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Key Questions

Key Questions

TheRobertW. DrollLandscapeArchitect,PSteam(RWD),includingprofessionalsfromHundenStrategicPartnersandSCJAlliance

Team,wasengagedbytheCityofDuPonttoconducta market,economicfeasibility,sitelayout,andenvironmentalreviewfora multi-

fieldsportscomplexdevelopmentonover110acresof federalpropertyof JointBaseLewis-McChord. Thekeyquestionstheteam

wastaskedtoanswerare:

Á WhatisthemarketopportunityforanewoutdoorsportscomplexdevelopmentinDuPont?

Á Whatis theexistingstatewideandgreaterregionalsupplyof comprehensiveoutdoorsportscomplexescapableofhostingmajor

tournamentsandevents?Is therea gapinqualitysupplythatthisfacilitycouldaccommodate?Howdonationalgoverningbodies

andeventorganizersviewtheopportunityinDuPont?

Á Whataretheenvironmentalconditionsthatareimpactingthesite?Howdoesthisimpactthemarketopportunityfortheproject?

Á Whatarethefindingsandrecommendations?Whataretheinitialdesignconceptsfortheproject?

Á Howis therecommendedprojectedexpectedtoperform?Whatis theexpectedeconomic,fiscal,andemploymentimpactof the

project?
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Headlines

Headlines

Á Thedevelopmentofa newoutdoormultipurposesportscomplexwitha minimumof20-regulationmultipurposefields(lighted-

majoritysyntheticturf)wouldimmediatelyestablishDuPontitselfasthepremierdestinationin thestateofWashington,andthe

greaterregion,for regional,and potentiallynational,soccertournaments. Existingfacilitiesin the regioneitherlack the

appropriatesize(numberof fields)orquality(amenities,lights,syntheticturf)tobeconsideredattractivedestinationsformajor

events. Conversationswith representativesfrom area clubs and USA/WashingtonYouthSoccerconfirmedthat the

proposed/recommendedfacilityinDuPontwouldhavetheabilitytohostbothRegionalChampionshipsandStateCupevents,

inadditiontootherclubandUS-Soccersanctionedtournaments.

Á WhilethereissignificantopportunityforanewfacilityinDuPonttohostimpactfultournamentsontheweekendsandthroughout

thesummermonths,thelackofanobviousanchortenantclubtodriveutilizationduringtheweekmaypresentchallenges. The

existingpremierclubsin theregioneitherowntheirownfacilitiesorarelocatedtoofarfromDuPonttoutilizethecomplexfor

practicesandtrainingonaconsistentbasis. If aprimarytenantisnotcreatedoridentified,managementofthefacilitymayhave

tobecreativeandaggressivewithmidweekscheduling.

Á Whilethereareexamplesofsimilarfacilitiesbeingprivatelydevelopedthroughoutthecountry,themajorityofthesefacilitiesare

ownedanddevelopedbythepublicsector. Inducingaprivatedevelopmentofthismagnitudemaypresentchallenges.
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Headlines

Headlines

Á Dueto participationlevels,lacrossepresentsminimalopportunityat a newcomprehensiveoutdoormultipurposefield

complexcomparedto soccer. Withthatsaid,theareadoeshostthreeto fourmajorannuallacrosseeventsthroughoutthe

summerandfallseasons. Withthedevelopmentofanewcomplex,existingeventsthatarelimitedbyfacilitycapacitieswould

be ableto expand,andtherewouldbe opportunityto createoneor tworegionaleventsthatwouldattractathletesfrom

throughoutthePacificNorthwest.

Á Withmorethan3,100hotelroomslocatedwithintenmilesoftheproposedprojectsite,thegreaterTacomaandOlympiahotel

marketsshouldbeableto accommodatethemajorityof thepotentialroom-nightdemanddrivenbymajorregionalevents.

However,withonlyfourbrandedhotelslocatedwithinfivemilesofthesite,additionalhotelsinDuPontwilllikelybenecessary

movingforward.



Project and Site Orientation

6

Chapter 1



7

Project Orientation

Project Orientation

Á RWDrollLandscapeArchitectsandHundenStrategic

Partnerswereengagedto investigatethe feasibilityof

developinga multi-sportsfieldcomplex(upto 30fields)

on federal propertyof Joint Base Lewis-McChord

(JBLM).

Á The team was askedto considera combinationof

synthetic turf and grass fields, as well as a

championshipfield(seatingup to 4,000) and support

amenities.

Á TheCityofDuPontandJBLMaimtostarta partnership

witha privatepartythatwillbuild,operate,andmaintain

thecomplex.
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Site Orientation

Project Orientation

Á 110 totalacresof JBLMlandïcurrently

hometowastewatertreatmentplant

Á Locatednortheastof the city limits,ten

minutesfromInterstate5 andfiveminutes

fromDowntownDuPont

Á Five hotels totaling477 rooms located

within1.5milesofthesite:

Á FairwoodInnandSuites

Á HamptonInnandSuites

Á Home2Suites

Á BestWesternLibertyInn

Á FairfieldInnandSuites
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Overview 

Economic, Demographic, and Tourism Analysis

Á Located 49 miles south of Seattle, 18 miles

southwestof Tacoma,and15mileseastof Olympia

near Interstate5, the regionôsdominanttravel

corridor

Á Located132milesnorthofPortland

Á CentrallocationbetweenSeattleandPortlandcould

present significant tournament and event

opportunitiesinthefuture
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Population

Economic, Demographic, and Tourism Analysis

Á Cityof DuPonthasexperiencedsignificantpopulationgrowthoverthelasttwodecades- growthrateforDuPont

surpassesPierceCounty,theStateofWashingtonandtheUnitedStates.

Á Populationbasenotyetlargeenoughtosupportlocalclubsthatcandriveutilizationinnewfacility

Percent Change

  1990 2000 2010 2017 Estimate 2010 - 2017

United States 248,709,873 281,421,906 308,745,538 325, 719,178 5.5%

State of Washington 4,866,692 5,894,121 6,724,540 7,405,743 10.1%

Pierce County 586,203 700,820 795,225 876,764 10.3%

City of DuPont 592 2,452 8,199 9,487 15.7%

City Pop. As % of County 0.1% 0.3% 1.0% 1.1%

Source: U.S. Census Bureau

Population and Growth Rates

Population
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Á Extremely high income levels ï

necessary for certain youth 

sports participation 

Income, Spending & Other 

Demographic Data Income, Spending and Other Demographic Data

Category United States Washington Pierce County City of DuPont

Homeownership rate, 2012-2016 63.6% 62.4% 60.8% 50.2%

Median value of owner-occupied housing units, 2012-2016 $184,700 $269,300 $239,400 $310,600

Persons per household, 2012-2016 2.64 2.57 2.66 2.91

Median household income, 2012-2016 $55,322 $62,848 $61,468 $76,962

Persons below poverty level, percent 12.7% 11.3% 12.1% 7.0%

Total employment, 2016 126,752,238 2,685,355 251,689

Total employment, percent change, 2015-2016 2.1% 3.2% 2.8%

Retail sales per capita, 2012 $13,443 $17,243 $12,461

Source:  US Census Bureau

Educational Attainment - 2016

Population Age 25+ United States Washington Pierce County City of DuPont

Did Not Complete High School 13.0% 9.4% 9.0% 1.8%

Completed High School 27.5% 22.9% 28.2% 11.1%

Some College 21.0% 24.3% 26.7% 22.6%

Completed Associate Degree 8.2% 9.8% 10.7% 13.8%

Completed Bachelor Degree 18.8% 21.3% 16.8% 30.3%

Completed Graduate Degree 11.5% 12.3% 8.6% 20.4%

Source: U.S. Census Bureau

Á Highly-educated local 

community ïconversations 

with hoteliers warned of 

potential frustration from local 

citizens with increased traffic 

from new events and visitors 
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Employment by Industry

Economic, Demographic, and Tourism Analysis

Á Fairly diverse employmentbase - a

diversified economy helps protect a

communityfromeconomicdownturns

Pierce County Employment by Industry - 2016

Description Employees Percentage of Total

Total employment 424,597 100%

By industry

  Farm employment 1,801 0.4%

  Nonfarm employment 422,796 99.6%

    Private nonfarm employment 332,703 78.4%

      Health care and social assistance 53,372 12.6%

      Retail trade 48,501 11.4%

      Accommodation and food services 28,339 6.7%

      Construction 27,362 6.4%

      Other services (except government and government enterprises) 25,015 5.9%

      Administrative and support and waste management and remediation services 23,602 5.6%

      Manufacturing 18,925 4.5%

      Real estate and rental and leasing 18,788 4.4%

      Professional, scientific, and technical services 18,633 4.4%

      Transportation and warehousing 17,062 4.0%

      Finance and insurance 15,796 3.7%

      Wholesale trade 14,763 3.5%

      Arts, entertainment, and recreation 7,941 1.9%

      Educational services 7,712 1.8%

      Information 3,510 0.8%

      Management of companies and enterprises 1,132 0.3%

      Forestry, fishing, and related activities 906 0.2%

      Mining, quarrying, and oil and gas extraction 672 0.2%

      Utilities 672 0.2%

    Government and government enterprises 90,093 21.2%

      State and local 46,130 10.9%

        Local government 34,799 8.2%

        State government 11,331 2.7%

      Military 31,844 7.5%

      Federal, civilian 12,119 2.9%

(D) Not shown to avoid disclosure of confidential information, but the estimates for this item are included in the totals

Source: Bureau of Economic Analysis, Hunden Strategic Partners
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Higher Education

Economic, Demographic, and Tourism Analysis

Á Adjacenttablelistsall collegesand

universitieswithina 15-mileradiusof

DuPont

Á Primarilysmallcommunitycollegesor

privateuniversitieswith enrollments

under5,000.

Á Schoolslackingavailablefieldspace

couldpotentiallygeneratemidweek

use

.

DuPont Area Colleges & Universities

Institution Location

Distance from 

CH (miles)

Highest 

Degree Offered Enrollment

Pierce College (Fort Steilacoom & Puyallup)* Lakewood, Washington 6 Undergraduate 10,658

Clover Park Technical College Lakewood, Washington 9 Undergraduate 3,978

Saint Martin's University Lacey, Washington 9 Graduate 1,586

Pacific Lutheran University Tacoma, Washington 10 Graduate 3,070

Tacoma Community College Tacoma, Washington 11 Undergraduate 6,699

University of Puget Sound Tacoma, Washington 13 Graduate 2,791

University of Washington Tacoma Campus Tacoma, Washington 14 Graduate 4,987

Bates Technical College Tacoma, Washington 14 Undergraduate 3,291

South Puget Sound Community College Olympia, Washington 15 Undergraduate 4,861

Grand Total 41,921

*Distance shown to Fort Steilacoom. Enrollment shown for both campuses.

Source: National Center for Education Statistics



15

Attractions

Economic, Demographic, and Tourism Analysis

Á Localattractionscan be a decidingfactorfor

tournament organizers when comparing

multipledestinationsforanevent

DuPont Area Attractions

Attraction Location Type

The Home Course DuPont Golf Course

Nisqually Methodist Mission Site DuPont Historic Site

Wilkes Observatory Site DuPont Historic Site

Lewis Army Museum JBLM Museum

Nisqually National Wildlife Refuge Olympia Nature

Nisqually Red Wind Casino Olympia Casino

Steilacoom Historical Museum Steilacoom Museum

Sunnyside Beach Park Steilacoom Beach

Eagles Pride Golf Course Tacoma Golf Course

Hudson's Bay Company Fort Nisqually Tacoma Historic Site

Source: Visit DuPont, TripAdvisor
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Local Athletic Supply

Á Regional Athletic Complex in

Laceyïprimaryexistingoutdoor

venueinthelocalmarket

Á Pacific Lutheran University ï

currentlyhometo two statewide

lacrosseevents

Á No existing local facilitieswith

morethansixmultipurposefields

Á Puyallupcurrentlydevelopingthree

baseballfields with two soccer

overlaysïsyntheticturf

Local Sports Supply Analysis

Relevant Local Athletic Complex Supply

Venue Location Distance from Site

O
ut door
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ynt he
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 Tur

f
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ut door
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of tba

ll
B
asketba

ll
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V
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Lewis North Athletic Complex Lakewood 2.8 2 -- 4 -- -- -- Minimal use outside the military base

Pioneer Middle School DuPont 3.3 1 -- 2 -- -- --

DuPont PowderWorks Park DuPont 3.4 1 -- 1 1 -- --

Beachwood Elementary School Joint Base Lewis-McChord 3.5 1 -- 1 -- -- --

Chief Leschi Park DuPont 5.0 1 -- -- -- -- -- large enough for youth soccer

Ft. Steilacoom Park Lakewood 7.2 1 -- 4 -- -- --

Chambers Creek Soccer Field Lakewood 7.4 2 -- -- -- -- --

The Regional Athletic Complex Lacey 10.4 6 -- 5 1.5 -- --

Sprinker Recreation Center Tacoma 13.6 -- -- 8 -- 10 --

Pacific Lutheran University Tacoma 13.8 4 -- 2 1 6 1

Rainier Vista Community Park Lacey 16.3 3 -- 3 -- -- -- number of fields ranges by age group

LBA Park Olympia 16.6 -- -- 6 -- -- --

Yauger Park Olympia 20.2 -- -- 4 -- -- -- skatepark

Puyallup Recreation Center Puyallup 22.9 -- -- 3 1 4 1

Source: Various Facilities
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Regional Athletic Complex

Lacey, WA

2009 2010 2011 2012 2013 2014 2015 2016 2017

Number of Days Used - Grass Soccer 186 216 220 216 215 219 210 220 218

Number of Days Used -Synthetic Soccer 199 260 270 297 294 277 311 327 327

Number of Days Used - Baseball/Softball 144 277 322 326 315 336 336 338 339

Number of Participants - (Leagues & Tournaments 0 42785 47685 50243 50315 74910 75150 76349 77119

Number of Reservations - Shelters 23 102 155 153 159 153 178 173 171

Concessions Lease Revenue $6,004 $8,400 $10,500 $10,500 $18,000 $18,000 $18,000 $20,000 $20,000

Concessions Commission Revenue $0 $9,903 $7,182 $4,289 $0 $0 $0 $0 $0

Rental Revenue (Shelters, Leagues & Fields) $166,623 $299,266 $378,688 $386,089 $409,371 $415,805 $448,134 $448,570 $463,360

Individual Bookings Softball Complex 429 877 928 1062 1183 1160 1297 1349 1367

Individual Bookings - Soccer Grass 575 639 701 734 689 721 776 715 765

Individual Bookings - Soccer Synthetic 231 356 326 398 375 400 423 484 443

Sponsor Banners Sold 0 13 21 28 37 37 37 39 53

Sponsor Banner Revenue $0 $3,800 $7,150 $9,700 $11,350 $12,200 $12,200 $12,025 $18,500

Source: City of Lacey

Regional Athletic Complex

Á Constructedin 2004 - $18.9

million

Á PrimarilyPFDfinancing($12.3

million)

Á 100-acreoutdoorsportsfacility

offers5 softball/baseballfields

and 6 regulationmultipurpose

fields

Á Consideredoneof thepremier

baseball/softballcomplexesin

theentireregion

Local Sports Supply Analysis 
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JBLM

Á Thisisapublic-privateventurethatwillrequireapprovalat

thehighestlevelsïimportantthatthisisapartnership

Á Co-use facilityïwill want to utilizethe complexfor

physicaltraining,practices,tournamentsandotherevents

ïneedsto be sustainablefor the futureandaccessible

withoutbeingabother

Á JBLMcurrentlyoffersa $14 millionsportsfacilitythat

includesdiamondsand multipurposefields ï only

accessiblebyJBLM

Á JBLMwouldnotpaytousethefacilityïtheirequityis the

land

Local Sports Supply Analysis 

Á JBLMwouldlikelyusefacilityin earlymorninghours

ïverylittleoverlapwithpotentialsportsteams

Á Leasewouldlikelybe25yearswith25-yearoption
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Local Stakeholder 

Feedback

Á ExistingsportsdemandinDuPontisdrivenbygolfand

compressionfromRACin Laceyïalsoimpactedby

TacomaDomeandTacomaConventionCenter

Á USYouthSoccerRegion4 (West)ïopportunitytohost

regionalchampionshipswhichattract6,000 athletes

andspectatorsoversevendays

Á Thisprojectwillhopefullydrivenewhoteldevelopment

in DuPontïthe marketlikely does not have the

appropriateinfrastructuretoday

Á TheRACis doinga tremendousjobwithbaseballand

softballeventsïthis will likelybe theirfocusif the

facilityexpandsïimportantthatthereisnoduplication

indevelopment

Local Sports Supply Analysis 

Á Theprojectvisionis to establisha world-classsoccer

facilityat the levelof Las Vegas,Hawaii,and San

Diegoïcreatea soccerdestinationin PierceCounty

alongwithTacomaandPuyallupprojects

Á With20 to 30 fields,a DuPontcomplexcan attract

regionalandnationaltournamentswithmorethan400

teams

Á The western portion of the United States is

underservedforsoccer

Á StarfireSportsinTukwilais thepremierexistingfacility

in themarket,butisnôtlargeenoughtoattractregional

events
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Local Stakeholder 

Feedback

Á Oregonôsfacilitysupply is fracturedïsignificant

opportunityinDuPontforDenver-westevents

Á Locationin the state is idealïlocationbetween

SeattleandPortlandwouldbeveryattractive

Á TheSoundershavepositivelyimpactedthe soccer

marketthroughoutgreaterSeattleïsecondhighest

merchandisesalesbehindAtlanta

Á Whilesyntheticturf is necessary,the facilityshould

featuresomegrassfields

Á Noheatissuesinthemarketïadvantageous

Local Sports Supply Analysis 

Á Lacrosseis still not strongin the SouthSoundmarketï

likelyminimalopportunityforsignificantutilization

Á In additionto Starfire,the primarycompetitivecomplexes

include60AcresandSOZOïthesesufferfrombadparking

conditions,lackof lighting,poorbathroomcomplexes,and

minimalamenities

Á In addition to entering the rotation for Region 4

Championships,DuPontcanbecomea hubforselect-level

tournaments


