Attachment 1

2020 Amendment to the Comprehensive Plan
and Land Use Regulatory Code

Assessment of Application
Planning Commission Determination
July 17, 2019
Application:

Heidelberg-Davis Comprehensive Plan Land Use Designation

Applicant:

Metro Parks Tacoma
A request for a land use designation change at the subject site from the “Parks
and Open Space” designation to “Major Institutional Campus.”

Summary of
Proposal:

Location and Size
of Area:
Current Land Use
and Zoning:
Neighborhood
Council Area:
Staff Contact:

The applicant expresses the long term interest in developing the site with a
soccer stadium and possible accessory educational and healthcare uses. With
potential for future phases which may include residential and retail. The
designation of Major Institutional Campus would be more appropriate given the
initial phase of development.
1902 S Tyler Street (APN 9450000133) - 16.16 acres/703,930 SF
Designated Parks and Open Space and Zoned R2- Single Family Residential

Central
Larry Harala, (253) 591-5640, lharala@cityoftacoma.org

1. Background
The Heidelberg-Davis sports complex was developed in 1955 as “Snake Lake Park” and presently
contains Bob Maguinez Field (a lighted baseball stadium), two lighted softball/baseball fields and two
unlighted softball/baseball fields and a shared parking area. The site directly abuts Tacoma Nature
Center/Snake Lake, Henry Foss High School and Metro Parks Headquarters.
This area has been zoned Single Family Dwelling District for many years and is within the South
Tacoma Groundwater Protection District (TMC 13.09}.
Cheney Stadium was originally constructed in 1960 and underwent a major remodel in 2010. The
remodel was vetted and approved through a Conditional Use Permit (CUP}. The building was approved
to a maximum height of 70 feet, and capacity of the structure to 7,839 seats. Parking to the north of
the stadium is shared with Foss High School. The City of Tacoma owns the stadium and associated
parking parcels. Foss High School and Gymnasium were originally constructed in 1979.
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2. Area of Applicability

3. Public Scoping Comments and Staff Responses:
The Planning Commission conducted a public scoping hearing on June 19, 2019 on the proposed scope
of work for the application, and kept the hearing record open through June 21, 2019 to accept written
comments. The following are a summary of the comments received and the corresponding responses
from staff:


Comment – 3 comments from Neighborhood Council members representing the Central
Neighborhood Council and the South Tacoma Neighborhood Council.
o

Commenters expressed concern about possibility for incompatible uses given uncertainty
about the actual proposal.

o

Commenters expressed concern that the mailings didn’t explicitly call out the proposed
Soccer Stadium clearly enough.

o

Commenters expressed concern that there are similarities with this proposal to previous
rezoning efforts which were not approved.

Staff Response: Public notices were sent to tenants and property owners within 1000’ of the subject
properties and the public hearing was advertised through news releases and social media as well as
standard public notice mailing lists, which include neighborhood councils as well as other civic
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organizations. Staff acknowledges the concern over the relationship between this proposal and the
specific project under discussion. Staff will work to ensure that if the application is accepted, public
notice to the area is as clear as possible regarding the proposal and appropriate outreach is conducted
by staff and the applicant. Further, additional information on the specifics of the project proposal
were discussed at City Council Study Session on July 9th and are publicly available. Lastly, concerns
over previous zoning proposals for this area is one of the considerations the Commission may use in
determining whether or not to accept this application.

4. Planning Commission requested information:





More information on Metro Parks ballfield inventory and impact of loss of Heidelberg-Davis
fields. See Exhibit A.
What communications have been made to Tacoma Public Schools. See Exhibit A.
General request for more information about the proposal. See Exhibit B.
The Commission requested the full feasibility report, which has been included via a USB drive.
An excerpt with the most relevant pages is provided in the backup. See Exhibit B.

5. Scoping Options
Staff has identified 4 primary options listed below if the Planning Commission chooses to move
this application forward.
a) Leaving the existing Parks and Open Space Designation in place. Metro Parks could then
proceed with a Conditional Use Permit and/or Development Regulation Agreement to seek
permission to construct the stadium. This would be problematic if accessory medical or
educational facilities were also part of the proposal.
b) Accepting the application as proposed, moving forward to the technical analysis phase of the
process.
c) Moving forward with a designation of the site to Crossroads Center for the Heidelberg-Davis site
only.
d) Moving forward with an effort to potentially create a Crossroads Center on the site, including
Cheney Stadium, Foss High School, the Metro Parks Headquarters, Boy Scouts of America
facility, and commercial shopping center (Fred Meyers) properties.
Based on the application and the outlined first phase of the project proposal, which includes the
construction of a soccer stadium with a possible accessory medical/sports medicine use, staff is
recommending option b above.
6. Assessment of the Applications
The applications were reviewed against the following assessment criteria pursuant to TMC 13.02.045:
a) If the amendment request is legislative and properly subject to Planning Commission review, or
quasi-judicial and not properly subject to Commission review.
Staff Assessment: The amendment is legislative and properly subject to Planning Commission
review.
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b) If there have been recent studies of the same area or issue, which may be sufficient cause for the
Commission to decline further review, or if there are active or planned projects that the
amendment request can be incorporated into.
Staff Assessment: While there have been similar considerations for the overall site, these
considerations were City of Tacoma initiated and different enough in scope that staff does not
consider this a repetitive request. The request is also appropriate given the possibility that it
could be many years before Planning and Development Services is able to revisit the issue of
Civic/Institutional Zoning.
The following is a brief summary of recent land use and zoning studies and actions:
2015 – The City of Tacoma adopts the One Tacoma Plan, which institutes a new Future Land
Use Map and Land Use Designations citywide, including the designation of this area as a mix
of Parks and Open Space and Major Institutional Campus.
2015/16 – Proposed Rezone as part of the area wide rezoning effort. The proposal would
have rezoned the subject site from R-2 Single Family Dwelling to C-2 General Commercial. The
proposal also included Cheney Stadium and Foss High School. Area residents expressed
concerns about intensity and impact of possible uses allowed in the C-2 General Commercial
district.
The Planning Commission concluded that the area warranted further study for a potential
institutional overlay or zoning district and that, given the public ownership of the properties, a
public agency master plan for the area should be considered and coordinated among the City
of Tacoma, Metro Parks Tacoma, the Tacoma School District, and other stakeholders,
including the Central Neighborhood Council.
2017 – Development of institutional zoning category considered, however during initial
scoping it was determined that there were not adequate resources to continue with the
project given other City Council and Planning Commission priorities at that time.

c) If the amount of analysis necessary is reasonably manageable given the workloads and resources
of the Department and the Commission, or if a large-scale study is required, the amendment
request may be scaled down, studied in phases, delayed until a future amendment cycle, or
declined.
Staff Assessment: The proposal as submitted should be reasonable to manage by staff given the
current workload and resources of the department and commission. The traffic impact analysis
and SEPA review would likely require consultant services.
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7. Recommendation
According to TMC 13.02.045, the Planning Commission will review this assessment and make its decision
as to:
a) Whether or not the application is complete, and if not, what information is needed to make it
complete;
b) Whether or not the scope of the application should be modified, and if so, what alternatives
should be considered;
c) Whether or not the application will be considered, and if so, in which amendment cycle. The
Planning Commission shall make determinations concerning proposed amendments.
Staff recommends accepting the application, as proposed, as part of the docket for the 2020
Amendment to the Comprehensive Plan and Land Use Regulatory Code. Staff recommends accepting
the proposal to re-designate the site from Parks and Open Space to Major Institutional Campus and
forward it to the technical analysis phase of the 2020 Amendment Process.
Staff would emphasize that given the potential for changing scope of this project that it is possible there
will be a need in subsequent years for further refinement of the Comprehensive Plan Land Use
Designation of this site and depending on future possible phases of the project (outlined in the
feasibility report) substantial numbers of residential units, and sizeable square footages of retail and
office space could trigger a need for a mixed use designation.
Given the higher profile nature of the project and scale of this proposal it is anticipated that public
outreach for this project will necessitate expanded notice beyond the typical 1000 foot notice
perimeter. There will also be a need for more meetings and a broader range of outreach materials and
methods on this project. It is possible that consulting services may be required to aid in some of these
efforts. If the Planning Commission chooses to accept this application staff will work with the applicant
to identify the additional needs and work to develop an outreach plan very quickly so the necessary
added resources may be identified and allocated early in the process to allow for an efficient and
effective outreach process.
Given the possible scale of this proposal there is a strong potential for greater impact to the surrounding
area in terms of light, traffic, noise, and pedestrian activity along South 19th Street as well as likely
additional impacts. If the Planning Commission chooses to accept the application staff will work with
the applicant and appropriate City of Tacoma departments on identifying these potential impacts and
incorporating appropriate early analysis into this process.

8. Exhibits:
A – Metro Parks Ballfield Analysis Response
B– Excerpts from the Feasibility Report
C – Full Feasibility Report (provided to Commissioners only; contained on USB drive; available to the
general public by request)
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Exhibit A

MEMORANDUM
TO:

Larry Harala, Senior Planner
City of Tacoma Planning & Development Services

FROM:

Debbie Terwilleger, Director of Planning & Development
Metro Parks Tacoma

SUBJECT:

Information Requested for Heidelberg-Davis Land Use Designation Docket
Proposal

DATE:

July 8, 2019

Please see below for answers to questions posed at the June 19, 2019 Planning Commission
hearing on 2020 Comprehensive Plan docket proposals. Let me know if you have additional
questions.
Current use of the property
The Heidelberg-Davis Sports Complex—located in MPT’s Northwest Planning quadrant-contains five baseball/softball fields, not including the football field and new softball field that are
part of Tacoma School District’s Foss High School. Parking for the sports complex and high
school is provided on a centrally located lot between the two facilities. The specific parcel which
is the subject of the Land Use Designation proposal contains Baseball Field #1, also known as
“Bob McGuinness Field.”
In 2016, Metro Parks Tacoma and the Tacoma School District partnered on the development of a
comprehensive sports field study which provided an inventory of field dimensions, condition, and
an evaluation of current and projected usage. The attached figures are excerpted from the study,
which showed current and projected utilization for each of the five fields at the Heidelberg Sports
Complex. Also attached is the complete MPT/TPS Joint Agency Athletic Field Study, which
depicts the full assessment of fields and recommendations by MPT planning quadrant. The only
significant update relative to the field inventory is an additional girls’ softball field at Foss High
School, which was constructed last year.
Field Usage – Heidelberg
Currently, field availability for all 5 fields is as follows:
Monday – Friday:
Saturday:
Sunday:

4:00pm-10:00pm
8:00am-10:00 pm
8:00am-6:00pm



Field 1 is used for competitive baseball through TPS and MPT, adult baseball, and
tournament rentals. Use is limited to 3 games per day due to field condition and resting
periods required on a field/grass field.



Field 2-3 are used for Elementary Sports and Special Olympics; they can host T-Ball
Field dimensions only.



Field 4-5 are used for Elementary Sports, Special Olympics, Tournaments, Adult Sports
(Softball) and competitive baseball practice. Future use of these fields for softball will be
less than originally projected, given that games have been moved to the newly
constructed softball field on the Foss High School campus.

Field composition (natural turf), field size and facility configuration have an impact on the level
of usage. All five fields are natural grass, which limits their usage during the wet winter months.
Pages 36 – 40 of the field study detail the recommendations for sports fields in the Northwest
Quadrant, including the Heidelberg Complex.
Conversations with Tacoma Public Schools
Given the close working relationship between Metro Parks Tacoma and Tacoma Public Schools,
there have been conversations at both the staff and leadership levels about the Heidelberg Sports
Village Feasibility Study. Early on, TPS brought up questions about the impact of future site plans
on the existing parking and traffic. Both issues were studied—with the results to be presented—
in the feasibility study. MPT is aware of an agreement between the city, park district and school
district dating back to 1975 that allows for use of the parking lot for game day parking for the
Rainiers. To our knowledge, no other agreements have been negotiated.
In the event that a proposal coalesces after the feasibility study is presented, TPS would be a key
stakeholder in the public process to determine impacts and develop solutions.
Heidelberg Sports Village Feasibility Study Availability
The feasibility study will be presented in a joint public meeting of the Tacoma City Council and
the Metro Parks Board of Commissioners on July 9, 2019. MPT will ensure that Planning
Department staff receive the document to pass onto the Planning Commissioners.
Plans for Field Replacement
Findings from the MPT/TPS Joint Agency Athletic Field Study support the notion that Tacoma
needs more, higher quality fields to support the growing demand. One of the three components
covered in the Heidelberg Sports Village Feasibility Study is an analysis of a multi-sport field
complex that would provide additional high quality field capacity. In the event that a proposal on
the Heidelberg complex results in a loss of fields, they would be replaced through field
construction and upgrades elsewhere in Tacoma.
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