
Your Ultimate Guide to Relocating and Home Buying 
Near JBLM (2026 Edition) 

Introduction: Making Your JBLM Relocation Smooth and 
Stress-Free 
Relocating to a new duty station can be a significant undertaking, especially when it involves 
finding a new home for your family. For military personnel and their families heading to Joint 
Base Lewis-McChord (JBLM) in Washington State, understanding the local housing market, 
available resources, and financial considerations is key to a smooth transition. As a dedicated 
local real estate expert, Karloc (Carlos) Paden is here to help you navigate every step. This 
comprehensive blog post, inspired by our detailed guide, will walk you through everything you 
need to know about JBLM relocation, home buying, and leveraging your VA loan benefits in 
2026. Learn more about Karloc and his commitment to serving military families on his About 
Page. 

Discovering the JBLM Area: What to Consider Before You Move 
The Pacific Northwest offers a unique blend of natural beauty and vibrant communities. As you 
plan your move to JBLM, consider these crucial factors to find the perfect neighborhood for your 
family: 
 

●​ Commute Times: Traffic, particularly on I-5 during peak hours, can vary significantly. 
Always check real-time commute estimates from potential homes to JBLM. 

●​ Cost of Living: Housing prices and rental rates differ across cities. Compare your Basic 
Allowance for Housing (BAH) with local costs to ensure financial comfort. 

●​ Lifestyle Preferences: Do you prefer urban amenities, suburban tranquility, or a more 
rural setting? The JBLM area has it all. 

●​ Family & Schools: Access to quality schools, childcare, and family-friendly activities are 
often top priorities for military families. We'll touch on school districts below. 

●​ Local Amenities: Proximity to shopping, healthcare, and entertainment can greatly 
enhance your daily life. 

●​ Safety & Crime Statistics: Researching local crime rates can help you choose a secure 
environment for your loved ones. 

Top Neighborhoods for Military Families Near JBLM 
Many military families choose to live in the welcoming communities surrounding JBLM. Here’s a 
quick look at some popular options, along with their approximate commute times to base [1]: 
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●​ Lakewood (10+ minutes): Directly outside JBLM, offering affordable housing, parks 

(like American Lake Park), and convenient access to shopping and medical facilities. 
●​ DuPont (15 minutes): A charming small city on Puget Sound, perfect for outdoor 

enthusiasts with modern amenities and family-friendly neighborhoods. 
●​ Spanaway (15 minutes): Ideal for those seeking more space and a quieter setting, 

close to Spanaway Lake Park and Sprinker Recreation Center. 
●​ Tacoma (20 minutes): A larger city with a vibrant arts scene, diverse dining, and 

attractions like the Museum of Glass and Point Defiance Zoo & Aquarium. South Tacoma 
offers more budget-friendly housing. 

●​ Puyallup (20 minutes): Blends small-town charm with suburban convenience, known 
for its historic downtown, Washington State Fair, and excellent schools. 

●​ Lacey (25 minutes): A family-friendly community with numerous parks and lakes, 
offering a range of housing from starter homes to waterfront properties. 

●​ Olympia (25 minutes): Washington’s capital, combining cultural attractions with natural 
beauty, featuring a lively downtown and access to Puget Sound. 

School Districts Serving JBLM Families 
Families living on JBLM are served by the Clover Park School District. Off-base, popular 
districts include Bethel School District and Steilacoom Historical School District [1]. 

Understanding Your 2026 BAH Rates for JBLM 
Your Basic Allowance for Housing (BAH) is a critical component of your financial planning. It 
provides compensation for housing costs based on your pay grade, dependency status, and 
duty station. BAH rates are updated annually, with the 2026 rates effective January 1st [2]. 
 
Here’s a snapshot of 2026 BAH rates for JBLM (zip code 98433) for common enlisted and 
officer ranks, with and without dependents [3]: 
 

Pay Grade With Dependents Without Dependents 

E-1 $2,370 $2,034 

E-5 $2,556 $2,121 

E-7 $2,994 $2,376 

O-1 $2,979 $2,376 

O-3 $3,165 $2,703 

 



Please note: BAH rates are subject to change and individual circumstances. Always verify 
current rates through official military resources. [2] 

Navigating the Home Buying Process with VA Loans 
For eligible service members, veterans, and surviving spouses, VA loans offer exceptional 
benefits, often including no down payment and competitive interest rates. These loans are 
guaranteed by the U.S. Department of Veterans Affairs. 

2026 VA Loan Limits in Washington State 
For veterans with full entitlement, there are typically no loan limits, allowing them to finance the 
entire home cost. However, for those with partial entitlement, limits may apply, generally aligning 
with Federal Housing Finance Agency (FHFA) conforming loan limits. 
 
For 2026, the VA loan limits for key counties near JBLM are [4]: 
 

●​ Pierce County: $1,063,750 
●​ Thurston County: $832,750 (This is the conforming limit for most counties in 

Washington State) [4] [5] 
 
It's crucial to consult a VA loan specialist, such as Karloc Paden, for personalized information 
regarding your entitlement and the most current loan limits. You can reach Karloc at 
253-297-8757 or visit his dedicated VA loan resources at www.karlocpaden.com. [4] 

Understanding Home Buying Financials in Washington State 
Beyond the purchase price, several financial aspects are part of buying a home in Washington 
State. A knowledgeable local real estate agent like Karloc Paden can provide invaluable 
guidance through this process. For an advanced property search tailored to your needs, visit 
karlocpaden.remax.com. 
 

●​ Closing Costs: Expect closing costs to range from 2% to 5% of the purchase price [6]. 
These include various fees like loan origination, appraisal, and title insurance. 
Washington's closing costs can be higher than the national average [7]. 

●​ Property Taxes: These are levied by local governments based on assessed property 
value. Pierce County and Thurston County both publish their annual tax rates [8] [9]. 

●​ Real Estate Excise Tax (REET): Washington State imposes REET on property sales, 
typically paid by the seller. Rates vary by sale price and location; for example, 
unincorporated Pierce County's REET rate is 0.50% as of January 1, 2026 [10]. 
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Your Essential PCS Checklist for JBLM 
To help you stay organized during your Permanent Change of Station (PCS) to JBLM, here’s a 
concise checklist: 
 

1.​ Review PCS Orders: Understand all details and entitlements. 
2.​ Create a Moving Timeline: Plan each step of your relocation. 
3.​ Research Housing: Explore both on-base and off-base options thoroughly. 
4.​ Financial Planning: Budget for all moving, temporary lodging, and initial home 

expenses. 
5.​ School Enrollment: Arrange for your children's new school placements. 
6.​ Transfer Records: Ensure all medical and dental records are transferred. 
7.​ Vehicle Logistics: Plan for shipping or driving your vehicles. 
8.​ Set Up Utilities: Arrange for utilities and services at your new home. 
9.​ Pack & Coordinate: Organize packing and work closely with movers. 
10.​In-processing: Complete all required procedures upon arrival at JBLM. 

Ready for Your JBLM Move? Connect with Karloc Paden! 
When you're ready to take the next step in your JBLM relocation and home-buying journey, don't 
hesitate to reach out to Karloc (Carlos) Paden, your trusted JBLM real estate expert. Karloc is 
committed to providing exceptional service to military families, ensuring a smooth and 
successful home-buying experience. 
 
Karloc (Carlos) Paden 
 

●​ Phone: 253-297-8757 
●​ Email: karloc@padenteam.com 
●​ Website: www.karlocpaden.com 
●​ Contact Page: https://karlocpaden.com/contact/ 
●​ About Karloc: https://karlocpaden.com/about-karloc-carlos-paden-realtor/ 
●​ Advanced Property Search: https://karlocpaden.remax.com/index.php?advanced=1 

 
Reach out today for personalized guidance and expert advice on your JBLM home-buying 
journey! 
 
For a more in-depth resource, including detailed neighborhood insights, comprehensive 
financial breakdowns, and an expanded PCS checklist, download our Ultimate JBLM 
Relocation & Home Buying Guide. 
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