
HEIDELBERG SPORTS VILLAGE
FEASIBILITY STUDY



GOALS OF THE FEASIBILITY STUDY:
1. DEVELOP A STATE OF THE ART SOCCER SPECIFIC STADIUM WITH THE TACOMA DEFIANCE AS THE  

ANCHOR TENANT.

2. ASSESS THE POTENTIAL FOR MIXED USE DEVELOPMENT ON THE SITE FOR RENEWED ECONOMIC  
DEVELOPMENT OF CENTRAL TACOMA.

3. ANALYZE THE MARKET DEMAND FOR A NEW MULTI-FIELD SPORTS COMPLEX IN TACOMA.
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DEVELOPMENT OF WORKSTREAMS:

WORKSTREAM 1:
SOCCER STADIUM

WORKSTREAM 2:
MIXED-USE DEVELOPMENT

WORKSTREAM 3:
RECREATION SPORTS  
FIELD COMPLEX
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WORKSTREAM 1:
SOCCER STADIUM



WORKSTREAM 1:
SOCCER STADIUM - ASSESSMENT

1. Strong support in the Tacoma marketplace for the Defiance.

2. Long term viability of professional soccer in Tacoma is 
dependent on creating a soccer-specific stadium.

3. State-of-the-art soccer stadium that meets minimum USL 
requirements, connecting the two professional sports  
stadiums and creating a destination (with Cheney 
Stadium).

4. Surveys indicated strong support for soccer stadium 
development within the community:

a. 80 percent have a positive attitude towards a new  
soccer stadium development.

b. 84 percent would be interested in attending matches at a 
new stadium.

c. Strong interest in attending other stadium events.
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WORKSTREAM 1:
SOCCER STADIUM - ASSESSMENT

5. Stadium could host approximately 150 events annually and  
draw nearly 130,000 patrons.

6. Stadium capacity of 5,500 spectators and cost $60M to 
develop (including hard and soft costs).

7. Metro Parks or the City would own the stadium and the Soccer 
Club of Tacoma (SCOT) would lease and manage the day-to-day 
operations.

8. Similar to other sports venue developments, this too would need   
to involve a variety of public and private funding sources.
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WORKSTREAM 1:
SOCCER STADIUM - STADIUM DESIGN
PROGRAM

SUB-CATEGORY UNITS TOTAL GSF COMMENTS

SPECTATORS FACILITIES SPECTATORS 38,351 GSF

SPECTATOR AMENITIES 11,556 GSF

SUB-TOTAL - SPECTATORS 49,907 GSF

PLAYER FACILITIES SUB-TOTAL - PLAYER FACILITIES 8,136 GSF

MEDIA FACILITIES SUB-TOTAL MEDIA FACILITIES 2,757 GSF

ADMIN/RETAIL/SUPPORT SUB-TOTAL - ADMIN/RETAIL/  
SUPPORT FACILITIES

5,045 GSF

MEP/CIRCULATION FACILITIES SUB-TOTAL - MEP/CIRCULATION 5,799 GSF

FACILITIES - TOTAL 71,644 GSF



WORKSTREAM 1:
SOCCER STADIUM - STADIUM DESIGN
SITE PLAN
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WORKSTREAM 1:
SOCCER STADIUM - STADIUM DESIGN
FLOOR PLAN - SERVICE LEVEL

DRAFT - 02/21/2019
6 | HEIDELBERG SPORTS VILLAGE

PROGRAM AREAS

CIRCULATION

RETAIL / TEAM STORE  

ADMIN / OPERATIONS  

PUBLIC RESTROOMS  

CONCESSIONS  

CONCOURSE

SERVICE / MEP

OFFICIALS/STAFF  

HOME TEAM FACILITIES

VISITING TEAM FACILITIES  

KITCHEN / COMMISARY  

LOADING / TRASH / RECYLING  

CLUB SPACE

MEDIA

SPECTATOR SEATING  

GENERAL ADMISSION  

CLUB SEATS  

SUPPORTERS SECTION  

LEDGE SEATS

FIELD CLUB

SRO / ADA SEATING  

10 PERSON SUITES

9



*THIRD PARTY  
DEVELOPMENT

* THIRD PARTY DEVELOPMENT
CONSTRUCTION COULD HAPPEN AT
TIME OF MAIN STADIUM OR AFTER
AS PART OF SECONDARY PHASE.

WORKSTREAM 1:
SOCCER STADIUM - STADIUM DESIGN
FLOOR PLAN - CONCOURSE LEVEL

SPECTATOR SEATING  

GENERAL ADMISSION  

CLUB SEATS  

SUPPORTERS SECTION
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PROGRAM AREAS

CIRCULATION

RETAIL / TEAM STORE  

ADMIN / OPERATIONS  

PUBLIC RESTROOMS  

CONCESSIONS  

CONCOURSE

SERVICE / MEP

OFFICIALS/STAFF  

HOME TEAM FACILITIES

VISITING TEAM FACILITIES  

KITCHEN / COMMISARY  

LOADING / TRASH / RECYLING  

CLUB SPACE

MEDIA

LEDGE SEATS  

FIELD CLUB

SRO / ADA SEATING  

10 PERSON SUITES



WORKSTREAM 1:
SOCCER STADIUM -STADIUM DESIGN
FLOOR PLAN - SUITE / PRESS LEVEL

PROGRAM AREAS

CIRCULATION

RETAIL / TEAM STORE  

ADMIN / OPERATIONS  

PUBLIC RESTROOMS  

CONCESSIONS  

CONCOURSE

SERVICE / MEP

OFFICIALS/STAFF  

HOME TEAM FACILITIES

VISITING TEAM FACILITIES  

KITCHEN / COMMISARY  

LOADING / TRASH / RECYLING  

CLUB SPACE

MEDIA

SPECTATOR SEATING  

GENERAL ADMISSION  

CLUB SEATS  

SUPPORTERS SECTION  

LEDGE SEATS

FIELD CLUB

SRO / ADA SEATING  

10 PERSON SUITES

11



VIEW SOUTHEAST  
(FROM 19TH STREET)



VIEW NORTH
(FROM INSIDE STADIUM)



VIEW NORTHEAST  
(MAIN STADIUM ENTRY)



WORKSTREAM 1:
SOCCER STADIUM -STADIUM BUDGET
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WORKSTREAM 1:
SOCCER STADIUM - FINANCIAL PRO-FORMA

• A soccer-specific stadium will provide SCOT with  
the platform to achieve long-term, sustainable 
operations in Tacoma.

• It is anticipated that SCOT would operate the  
stadium, securing all revenues and paying all  
operating expenses

• It is anticipated that SCOT could operate profitably 
(approx. $1.0M annually), prior to rent payments to 
support stadium construction debt (estimated to be 
$700,000 annually).
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• Public-private partnerships have been used to fund 
the renovation of Cheney Stadium and other major 
sports venues in the Seattle area.

• Over ten (10) public and private funding sources 
were identified and quantified in the report and would 
be sufficient to pay for stadium development and 
construction.

• Project stakeholders will determine an appropriate  
funding plan that is mutually acceptable to each 
party.

WORKSTREAM 1:
SOCCER STADIUM - STADIUM FUNDING
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WORKSTREAM 1:
SOCCER STADIUM - SCHEDULE

J F M A M J A S O N D J F M A M J A S O N D J F M A J A S O N D
Stadium Outreach

neighborhood meetings (suggested for CUP)  
public meetings with rezone


  




Conditional Use Permit for Stadium
prepare CUP & SEPA package




finalize site plan concept for Stadium  
pre-application meeting with city  
submit CUP package
CUP process

Stadium financing

Stadium Design & Construction
Schematic Design - 3 mo.  star designates CUP submission

SD review & reconciliation period

DD revieww & reconciliation period
  stars - early and final issuance of bid pkg's for construction

mid-CD review & reconciliation period

stars - substantial & final completion
 

SD Review/Reconiliation  
Design Development - 3 mo.  

DD Review/Reconcilation
Construction Docs - 5 mo.

Mid-CD Revw/Reconciliation
Permit review - submit 70% CD's - 5 mo.  

Site Mobilization - 1 mo.
Bid Early Packages - 1 mo.
Bid Remaining Packages - 1 mo.  
Construction Admin - 16 mo.
Post Occupancy Phase - 1 mo.

2021
M J

2020
J

2019
J
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WORKSTREAM 2:
MIXED-USE DEVELOPMENT



WORKSTREAM 2:
MIXED-USE DEVELOPMENT
PROCESS

OBJECTIVE | HR&A evaluated the role and feasibility of mixed-use  
development at Heidelberg Sports Village.

Determine the “Highest and Best Use”:  a well-positioned, thoughtful mixed-use 
development can support a project‘s success by:

• Activating the site during (and outside) of event times.

• Creating economic value to the City andMPT
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WORKSTREAM 2:
MIXED-USE DEVELOPMENT
PROCESS

APPROACH | HR&A’s analytical process provided the client team with a  
thorough, objective assessment.

1

3

Market Scan
• Regional growth trends
• Local and regional real estate data and knowledgeables

21

Review of Sports & Health-Focused Districts
2

Program Development and Feasibility
• Mixed-use program alternatives
• Financial feasibility of potential uses

Key Considerations for Project Implementation
4



WORKSTREAM 2:
MIXED-USE DEVELOPMENT
PROCESS

MARKET ANALYSIS | HR&A evaluated the potential for a range of land uses,  
focusing analytic efforts on those with meaningful market potential.

HospitalityMultifamily  
Residential

OfficeRetail Community  
Facilities
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WORKSTREAM 2:

Type

Built since 2012  

Pipeline

Number of Units

> 500

400-500

250-400

150-250
<10

MIXED-USE DEVELOPMENT
PROCESS

RESIDENTIAL | The multifamily market in Tacoma is gathering momentum, and  
the site has the potential to capture a share of the new market.

Multifamily Rental Deliveries and Development Pipeline
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N

Source: CoStar

5,400 units
Total Deliveries  
(2008-2018)

275 units
Avg. Absorption  

(2008-18)

450 units
Highest Absorption  

(2017)

~1,700 units
Citywide Pipeline



WORKSTREAM 2:

Tacoma Town Center
240,000 SF

Point Ruston
120,000 SF

The Henry
10,300 SF

Proctor Station
12,000 SF

MIXED-USE DEVELOPMENT
PROCESS

RETAIL | Retail will play a strong role in shaping the identity of the site, either  
as an amenity to residential or as a destination.

Residential Amenity Destination Retail Cluster
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WORKSTREAM 2:
MIXED-USE DEVELOPMENT
INITIAL ASSESSMENTS
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WORKSTREAM 2:
MIXED-USE DEVELOPMENT
RECOMMENDED DEVELOPMENT PLAN - PHASE 1

26

Implementation of Phase I can create a catalytic energy for private development.



WORKSTREAM 2:
MIXED-USE DEVELOPMENT
RECOMMENDED DEVELOPMENT PLAN - PHASE 2
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Private development will drive up to 80% of total revenue to the District and City.



WORKSTREAM 2:
MIXED-USE DEVELOPMENT
RECOMMENDED DEVELOPMENT PLAN - PHASE 3

28

Densities, size, scope and aesthetic of any mixed-use development will be subject to regulatory review.
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WORKSTREAM 2:
MIXED-USE DEVELOPMENT
VISION AND PROGRAM

The preferred program is a phased large-scale, multifamily-focused program, one  
phase of which includes a meaningful amount of destination retail. These phases total  
575,000 SF, including 520 residential units and 70,000 SF of retail:

• Mixed-Use Phase A: 345,000 SF, including 283 residential units and 70,000 SF of  
retail.

• Mixed-Use Phase B: 230,000 SF, including 237 residential units and no additional  
retail.

*Phase A is anticipated to include 705 parking spaces; Phase B is anticipated to include 355 parking spaces



WORKSTREAM 2:

An active, mixed-use district  
in the heart of Tacoma,  

celebrating sport,
recreation  & wellness.
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MIXED-USE DEVELOPMENT
VISION AND PROGRAM

VISION FOR HEIDELBERG SPORTS VILLAGE



WORKSTREAM 2:
MIXED-USE DEVELOPMENT - SCHEDULE

20
18

2019 2
0
2
0

20
21

N D J F MA M J J A S O N D J F M A M J J A S O N D J F M A M J J A S O N
Rezone/DRA Outreach

« «
«

« «
« « «
« « «

stakeholder mtgs  
public mtgs
MPT board mtgs  
Tacoma city council

stakeholders: TSD; Neighborhood councils; steering committee; others  
public meetings: formal and informal meetings held in various locations

«
«

CPA / Rezone (City process)  
submit application by April 1  
submit proposal backup docs  
Planning mtg for EIS scoping  
concept development
code development / DRA  
adoption process

Comprehensive Plan Process  
assessment of applications  
consistency analysis and outreach  
Public Hearing
City Council review
City Council study session  
adoption through 2 readings New zone designation takes affect July 2020

Commercial & Multi-family
refinement of MU Center concept  
coordination with city and other partners

proceed at risk until comp plan approval and adoption

rezone is final
procurement of development partners  
private project design
permit review - submit 70% CD's  
construction begins
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WORKSTREAM 3:
RECREATIONAL SPORTS FIELD COMPLEX



WORKSTREAM 3:
RECREATIONAL SPORTS FIELD COMPLEX
ASSESSMENT

1. A study completed by MPT and the Tacoma Public Schools in 2016 
identified a need for a soccer complex with 6 to 8 soccer fields 
centralized in the Tacoma community.

2. An independent evaluation by the consultant team produced the 
following key findings:

a. Soccer and baseball participation in Tacoma has steadily 
grown in recent years and future growth is constrained by the 
availability of quality fields for practices, games and camps.

b. Based upon inventory of existing fields in Tacoma, only 23% are
considered of a quality high enough for routine use (condition, 
playability, maintenance).

Lighted
Turf or Grass Fields  
Consistent
Maintenance  
Adequate Drainage  
Regulation Fields

Non-Lighted
Turf or Grass Fields
Occasional Maintenance  
Fair to Inadequate Drainage
Regulation & Mod-Sized Fields

Non-Lighted  
Grass Fields
Limited Maintenance
Inadequate Drainage/Uneven
Surfaces  Regulation & Mod-Sized
Fields
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WORKSTREAM 3:
RECREATIONAL SPORTS FIELD COMPLEX
ASSESSMENT

3. The recommendation is for eight (8) regulation synthetic turf 
soccer fields, designed to accommodate five (5) 
baseball/softball fields in the same footprint. 

a.     Synthetic surfaces are highly recommended.

4. Several potential sites were assessed.

5. The sports complex could attract over 450,000 annual  
participants/spectators for soccer, lacrosse, rugby, baseball 
and softball.

6. Total development costs are estimated at $35M including hard  
and soft costs, lighting, support buildings and parking.
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WORKSTREAM 3:
RECREATIONAL SPORTS FIELD COMPLEX
PLANNING – TACOMA CITY LANDFILL
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WORKSTREAM 3:
RECREATIONAL SPORTS FIELD COMPLEX
PLANNING – MEADOW PARK GOLF COURSE
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WORKSTREAM 3:
RECREATIONAL SPORTS FIELD COMPLEX
PLANNING – MOUNT TAHOMA HIGH SCHOOL
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WORKSTREAM 3:
RECREATIONAL SPORTS FIELD COMPLEX

*
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PLANNING – TACOMA COMMUNITY COLLEGE (* PREFERRED & MOST PROXIMATE LOCATION)



WORKSTREAM 3:
RECREATIONAL SPORTS FIELD COMPLEX
BUDGET
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WORKSTREAM 3:
RECREATIONAL SPORTS FIELD COMPLEX

• Metro Parks would own and operate the sports  
complex

• Metro Parks could generate revenues sufficient
to cover operating expenses, excluding debt 
service.

• It is anticipated that Metro Parks could fund  
the construction of the complex with available 
operating budget resources without raising 
taxes.

• A capital reserve would need to be established  
in order to replace the synthetic field surface 
every10years. Annual funding for this capital 
reserve would be approximately $600,000.

OPERATING REVENUE/EXPENSE

Operating Revenues
League, Practice, and Camp Rentals

Tournament Rental Income
Parking Fees (Net) 

Advertising & Sponsonship

Concessions (Net)

TOTAL OPERATING REVENUE

Operating Expenses
Salaries & Wages 

Repairs & Maintenance

Materials and Supplies 

Insurance

Utilities 

Tournament Expenses

General & Administrative

Other Miscellaneous

TOTAL OPERATING EXPENSES

2020 2021 2022 2023 2024

$396,876 $408,782 $421,046 $433,677 $446,687

$132,750 $136,733 $140,834 $145,060 $149,411

$146,880 $151,286 $155,825 $160,500 $165,315

$150,000 $154,500 $159,135 $163,909 $168,826

$236,334 $243,424 $250,726 $258,248 $265,996

$1,062,840 $1,094,725 $1,127,567 $1,161,394 $1,196,235

$344,500 $354,835 $365,480 $376,444 $387,738

$88,000 $90,640 $93,359 $96,160 $99,045

$39,600 $40,788 $42,012 $43,272 $44,570

$32,000 $32,960 $33,949 $34,967 $36,016

$120,000 $123,600 $127,308 $131,127 $135,061

$53,100 $54,693 $56,334 $58,024 $59,765

$60,000 $61,800 $63,654 $65,564 $67,531

$30,000 $30,900 $31,827 $32,782 $33,765

$767,200 $790,216 $813,922 $838,340 $863,490

OPERATING INCOME $295,640 $304,509 $313,644 $323,053 $332,745
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WORKSTREAM 3:
RECREATIONAL SPORTS FIELD COMPLEX
SCHEDULE

2018
N D J F M

2019
A M J J A S O N D

2020
J F M A M J J A S O N D

2021
J F M A M J J A S O N

Critical Areas Reports
Obtain Critical Areas Consultant
prepare critical area report
prepare priority species/habitat report  
prepare/update hydrological report  
prepare biodiversity area report

Wetlands Design Components  
Schematic Design of field layout  
prepare wetlands mitigation plan  
prepare mitigation sequencing plan  
prepare assessment of impacts  
prepare Environmental (SEPA) checklist
prepare Joint Aquatic Resource Permit (JARPA)  
prepare monitoring plan

wetlands work - ongoing

Field Design & Construction
Schematic Design - 3 mo.
Construction Docs - 5 mo.
Finalize Bid - 1 mo.
Site Mobilization - 1 mo.  
Construction - 7 mo. (dry season)

City Wetlands Development Permit  
pre-application meeting with city  
submit permit package
public notice goes out  
Review process

CoE Nationwide Permit (NWP) - if < 0.5 acre filled wetland - PREFERRED
submit permit package

OR

CoE Individual Permit (IP) - if > 0.5 acre filled wetland
submit permit package

City Field Construction Site Development Permit
submit preliminary permit package  
submit final site package

Review process

«
«

«
`

«

«

«
«
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IN CONCLUSION
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HEIDELBERG SPORTS VILLAGE
PUBLIC BENEFITS

• $300M investment in stadium and mixed use development of 
which more than two-thirds are anticipated to be private  
investment.

• Total new spending estimated at $640 million in net present 
value (including construction and the first 30 years of  
operations).

• This spending would be supporting 360 full time and part 
time jobs (FTE’s).

• Tax revenues of $43M in net present value (from construction and  
continued operations) generated to MPT and the City.

• And other community benefits including:  100 rent-free days of
stadium use / increased open space / recreational use 
opportunities / additional multifamily housing / expansion of 
medical services in Tacoma / grass-root youth sports participation 
growth, etc.

ECONOMIC AND FISCAL IMPACTS
Heidelberg Sports Village

32-Year NPV* to the Local Community  
Dollars in Millions

NET NEW IMPACTS

Sports

Net New  
32-Year*HSV Mixed

Stadium Use Complex NPVECONOMIC IMPACTS

Direct Spending
Indirect and Induced Spending

$81.1M
$39.4M

$283.8M
$131.4M

$71.0M
$37.2M

$435.8M
$208.0M

Total Economic Output $120.5M $415.2M $108.2M $643.8M

Jobs 63 240 61 364

Note: Economic impacts specific to the City of Tacoma.  Fiscal impacts include 3.60% local sales tax rate and

15.76 per $1,000 of assessed value property tax rate.

Note: Net present value calculated using a 4.5% discount rate.
* 32-year NPV includes 18 months of stadium construction and 30 years of stadium/ancillary/complex  

operations.

Earnings

FISCAL IMPACTS

$47.8M $138.1M $47.9M $233.8M

Sales Taxes $3.0M $11.7M $2.4M $17.2M

Property Taxes -- $24.3M -- $24.3M

Admissions Taxes $0.5M -- -- $0.5M

Tourism Taxes $0.2M -- $0.1M $0.2M

Business & Occupation Taxes $0.3M -- -- $0.3M

Total Fiscal Benefits $4.0M $36.0M $2.5M $42.6M
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