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Preface

In October of 2008, Central Washington University (“University”, or “Client”) engaged
Brailsford & Dunlavey (B&D) to complete a strategic plan for a new sports and event
center. The scope of work included a market analysis, primary market interviews,
programming, and a financial analysis. This document represents B&D’s draft strategic
plan for a new sports and event.
The findings of this plan constitute the professional opinions of B&D personnel based on
the assumptions and conditions detailed throughout. B&D has conducted research using
both primary and secondary sources which are deemed reliable, but whose accuracy B&D
cannot guarantee. Due to variations in the national and global economic conditions, actual
expenses and revenues may vary from projections, and theses variations may be material.
Throughout the project, Bill Yarwood, Director of Facility Planning and Construction
Services, and Barry Caruthers, Associate Manager Capital Projects Facilities
Management, were B&D’s primary contacts and facilitated communication and
coordination with other University administrators and staff members. B&D would like to
acknowledge their support and thank them for their efforts. B&D would also like to thank
James L. Gaudino Ph.D., President and Bill Vertrees, Vice President for Business and
Financial Affairs and for their support and efforts.
B&D’s project team comprised of, Jason R. Thompson, Senior Project Manager and
Ryan P. Conway, Project Analyst, produced this plan.

BRAILSFORD & DUNLAVEY

CENTRAL WASHINGTON UNIVERSITY
Sports and Event Center Strategic Plan

BRAILSFORD & DUNLAVEY

CENTRAL WASHINGTON UNIVERSITY
Sports and Event Center Strategic Plan

2.0 Comparable Market Analysis

2.1 Introduction
The comparable market analysis is designed to measure and evaluate the Ellensburg
market and its ability to support a new sports and event center on the Central Washington
University campus. The findings of this analysis will establish a basis for further exploring
the relative benefits and challenges of a new sports and event center. Key to this exercise
is establishing a comparable market context and evaluating the Ellensburg market position
within that framework. The comparable market analysis considers multiple metrics,
including the following:





Market Population and Characteristics
Market Wealth
Market Spending Behaviors
Market Economic Activity

2.2 Methodology
Utilizing primary and secondary sources, B&D completed a series of related exercises to
gain an understanding of the demographic and economic environment of the Ellensburg
market. The initial step in the analysis was to define the extent of the Ellensburg market.
Ellensburg is located within a Micropolitan Statistical Area (MSA), which is defined by the
federal government’s Office of Management and Budget as an urban area with a
population of at least 10,000 but less than 50,000. The Ellensburg MSA includes all of
Kittitas County.
For the purpose of this exercise, comparable markets were defined by MSA or by county.
Common demographic and economic indicator data was collected for Ellensburg as well
as the comparable markets and is the basis by which this analysis defines and compares
markets.
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Comparable markets were identified as those that most closely resemble Ellensburg in
population, total retail sales, and effective buying income (EBI) or “disposable income.”
These categories provide an appropriate metric to measure the size, wealth, and
economic activity of individual markets.
In addition, all of the comparable markets were filtered to identify only those markets that
contain a university with intercollegiate athletics programs competing in an on-campus
facility. As a result, twelve markets were identified as comparable to Kittitas County and
are outlined below:
Market

University

Angola, IN

Population

Retail Sales ($000)

Total EBI ($000)

Trine University

33,900

$557,920

$623,620

Southern Utah University

37,500

$567,666

$486,948

Clarion, PA

Clarion University

40,900

$510,052

$597,458

Jackson, NC

Western Carolina University

35,600

$519,688

$587,710

Cedar City, UT

Lewisburg, PA

Bucknell University

43,100

$437,220

$661,035

Lock Haven, PA

Lock Haven University

37,400

$515,338

$553,543

Macomb, IL

Western Illinois University

32,100

$364,660

$448,088

Martin, TN

University of Tennessee Martin

33,400

$323,748

$506,365

Moscow, ID

University of Idaho

35,400

$391,128

$550,353

Murray, KY

Murray State University

35,100

$447,863

$556,913

Pittsburg, KS

Pittsburg State University

38,000

$439,371

$579,830

Pullman, WA

Washington State University

41,200

$374,202

$627,018

36,967

$454,071

$564,907

36,800

$522,144

$648,105

7th

3rd

2nd

Comparable Average
Ellensburg, WA

Central Washington University

Comparable Rank
Figure 2.2.1: Comparable Market Analysis
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2.3 Market Population and Characteristics
Ellensburg is a comparatively similar market in terms of total population to the comparable
set. The total population is also consistent with the average. With 36,800 residents, the
Ellensburg market ranks seventh among the twelve comparable markets.

Market

Population

0-17

18-24 25-34 35-44 45-54 55-64

65+

Undergraduate
% of Market Undergraduate
Enrollment as % of
Age 18-34
Enrollment
Population

Angola, IN

33,900

24.3% 10.8% 12.2% 11.0% 14.4% 11.3% 12.9%

23.1%

1,450

4.3%

Cedar City, UT

37,500

30.2% 19.4% 13.9% 10.2% 10.3% 7.3%

8.8%

33.3%

7,029

18.7%

Clarion, PA

40,900

19.5% 13.7% 14.0% 12.1% 13.8% 10.9% 16.1%

27.7%

6,591

16.1%

Jackson, NC

35,600

18.1% 16.6% 12.9% 11.6% 12.9% 13.3% 14.8%

29.5%

8,861

24.9%

Lewisburg, PA

43,100

18.5% 14.6% 14.7% 14.6% 13.6% 10.0% 14.1%

29.4%

3,706

8.6%

Lock Haven, PA

37,400

20.4% 12.9% 13.0% 12.0% 13.9% 11.1% 16.8%

25.9%

5,175

13.8%

Macomb, IL

32,100

16.2% 27.2% 12.2% 9.6% 11.2% 9.2% 14.5%

39.4%

13,602

42.4%

Martin, TN

33,400

21.0% 13.6% 13.5% 12.7% 13.0% 10.8% 15.2%

27.1%

6,888

20.6%

Moscow, ID

35,400

19.0% 23.2% 15.4% 11.4% 12.0% 9.1%

9.8%

38.6%

11,739

33.2%

Murray, KY

35,100

17.9% 17.6% 13.8% 11.7% 12.1% 11.2% 15.9%

31.4%

10,304

29.4%

Pittsburg, KS

38,000

22.0% 15.1% 13.6% 11.6% 12.4% 9.8% 15.5%

28.7%

6,859

18.1%

Pullman, WA

41,200

17.7% 29.0% 14.2% 11.0% 10.6% 8.0%

9.5%

43.2%

23,655

57.4%

Comparable Average

36,967

20.4% 17.8% 13.6% 11.6% 12.5% 10.2% 13.6%

31.4%

8,822

23.9%

Ellensburg, WA

36,800

18.9% 20.7% 13.4% 11.2% 12.8% 10.5% 12.6%

34.0%

10,688

29.0%

4th

4th

5th

Comparable Rank

7th

8th

4th

9th

9th

7th

7th

10th

Figure 2.3.1: Stratified Population & Target Market

Despite its modest population, Ellensburg has a comparatively large target market
population. The target market, between the ages of 18 and 34, represents the portion of
the population most likely to patronize a sports and event center. Over 34% of the
population in the Ellensburg market fits the target demographic and the market ranks
fourth among the comparable set.
As could be predicted, the CWU undergraduate population represents a significant portion
of the total population in Ellensburg. Central’s enrollment of 10,688 students accounts for
29% of the total population and contributes to the large target market population.
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Ellensburg has a relatively high number of households. Compared to the comparable set,
Ellensburg ranks fifth in total households. With 14,600 households, Ellensburg slightly
exceeds the comparable average of 14,067.

Market

Population

Total Households

Household Size

Angola, IN

33,900

13,200

2.50

Cedar City, UT

37,500

12,000

3.08

Clarion, PA

40,900

16,000

2.40

Jackson, NC

35,600

14,400

2.24

Lewisburg, PA

43,100

13,900

2.44

Lock Haven, PA

37,400

14,800

2.44

Macomb, IL

32,100

12,000

2.25

Martin, TN

33,400

13,400

2.35

Moscow, ID
Murray, KY
Pittsburg, KS
Pullman, WA

35,400
35,100
38,000
41,200

13,200
14,600
15,300
16,000

2.35
2.21
2.36
2.28

Comparable Average

36,967

14,067

2.41

Ellensburg, WA

36,800

14,600

2.33

7th

5th

9th

Comparable Rank

Figure 2.3.2: Total Households & Household Size

With a modest population and high number of households, the Ellensburg market has a
comparatively small average household size. Only four markets, Jackson, Macomb,
Murray, and Pullman, have a smaller average household size than Ellensburg. In addition,
the average household size of 2.33 in Ellensburg is smaller than the comparable average
of 2.41.
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Total population in the Ellensburg market is projected to grow through 2011. The
Ellensburg population, which ranks seventh, is projected to improve to fifth among the
comparable set and continue to exceed the comparable average over the same period.
The Ellensburg projected growth rate of 8.3% is five times higher than the projected
comparable average of 1.6%. Cedar City is the only market that is projected to grow at a
rate faster than Ellensburg through 2011. In addition, five of the comparable markets are
projected to lose population over the same period.

Market
Angola, IN

Population

2011
Population

33,900

34,400

% Change Households

2011
% Change
Households

1.7%

13,200

13,500

2.4%

Cedar City, UT

37,500

41,200

9.8%

12,000

13,300

10.7%

Clarion, PA

40,900

40,300

-1.5%

16,000

16,000

-0.6%

Jackson, NC

35,600

37,800

6.2%

14,400

15,400

6.9%

Lewisburg, PA

43,100

44,400

2.9%

13,900

14,400

3.6%

Lock Haven, PA

37,400

37,100

-0.8%

14,800

14,800

-0.2%

Macomb, IL

32,100

31,500

-2.1%

12,000

11,600

-3.1%

Martin, TN

33,400

32,200

-3.6%

13,400

13,000

-2.7%

Moscow, ID

35,400

36,000

1.8%

13,200

13,400

1.5%

Murray, KY

35,100

36,100

2.7%

14,600

15,100

4.0%

Pittsburg, KS

38,000

37,700

-0.7%

15,300

15,200

-0.9%

Pullman, WA

41,200

42,300

2.7%

16,000

16,700

4.4%

Comparable Average

36,967

37,583

1.6%

14,067

14,367

2.2%

Ellensburg, WA

36,800

39,800

8.3%

14,600

15,700

7.5%

7th

5th

2nd

5th

3rd

2nd

Comparable Rank

Figure 2.3.3: Population & Household Projections

The total number of households in the Ellensburg market is also projected to grow through
2011. The number of Ellensburg households, which ranks fifth, is projected to improve to
third among the comparable set and continue to exceed the comparable average. The
Ellensburg projected growth rate through 2011 is 30% higher than the comparable
average.
Similar to the total population projections, Cedar City is the only market projected to
experience household growth at a rate higher than Ellensburg. As could be predicted, five
of the comparable markets are projected to lose households over the same period.
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2.4 Market Wealth
Ellensburg is a comparably wealthy market. Total effective buying income (EBI), or
earnings after taxes, in the Ellensburg market is 15% higher than the comparable average
and ranks second behind Lewisburg. The average annual household income in
Ellensburg is 9% higher than the comparable average and the market lags only Angola
and Lewisburg.

Market

Total EBI
($000)

Per Capita
EBI

Average
Household EBI

Angola, IN

$623,620

$18,412

$47,380

Cedar City, UT

$486,948

$12,971

$40,521

Clarion, PA

$597,458

$14,596

$37,231

Jackson, NC

$587,710

$16,491

$40,722

Lewisburg, PA

$661,035

$15,332

$47,666

Lock Haven, PA

$553,543

$16,213

$41,356

Macomb, IL

$448,088

$13,941

$37,353

Martin, TN

$506,365

$15,182

$37,898

Moscow, ID

$550,353

$15,554

$41,611

Murray, KY

$556,913

$15,854

$38,265

Pittsburg, KS

$579,830

$15,271

$37,801

Pullman, WA

$627,018

$15,213

$39,186

Comparable Average

$564,907

$15,419

$40,583

Ellensburg, WA

$648,105

$17,612

$44,412

2nd

2nd

3rd

Comparable Rank
Figure 2.4.1: Market Wealth Analysis
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Despite being a comparatively wealthy market, one quarter of the households in
Ellensburg have an EBI of less than $15,000. Only the Pullman and Macomb markets
have a higher percentage of households that fall within the lowest EBI bracket. However,
the concentration of households in the lowest EBI bracket is offset by a similar
concentration of households in the $50,000 to $100,000 EBI bracket.

Market
Angola, IN

$0 to
$15,000
10.1%

Households by EBI
$15,000 to $25,000 to $50,000 to
$25,000
$50,000
$100,000

$100,000+

12.9%

42.1%

30.1%

4.4%

Cedar City, UT

15.2%

17.4%

42.8%

21.5%

3.2%

Clarion, PA

20.5%

18.9%

38.5%

19.8%

2.6%

Jackson, NC

19.4%

17.8%

37.9%

21.1%

4.0%

Lewisburg, PA

14.8%

14.1%

38.1%

27.5%

5.3%

Lock Haven, PA

20.3%

19.2%

38.1%

19.5%

2.9%

Macomb, IL

23.3%

16.8%

35.7%

21.0%

3.2%

Martin, TN

22.9%

16.6%

35.4%

22.0%

2.9%

Moscow, ID

19.3%

17.0%

33.8%

26.6%

3.4%

Murray, KY

21.7%

17.6%

36.7%

20.2%

3.5%

Pittsburg, KS

22.1%

19.6%

34.4%

20.7%

3.4%

Pullman, WA

26.1%

17.2%

30.3%

21.4%

4.9%

Comparable Average

19.8%

17.2%

36.9%

22.5%

3.7%

Ellensburg, WA

23.2%

15.0%

31.4%

24.5%

5.8%

3rd

11th

12th

4th

1st

Comparable Rank

Figure 2.4.2: Stratified Wealth Analysis
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Wealth in the Ellensburg market is projected to grow significantly through 2011. By 2011,
Ellensburg is expected to lead the comparable set in total EBI with a growth rate that
exceeds the comparable average by over 22 percentage points. Over the same period,
the Ellensburg market will improve its rank from second to first.
Market

Total EBI
($000)

2011 Total EBI
Average
% Change
($000)
Household EBI

2011 Average
% Change
Household EBI

Angola, IN

$623,620

$687,803

10.3%

$47,380

$51,047

7.7%

Cedar City, UT

$486,948

$595,450

22.3%

$40,522

$44,767

10.5%

Clarion, PA

$597,458

$654,008

9.5%

$37,232

$40,988

10.1%

Jackson, NC

$587,710

$691,238

17.6%

$40,723

$44,807

10.0%

Lewisburg, PA

$661,035

$749,443

13.4%

$47,666

$52,142

9.4%

Lock Haven, PA

$553,543

$606,325

9.5%

$37,399

$41,048

9.8%

Macomb, IL

$448,088

$477,220

6.5%

$37,353

$41,048

9.9%

Martin, TN

$506,365

$543,613

7.4%

$37,899

$41,832

10.4%

Moscow, ID

$550,353

$626,515

13.8%

$41,611

$46,664

12.1%

Murray, KY

$556,913

$641,185

15.1%

$38,265

$42,373

10.7%

Pittsburg, KS

$579,830

$639,415

10.3%

$37,801

$42,056

11.3%

Pullman, WA

$627,018

$722,868

15.3%

$39,186

$43,265

10.4%

Comparable Average

$564,907

$636,257

12.6%

$40,253

$44,336

10.2%

Ellensburg, WA

$648,105

$777,478

20.0%

$44,412

$49,581

11.6%

2nd

1st

2nd

3rd

3rd

2nd

Comparable Rank

Figure 2.4.3: Market Wealth Projections

The average household EBI in the Ellensburg market is projected to remain strong through
2011. Ellensburg will maintain its rank of third among the comparable markets and lag
only the Moscow market in total growth rate. However, unlike the total EBI growth rate,
the average household EBI growth rate is relatively consistent with the comparable set.
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2.5 Market Spending Behaviors
In the Ellensburg market, total discretionary spending and entertainment spending is
above the comparable average and ranks second in both categories. At 1.16%, the
percent of expenditures dedicated to entertainment is higher than the comparable average
of 1.01% and ranks second. Only the Pullman market commits a greater portion of
expenditures to entertainment.

Market
Angola, IN

Total Expenditures
($000)

Entertainment
Expenditures ($000)

Entertainment as of %
Total Expenditures

$624,033

$7,305

1.17%

Cedar City, UT

$526,524

$4,371

0.83%

Clarion, PA

$687,010

$5,984

0.87%

Jackson, NC

$641,640

$7,225

1.13%

Lewisburg, PA

$654,205

$6,248

0.96%

Lock Haven, PA

$603,551

$4,614

0.76%

Macomb, IL

$545,683

$6,141

1.13%

Martin, TN

$526,442

$4,013

0.76%

Moscow, ID

$618,064

$7,155

1.16%

Murray, KY

$614,083

$6,805

1.11%

Pittsburg, KS

$641,150

$6,878

1.07%

Pullman, WA

$701,128

$8,094

1.15%

Comparable Average

$615,293

$6,236

1.01%

Ellensburg, WA

$657,030

$7,637

1.16%

2nd

2nd

2nd

Comparable Rank
Figure 2.5.1: Consumer Spending

The current spending behaviors of the Ellensburg market, which indicate a high priority on
entertainment spending, can be explained as a function of its target market population
falling between the ages of 18 to 34. Furthermore, the wealth and comparatively small
average household size in Ellensburg result in a higher level of entertainment spending
and present an attractive events center market.
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2.6 Market Economic Activity
The Ellensburg market ranks high against the comparable set across all common
economic indicator categories. Ellensburg exceeds the comparable average in total retail
sales and ranks third behind Angola and Cedar City. However, by 2011 Ellensburg is
projected to exceed Angola in retail sales and move from third to second. Over the same
period, the rate of growth in total retail sales in the Ellensburg market is projected to
increase significantly and at a rate more than double that of the comparable average.

Market

Retail Sales
Establishments
($000)

2011 Retail Sales
% Change
($000)

Angola, IN

$557,920

1,012

$583,508

4.6%

Cedar City, UT

$567,666

1,303

$731,191

28.8%

Clarion, PA

$510,052

991

$532,281

4.4%

Jackson, NC

$519,688

1,042

$645,341

24.2%

Lewisburg, PA

$437,220

892

$455,949

4.3%

Lock Haven, PA

$515,338

754

$573,518

11.3%

Macomb, IL

$364,660

755

$385,086

5.6%

Martin, TN

$323,748

581

$366,293

13.1%

Moscow, ID

$391,128

887

$442,055

13.0%

Murray, KY

$447,863

813

$432,977

-3.3%

Pittsburg, KS

$439,371

1,005

$441,245

0.4%

Pullman, WA

$374,202

871

$454,586

21.5%

Comparable Average

$454,071

909

$503,669

10.7%

Ellensburg, WA

$522,144

1,166

$655,884

25.6%

3rd

2nd

2nd

2nd

Comparable Rank
Figure 2.61: Retail Sales Projections
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The Ellensburg market has a comparatively large number of business establishments.
Ellensburg exceeds the comparable average by over 250 businesses and lags only Cedar
City in total number of establishments.
Although the market has a large number of business establishments, a significant portion
are considered small businesses. Similar to the comparable markets, Ellensburg has a
large portion of business with 50 to 99 employees. However, the comparable average
exceeds Ellensburg in both the 100 to 249 and 250 to 499 employee ranges. Ellensburg
ranks tenth and eight in those categories respectively. Proportionally, Ellensburg has a
small number of large establishments, with only one business with over 1,000 employees.

Market

Establishments

Establishments by Employment
50-99

100-249

250-499

500-999

1,000 +

Angola, IN

1,012

30

22

9

0

0

Cedar City, UT

1,303

22

11

5

0

0

Clarion, PA

991

32

8

5

0

0

Jackson, NC

1,042

20

8

2

1

0

Lewisburg, PA

892

24

18

4

2

2

Lock Haven, PA

754

19

10

5

1

0

Macomb, IL

755

21

8

3

1

0

Martin, TN

581

19

12

1

0

1

Moscow, ID

887

17

6

2

0

0

Murray, KY

813

20

3

3

2

2

Pittsburg, KS

1,005

39

14

1

5

0

Pullman, WA

871

14

4

0

1

0

Comparable Average

909

23

10

3

1

0

Ellensburg, WA

1,166

24

6

2

0

1

Comparable Rank

2nd

4th

10th

8th

8th

3rd

Figure 2.6.2: Establishments by Employment
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3.0 Competitive Market Analysis

3.1 Introduction
The competitive market analysis is designed to further measure and evaluate the
Ellensburg market with a focus on the regional market conditions. B&D completed an
analysis of demographic and economic indicator data in areas defined by drive times to
support the competitive market analysis. Data was collected for the Ellensburg market
and markets with competing event centers throughout the state of Washington. Similar to
the comparable market analysis, the competitive market analysis considers multiple
demographic metrics, including the following:






Market Population
Market Households
Target Market Population
Market Wealth
2013 Demographic Projections

3.2 Methodology
B&D utilized data provided by Environmental Systems Research Institute (ESRI) to
complete the drive time analysis. ESRI combines geographical information system (GIS)
technology with extensive demographic, consumer, and business information to generate
a detailed statistical profile of specific areas.
The drive time areas were defined by B&D and were informed by average commuting
drive times in the Central Washington region. Data was collected for 30-minute, 45minute, and 60-minute drive time areas from the Central Washington University campus
and from locations of select indoor public assembly facilities that compete for events
throughout the state of Washington and the region.
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While all public assembly facilities throughout the state compete for events, only the
regional facilities that directly compete with the Ellensburg market were analyzed. For the
purpose of this exercise, the identified competing regional markets include Kennewick,
Yakima, and Wenatchee. The event centers located in these markets include the Toyota
Center, the Yakima Valley SunDome, and the Town Toyota Center, respectively.
The following maps graphically depict the drive time areas for the Ellensburg, Kennewick,
Yakima, and Wenatchee markets. The red lines represent a 30-minute drive time, green a
45-minute drive time, and blue a 60-minute drive time. The entire drive time area analysis,
including maps, is attached in Exhibit B and Exhibit C of this report.

Page 14

BRAILSFORD & DUNLAVEY

CENTRAL WASHINGTON UNIVERSITY
Sports and Event Center Strategic Plan

Figure 3.2.1: Ellensburg Drive Time Area Map

Figure 3.2.2: Kennewick Drive Time Area Map
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Figure 3.2.3: Yakima Drive Time Area Map

Figure 3.2.4: Wenatchee Drive Time Area Map
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3.3 Market Population and Characteristics
The Ellensburg market has a comparably small population within the shortest drive time
areas. With less than 34,000 people, the current population count for the Ellensburg 30minute drive time area is significantly lower than all three of the competing markets. The
average population among the competing markets is more than four times greater than
that of Ellensburg.
With the longer drive time areas, including population within the competing markets,
Ellensburg gains access to a larger aggregate population. However, in both the 45- and
60-minute drive time areas, Ellensburg again lags the comparable average and only
exceeds the population figures for the Wenatchee market.

Market

2008 Total Population
30 Minute 45 Minute 60 Minute

2013 Total Population
30 Minute 45 Minute 60 Minute

Kennewick, WA

215,718

253,707

313,022

247,714

287,041

351,103

Yakima, WA

186,709

260,817

278,705

195,901

274,545

293,974

Wenatchee, WA

85,044

92,244

107,933

91,095

98,986

115,923

Average

162,490

202,256

233,220

178,237

220,191

253,667

Ellensburg, WA

33,465

152,700

222,173

35,979

160,135

234,565

Figure 3.3.1: Drive Time Area Population & Projections

The Ellensburg market population is expected to experience modest growth through 2013.
Ellensburg is projected to lag the market average across all three drive time areas and
maintain its low rank. Although the Ellensburg market is only projected to experience a
modest population increase, the population growth rates within the 30-minute drive time
area is expected to exceed both Yakima and Wenatchee through 2013.
Ellensburg has comparably fewer households than the regional markets. Similar to the
population demographics, the total number of households within the 30-, 45-, and 60minute drive time areas trail the competitive average. More specifically, Ellensburg’s 30minute drive time area is significantly lower than all three of the competing markets and is
four times lower than the regional average.
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Market

2008 Total Households
30 Minute 45 Minute 60 Minute

2013 Total Households
30 Minute 45 Minute 60 Minute

Kennewick, WA

75,719

88,261

105,835

86,125

99,050

117,989

Yakima, WA

63,236

86,608

92,483

65,893

90,679

97,064

Wenatchee, WA

30,748

33,301

38,752

32,731

35,510

41,364

Average

56,568

69,390

79,023

61,583

75,080

85,472

Ellensburg, WA

12,833

55,964

77,625

13,881

58,516

81,672

Figure 3.3.2: Drive Time Area Households & Projections

Similar to the population and household analysis, the Ellensburg target market population
is limited. Across all three drive time areas, the competitive average exceeds the
Ellensburg market. The regional average in the 30-minute drive time area is more than
three times larger than that of the Ellensburg market. However, the Ellensburg market
improves its access to the target market population in the 45- and 60-minute drive time
areas with the inclusion of portion of the competing markets.

Market

2008 Target Market
30 Minute 45 Minute 60 Minute

2013 Target Market
30 Minute 45 Minute 60 Minute

Kennewick, WA

43,575

52,517

65,422

50,781

59,705

73,732

Yakima, WA

38,275

57,901

61,594

39,376

59,851

63,498

Wenatchee, WA

15,903

17,157

19,968

16,853

18,312

21,330

Average

32,585

42,525

48,994

35,670

45,956

52,853

Ellensburg, WA

9,906

34,510

48,212

10,542

35,710

49,962

Figure 3.3.3: Drive Time Area Target Markets & Projections

By 2013, the target market population in the Ellensburg drive time areas will increase
modestly. Ellensburg will maintain its low rank among the competing markets over the
same period. It is expected to exceed only Wenatchee in the 45- and 60-minute drive time
areas and lag the competitive average across all drive time areas in 2013.

Page 18

BRAILSFORD & DUNLAVEY

CENTRAL WASHINGTON UNIVERSITY
Sports and Event Center Strategic Plan

3.4 Market Wealth
Ellensburg has a comparably high percentage of households in the lower income brackets.
In the under $25,000 annual household income bracket, Ellensburg ranks first among the
competitive set in each of the three drive time areas. In the shortest drive time area from
Ellensburg, over 35% of households fall in the lowest income bracket, compared to the
average of 21.3%.

Market

2008
Under $25,000
30 Minute 45 Minute 60 Minute

2008
$25,000-$50,000
30 Minute 45 Minute 60 Minute

Kennewick, WA

17.4%

19.2%

19.5%

24.6%

26.2%

26.5%

Yakima, WA

25.4%

27.2%

26.8%

30.0%

29.9%

29.8%

Wenatchee, WA

21.0%

20.8%

21.3%

29.6%

29.7%

30.4%

Average

21.3%

22.4%

22.5%

28.1%

28.6%

28.9%

Ellensburg, WA

35.4%

28.6%

26.9%

26.7%

29.3%

29.6%

Figure 3.4.1: Drive Time Area Income Distribution

Ellensburg has a comparably low percentage of households in the higher income brackets.
The percentage of Ellensburg households with income between $50,000 and $100,000 is
consistently lower than the competing average across all three drive time areas. The
same is true for the percentage of households with an annual income that exceeds
$100,000. In addition, Ellensburg ranks at the bottom for both of the higher income
brackets in the 30-, 45-, and 60-minute drive time areas.

Market

2008
$50,000-$100,000
30 Minute 45 Minute 60 Minute

2008
$100,000 +
30 Minute 45 Minute 60 Minute

Kennewick, WA

38.1%

36.8%

37.3%

20.0%

17.8%

16.8%

Yakima, WA

34.7%

33.5%

33.7%

9.9%

9.4%

9.5%

Wenatchee, WA

36.8%

36.9%

36.1%

12.6%

12.5%

12.2%

Average

36.5%

35.7%

35.7%

14.2%

13.2%

12.8%

Ellensburg, WA

28.6%

32.5%

33.7%

9.3%

9.6%

10.0%

Figure 3.4.2: Drive Time Area Income Distribution
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The concentration of wealth in the lowest income brackets, less than $50,000, is expected
to decline through 2013. In addition, it is projected to decline across all three drive time
areas. However, Ellensburg is expected to maintain its high rank among the competing
markets in this category through 2013.

Market

2013
Under $25,000
30 Minute 45 Minute 60 Minute

2013
$25,000-$50,000
30 Minute 45 Minute 60 Minute

Kennewick, WA

14.4%

15.9%

15.9%

19.2%

20.4%

21.7%

Yakima, WA

21.7%

23.6%

23.3%

25.8%

25.9%

25.8%

Wenatchee, WA

17.9%

17.7%

18.2%

24.6%

24.8%

25.5%

Average

18.0%

19.1%

19.1%

23.2%

23.7%

24.3%

Ellensburg, WA

33.1%

25.4%

23.5%

22.3%

25.1%

25.4%

Figure 3.4.3: Drive Time Area Income Distribution Projections

By 2013, the concentration of wealth in Ellensburg in the higher income brackets is
expected to grow in each of the three drive time areas. However, much like the current
situation, Ellensburg is projected to maintain a low rank and lag the competitive market
average through 2013.

Market

2013
$50,000-$100,000
30 Minute 45 Minute 60 Minute

2013
$100,000 +
30 Minute 45 Minute 60 Minute

Kennewick, WA

39.4%

38.9%

39.2%

27.0%

24.2%

23.1%

Yakima, WA

36.9%

35.7%

36.1%

15.4%

14.7%

15.0%

Wenatchee, WA

38.4%

38.4%

38.1%

19.1%

18.9%

18.1%

Average

38.2%

37.7%

37.8%

20.5%

19.3%

18.7%

Ellensburg, WA

29.9%

34.4%

35.8%

14.6%

15.1%

15.3%

Figure 3.4.4: Drive Time Area Income Distribution Projections
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4.0 Event Market Analysis

4.1 Introduction
B&D conducted telephone interviews with event promoters, facility managers, and
entertainment providers familiar with the Ellensburg market. The interviews provided
primary data on potential competing venues and collected professional opinions as to the
health of the entertainment market, emerging trends, and the feasibility of hosting
entertainment events at a new sports and event center on the Central Washington
University campus. Following is a summary of the interview findings.
4.2 Ellensburg Event Market
All interviewees considered the central Washington region to be a competitive market with
tiered assembly facilities featuring diverse seating capacities. The central Washington
market supply includes amphitheaters, performing arts venues, theatres, and indoor
arenas of traditional capacities. Below is a partial inventory of actively competing public
assembly facilities in the larger Washington market with associated seating capacities.

Location

Minimum
Capacity

Maximum
Capacity

Kennewick

1,800

7,700

Pullman

2,500

12,000

Kent

2,500

7,300

Everett

3,000

10,000

Wenatchee

4,300

5,900

Tacoma

5,000

23,000

Yakima Valley SunDome

Yakima

5,300

8,000

Spokane Arena

Spokane

5,900

12,600

McCarthy Athletic Center

Spokane

6,000

6,000

Key Arena at Seattle Center

Seattle

14,500

17,500

The Gorge Amphitheater

Grant

20,000

20,000

Facility
Toyota Center
Beasley Performing Arts Coliseum
ShoWare Center
Comcast Arena at Everett Events Center
Town Toyota Center
Tacoma Dome

Figure 4.2.1: Market Supply
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Interviewees indicated that “The Pass” section of Interstate 90 acts as a geographic or
perceived barrier that separates the Seattle event market and the central Washington
event market. It was the opinion of interviewees that the population located west of “The
Pass” infrequently travel east for events. Therefore, access to the Seattle, Tacoma,
Everett, and Kent markets from central Washington is limited. Additionally, the areas west
of “The Pass” are supported by at least four assembly facilities, including relatively new
mid-sized buildings in Kent and Everett.

Comcast Arena - Global Spectrum

Spokane Arena
McCarthy Center

Key Arena

ShoWare Center - SMG
Tacoma Dome

Town Toyota Center - Global Entertainment
The Gorge Amphitheatre - Live Nation

Beasley Coliseum
Yakima SunDome

Toyota Center - VenuWorks

Figure 4.2.2: Geographic & Market Supply Map

The central Washington market is an isolated market that falls between connector cities in
Seattle and Spokane for major touring routes. Promoters for the Yakima Valley SunDome,
the Toyota Center, the Town Toyota Center, and The Gorge Amphitheater compete to
book touring shows between stops in the connector cities. With the exception of the
Yakima Valley SunDome, which is managed by the Central Washington Fair Association,
national facility operators including Global Entertainment, VenuWorks and Live Nation
manage all of the competing facilities.
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While all the facilities in the state are actively competing for events, the Town Toyota
Center, the Yakima Valley SunDome, the Toyota Center, and The Gorge Amphitheatre are
the most prominent competitors to the Ellensburg market. The Town Toyota Center in
Wenatchee, which opened in 2008, is the newest of the four facilities. These facilities
feature flexible seating configurations to accommodate capacities as intimate as 1,800 to
over 20,000. As a result, there are no obvious gaps in available building capacities or
configurations.
The Yakima Valley SunDome is the only competing indoor arena without a professional
sports tenant. The primary sports tenants at the Town Toyota Center and the Toyota
Center have priority over the event schedule and as a result, their games are primarily
scheduled between Thursday and Sunday. This limits the availability of prime weekend
days that are most favorable to touring shows. In order to remain competitive the building
managers implement aggressive pricing strategies in order to attract touring shows as they
travel between tour stops. The map below shows the three competing indoor arenas in
relation to Ellensburg as well as a 40-mile radius around each facility to highlight the level
of direct competition in central Washington.

Figure 4.2.3: Regional Competing Facilities
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The competing arenas host a variety of events throughout the year. The breadth of the
events include concerts, trade shows, family shows, religious events, rodeos, dirt shows,
community events, and local and state high school athletics tournaments. On average,
the facilities host between 90 and 110 events per year including the sporting events of the
professional tenants.

Figure 4.2.4: Toyota Center

Figure 4.2.5: Yakima Valley SunDome

Despite the existing competition within the market, interviewees noted the following as
opportunities or preferred characteristics for a new Central Washington University events
center:


Ellensburg’s proximity to Interstate 90 is an advantage for access.



Ellensburg has a captive student market.



A CWU facility would have increased schedule availability for events.



Adequate rigging for lights and sound equipment is essential for touring
shows.



Back-of-the-house space is also essential for touring shows.
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5.0 Facilities Review

5.1 Introduction
B&D completed a series of facility reviews to supplement the market analyses and to gain
an understanding of potential peer facilities. The review includes facilities in the
conference, buildings in the comparable markets, and a series of peer facilities that are
considered representative of concepts that would be appropriate for the Ellensburg
market. The following includes a summary of the findings and detailed data sheets are
attached in Exhibit D of this report.
5.2 Conference Facilities Review
Utilizing primary and secondary sources, B&D completed a facility review for each school
competing in the Great Northwest Athletic Conference (GNAC) to provide a context for
developing a project concept for CWU. The nine schools competing in the GNAC include
the following:










University of Alaska Anchorage (UAA)
University of Alaska Fairbanks (UAF)
Central Washington University (CWU)
Montana State University Billings (MSUB)
Northwest Nazarene University (NNU)
Saint Martin’s University (SMU)
Seattle Pacific University (SPU)
Western Oregon University (WOU)
Western Washington University (WWU)

All conference schools have facilities located on-campus that support multiple varsity
athletics programs including basketball and volleyball. All of these facilities are attached to
support spaces, including recreation centers, wellness centers, natatoriums, or field
houses. The age of the conference facilities ranges from the early 1950’s to the late
1970’s. Nicholson Pavilion is the oldest building in the GNAC.
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Seating capacities range from 1,250 to 4,300 with an average number of seats totaling
3,000. Only the MSUB and SMU facilities can accommodate lager capacities than
Nicholson Pavilion. None of the conference facilities feature traditional premium seating
which includes club seats, loge boxes, and luxury suites. However, two facilities, the UAA
Wells Fargo Sports Complex and the NNU Johnson Sports Complex, have hospitality
suites with a view of the arena.

School

Facility

UAA

Wells Fargo Sports Complex

UAF

Patty Center

Varsity Programs
Basketball, Volleyball,
Hockey, Gymnastics
Basketball, Volleyball

OnCampus

Year
Opened

Total
Capacity

Club
Seats

Luxury
Suites

Yes

1978

1,250

None

None

Yes

1963

2,700

None

None

MSUB

Alterowitz Gymnasium

Basketball, Volleyball

Yes

1961

4,000

None

None

NNU

Johnson Sports Center

Basketball, Volleyball

Yes

1971

3,500

None

None

SMU

Hal and Inge Marcus Pavilion

Yes

-

4,300

None

None

SPU

Royal Brougham Pavilion

Yes

1951

2,650

None

None

WOU

New PE Building

Basketball, Volleyball
Basketball, Volleyball,
Gymnastics
Basketball, Volleyball

Yes

1971

2,400

None

None

WWU

Sam Carver Gymnasium

Basketball, Volleyball

Yes

1962

3,100

None

None

CWU

Nicholson Pavilion

Basketball, Volleyball

Yes

1959

3,600

None

None

Figure 5.2.1: Conference Facilities Review

The comparable building program among the conference facilities includes a permanent
hardwood floor, scoreboard, and a mixture of retractable chair back and bleacher seating.
Team locker rooms, training rooms, weight and fitness rooms, offices, and academic
support spaces are also common in these facilities.
All GNAC facilities are dedicated to athletics, recreation, and/or physical education. In
addition, the facilities host a large number of university sporting events, team banquets,
and receptions. However, collectively the GNAC buildings only host a limited number of
outside events per year. The outside events typically hosted include high school sporting
events and select music concerts.

Figure 5.2.2: Johnson Sports Center - NNU
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5.3 Comparable Markets Facilities Review
Utilizing primary and secondary sources, B&D completed a facility review for each of the
twelve schools located in markets comparable to Ellensburg, as identified in the market
analysis. The analysis provides additional context and identifies what type of buildings the
comparable markets support. The facilities of the following comparable market schools
were reviewed:













Bucknell University (BU)
Clarion University (CU)
University of Idaho (UI)
Lock Haven University (LHU)
Murray State University (MSU)
Pittsburg State University (PSU)
Southern Utah University (SUU)
University of Tennessee Martin (UTM)
Trine University (TU)
Washington State University (WSU)
Western Carolina University (WCU)
Western Illinois University (WIU)

Similar to the GNAC facilities, all twelve comparable market schools have facilities located
on their respective campuses. Of the twelve schools, eleven compete at the Division II
level or higher. All but four schools have facilities that support multiple varsity athletics
programs. The same facilities are attached to support spaces that include recreation
centers and natatoriums. Seven of the twelve facilities are used for recreation activities,
physical education, or intramural sports.

Figure 5.3.1: Skyhawk Arena - UTM
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All of the buildings opened between 1935 and 2003, a majority of which opened in the
1960’s and 1970’s. Sojka Pavilion at Bucknell University is the newest facility and opened
in 2003. The University of Idaho began the renovation of the Kibbie Activity Center/Cowan
Spectrum in 2009. Included in the renovation are an increase in general seating capacity
and the addition of premium seating

School Division

Facility

Varsity Programs

OnYear
Total
Club Luxury
Campus Opened Capacity Seats Suites

BU

I

Sojka Pavilion

Basketball

Yes

2003

4,000

None

None

CU

II

Tippin Gymnasium

Yes

1968

None

I

Cowan Spectrum

Yes

1971

4,000
7,000 19,600

None

UI

306

6

LHU

II

Thomas Fieldhouse

Basketball, Volleyball
Basketball, Football,
Tennis, Track & Field
Basketball, Volleyball,
Wrestling

Yes

1935

2,500

None

None

MSU

I

Regional Special Events Center

Basketball

Yes

1998

None

None

PSU
SUU

II
I

John Lance Arena
Centrum

Basketball & Volleyball
Basketball, Volleyball

Yes
Yes

1971
1985

None
None

None
None

7,896 9,700
6,500
5,300

UTM

I

Skyhawk Arena

Basketball

Yes

1978

7,000

None

None

TU

III

Hershey Hall

Basketball, Volleyball

Yes

1970

None

None

WSU

I

Beasley Performing Arts Coliseum

Basketball

Yes

1973

None

None

WCU
WIU

I
I

Ramsey Regional Activity Center
Western Hall

Basketball, Volleyball
Basketball, Volleyball

Yes
Yes

1986
1964

4,500
2,500 12,000
8,000
5,200

None
None

None
None

Figure 5.3.3: Comparable Market Facilities Review

General seating capacities for basketball range from 2,500 to 11,500, with the average
number of seats totaling 6,175. Eight of the facilities feature chair back seating. Only the
recently renovated Kibbie Activity Center/Cowan Spectrum features traditional premium
seating. The UI football, tennis, and track and field programs also use the facility.
All of the comparable market schools have facilities with similar building programs to the
GNAC facilities. The facilities feature retractable seating, a permanent hardwood floor,
scoreboard, team locker rooms, a training room, weight and fitness rooms, offices, and
academic support spaces.
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Only three of the twelve facilities have an aggressive outside event schedule. The
buildings include the Regional Special Events Center at MSU, the Beasley Performing Arts
Coliseum at WSU, and the Ramsey Regional Activity Center at WCU. While the buildings
support varsity athletics and recreation, they also function as performing arts and events
centers.
The universities actively market the facilities as performing arts and events centers. On
average, the buildings host between 100 and 500 events per year. Typical outside events
include music concerts, performances, touring show events, community events, and high
school basketball tournaments. It is important to note that university events such as
commencement ceremonies, banquets, receptions, quest speakers, and summer camps
are included in the in the 100 to 500 events per year range.

Figure 5.3.4: WSU Practice Facility

Figure 5.3.5: WCU Practice Facility

In order to accommodate an aggressive event schedule in their primary facilities, WCU
and WSU utilize on-campus practice facilities to support their men’s and women’s athletic
programs. Auxiliary Gymnasium at WCU and Bohler Gymnasium at WSU both feature
multiple court configurations and permanent hardwood floors. The practice facilities
provide the universities with greater scheduling flexibility for university and outside events
at the Ramsey Special Events Center and the Beasley Performing Arts Coliseum.
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5.4 Peer Facilities Review
Based upon B&D’s understanding of Central’s objectives for a sports and event center, the
preferred outcomes, and the market analysis, four multipurpose facilities were identified as
peer facilities. In selecting the peer facilities, B&D focused on buildings that were located
on-campus, have seating capacities between 4,000 to 6,500 seats, support intercollegiate
athletics programs, support outside events, and are of relatively new construction. The
following schools were identified as having comparable sports and event center programs:





Angelo State University – The Junell Center / Stephens Arena
Binghamton University – Events Center
Gonzaga University – McCarthy Athletic Center
Nova Southeastern University – The University Center Arena

B&D researched each facility using primary and secondary sources, including telephone
interviews with university officials. These facilities are somewhat similar to the GNAC
facilities in terms of building program and use. All five are located on-campus and are
used by multiple athletic programs competing at the division II level or higher. However,
unlike the GNAC facilities, the peer facilities average 5,900 fixed seats and have a more
aggressive outside events schedule. Three of the five facilities have a modest premiumseating inventory and no facility features an ice sheet.
All of the peer facilities feature a permanent hardwood floor, chair back seats, team locker
rooms, coaches’ offices, administrative offices, academic support spaces, a training room,
and weight and fitness rooms. The Events Center, the McCarthy Center, and The
University Center Arena have individual team lockers, while the Junell Center has shared
locker rooms.
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Angelo State University opened the Junell Center in January of 2002. The $20,000,000,
160,000 square foot multipurpose facility features a main concourse, arena, and auxiliary
practice gymnasium. Stephens Arena is home for ASU’s Division II varsity volleyball
program and the men’s and women’s varsity basketball programs.

Figure 5.4.1: Junell Center / Stephens Arena

Stephens Arena has a total seating capacity of 6,500 on two levels arranged in a
horseshoe configuration. The upper level has fourteen sections of fixed chair back seats.
The lower level has thirteen sections of retractable chair back seats. In addition, the
building features 135,000 square feet of flat floor space.
Although Stephens Arena does not have tradition premium seating, it has a multipurpose
lounge with a view of the arena. Located on the baseline, the Honors Lounge features
1,600 square feet of flexible space. During athletic competitions and other events, the
space functions as a suite for spectators. When the arena is not hosting a competition or
event, the university’s athletic programs use the space for meetings, banquets, and
receptions.
The concourse level of the Junell Center includes the main entrance to the arena. The
concourse provides access to a ticket office, concession stands, and public restrooms.
Support spaces for the volleyball and basketball programs are also accessed from the
concourse level. The spaces include individual team locker rooms, a training room with
offices, equipment storage rooms, and laundry facilities. The facility has a unique
multilevel weight and fitness room that allows several teams to use the space
simultaneously.
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The auxiliary gymnasium is also located on the concourse level. It features a full-sized
court with a permanent hardwood floor. The varsity volleyball program and both the men’s
and women’s basketball programs practice in the facility when Stephens Arena is hosting
competitions or events.
The second level of the Junell Center provides office space and support space for the
athletic administration and varsity coaches. The office support spaces include a large
conference room and a video room. In addition, the second level provides academic
support spaces including a classroom and a study lab for student athletes and work-study
students.

Figure 5.4.2: Stephens Arena

The Junell Center also has event support spaces. The facility has a catering kitchen and a
green room that are used during events such as concerts and performances. When the
facility is not hosting an event, the green room is used as a classroom for physical
education and as a study lounge for student athletes.
Stephens Arena hosts 100 events per year, 70 of which are revenue generating. Typical
events include guest speakers, concerts, performances, family shows, and high school
basketball tournaments. Commencement ceremonies are also held at the Junell Center. A
majority of the events take place in the Honors Lounge. The roof of the facility has longspan joists that provide the structural capacity needed to support rigging, lighting, and
sound equipment.
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The Events Center at Binghamton University, which opened in 2005, is a three-level
156,000 square foot multipurpose facility. The $33,100,000 facility is home for BU’s
Division I men’s and women’s basketball and tennis programs and hosts multiple events
per year.

Figure 5.4.3: Events Center

The concourse level features the main entrance to the arena, ticket office, concession
stands, public restrooms, and a team merchandise store. Access to the arenas suites and
general seating is on the concourse level. The mezzanine level features offices and
support spaces for the athletic administration and coaches.
The arena program includes six suites located on the sidelines of the arena. Each suite
has a capacity of 16 with theater style seats, a small refrigerator, and a sink. Seating in
the arena is in a horseshoe configuration and consists of retractable bleacher and chair
back seats. The suites are leased for $6,500 for a three-year term. The Events Center
has 5,100 fixed seats with a maximum capacity of 8,000. In addition, the arena has a
center hanging scoreboard with video screens.
The design of the building provides maximum flexibility for athletics and events. When the
seating in retracted, the flat floor space exceeds 53,000 square feet and can
accommodate four basketball courts, four tennis courts, or four volleyball courts. The
Events Center also features a six-lane 200-meter track and long jump and pole vault
locations. The arena has a multipurpose rubberized floor throughout with a temporary
hardwood floor for basketball.
The arena has an operable curtain system that is used to divide the arena in half or in
thirds. It allows practices or events to occur simultaneously. The curtain system is also
used to create a more intimate setting for smaller events.

BRAILSFORD & DUNLAVEY

Page 33

CENTRAL WASHINGTON UNIVERSITY
Sports and Event Center Strategic Plan

The lower level of the arena features support spaces for the basketball programs. The
support spaces include four team locker rooms, weight and fitness rooms, training room,
equipment and storage rooms, laundry facilities, a media room, and academic support
spaces.

Figure 5.4.4: Events Center - Basketball

Figure 5.4.5: Events Center - Commencement

The primary focus of the Events Center is on the athletics programs and for the
university’s commencement ceremonies. However, the facility hosts approximately 50
events per year. Thirty events generate revenue for the university and typically include
conferences, trade shows, antique shows, concerts, community events, high school
basketball tournaments, summer camps, Special Olympics of New York, and Greater
Binghamton Empire State Games. The remaining 20 events include local high school
events, team banquets, receptions, and other campus events.
Similar to the Junell Center, the roof of the Events Center has the structural capacity to
support rigging, lighting, and sound equipment. The facility also has three loading bays.
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In 2004, Gonzaga University opened the McCarthy Athletic Center. The project cost for
the 148,000 square foot facility was $25,500,000. A member of the Division I West Coast
Conference, the Gonzaga men’s and women’s basketball programs compete in this
facility.

Figure 5.4.6: McCarthy Athletic Center

The McCarthy Center features 6,000 chair back seats on two levels. The upper level has
permanent seating. The lower level is in a bowl configuration and includes a mixture of
permanent and retractable chair back seating. The upper level and seating bowl are
accessed from the main concourse.

Figure 5.4.7: McCarthy Athletic Center
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There are six suites located on two corners of the arena and are accessed from the main
concourse. Each suite can accommodate between 8 and 10 spectators with theater style
seating. The suites also feature a table and chairs, a sink, and a small refrigerator.
Concession stands and public restrooms are located on the concourse.

Figure 5.4.8: McCarthy Athletic Center

Figure 5.4.9: McCarthy Athletic Center

The McCarthy Athletic Center also features support spaces for the athletic programs. The
building has six team locker rooms and four additional locker rooms for coaches and
officials. Athletic administration and the men’s and women’s basketball coaching staff
have offices located within the facility. The arena also has over 5,000 square feet of
multipurpose space for team meetings and training.
The arena hosts 60 events per year, which include guest speakers, concerts, high school
basketball tournaments, and university commencement ceremonies. Twenty-five events
per year generate revenue for the university. Similar to the other peer facilities, the roof of
the McCarthy Athletic Center has the structural capacity to support rigging, lighting, and
sound equipment. The volleyball and basketball programs utilize the Martin Centre for
practice and training.
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In 2006, Nova Southeastern University opened the Don Taft University Center on its
campus. The 366,000 square foot multipurpose facility includes a student union,
recreation center, black box theater, food court, and an arena. The arena is home to
NSU’s Division II varsity volleyball program and the men’s and women’s basketball
programs.

Figure 5.4.10: Don Taft University Center

The University Center Arena, also known as “The Shark Tank”, has a capacity of 5,500. It
features a mixture of permanent and retractable chair back seating on two levels. The
upper level features 2,800 retractable chair back seats. The lower level features 1,600
permanent chair back seats along the sidelines.

Figure 5.4.11: University Center Arena
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The Shark Club Lounge is located on the baseline and has a view of the arena. The
lounge can accommodate over 125 spectators with tables and chairs. It also features
private restrooms. Spectators have access to theater style seating for 66 located in the
arena, outside of the lounge.

Figure 5.4.13: Shark Club Lounge

Figure 5.4.14: Shark Club Lounge

The concourse level provides access to the arena, a ticket office, multiple concession
stands, public restrooms, and access to the Shark Club Lounge. The lower level provides
access to individual team lockers, a team lounge / multipurpose room, and a training room.
Weight and fitness equipment is located in the adjacent recreation center. Other spaces
include studios, racquetball courts, a rock-climbing wall, and two multipurpose indoor
courts.
The facility is managed by SMG, a national building operator. While SMG markets the
arena for outside events, the focus of the facility is on the athletic programs. The lack of a
practice facility makes scheduling events during the athletic seasons considerably difficult.
The University Center Arena hosts 180 events per year. Of the 180 events, 30 include
concerts, trade shows, guest speakers, high school basketball tournaments, and high
school commencement ceremonies.
The remaining 150 include university
commencement ceremonies, team banquets, receptions, and summer camps. A majority
of the smaller events take place in the Shark Club Lounge.
Like the Junell Center and the Events Center, the roof of the University Center Arena has
the structural capacity to support rigging, lighting, and sound equipment. The facility also
has two loading bays with direct access to the lower level of the arena.

Page 38

BRAILSFORD & DUNLAVEY

CENTRAL WASHINGTON UNIVERSITY
Sports and Event Center Strategic Plan

6.0 Program Narrative

6.1 Introduction
In coordination with the working group, B&D developed three program strategies, or
options, for a new sports and event center, re-use of Nicholson Pavilion and in some
cases a new football stadium. Each strategy was developed in an attempt to address the
existing program needs for recreation, athletics, and academic departments; fill asset
gaps; leverage past improvements made to Nicholson; appropriately respond to the
Ellensburg market; and to maintain the functionality of Nicholson and the athletic campus.
The objectives for the program and primary asset gaps are outlined below:
 Educational Outcomes

Academic Space Needs

Student Athlete Academic Support
 Recruitment and Retention

Athlete Recruitment

Academic Recruitment
 Community Building

Campus Pride

Community / School / City Integration
 Financial Performance

Broad Partnerships
 Sustainability

6.2 Methodology
B&D conducted a series of meetings with the users of Nicholson Pavilion and potential
users of a new facility to identify the space requirements and preferences of each group.
B&D met with representatives from the Recreation Department, Department of Physical
Education and School of Public Health (PESPH), Department of Nutrition, Exercise and
Health Sciences (NEHS), Athletics Department, and Ticketing and Catering Services. The
meetings helped to inform the preferred program of each user group.
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B&D attempted to address the needs of current and potential user groups while
maximizing the recent and extensive improvements to Nicholson and maintaining its
functionality. Furthermore, B&D analyzed the impact that each program option would have
on the ability to host revenue-generating events, including music concerts, trade shows,
etc.
To develop the program strategies, B&D considered not only the construction of a new
sports and event center, but also the renovation of Nicholson Pavilion, a potential addition
to Nicholson Pavilion, the co-location of a new football stadium, and the potential for
additional recreation spaces on or near the athletics campus. During this process, B&D
also considered the reuse of the Physical Education Building and a potential new
recreation building. To that end, B&D developed three options including a conservative
scenario, moderate scenario, and aggressive scenario, each of which included program
concepts and a program of assignable spaces.
6.3 Program Strategies
Conservative Strategy
The conservative program strategy focuses on leveraging past improvements to Nicholson
Pavilion and minimizing new construction. In this option, Nicholson would continue to
provide space for athletics administration, weight and fitness, classrooms, laboratories,
and coaches’ offices. The building would also continue to support recreation programming
in the existing field house. While these spaces would not be significantly renovated,
improvements would be made to maximize the use of existing space. The replacement of
Tomlinson Stadium would not be required in this scenario.

PE Labs

Practice Gym

Football
Stadium

Training

Coaches
Offices

Premium Spaces

Event Space

Lockers

(volleyball,
basketball x 2)

Lockers

Academic
Support

Weight and
Fitness

Coaches
Offices

Recreation

Admin

Figure 6.3.1: Conservative Scenario
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The only new construction in this option would be an addition to Nicholson. The addition
would feature a practice gymnasium, academic spaces, a training room, coaches’ offices,
and team locker rooms for volleyball and basketball. Outdoor athletics locker rooms would
remain. The Indoor athletics programs and the physical education department would be
the primary users of the portion of the facility.
The conservative strategy would introduce premium spaces to the existing event space in
Nicholson. Premium-seating options, a club lounge, and associated amenities would be
added to the event space to enhance the spectator experience. However, there may be
imitations to the premium-seating options and related lounges because of the suspension
design of Nicholson Pavilion.
Based on the conservative strategy, Nicholson Pavilion would have the ability to host up to
five outside, revenue generating events per year, not including CWU sporting events or
University functions. The ability to schedule outside events in the event space would be
limited due to the amount of user groups utilizing the facility. Since the primary function of
the building is to support these user groups, the scheduling of outside events is given the
lowest priority.
Moderate Strategy
The moderate strategy focuses on a new, complementary sports and event center
addition. Similar to the conservative strategy, this option maximizes efficiencies with
Nicholson and leverages its improvements. This option would include a physical
connection from Nicholson Pavilion to a new sports and event center. A new football
stadium is also part of this strategy.

Event Space
Premium
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Lockers

(volleyball,
basketball x 2)

Connection

Lockers

Coaches
Offices

Academic
Support
PE Labs /
Gym Space
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Training

Weight
and
Fitness

Recreation

Admin

Figure 6.3.2: Moderate Scenario
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Nicholson would continue to support the athletics administration, weight and fitness areas,
a training room, classrooms and laboratories, and coaches’ offices. The field house would
continue to be used by campus recreation and as a seasonal practice area for outdoor
athletics programs.
In the moderate scenario, the existing event space and locker rooms in Nicholson would
be repurposed. Nicholson’s event space would be dedicated to the physical education
and serve as a secondary practice space for the indoor athletics programs. The existing
locker rooms would support the outdoor athletics programs, including football. The
primary use of Nicholson would be for physical education and support space for the
outdoor athletics programs.
The new sports and event center would feature event space, coaches’ offices, and locker
rooms for the volleyball and basketball teams. It would serve as a competition and primary
practice facility for the indoor athletics teams. In this option, new premium spaces,
including seating and lounges, would be shared with a new co-located football stadium.
The primary users of this facility would be the volleyball and basketball teams for practices
and competitions.
Unlike the conservative option where events are limited to Nicholson Pavilion, a new event
center would have more flexibility to host outside events. In the moderate scenario,
events could take place in the main event center while practice takes place in Nicholson.
Although the indoor athletics programs would take precedent over outside events for
ultimate use of the space, the event center could host approximately 20 to 30 outside
events per year. In order to attract these events, the building would have to compete with
the buildings in Kennewick, Wenatchee, and Yakima to capture events.
Aggressive Strategy
The aggressive strategy centers on a new, stand-alone sports and event center. This
facility would be dedicated to the indoor athletics programs and have the ability to host a
significant number of outside events each year. Similar to the moderate strategy, a new
football stadium is also part of the aggressive option.
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Figure 6.3.3: Aggressive Scenario

In this scenario, and much like the others, Nicholson would continue to support the
athletics administration, weight and fitness areas, a primary training room, classrooms and
laboratories, and coaches’ offices. With the indoor athletics teams now occupying the new
building, Nicholson’s existing event space would better serve physical education, outdoor
athletics, and recreation and have the ability to support additional programming.
The new stand-alone building would include new event space, weight and fitness areas,
coaches’ offices, a secondary training room, and team locker rooms for volleyball and
basketball. In addition, a practice gymnasium would also be required. In this option, new
premium spaces would be shared with a new co-located football stadium.
In the aggressive scenario, events could take place simultaneously in the stand-alone
venue. For example, a music concert could take place in the event space while the
women’s basketball team is practicing in the practice gym. However, since the focus of
this building is shared between CWU athletics and outside events, only CWU’s athletics
competitions would take place in the main event space. This would allow more events to
be scheduled in the venue.
The stand-alone center could host approximately 40 to 50 outside events per year. Much
like the moderate scenario, the facility would have to compete for events with other
regional event centers. Furthermore, to attract the 40 to 50 events the venue would have
to capture a larger percentage of the events that play in the central Washington region. In
order to achieve a maximized event schedule, the new arena would need to be privately
managed.
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Strategy Summary
Scenario

Aggressive
40-50 Events

Moderate
20-30 Events

Conservative
Up to 5 Events

Market

Capture existing events from Less aggressive competition Focus on student market,
limited regional competition
with other facilities
other buildings, private mgmt.

Construction

Complementary new events
center

Event Space

Events center with indoor
athletics, training, NEHS

Events center with NEHS
spaces

Renovated Nicholson event
space with premium spaces

Nicholson maintained as
periodic practice court

Gym addition with PE spaces
and training

New football stadium with
shared premium spaces

New football stadium with
shared premium spaces

Potential new stadium, but
not required

Nicholson dedicated to
outdoor athletics,
administration, PE, and
recreation

Nicholson dedicated to
outdoor athletics, training,
weight and fitness,
administration, PE, and
recreation

Nicholson dedicated to
training, weight and fitness,
administration, and
recreation

Practice Space Practice courts to free event
calendar
Football

Nicholson

Complementary new events Addition of practice gym and
PE spaces
center addition

6.4 Project Concepts
Based upon the market analysis, program scenarios, and discussions with the working
groups, B&D defined two outline building programs for the new sports and event center
that generally define the project concept. The program concepts are defined based on the
location of the new sports and event center, including an on-campus location and a
potential campus-edge location between campus and downtown Ellensburg. B&D also
created a preliminary program for the reuse of Nicholson Pavilion, the reuse of the
Physical Education Building, and a new recreation building. The building programs are
attached to this report in Exhibit E.
While this was not an architectural exercise, it is nonetheless useful in defining the general
parameters for the building and providing a basis for estimating the preliminary project
budget and projecting operating costs. The outline program is simply that – an outline of
the building concept that will be refined and adjusted as the project progresses into the
design and engineering phases.
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For both event center concepts, the building program is identical. However, the oncampus concept includes a new co-located football stadium. The campus-edge concept
assumes that a new football stadium would be located on-campus. The new event center
program totals 148,827 gross square feet. The chart below identifies the primary program
elements including square footage.

Program Element

Net Area Square Footage

Spectator Facilities
Circulation
Building Services & Operations
Event Facilities
Food & Retail Facilities
New Indoor Team Facilities
Events Center Administration
Athletics Administration
Media Facilities
Athletics Support Spaces
Athletics Training Facilities (Secondary)

38,172
23,610
15,100
11,925
4,677
3,600
2,480
2,300
1,140
595
580

SF
SF
SF
SF
SF
SF
SF
SF
SF
SF
SF

Subtotal Net Area Square Footage
Building Efficiency Allowance @ 70%

104,179
44,648

SF
SF

Total Gross Square Footage

148,827

SF

Figure 6.4.1: Events Center Program Summary

The event center program provides for a seating capacity of 4,396 in a basketball
configuration. While an ice sheet is not included, the seats are assumed to include a
combination of fixed and retractable seats that will allow for maximum flexibility in the
use of the flat floor area. Within the premium seating options there are six 350 SF
luxury suites with 16 seats per suite, and 400 club seats with a 5,000 SF club lounge.
The program also includes a coaches’ suite with nine offices and support spaces,
totaling 2,300 SF. It is assumed that the suite and offices will be dedicated to the
respective coaching staff’s of the volleyball team, men’s basketball team, and women’s
basketball team. The athletics administration suite will remain in Nicholson.
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Team facilities include three home locker rooms, two visitor locker rooms, and two
dressing for officials. Each of the indoor athletics teams will have a dedicated team
locker room. Central’s home locker rooms are 900 SF per unit. A secondary training
room is programmed within the team facilities. It is assumed that the primary athletics
training room would remain in a renovated Nicholson pavilion.
The assignable space program also features the required spaces to host non-sporting
events. A 2,480 SF events center administrative suite provides space for the box
office and ticketing services. In addition, there are performer locker rooms, a
production office and green room. The event facilities and administrative suite total
over 14,400 SF of space.
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7.0 Financial Analysis

7.1 Introduction
The financial analysis portion of the strategic plan is intended to quantify the revenue
generated by a new sports and event center and to measure the capacity of those revenue
streams to meet the operating requirements of the facility. The analysis does not funding
capacities or strategies and is considered site neutral. With this purpose in mind, the
analysis applies the findings and resultant projections of the market analysis to estimate
the likely revenue streams and the associated operating costs. The financial analysis is
identical for both the campus scenario and campus edge scenario. A potential co-located
football stadium is not included in the financial analysis.
7.2 Methodology
Key to the analysis is the comprehensive financial model developed by B&D. The tool
allows for the thorough understanding of all the financial implications associated with a
facility investment by integrating the building program, financing assumptions,
development costs, lease assumptions, event schedule, revenue calculations, and
operating expense calculations into an all-inclusive model. All of these elements and the
underlying calculations are dependent on a consistent set of assumptions that are linked
such that any change in assumptions automatically triggers an adjustment to all of the
affected financial elements. The model enables any and all changes to the project to be
quickly analyzed on a specific and project-wide basis while maintaining the internal
balance of the model.
The operating assumptions utilized in the models are based, where appropriate, on the
market analysis portion of this study, comparisons to similar projects, the use of industry
standards, and B&D’s industry expertise. In every case, assumptions have been utilized
throughout the analysis to allow Central to proceed through design and construction with
the knowledge that detail-related decisions can be made within the established financial
parameters without compromising the project scope or quality. A more detailed
description of the specific assumptions is included in the following text and a full version of
the financial model is attached to Exhibit F of this report.
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Due to the volatility of the industry and circumstances outside of the B&D’s control,
projected results may vary significantly from the actual project’s performance. Therefore,
B&D cannot ensure that the results highlighted in this report will portray the actual
performance of the proposed development project; however, to identify the range of risks
inherent in the proposed project, the model allows for testing of multiple performance
scenarios to test the project concept under a variety of economic conditions.
All financial analysis calculations include revenue and expense projections that are inflated
to 2015 dollars. The annual inflation rate from 2010 to 2015 is 3.0%.
7.3 Revenue Assumptions
Revenues generated by a facility of this type will include rental fees collected by Central
from event promoters, and other building users and income streams from the operation of
the facility. The latter streams include premium seating leases, concessions sales, gate
receipts, advertising, and equipment rentals and are in most cases split between the
building user or promoter and the owner according to a revenue sharing formula. Beyond
direct operating revenues, the building should be able to generate supplementary revenue
through the sale of naming rights and sponsorships.
The majority of these revenue streams correlate directly with the number of events and the
total spectators that enter the facility. Although these numbers can fluctuate heavily based
on the sports and entertainment market conditions the model remains conservative in
estimating the total revenues that the building will achieve. In the end, the building
management team will be the greatest determinant of the level of revenues achieved by
the facility, based on its success in attracting events and maximizing the number of
participants.
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Event Rental Income
Rental income is collected from event promoters on a per event basis. As is typical, event
rent is calculated as either a percent of the gross gate receipts or a flat rental fee,
whichever is greater. For this analysis, specific flat rental rates were applied to each event
type and compared to the capture of 10% of the gross gate receipts. In nearly all cases,
the flat rental rates yielded the greatest revenues for the building. Consistent with other
public assembly facilities in the central Washington market, flat rental rates ranged from
$2,000 to $7,000 depending on the event type.
Event types include concerts,
performances, family events, conventions, tradeshows, speaking events, amateur and
exhibition sports, conference tournaments, and high school tournaments. The model
assumes a moderate event schedule with 25 outside events per year. CWU sporting
events and commencement include another 41 events for 66 total events per year.
Concessions, Catering, and Novelty Income
Concession, catering, and novelty income continues to increase with the introduction of
larger concourses, more diverse menus, and more points of sale. It is assumed the
University will manage the food service for this venue. Of gross concession and
merchandise sales, 60% is assumed to be dedicated to the cost-of sales with the
remaining concession and novelty net revenue flowing to the building. Concession and
novelty sales are calculated for each event type with the average attendee assumed to
spend, depending on the event type, between $0.50 and $4.25 on concessions and $0.50
and $4.00 on merchandise.
Naming Rights
Naming rights are becoming increasingly more prevalent as revenue opportunities among
collegiate athletics facilities. The pricing of these rights are very much in flux and are often
complicated by the inclusion of a broader “sponsorship” relationship extending far beyond
the facility’s name itself. The event center will have the opportunity to transact a
competitive sale of the facility’s naming rights to a corporation or donor. In this analysis,
the naming rights are assumed to be sold for $200,000 a year.
While the financial model assumes a ten-year naming rights term, a shorter term would
allow CWU to market the naming rights a second time and potentially increase value. At
the same time, a longer term will eliminate a certain level of risk and guarantee an annual
revenue stream. The value of the agreement may also be sold as a “lifetime” agreement,
which could potentially generate equity for the project, which – depending upon the
financing for the building – may prove advantageous. Distinct portions of the building may
also be marketed as naming opportunities, including the floor, the meeting spaces,
premium club lounge, and the concourse.
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Advertising Income
Many collegiate arenas and athletic departments generate hundreds of thousands of
dollars worth of advertising and sponsorship income (although in-kind trades of services
could represent a large component of this income). Two factors will play key roles in the
ability of the event center to be marketed. Obviously, the size and strength of the
Ellensburg corporate market will be crucial, but the athletic department’s will be a vital
component as well. Based upon the market analysis and comparable facility operations,
the building is expected to generate $75,000 per year in advertising and sponsorship
revenue.
Premium Seating
Premium seating has been a large factor in the recent surge in development of collegiate
arenas and event centers. Premium seating can generally be divided into two categories,
club seats and luxury suites. Luxury suites are typically leased by companies or
prominent donors and are the most expensive seats in the facility. They generally include
8-16 tickets to the game, free parking, and an enclosed suite. For this analysis, the
building program assumes an inventory of six luxury suites with an average lease rate of
$15,000 per year with a 3% renewal rate increase. Of the six suites, two are assumed to
be non-revenue producing and dedicated to Central’s athletic department and the
President’s office.
Club seats are usually the seats closest to the event floor along the sidelines and have
access to a premium lounge. For this analysis, the building program assumes an
inventory of 400 club seats with an average lease rate of $750 per year with a 3% renewal
rate increase. In addition, seats within the general seating bowl in premium locations will
command a higher than average ticket price.
Loge seats have recently emerged as a new premium seating element that combine the
features of suites and club seats while providing an intermediary price point. Loge seats
are arranged in boxes with between six and eight seats that have access to a premium
lounge area and other premium services. While this analysis does not assume the
inclusion of loge boxes, future and more detailed programming studies may test the
marketability of the loge seats either as an additional premium seat category or as an
alternative to the luxury suites.
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Gate Receipts
Revenues collected from ticket sales to arena events represent the largest revenue stream
typically created by a building, but is the revenue stream most often diverted from the
operation of the building. The financial modeling for this study includes unique attendance
and average ticket price assumptions for each event type. For all outside events, 100% of
the gross gate receipts are assumed to be collected by the event promoter. Similarly, for
all CWU events, the model assumes that 100% of the gross gate receipts flow to the
building.
In calculating the lease revenue generated by all premium seats, the ticket value is
deducted and included in the gate receipt line item. While the tickets may be included in
the premium seating lease, the ticket value is calculated separately and provides an
accurate basis for any ticket tax or ticket surcharge evaluations.
Facility Fee / Ticket Surcharge
Facility fees and surcharges are generally not included in the face value of a ticket. Unlike
applicable ticket taxes, the cost of the facility fee or surcharge is borne directly by the
ticket buyer and not remitted by an event promoter or sports team. In the few cases that a
facility fee or surcharge is included in the face value of a ticket, the fee is collected and
dedicated to a capital reserve account. These fees are captured by third-party ticketing
companies and are returned to the arena. The financial model includes a facility fee
function and the application of a fee is a variable in the sensitivity analysis for the facility.
However, it is assumed that the University will not implement a ticket surcharge.
Reimbursable Premium
For every event hosted at the facility, a number of unique expenses will be incurred that
are passed through to the promoter and reimbursed to the building. Specific reimbursable
costs are estimated for each event type and calculated accordingly. It is assumed that the
typical reimbursable costs for CWU athletic events will not be reimbursed.
Parking
For the purposes of this study, parking is assumed to be provided free of charge.
Inflation
All revenues and expenses are inflated at 3% per year.
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7.4 Operating Cost Assumptions
Personnel Costs
The personnel costs include the salaries and benefits for permanent facility staff and part
time labor. The salaries for permanent facility staff and part time labor are calculated on a
on a per-square-foot basis. The financial model assumes $3.30 per square foot in
personnel costs. Benefits are applied at 35% of the base salaries. The total personnel
costs, including salaries and benefits, are $4.29 per square foot. Personnel costs
represent approximately 48% of the total operating costs for the building.
Non-Personnel Costs
Approximately 52% of the operating costs are non-personnel related and include repairs
and maintenance, materials and supplies, utilities, insurance, contract services,
advertising, and general and administrative costs. Together, the non-personnel costs
include all expenses beyond salaries, including office supplies, contracted services, travel
allowances, etc. The total non-personnel costs are $4.70 per square foot.
Capital Reserves
The event center pro forma does not include interest, taxes, depreciation in the net
operating income, or an annual capital reserve contribution.
Building Management
It is not uncommon for facilities of this type to be managed by a private management
company. In exchange for a management fee and certain performance incentives, a
private management company would take full responsibility for operating the building while
capitalizing upon the company’s presence in the market to attract events. The same firm
could also be selected based on their experience in the market and bring additional event
to the building, thereby increasing revenues. At the same time, the private management
company would also likely require a negotiated management fee.
The financial model includes a private management function and the use of outsourced
management is a variable in the sensitivity analysis for the facility. However, it is assumed
that the University will manage the events center.
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7.5 Financial Performance
With an understanding of the building program, facility revenues, and operating expenses,
the economics of the events center can be better understood. Ultimately, the separate
analyses and worksheets are designed to create a singular operating pro forma for the
event center operations that summarize the building performance and provide the basis for
applying financing options. Included below is the projected operating pro forma for the
building in 2015 dollars and rounded to significant figures for the moderate and aggressive
scenarios.

Aggressive Scenario

Moderate Scenario

REVENUES

REVENUES

Advertising / Naming
Premium Seating
Gate Receipts
Concessions / Merch
Event Rental
Other
Total Revenues

$
$
$
$
$
$

284,000
388,000
183,000
249,000
436,866
67,774

$

1,608,639

$
$
$
$
$
$

284,000
388,000
183,000
135,000
301,866
33,356

$

1,325,221

$
$
$
$
$
$

807,753
310,264
77,566
271,481
209,938
-

Total Expenses

$

1,677,002

NET OPERATING INCOME

$

(351,781)

Total Revenues
EXPENSES

EXPENSES
Salaries
Utilities
Repairs and Maintenance
Materials and Supplies
General & Administrative
Management Fee

Advertising / Naming
Premium Seating
Gate Receipts
Concessions / Merch
Event Rental
Other

$
$
$
$
$
$

1,046,918
399,463
99,866
349,530
251,123
250,000

Total Expenses

$

2,396,901

NET OPERATING INCOME

$

(788,261)

Salaries
Utilities
Repairs and Maintenance
Materials and Supplies
General & Administrative
Management Fee

Figure 7.5.1: Project Economics
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7.6 Preliminary Project Budget
The following chart summarizes the preliminary project budget for the sports and events
center and the entire improvement program in the moderate and aggressive scenarios.
Hard costs are based on a dollar per square foot metric between $200 and $230 per
square foot. Soft costs are budgeted at 30% of the total hard costs. Typical soft costs
include architectural and engineering fees, and furniture, fixtures and equipment, etc. All
costs are in current dollars and rounded to significant figures. Project costs do not include
any infrastructure or land development costs outside the building drip-line.

Aggressive

New Events Center

Moderate

Square Feet

Cost

202,000

$56,000,000

Arena

New Events Center

Square Feet

Cost

172,000

$48,000,000

39,000

$4,800,000

20,000

$3,000,000

137,000

$38,000,000
$18,000,000

75,000

$26,000,000

443,000

$119,800,000
$99,800,000

Arena
NEHS

Practice Gym
Indoor Team Lockers
Indoor Team Coaches Offices
Secondary Training Room
NEHS
Equipment Distribution
Nicholson Re-Use

33,000

$4,500,000

Nicholson Re-Use

38,500 SF Available
Assume Fieldhouse Turf

38,500 SF Available
Assume Fieldhouse Turf

Dedicated PE Gym Space

Dedicated PE Gym Space

PE Building Re-Use

20,000

$3,000,000

PESPH
Recreation Fieldhouse

PESPH
137,000

$38,000,000
$18,000,000

380' x 250' (Full Soccer)
New Football Stadium

Recreation Fieldhouse
380' x 250' (Full Soccer)

93,000

$32,000,000

Stand Alone
TOTALS

PE Building Re-Use

New Football Stadium
Attached to Events Center

485,000

$133,500,000
$113,500,000

Figure 7.6.1: Preliminary Project Budgets
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