apartments 1980 49 

Cedardale 1981 49 

Parkway Apartments 1976 208 

Westway (multi-family zoned properties only) 1969 29 

Total N/A 1,162 

Public Facilities  
 

The subarea contains recreational, emergency, postal, transit, and educational facilities 

within its boundaries. These facilities are operated by several different government entities. 

 

Saghalie Middle School ï One of Federal Way Public School Districtôs 37 schools, Saghalie 

Middle School is located at 33914 19
th
 Avenue SW and has been educating 6

th
, 7

th
, and 

8
th
 graders since 1994. Recent enrollment figures show 522 students attended Saghalie 

during the 2009-2010 school year. Attendance boundaries for Saghalie span from: SW 

320
th
 Street to the north; 10

th
 Avenue SW to the east; SW 344

th
 Street to the south; and 

Hoyt Road SW to the west. 

 

Saghalie Park ï Located at 33914 19
th
 Avenue 

SW, Saghalie Park is a 16.4 acre community 

park and one of five active recreation parks 

in the city. Facilities providing 

accommodations for softball/ baseball, 

soccer/football, track, basketball, tennis, and 

volleyball are provided. Additional features 

include a playground, picnic tables, benches, 

restrooms, and off-street parking. 

Community parks, such as Saghalie, are 

considered active recreation facilities that 

provide active and structured recreation 

opportunities for the community. Community parks have a large service area, ranging 

from a two-mile radius out to the entire city if there is a unique attraction.  

                                                 
2 Earliest year used for phased built developments. 

Saghalie Park is operated jointly between the city parks 

department and Federal Way Public School District 
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AmeriCorps ï The local AmeriCorps program is administered by Federal Way Public 

Schools. Located at 33250  21
st
 Avenue SW, AmeriCorps members provide civic 

leadership via academic tutoring services and community projects. 

 

United States Postal Office ï Located at 1815 SW Campus Drive, the Twin Lakes branch 

post office provides retail mail services. 

 

Twin Lakes Park & Ride ï Located at 34210  21
st
 Avenue SW, the Twin Lakes Park and Ride 

has a 600 vehicle capacity. King County Metro routes 179-Downtown Seattle, 181-

Auburn/Green River CC, and 197-University District Seattle, and Pierce Transit route 62- 

Northeast Tacoma are served here. 

 

Fire Station 63 ï Operated by South King Fire and Rescue, Station 63 provides fire, rescue 

and EMS services. Located at 33414  21st Avenue SW, the station responded to 2,429 

calls in 2010. 

 

Alderdale Park ï Located at 2700 SW 

340
th
 Place, Alderdale is a two-acre 

neighborhood park. Facilities 

include a playground, basketball and 

tennis courts, picnic tables and 

benches, loop trail, and large open 

lawn area. Neighborhood parks are 

designed primarily for non-

supervised, non-organized recreation 

activities and are intended to serve 

an area of approximately one-half 

mile radius. As detailed in the cityôs 

Parks, Recreation, and Open Space Plan, Alderdale Park has the potential to serve as a 

neighborhood gathering place. 

Transportation  
 

Transportation facilities in the subarea were 

constructed with a focus for automobile 

traffic resulting in few amenities for 

alternative modes, such as walking, biking, 

and transit. As the surrounding residential 

area developed in the 1960ôs and 1970ôs, the 

preferred subdivision design pattern included 

serpentine streets and cul-de-sacs without 

emphasis on connectivity. Additionally, 

sidewalks are lacking in many of the older 

residential subdivisions as segregated 

pedestrian amenities were not a county 

subdivision requirement. Therefore, developers chose not to construct them as a cost-

saving measure further disincentivizing alternative modes of mobility. 

 

The 21st Avenue SW and SW 336th Street/SW Campus 

Parkway intersection contains the highest volumes of travel 

in the subarea. 

Alderdale Park is classified as a Neighborhood Park 


































