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Executive Summary
At the request of the City of Cambridge, the Maryland Economic Development Corporation (MEDCO)
retained Conventions, Sports & Leisure International (CSL) to conduct a feasibility analysis of a proposed
new multipurpose venue to replace Governor's Hall. This summary highlights the key findings of this
research. The full report should be reviewed in its entirety to gain an understanding of the study
methods, limitations and implications.
The research conducted as part of this study included an overview of conditions in and around
Cambridge, stakeholder interviews and focus groups, a public forum, analysis of historical Governor’s Hall
operations, an assessment of existing and planned venues within the region that could impact the
operations of a new event facility, analysis of comparable facilities nationally, interviews with existing and
potential users of event facilities in Cambridge, assessment of cost parameters associated with new
facility development, analysis of potential event levels and resulting economic and fiscal impacts, a review
of management options, and an analysis of potential sites to be considered for development.
The contents of this study will allow the City of Cambridge and other community leaders/stakeholders to
make informed decisions regarding the feasibility of the potential project.
Introduction and Analysis of Local and Regional Market Conditions
As with the existing Governor’s Hall, the envisioned venue is intended to act as a year-round, flexible
facility capable of hosting a wide variety of community and regional activities that will enhance the quality
of life and viability of the Cambridge area, as well as stimulating the regional economy. Based on
feedback collected throughout the study process, important goals for the facility include:


serving as a home for community events;



promoting visitation/tourism;



creating opportunities to stimulate business activity;



fostering an awareness of Cambridge and its offerings;



minimizing development and operational costs; and



maximizing the variety and nature of events capable of being hosted in order to optimize
utilization.

Cambridge is within relatively close proximity of the greater metropolitan areas of both Baltimore and
Washington, D.C. This highly-populated area would, in most cases, be looked at as providing
considerable opportunity when it comes to evaluating the potential success of a multipurpose event
venue and the possibility of attracting both event producers and related attendees. However,
Cambridge’s location on the eastern shore of the Chesapeake Bay and approximately 40 miles south of
the Chesapeake Bay Bridge’s connection to the western shore presents accessibility problems, which
could hinder its ability to attract outside interest.
A wide variety of event facilities currently exist both within Cambridge on the eastern shore of Maryland.
This inventory of event space can and will have an effect on a potential new venue in Cambridge and has
been carefully considered throughout this analysis.
The demographics in the immediate Cambridge area, which can also be an important consideration of
event planners/producers, are not particularly robust. Further, the population and average household
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income for both the City of Cambridge and Dorchester County do not suggest a large and financiallyhealthy population.
Analysis of Historical Governor’s Hall Operations
Event, event utilization day, occupancy, and attendance data have all remained relatively consistent at
Governor’s Hall over the past four years, with some metrics experiencing modest increases over the
period. In terms of the event-type categories that represent the largest and second-largest proportions
of
total
attendance
and
total
utilization
days
during
the
period
(festivals
and
meetings/banquets/reunions), year-over-year growth was seen in nearly every year. This underscores
the value of this venue as a community gathering place that will be important to preserve in some
fashion going forward.
Occupancy levels, though strong on the weekends, are very low during the week (Monday through
Thursday). Such occupancy patterns are often the case with smaller market facilities that serve primarily
locally-based events. With that said, whereas Governor’s Hall (and likely its potential replacement)
seems to have a strong, consistent base of local weekend events, the opportunity going forward lies in
the ability of the facility to attract regional events and to increase occupancy during the week.
Comparable Facility Analysis
We have assembled case studies that highlight the operational and physical characteristics among a set
of ten existing facilities across the United States that could offer some element of comparable insight with
respect to population, facility size and amenities, geographic location and other such characteristics.
Through discussions with facility management, data were collected relative to development cost &
funding, ownership and operational structure, staffing levels, historical event information, financial
operations, square footage/seating capacity, rental rates, recent business trends, market characteristics,
expansion and/or improvement plans, hotel inventory, and economic impact and/or area development
resulting from the facility. Such information has been critical in our evaluation of the appropriate facility
to meet the needs of the Cambridge community, as well as many important operational characteristics
that should be expected and planned for.
The amount of total sellable space (exhibit, ballroom and breakout meeting space) offered at the
comparable facilities reviewed varies widely, averaging approximately 19,000 square feet.
The
characteristics and mix of the sellable space offerings within each of these comparable facilities
underscores the importance of offering a sufficient square footage and variety of functional facility spaces
in an effort to attract and accommodate a wide variety of events.
Market Demand and Event Characteristics Analysis
Detailed in-person and telephone interviews were completed with event promoters and planners
representing key market segments that could use a potential new venue in Cambridge, including the
following:


Current/Past Users of Governor’s Hall



Touring Event Promoters



Public/Consumer Shows



Cheer and Dance Events/Competitions
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Sporting and Recreational Events



Other Event Opportunities

The survey results produced a great deal of valuable information on the likelihood of event planners
rotating their event(s) to Cambridge, as well as specific event characteristics of those events that
represent the potential demand. The information collected as part of this analysis helps to define the
strengths, weaknesses and future event potential for a new event facility in Cambridge.
Physical and functional limitations of existing Cambridge area event facilities suggests that some level of
event activity produced by local and regional groups may be leaving the community. Comments from
event planners that have used and/or considered Governor’s Hall in the past suggest a very defining set
of attributes that have significantly impacted event activity. The unique physical conditions of the space
(including floor size, acoustics, level of finish, ability to etc.), perceived distant location from the Western
shore of Maryland, the set of newer and more competitive facility alternatives within the region, and lack
of walkable amenities adjacent to the site make attracting some events challenging. However, the multiuse nature of the facility, availability of free parking, the large, open nature of the space and its
competitive rental rates have provided opportunities to succeed in a number of event markets.
Aggressive sales efforts could serve to identify unique event opportunities at a new venue. To enhance
the event sales and service processes and in order to compete more effectively for added event activity
from the segments noted herein, we believe that consideration should be given restructuring the existing
Governor’s Hall staff to allow for one full-time position dedicated to both generating and servicing new
business for the venue.
It is estimated that event activity at a new Cambridge multipurpose event center could reach nearly 80
events and nearly 47,000 attendee days per year during a stabilized year of operation. This compares to
an average of nearly 50 annual events and fewer than 36,000 total attendee days at the current
Governor’s Hall.
Building Program and Construction Cost Analysis
Based on the previous analyses undertaken, key aspects of a market supportable facility program for a
potential new Cambridge event facility are presented below.


Primary Area Square Footage – A minimum flat floor area (when seating is retracted) of 15,000
contiguous square feet. The ability to subdivide this space into a minimum of three sections will
be important in an effort to “right size” the venue.



Secondary Area Square Footage – 2,500 to 3,500 square feet of divisible, breakout meeting
space. This space should be divisible into four to six individual rooms of varying sizes.



Other Support Areas – Sufficient levels of other service and support areas typical in small,
multipurpose event facilities (i.e., pre-function, kitchen, lobby, restroom, concession stand,
storage, load-in/out and other such space).



Parking – With a potential capacity for groups of up to 2,000, the recommended parking stall
count would be 500 to 700 spaces.

The order-of-magnitude hard construction costs could range between $4.0 million and $5.6 million for a
new multipurpose events center in Cambridge. It is important to note that these estimates take into
account the expected modest level of finish associated with the supportable building program, as well as
the lower average construction costs on the eastern shore of Maryland. Soft costs (i.e., financing costs,
legal, architectural, consulting, permitting, FF&E, etc.) would be in addition to these estimates, and could
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add 20 to 25 percent to total construction costs. As such, the total development costs could approximate
between $4.8 and $7.0 million. In addition to the estimated hard and soft construction costs, costs
associated with land acquisition and improvement, other potential infrastructure improvement costs and
potentially annual operating costs will also need to be considered in the ultimate planning scheme, if
subsequent planning steps are taken.
A capital improvements budget equal to 0.5 percent of the total construction cost is recommended and
could approximate $24,000 to $35,000 per year.
Analysis of Financial Operations & Economic/Fiscal Impacts
Historically, Governor’s Hall has operated relatively close to break-even over the past several years. In
2010, the venue realized an approximate $3,600 profit. This grew to nearly $44,000 in 2011. In 2012,
the Board of Directors for Sailwinds of Cambridge LLC opted to financially compensate its primary
operational staff (a total of $39,500), which resulted in an operating loss of nearly $11,000.
In the case that the current venue was to continue to operate in the future, similar financial operating
results could be expected going forward.
Upon a stabilized year of operation (assumed to occur the fifth full year), a new multipurpose event
facility in Cambridge is estimated to generate an operating deficit of approximately $62,400 per annum
(in 2013 dollars). This figure only represents the annual operations of the center and does not include
debt service payments, capital repair/replacement reserve funding obligations or other non-operating
expenses. This type of operating loss is consistent with comparable multipurpose event facilities
throughout the country.
The estimated total annual direct spending associated with the existing Governor’s Hall has ranged from
$506,000 to $771,000, averaging more than $711,000 over the past four years. Of this total, it is
estimated that approximately 75 percent of facility-related spending is generated by non-local event
attendees (both drive-in and overnight visitors).
Direct spending associated with a potential new Cambridge event facility could approximate $899,000 in
a stabilized year of operations in 2013 dollars. This growth represents an increase of more than 26
percent over what Governor’s Hall is currently generating in terms of direct spending associated with
event activity.
Operations of the existing Governor’s Hall currently result in an estimated $950,000 in total output. If
Governor’s Hall were to continue to operate in the future, similar impacts could be expected. This
estimated level of annual direct spending associated with a stabilized year of operations for a new
multipurpose event facility in Cambridge could generate approximately $1.23 million in total output (total
direct, indirect and induced spending). The premium in economic impact associated with a new venue
can be largely attributed to its increased ability to attract and retain a greater number and proportion of
events, many of which could have some level of out-of-town attendance.
Total salaries and wages that could be supported by the amount of spending generated by the operations
of a new event venue in Cambridge are estimated at approximately $390,000 annually, while full and
part-time employment levels supported by this level of spending are estimated at 16 total primary and
secondary positions.
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The estimated total annual tax impact (including state and local sales and hotel/motel taxes) of
Governor’s Hall has averaged approximately $53,000 over the past four years. Given the event levels
and associated impacts estimated to take place assuming new multipurpose event center development,
total tax collections could increase to more than $68,000 during a stabilized year of operations (in 2013
dollars).
It is estimated that a new multipurpose event center could generate total State of Maryland tax
collections (from both direct and indirect spending) of nearly $50,000 annually, representing nearly 73
percent of total taxes generated. It should be noted that some element of displacement of event activity
within the State could reduce these impacts. For example, if an event is attracted to Cambridge that
otherwise would have booked in state, there would be no net new impact to the State.
Management Structure Analysis
Governor’s Hall is currently owned and operated by an independent, non-profit organization (Sailwinds of
Cambridge, LLC). Sailwinds of Cambridge, LLC operates under the oversight of a seven-member
volunteer Board of Directors. Facility management has been effective in operating the facility with very
little financial or other support from the public or private sectors. Governor’s Hall has experienced very
modest levels of facility improvements/enhancements in recent years and has operated with minimal
staffing/support. Both revenues and expenses associated with Governor’s Hall operations are low relative
to industry standards.
Similar to the majority of comparable multipurpose event facilities located in small communities
throughout the country, it is recommended that oversight/control for a potential new Cambridge event
facility is handled by city/county or other municipal/regional governmental body.
Given the relatively low operating revenue profile of a potential Cambridge facility, the importance of
both local and non-local events and the likely interest and management fees that a potential private
operator might require, it is suggested that an new multipurpose event facility be operated internally.
We suggest that an individual with a minimum of several years of civic/event center management be
retained to serve as the facility’s general manager. Such a position could include a shifting of current
Governor’s Hall staff to the new facility. If Sailwinds of Cambridge, LLC were to continue to operate a
new event facility in Cambridge, we suggest that the City of Cambridge play an increased role in facility
oversight (perhaps through a City-appointed Board of Directors that seeks involvement and support from
a wide variety of industry sectors and project stakeholders).
A significant amount of time and effort will be needed to make a new event facility in Cambridge
successful. As discussed earlier in this report, regarding sales staff, we recommend a change in current
approach, which may require hiring for a dedicated, full-time sales and service position. Specific tactics
that should be employed relative to selling a new venue include close contact with key promoters,
outreach to local institutions, targeting events from competitive facility calendars, and evaluating a
revision to the pricing structure.
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Site/Location Analysis
The location and site of an event facility can have a significant impact on its operational success and its
ability to generate new visitation and associated economic impact in a host community.
In coordination with City representatives and project leaders, a total of six potential site areas throughout
the Cambridge market were identified for evaluation. These include the following:

1

1
2
3
4
5
6

Hospital/Visitor Center/Amphitheater
Washington Street at Pinks Lane
Old Phillips Packing House
Sensata Building
500 block of Race Street
Corner of Race and Cedar

5

6
3

2

4

A large number of characteristics and factors are typically important when evaluating the attractiveness
of sites/locations. To assist in the evaluation of each of the potential sites, a set of ten specific site
evaluation criteria were employed:


Size, Configuration and Topography



Infrastructure/Site Condition



Future Expansion Potential



Parking Availability



Traffic Access



Visibility from Major Roadways



Hotel Rooms Within Walking Distance



Restaurants, Attractions, Entertainment & Leisure



Synergy with Surroundings/Setting
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Economic Development Potential

Based on these factors, each of the potential sites was analyzed using a site evaluation matrix. This
evaluation process incorporates the strengths and weaknesses of each site under consideration for each
criterion deemed important for the project.
Relative to other sites, Site 1 (Hospital/Visitor Center/Amphitheater) offers the most desired combination
of characteristics related to site suitability. For purposes of this analysis, we have assumed a full build
out of the proposed waterfront development initiative discussed earlier in this report. This location
outperformed other sites due to its proximity to the waterfront and amphitheater, as well as the planned
mix and concentration of traditional visitor amenities that event planners and attendees often find
attractive (such as restaurants, bars, retail, entertainment and hotel rooms,—all within a “pedestrianfriendly” walking environment). Other potential sites represent viable options as well. In particular, Site
2 and Site 6 should also be considered as alternatives, as project planning moves forward.
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I.

Introduction and Analysis of Local and Regional Market Conditions

Introduction
At the request of the City of Cambridge, the Maryland Economic Development Corporation (MEDCO)
retained Conventions, Sports & Leisure International (CSL) to conduct a feasibility analysis of a proposed
new multipurpose venue to replace Governor's Hall. The future of Governor’s Hall is uncertain given
potential waterfront development being considered for this site.
Building on the City’s Waterfront 2020 vision, planning efforts have focused on the construction of a
commercial and mixed use development for the 11.8-acre Sailwinds site along the Choptank River. The
land on which Governor’s Hall sits is owned by the Maryland Port Authority and leased to the City of
Cambridge through July 2014 (at the rate of one dollar a year). The State of Maryland is currently in
negotiations with Annapolis developer Jerome J. Parks Companies over the sale of the property.
As currently envisioned, the privately
financed, owned and operated mixeduse development on the site would
include
retail,
restaurant,
and
residential
components.
The
development could also include a
boutique hotel; office space; public,
educational or nonprofit institutions; a
marina; an entertainment venue; and
public space.
A landscaped
boardwalk is also being considered
that would create a walkable
environment
connecting
the
waterfront to downtown and to the
Hyatt Regency Chesapeake Bay Golf
Resort, Spa & Marina with a network
of hiking and biking trails. The stated
goal of this planned development is
to continue revitalization of the
historic
downtown
by
drawing
residents, tourists and others seeking
entertainment and retail venues.
The research conducted as part of this study included an overview of conditions in and around
Cambridge, stakeholder interviews and focus groups, a public forum, analysis of historical Governor’s Hall
operations, an assessment of existing and planned venues within the region that could impact the
operations of a new event facility, analysis of comparable facilities nationally, interviews with existing and
potential users of event facilities in Cambridge, assessment of cost parameters associated with new
facility development, analysis of potential event levels and resulting economic and fiscal impacts, a review
of management options, and an analysis of potential sites to be considered for development.
The contents of this study will allow the City of Cambridge and other community leaders/stakeholders to
make informed decisions regarding the feasibility of the potential project.
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Oftentimes, conclusions as to project “feasibility” can be assessed in various ways, including:


Market feasibility – the ability of the facility to attract and support levels of event activity and
facility utilization that are consistent with or in excess of industry standards.



Financial feasibility – the ability of the facility to “break-even” or generate an operating profit
focusing only on direct center-related operating revenues and expenses.



Economic spending – the ability of the facility to generate new spending activity in the local
community (i.e., direct and indirect spending that is attributable to non-local facility event
attendees/exhibitors that would not otherwise occur in the local area).



Tax generation – the ability of the facility to generate new tax revenue for the local area (i.e., tax
revenue resulting from direct, indirect and induced spending that is attributable to non-local
facility event attendees/exhibitors that would not otherwise occur in the local area).



Cost/benefit/return on investment – the ability of the facility to generate new revenue (i.e., from
taxes, operating income and ancillary facility-related revenues, etc.) in excess of quantifiable
facility-related costs (i.e., construction costs, operating costs, marketing costs, etc.).



Intangible benefits / public good – the ability of the facility to represent an important resource for
the local community, regardless of financial or economic concerns. These types of facilities add
to the local community’s “quality of life” in the same way that libraries, museums and theaters
do, without directly generating the relatively high economic impacts.

When evaluating the feasibility of a public assembly facility such as a multipurpose event center,
communities throughout the country have differed in the specific set of criterion that best reflects the
definition of “feasible” for their community.

Analysis of Local and Regional Market Conditions
The purpose of this step is to define and evaluate the local market characteristics of the greater
Cambridge/Dorchester County region as well as the existing event facility infrastructure (i.e., spectator,
convention, conference, meeting, civic and other multi-use event facilities) that could impact a potential
new multipurpose event venue in Cambridge. The analysis presented herein also takes into account the
demographic/socioeconomic attributes that will be instrumental in understanding how Cambridge is
presently positioned in the spectator, civic, convention and local event industries.
At the outset of the study, CSL spent several days in Cambridge conducting a wide variety of in-person
interviews with project stakeholders. Follow-up interviews were conducted via telephone with those who
were unable to meet in-person. In addition to the one-on-one interviews, a public forum was held in
Cambridge in September to collect feedback and input from the community.

Feasibility Study for a Proposed New Multipurpose Event Venue in Cambridge
Page 2

More than 60 individuals were personally interviewed throughout the study process. In many cases (i.e.,
City of Cambridge) there were multiple departments and/or contacts for each organization. The following
listing presents the organizations participating in this effort.
Exhibit I-1
Summary of Local Interviews
America's Best Value Inn

Maryland Department of Natural Resources

Avalon Theatre

Maryland Economic Development Corporation

Bay Country Communications

Maryland Public Secondary Schools Athletic Association

Baywater Animal Rescue

Maryland State Wrestling Association

Cambridge Empowerment Center

Michael Hodes LLC (Law Firm)

Cambridge Main Street

Minette Dick Hall

Christ Episcopal Church

Native American Fest (Nause-Waiwash Band of Indians)

City of Cambridge

Octoberfest

Comfort Inn & Suites

Original Sailwinds/Governor’s Hall Management Team

Crosby & Associates, AIA

Parks Companies

Dorchester Center For The Arts

Reale Revival

Dorchester Chamber of Commerce

Richardson Foundation

Dorchester County

Roland E. Powell Convention Center

Dorchester County Department of Tourism

Sailwinds Park, Inc

Dorchester Public School System

Sailwinds of Cambridge, LLC

East New Market Volunteer Fire Department

Seafood Feast-I-Val

Economic Steering Committee & Eastern Shore Land Conservancy

Shore Health Systems (Dorchester General Hospital)

Fun Dog Show /

State of Maryland

Governor's Hall - Sailwinds of Cambridge, LLC

Talbot County Community Center / Hog Neck Arena

Holiday Inn Express

Underground Railroad National Monument

Hyatt Regency Chesapeake Bay

Waterfront Advisory Committee

Jimmie & Sooks

Wicomico Youth & Civic Center

The strength of the local market in terms of its socioeconomic and demographic attributes can provide an
indication of an event facility’s ability to draw and accommodate spectator, cultural, entertainment,
convention, conference, tradeshow, public/consumer show, sporting and other event attendees.
Furthermore, a community’s location, existing base of event venues, lodging infrastructure and land/air
accessibility contribute heavily to the potential success of a new facility.

Feasibility Study for a Proposed New Multipurpose Event Venue in Cambridge
Page 3

An analysis of these attributes was conducted as they relate to a potential event venue in Cambridge.
Specifically, the analysis of existing local market conditions addresses the following areas:


Location and Transportation



Local & Regional Demographics



Local Lodging and Event Facility Inventory



Demographic and Socioeconomic National Market Comparisons



Summary

Location and Transportation
Exhibit I-2 illustrates the location of the Cambridge area and its proximity to other regional markets.
Exhibit I-2
Location & Transportation – Roadways/Nearby Cities

Baltimore, MD

Dover, DE

Washington D.C.

Richmond, VA

The City of Cambridge lies on the eastern shore of the Chesapeake Bay, midway up the peninsula known
as Delmarva. It is southeast of and across the Bay from Washington D.C. and Baltimore. U.S. Route 50,
a major east-west route of the U.S. highway system, passes through Cambridge and acts as its primary
connection to most markets, both across the Bay and on the Peninsula. Despite its direct access to Route
50, Cambridge’s location on the western shore of the Peninsula, approximately 40 miles south of where
the highway crosses the Chesapeake Bay to the “main land”, increases the travel time to and from many
regional markets, as can be seen on the following page.
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Exhibit I-3 details the driving distance in road miles and estimated driving time to select regional markets
from Cambridge.
Exhibit I-3
Location and Transportation – Driving Distance to Regional Markets
Miles from
Cambridge, MD

City, State
Salisbury, MD
Annapolis, MD
Dover, DE
Baltimore, MD
Washington D.C.
Wilmington, DE
Philadelphia, PA
Norfolk, VA
Virginia Beach, VA
Richmond, VA
New York, NY

Approximate
Drive Time

Market
Population

0:40
1:06
1:22
1:36
1:41
1:53
2:23
3:03
3:10
3:11
3:42

125,862
40,000
167,786
2,750,201
5,828,935
70,000
6,022,170
240,000
1,695,181
1,284,147
19,149,591

32
58
63
85
86
99
127
170
170
197
214

So urce: Go o gle M aps, 2013; Claritas Inc, 2013.

It is important to note the close proximity of Cambridge to multiple major U.S. markets, including
Baltimore (85 miles), Washington D.C. (86 miles), Philadelphia (127 miles), and New York City (214
miles), and this large population base that exists in the region. With that said, Cambridge’s location on
the Peninsula segregates it from a great deal of that population base, hindering its ability to cater to
those potential users/event-goers.
When considering air access to and from Cambridge, its location on the Peninsula again extends travel
times. As can be seen in Exhibit I-4, there are four major airports that are within 125 driving miles of
Cambridge, including Baltimore/Washington International, Ronald Reagan Washington National,
Washington Dulles International, and Philadelphia International.
Exhibit I-4
Summary of Air Access
U.S.
Airport
Rank Airport

City

Driving
Miles to
Cambridge

Number of Boardings by Year
2010

2012

2010 to 2012
Change

Hanover, MD

73

10,848,633

11,183,965

3.1%

25

Baltimore/Washington International
Thurgood Marshall Airport
Ronald Reagan Washington National

Arlington, VA

90

8,736,804

9,462,206

8.3%

23

Washington Dulles International

Dulles, VA

115

11,276,481

10,785,683

-4.4%

18

Philadelphia International Airport

Philadelphia, PA

117

14,951,254

14,587,631

-2.4%

45,813,172

46,019,485

0.5%

712,029,180

730,403,551

2.6%

22

Total Primary Commercial Airports
Within 125 Miles of Cambridge
All Primary
Commercial U.S. Airports
Note: "Rank" reflects consideration of 377 primary commercial airports in the United States.
Source: Federal Aviation Administration, 2013; Google Maps, 2013.
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As shown, all four airports rank within the top 25 of the 377 primary U.S. airports considered (in terms of
number of boardings per year). Together, these facilities serve an estimated 46 million passengers each
year. The level of service, in terms of number of enplanements, has remained relatively constant over
the past three years. Baltimore/Washington International is located 73 miles from Cambridge and
represents the closest large airport.
In addition, private air service is available at the Cambridge-Dorchester Regional Airport. Charter service
is offered at Easton Airport (15 miles north of Cambridge), while commercial commuter service is
available at Salisbury-Ocean City Wicomico Regional Airport, located approximately 35 miles east of
Cambridge.

Local and Regional Demographics
An important component in assessing the potential success of a multi-use event venue in Cambridge is
the demographic and socioeconomic profile of the local area. Specific demographic and socioeconomic
information that can provide an indication of the ability of a market to support an event facility includes
population, age, household income and corporate base. Promoters/planners of certain events such as
spectator events, performances and public/consumer shows (and other events that tend to draw largely
from the local driving area) often consider these factors when selecting the appropriate markets for their
events. Likewise, the proximate corporate base to an event facility is often an important indicator of the
ability of a facility to attract corporate event activity.
Exhibit I-5 demonstrates the markets and land area captured within the 25, 50 and 100-mile concentric
rings around Cambridge. These regions will be utilized throughout the report while analyzing and
comparing demographic and socioeconomic variables.
Exhibit I-5
Demographic Rings

100-Mile

50-Mile

25-Mile

Source: Microsoft Map Point.
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Exhibit I-6 provides a summary of key demographic characteristics for the city of Cambridge, markets
captured within 25, 50, and 100-mile concentric rings around the City of Cambridge, as well as data for
the State of Maryland and the United States as a whole.
Exhibit I-6
Demographics - Cambridge Area Summary

Demographic Variable

City of
Cambridge

Dorchester
County

25-Mile
Ring

50-Mile
Ring

100-Mile
Ring

State of
Maryland

U.S.

Population (1990)
Population (2000)
Population (2013)
% Change (1990-2013)

11,638
11,163
12,151
4.4%

30,236
30,674
32,655
8.0%

104,062
133,383
133,926
28.7%

1,234,054
1,664,864
1,702,768
38.0%

9,049,825
11,554,656
11,886,480
31.3%

4,781,461
5,773,552
5,891,302
23.2%

248,709,873
281,421,942
314,861,807
26.6%

Population (2018 est.)
% Change (2013-2018)

12,348
1.6%

32,947
0.9%

135,606
1.3%

1,766,611
3.7%

12,424,961
4.5%

6,092,527
3.4%

325,322,277
3.3%

Avg. Household Inc. (2000)
Avg. Household Inc. (2013)
% Change (2000-2013)

$36,475
$50,160
37.5%

$44,172
$61,418
39.0%

$56,418
$76,436
35.5%

$65,916
$93,960
42.5%

$70,483
$100,888
43.1%

$67,859
$96,167
41.7%

$56,644
$69,637
22.9%

Avg. Household Inc. (2018 est.)
% Change (2013-2018)

$52,614
4.9%

$64,781
5.5%

$81,297
6.4%

$106,262
13.1%

$112,818
11.8%

$108,047
12.4%

$71,917
3.3%

38.1

43.4

43.0

39.3

37.9

38.3

37.5

Median Age (2013, in years)
Source: Claritas Inc., 2013; U.S. Census Data, 2000

As shown above, the population of the City of Cambridge was approximately 11,200 in 2000, down from
11,600 in 1990. Projections based on U.S. Census data estimate Cambridge’s population to be
approximately 12,200 in 2013 and 12,300 in 2018.
The estimated population within 25 miles of Cambridge is approximately 134,000 for 2013, while the 50
and 100-mile rings were estimated at 1.7 million and 12.4 million, respectively. It is important to note
that a number of major metropolitan markets fall within the 50-mile and 100-mile rings surrounding
Cambridge, including Washington D.C, Baltimore, Philadelphia, and Richmond. This is evidenced in a
number of the demographic metrics, particularly population, population growth, and average household
income. Population growth in Cambridge between 1990 and 2013 was just four percent, far below the
broader market areas (29 percent, 38 percent, and 31 percent), the State of Maryland’s 23 percent
growth, and the national benchmark of 27 percent.
The average household income in Cambridge in 2013 is just over $50,000. The 25-mile ring surrounding
Cambridge has a household average of $76,000, while the 50-mile and 100-mile rings earn $94,000 and
$101,000, respectively. Though the income in Cambridge is significantly lower than that of the broader
areas, the growth in average household income that Cambridge has seen over the 2000 to 2013 period
(38 percent) is comparable to what all three areas studied and the State of Maryland saw over the
period. The national average household income in 2013 of $70,000 is nearly 40 percent higher than that
of Cambridge; however, the growth that Cambridge saw was considerably stronger than the national
average of 23 percent. Cambridge is estimated to experience an additional five percent growth in
average household income over the next five years, materially less than that of the surrounding
concentric rings and State of Maryland, but again higher than estimates for the national average (three
percent). The median age in Cambridge is 38 years, which is slightly older than the State of Maryland
and the national average.
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The number of corporations in a market is an important characteristic to evaluate when determining the
viability of any event facility. It is anticipated that a portion of the events at a new facility could
represent local area event activity such as corporate meetings, banquets, conferences, product launches,
training and other such events. The size of a local corporate base also tends to be correlated with the
level and breadth of supporting community amenities (i.e., hotels, restaurants, transportation
infrastructure, etc.), which are relevant when considering non-local events.
Based on information provided by the Maryland Department of Business & Economic Development,
Exhibit I-7 lists the largest employers in the Cambridge area ranked by estimated number of employees.
Exhibit I-7
Largest Employers in Cambridge

Organization

Number of
Employees

Hyatt Regency Chesapeake Bay Golf Resort (1)
Shore Health System
Delmarva Community Services
Cambridge International
Walmart
Signature HealthCARE at Mallard Bay
Genesis HealthCare / Chesapeake Woods Center
John W. Tieder
Air Liquide America
Kool Ice & Seafood
Egide USA
LWRC International
The Mushroom Company
Fresh & Green’s

585
385
350
278
230
175
100
100
70
70
68
67
65
60

(I) Includes seasonal staff
Source: Maryland Department of Business & Economic Development

In sum, Dorchester County is home to 730 businesses which, together, employ approximately 8,700
workers. When focusing on organizations within Cambridge, we note that there are approximately 14
companies or organizations that employ more than 50 people. Together, these top employers provide
more than 2,600 jobs in the community. The top employer for the Cambridge area is the Hyatt Regency
Chesapeake Bay Golf Resort, with an estimated 585 employees. However, this figure includes seasonal
staff. Other large employers in the market include Shore Health System, Delmarva Community Services,
Cambridge International and Wal-Mart.
Given the limited size of these companies, as well as the sectors in which they operate, only modest
corporate event demand can be expected for new multipurpose event facility development in Cambridge.

Local and Regional Lodging and Event Facility Inventory
Though a new event venue in Cambridge is likely to attract a large majority of its business through local
community event needs, there is a potential for some level of outside event activity to be attracted. With
that in mind, it is important to consider a community’s hospitality infrastructure in terms of hotels,
restaurants, entertainment and other such factors. These offerings contribute heavily to the potential
success of a multi-use community event center, in particular in its ability to draw outside events. The
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marketability of any event facility increases when a variety of amenities and visitor infrastructure is
located within a close proximity of the venue.
The supporting hospitality infrastructure also plays a key role in generating the desired economic impact
of added event space. A paramount component of this hospitality infrastructure is the local inventory of
quality hotel properties. As such, the primary hospitality infrastructure for Cambridge is outlined in
Exhibit I-8 below.
Exhibit I-8
Lodging - Cambridge Hotels

Facility

Rooms

Hyatt Regency Cambridge

400

America's Best Value Inn

90

Holiday Inn Express

84

Comfort Inn & Suites

65

Days Inn & Suites

49

As shown, there are five lodging properties in the Cambridge area. Among these five properties, a total
of 688 guestrooms are offered. The largest individual property, the Hyatt Regency Cambridge, offers 400
(or 58 percent) of the market’s total hotel rooms. Exhibit I-9 presents the location of the existing hotel
properties in Cambridge.
Exhibit I-9
Primary Cambridge Area Hotels
1 – Hyatt Regency (400 rooms)

– 1 hotel with 100 to 499 rooms.

2 – America’s Best Value Inn (90)

– 4 hotels with less than 100 rooms.

3 – Holiday Inn Express (84)
4 – Comfort Inn & Suites (65)
5 – Days Inn & Suites (49)

One-Mile Radius

Governor’s
Hall

1

2
3

Source: Google, 2013

Feasibility Study for a Proposed New Multipurpose Event Venue in Cambridge
Page 9

4

5

As shown, the location of the five hotel properties in Cambridge is somewhat clustered on the City’s
southeastern edge, south of the Choptank River or near U.S. Route 50.
The number of potentially competitive event facilities, both within the market and regionally, is also an
important consideration with respect to the overall viability of any potential event facility. As will be
described, aside from Governor’s Hall, the Cambridge market currently offers a variety of smaller meeting
and event facilities. Importantly, within a 60-mile radius, there are four facilities outside of Cambridge
that have been identified as potentially competitive with a new multipurpose event facility in Cambridge.
This summary is not all inclusive, but highlights the primary event venues. The location of several
existing primary regional event facilities is presented in Exhibit I-10.
Exhibit I-10
Competitive Regional Event Facilities

Avalon Theater
Easton, MD

East New Market Fire House
East New Market, MD
Cambridge, MD

Ocean City Conv Ctr
Ocean City, MD
Wicomico Youth & Civic Center
Salisbury, MD
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Based on detailed interviews conducted with management of the facilities noted above as well as the
primary event venues located within Cambridge, we have prepared case studies highlighing the space
offerings/seating capacities, event characteristics, financial performance, rental rates, funding and other
information, as available.

Hyatt Regency Chesapeake Bay
Cambridge, MD
Located on the Choptank River in Cambridge, this 400 room, 400 acre, high-end resort property provides
approximately 24,000 square feet of sellable event space. Other on-site amenities of this full-service
property include an 18-hole golf course, spa, 150-slip marina, three pools, four restaurants, tennis courts
and a gym.
In terms of event space, the hotel provides
approximately 16,100 square feet of ballroom
space, as well as 7,900 square feet of breakout
meeting rooms (divisible into as many as 13
individual rooms). The largest contiguous event
space is the 11,300-square foot Chesapeake
Ballroom, which is divisible into seven sections. In
recent years, the event market at the hotel has
suffered due to a significant decrease in
government usage of space. The hotel is able to
provide room blocks of between 350 and 400 to
accommodate the needs of large events.
Event space at the hotel is regularly home to events such as corporate functions (training, seminars,
product launches, etc.), state and regional association events, weddings, fundraisers, political gatherings,
SMERF (social, military, educational, religious, educational and fraternal) and other public and private
events. Pricing of the venue can be prohibitive to many potential users (i.e., non-profit groups, etc.).

Dorchester Center for the Arts
Cambridge, MD
Located in downtown Cambridge on High Street, the Dorchester Center for the Arts provides several
opportunities for event space rentals to outside organizations. Current space offerings at the Center
include three small studios, a gallery with a small stage and a gift shop. The Gallery can accommodate
groups of up to 150 in a reception style setting and 50 for
a seated dinner function.
The Center recently completed approximately $1.8 million
in upgrades to preserve and enhance this historic building.
Approximately $600,000 was recently spent to renovate
existing second floor space into a new 5,100-square foot
event space that will open in late 2013. It is estimated
that this space could accommodate groups of up to 350 in
a reception style setting and 200 for a seated dinner
function. This space will not be sub-divisible and will not
provide a kitchen. It will be ADA compliant and provide
ceiling heights ranging from 12 to 15 feet.
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It is envisioned that this space could host a variety of local gatherings, as well as art exhibitions. Other
potential uses include conversion into a black box theater (with rented tiered platforms) with seating for
up to 150 people. It is expected that this space could rent for approximately $1,000 per day.

Saint Refuge of Sinners Catholic Church - Minnette Dick Hall
Cambridge, MD
Located in northern Cambridge (approximately one mile from downtown),
Minnette Dick Hall is part of Saint Refuge of Sinners Catholic Church. It
provides approximately 5,400 square feet of contiguous, non-divisible,
gymnasium-style space (with a permanent stage) and is capable of hosting
groups of up to 300 people. The church was built in the 1970’s and the event
space has not been updated or improved since initial construction.
Based on conversations with facility management, the event space is primarily
utilized for internal, church-related events. However, it is estimated that approximately 12 outside (nonchurch related) events take place each year, primarily on the weekend. Most of the outside facility
rentals are family-related events, such as weddings, reunions, holiday parties, banquets, etc. Rental
rates for Minnette Dick Hall are capped at a high of $550 per day and include a $200 fee for use of the
full-service kitchen.

East New Market Volunteer Fire Department
East New Market, MD
Located approximately ten miles from Cambridge in East
New Market, the East New Market Volunteer Fire
Department was constructed in late 2010. The 18,000
square foot facility provides approximately 7,500 square
feet of non-divisible event space (with 12-foot ceilings) is
capable of hosting groups of up to 360 people in in a
seated/table setting.
Based on conversations with facility management, the
facility hosts between 50 and 75 outside events each
year, which is three to four times the amount of events
that were projected to be accommodated at the venue
prior to its opening. The majority of these outside events take place on weekends. Examples of the
types of events frequently held at the facility include weddings, church services, dinners, private parties,
proms, etc.
Rental fees for the facility are structured as follows:


Friday-Saturday - $500 for first five hours, $75 per hour after hour five



Sunday-Thursday - $250 for first three hours, $50 per hour after first three hours

Facility amenities include dressing rooms, a full-service commercial kitchen (with serving window,
audio/visual equipment and wireless internet service.
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The facility was developed at a total cost of $923,000 (including site work) and was funded through a
long-term, low rate USDA federal loan program that provided a $1 million loan at 3.25 percent for 40
years. The Fire Department also received a $50,000 USDA grant.

Avalon Theatre
Easton, MD
The Avalon Theatre is located in downtown Easton and
was built in 1921.
After numerous owners and
renovations throughout the years, including a $1.36
million renovation completed in 1989, the Theatre was
purchased in 1992 by the City of Easton.
After
discussion and analysis regarding the future of the
facility, the town turned the operation over to nonprofit corporation and professional management
organization, the Avalon Foundation, Inc. In 1994, the
town entered into a lease agreement with the Avalon
Foundation, which continues to operate the Theatre
today.
The Theatre provides a total seating capacity for up to 400 attendees. Approximately 200 seats are fixed
and are typically sold as general admission. They’re located on the second level of the Theatre in what
are considered the balcony and mezzanine levels. The main floor space allows for up to 200 additional,
movable seats. The number and arrangement of the floor seats changes based on the event being
hosted.
The Theatre hosts more than 200 events/acts annually of different varieties (both local and non-local),
including musical acts of all levels (including national touring acts), musical and dramatic theater,
fundraisers, comedy shows, lectures, receptions, educational programs, symphony orchestras, classic film
screenings, festivals, and auctions. Within the community, there are over 100 groups who use the
Avalon Theatre as a meeting, rehearsal, and/or performance venue.

Talbot County Community Center / Hog Neck Arena
Easton, Maryland
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The Talbot County Community Center and Hog Neck Arena is located just north of Easton. This
multipurpose facility is owned and operated by Talbot County. It opened in 1976 and underwent a major
renovation in 2005/2006. The renovation included an addition on the north side of the Center to provide
lockers and team rooms for hockey players; an addition on the south side for a new entrance; a new
heating, ventilation and air conditioning system; a sprinkler system; new dasher boards surrounding the
ice; a water treatment system to provide harder and cleaner ice; more durable, specialty lighting; a new
sound system; and a heated viewing canopy. Total cost of the project was approximately $8.5 million,
funded through an anonymous $2.5 million donation and $6.0 million from the County.
The facility’s primary space offering is its 17,000-square foot ice arena that, during the summer months,
doubles as a roller skating rink and flat-floor exhibition hall capable of accommodating tradeshows and
large community events. In addition to the arena, the facility offers a 6,500-square foot curling rink and
five meeting/conference rooms that provide a total of 5,800 square feet.
Rental rates for the main arena are $190 per hour, without ice ($173 per hour for non-profit users), and
$275 per hour with ice. The curling rink rents for $86 per hour ($65 for non-profit) and can be combined
with the ‘Chesapeake’ meeting room for $115 per hour. Individual meeting room rentals are either $36
per hour or $50 per hour, depending upon the room. The entire center, with a listed capacity of 1,000,
can be rented for $3,000 per hour.
Though capable of accommodating a variety of events, the Center hosts primarily ice-related guests.
According to Center management, approximately 20 non-ice events are held throughout the year,
drawing a total of approximately 2,000 guests.

Roland E. Powell Convention Center
Ocean City, MD

such as wrestling, as well as concerts.

The recently-expanded Roland E. Powell
Convention Center is located on the waterfront
of the Isle Wight Bay in Ocean City. The venue
provides more than 138,000 square feet of
sellable exhibit, meeting and ballroom space.
The 63,000-square foot exhibit hall is the largest
contiguous event space on the Eastern Shore of
Maryland. It can also be converted into a 5,000
seat indoor arena that can host sporting events

Earlier this year, the Center completed Phase I of a two-phased
expansion initiative aimed at positioning Ocean City as more of
a four-season destination by attracting additional convention
and trade events. This first phase added 32,000 square feet of
new space, including a new lower exhibit hall of 14,200 square
feet and a new 12,700-square foot Bayfront Ballroom.
Improvements were also made to hallways, storage areas,
truck docks, mechanics and staff office space. Total costs
associated with the Phase I expansion approximated $8.15
million and were shared by the Town of Ocean City and the State of Maryland. Based on consultant’s
estimates, the new tax revenue for the State generated as a result of this expansion approximates $1.1
to $1.6 million annually.
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Phase II will feature a 1,200-seat performing arts auditorium, which will attract major shows, concerts,
plays and other performances. It will include two tiers of fixed seating and is estimated to be completed
in early 2015. Phase II is a $14 million project, with the Maryland Stadium Authority funding $5.7 million
and the Town of Ocean City funding $8.3 million (which was generated by a 2013 bond issue).
The facility hosts approximately 100 events each year, including 30 to 40 conventions and tradeshows
(including many state and regional association events). Total attendee days associated with event
activity typically exceeds 400,000 people per year. Operating deficits incurred as a result of facility
operations are generally greater than $2.0 million each year.
Ocean City currently offers more than 10,000 hotel rooms in a variety of properties at diverse price
points. The community also offers approximately 25,000 condominium units for rent, which offer a
unique lodging option for some event types.

Wicomico Youth and Civic Center
Salisbury, Maryland
Located in Salisbury, the Wicomico Youth and
Civic Center is a multi-purpose facility that is
owned by Wicomico County and operated by
the Wicomico Department of Recreation,
Parks and Tourism.
Built in 1980, the Center attracts more than
225,000 visitors and event attendees each
year. Over the past several years, the Center
has hosted an average of approximately 225
events annually.
Corporate, social and
entertainment events have historically accounted for the largest portions of event activity.
This multipurpose venue hosts a wide variety of event
types including concerts, family shows, trade/consumer
shows,
recreational/athletic/sporting
events,
symposiums, banquets, weddings, class reunions,
theatrical performances, business meetings, high school
proms/dances and other community events. Excluding
public recreation functions, the Center hosted a total of
306 events attracting more than 172,000 people in fiscal
year 2012. Based on estimates provided by facility
management, the Center generated nearly $17 million in
economic impact for Wicomico County.
The WYCC
currently includes the following building elements:


Normandy Arena - 30,000 square feet of column-free, multi-use space. The arena can accommodate
approximately 2,500 people for banquets and arena-style seating for 5,400.
rents for $3,300 per day.



This space typically

Midway Room - 10,000 square feet of column-free space, as well as an auditorium style stage. This

room can accommodate up to 600 people for banquets and 1,000 people for theater-style events.
This space typically rents for $940 per day.


Flanders Rooms - 5,900 square feet of space that can be subdivided into seven breakout rooms.
Individual rooms rent for $135 per day, with discounts applied for multiple room rentals.
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Danang Rooms - 4,000 square feet divisible into three breakout rooms. Individual rooms rent for
$135 per day, with discounts applied for multiple room rentals.

Over the past few years, operating revenues at the Center have averaged nearly $1.4 million while
expenditures have averaged approximately $1.6 million. The facility has experienced operating losses of
between $165,000 and $446,000. These operating losses are offset by a County tax subsidy. New
revenue streams being captured by the facility in recent years include growth in catering and concessions
revenue (resulting from improved product selection, quality and service) over $50,000 in sales of static
and video advertising/event sponsorships.
In 2008, the County adopted a plan to restore the Center. The cost to fund these items over a 20 year
period is estimated $4.5 million and is funded in part by a $2.5 million general obligation bond issue, as
well as by an admission fee (5.0 percent), hotel room tax (1.0 percent), rental fee on non-admission
events (5.0 percent) and an annual budget appropriation of $140,000.
Facility management completed a Market and Economic Analysis in 2012 to identify potential
expansion/improvement options for the Center. Recommendations included the addition of a divisible
10,000 to 12,000-square foot ballroom, an additional 10,000 to 12,000 square feet of divisible, flexible
space that can serve as swing space and accommodate a variety of functions, and approximately 4,000
square feet of breakout meeting space.
The following table summarizes the maximum seating capacities at each of the identified competitive
local and regional venues.

Exhibit I-11
Summary of Seating Capacities at Competitive Local & Regional Venues

Facility
Roland E. Powell Convention Center
Wicomico Youth and Civic Center
Governor's Hall
Hyatt Regency Chesapeake Bay
Talbot County Community Center / Hog Neck Arena
Avalon Theatre
East New Market Volunteer Fire Department
Dorchester Center for the Arts
Minnette Dick Hall

Market
Ocean City, MD
Salisbury, MD
Cambridge, MD
Cambridge, MD
Easton, MD
Easton, MD
East New Market, MD
Cambridge, MD
Cambridge, MD

Maximum
Capacity
5,000
2,500
1,800
1,300
1,000
400
360
350
300

Seating
Style
Tiered/Floor
Tiered/Floor
Floor
Floor
Tiered
Tiered
Floor
Floor
Floor

Local & Regional Attractions
In addition to the museums and cultural event facilities outlined previously, Cambridge offers a number
of attractions and recreational opportunities. Prominent attractions in the region are listed below.


Blackwater National Wildlife Refuge



Choptank River Lighthouse



Brannock Education & Research Center



Dorchester Center for the Arts



Bucktown Village Store





Cambridge Arts & Entertainment District
(various galleries)

Dorchester Heritage Museums
Gardens (LaGrange Plantation)"



Harriet Tubman Museum and Education
Center



Cambridge Main Street
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and



Harriet Tubman Underground Railroad
All American Road and National
Monument



More than 1,700 miles of shoreline
(fishing, biking, boating, canoeing)



Historic Walking Tours



Nathan of Dorchester Skipjack



James B Richardson Maritime Museum



Ruark Boatworks



Layton's Chance Vineyard and Winery



Stanley Institute

From an event planner’s perspective, these attractions allow Cambridge to offer amenities when
considering destinations, particularly in catering to attendees and exhibitors that travel with
relatives/friends. Cambridge is also recognized for its history of annual events and festivals.

Demographic and Socioeconomic National Market Comparisons
To gain an understanding of the relative strength of the Cambridge market area, it is useful to compare
various demographic and socioeconomic characteristics among national comparable markets supporting
similar venues. CSL identified ten comparable markets throughout the country that match Cambridge’s
profile and/or that are otherwise relevant in the evaluation of the Cambridge market. For purposes of
this analysis, we have also included Salisbury, Maryland, given its facility offerings and relative proximity
to Cambridge.

Population
Exhibit I-12 presents population statistics among the comparable markets reviewed.
Exhibit I-12
Comparison of Market Population
Market

City

County

25-Mile

50-Mile

100-Mile

Decatur, IL

76,193

110,634

Keizer, OR

37,920

323,427

156,817

885,713

2,506,343

565,097

2,560,593

3,577,921

Salisbury, MD

31,991

Carbondale, IL

26,262

99,692

251,009

624,851

9,105,280

60,512

185,178

491,150

Daphne, AL

3,791,026

22,946

191,950

509,765

1,119,536

2,006,059

Watertown, SD

21,866

27,686

36,372

105,969

591,599

Lebanon, MO

14,827

35,697

76,921

479,987

1,676,215

Hutchinson, MN

14,101

36,154

90,755

1,144,242

4,384,284

West Plains, MO

12,168

40,962

58,642

196,821

1,421,962

Cambridge, MD

12,151

32,655

133,926

1,702,768

11,886,480

Decatur, TX

6,178

60,659

165,337

3,418,282

7,512,107

Trenton, NC

252

9,855

272,317

905,653

3,613,751

24,100

90,700

215,300

1,084,800

3,653,300

10

10

8

3

1

Average (excluding Cambridge)
Cambridge Rank (out of 12)
Sorted by city population
Source: Claritas, Inc. 2013
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Among the selected comparable markets reviewed, Trenton, North Carolina’s population represents the
lowest, in terms of city population, while Decatur, Illinois’ city population of 76,200 is the largest. The
overall average city population (excluding Cambridge) approximates 24,100. Within a 25-mile radius of
the respective markets, the population ranges from a low of 36,400 in Watertown, South Dakota, to a
high of nearly 570,000 in Keizer, Oregon, and a market average (excluding Cambridge) of 215,000.
Within a 100-mile radius, the population ranges from a low of just about 600,000, again for Watertown,
South Dakota, to a high of nearly 12 million for Cambridge. The overall average population (excluding
Cambridge) within a 100-mile radius approximates 3.7 million people. As can be seen in the chart,
Cambridge is extremely small at the city and county level, relative to the other markets, but has an
extremely large population base within 50 and 100 miles.

Average Household Income
Average household income is an after tax, disposable income measure. This statistical figure can be
useful to consider when evaluating consumer capacity and propensity to spend personal income on
leisure goods and services, such as attending local events. Exhibit I-13 shows the average household
income within each city, county and a 25, 50, and 100-mile radius of the comparable markets.

Exhibit I-13
Comparison of Average Household Income
Market

City

County

25-Mile

50-Mile

100-Mile

Daphne, AL

$75,871

$66,346

$59,941

$58,806

$58,398

Hutchinson, MN

$65,635

$63,161

$62,245

$87,439

$76,212

Keizer, OR

$63,061

$57,613

$58,755

$66,376

$64,200

Watertown, SD

$56,766

$59,241

$59,455

$57,557

$60,257

Decatur, TX

$56,559

$57,177

$70,070

$77,317

$74,180

Salisbury, MD

$54,368

$63,997

$61,661

$67,736

$96,634

Cambridge, MD

$50,160

$61,418

$76,436

$93,960

$100,888

West Plains, MO

$47,341

$45,961

$43,661

$43,242

$48,546

Trenton, NC

$45,524

$50,713

$53,381

$53,655

$61,698

Decatur, IL

$43,045

$48,942

$52,207

$63,876

$61,722

Lebanon, MO

$42,162

$48,211

$49,747

$47,852

$51,124

Carbondale, IL

$41,823

$49,518

$51,177

$52,722

$61,389

Average (excluding Cambridge)

$53,800

$55,500

$56,600

$61,500

$64,900

7

4

1

1

1

Cambridge Rank (out of 12)
Sorted by city average household income
Source: Claritas, Inc. 2013

The comparable markets’ average household income ranges from a low of $41,800 in Carbondale, Illinois,
to a high of $75,900 in Daphne, Alabama. The average household income among the comparable
markets reviewed (excluding Cambridge) is $53,800, which is slightly higher than that of Cambridge,
which is $50,200 (ranked 7th of 12). As was the case with the population of Cambridge and its greater
market area, its average household income increases significantly relative to the average of the other
markets when considering broader geographic areas. Cambridge’s 25-mile ring has an average
household income of $76,400, over $15,000 higher than the comparable market average of $56,600.
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The 50 and 100-mile results are even more dramatic, with the 100-mile radius surrounding Cambridge
having an average household income of $100,900, over 50 percent higher than the comparable market
average. Cambridge’s proximity to the Washington D.C. and Baltimore metro areas, both of which fall
entirely within the 100-mile radius (and heavily within the 50-mile), would explain the dramatic increase.

Median Age
Exhibit I-14 presents the median age for the selected comparable convention and event facility markets.
Exhibit I-14
Comparison of Median Age
Market

City

County

25-Mile

50-Mile

100-Mile

Trenton, NC

45.4

44.2

33.9

34.8

36.1

Daphne, AL

40.9

41.5

38.0

38.2

38.0

Decatur, IL

39.0

40.3

40.7

35.8

38.4

Cambridge, MD

38.1

43.4

43.0

39.3

37.9

Hutchinson, MN

37.6

39.2

39.3

37.8

37.0

West Plains, MO

37.0

39.4

41.1

45.9

39.3

Watertown, SD

36.9

37.5

37.9

36.8

37.7

Keizer, OR

36.2

35.3

36.2

37.1

37.8

Lebanon, MO

35.6

39.1

39.7

37.8

38.2

Decatur, TX

35.0

38.3

37.9

34.3

34.6

Salisbury, MD

31.0

35.9

38.9

41.9

37.9

Carbondale, IL

24.5

30.8

37.7

39.2

39.1

Average (excluding Cambridge)

36.3

38.3

38.3

38.1

37.6

4

2

1

3

6

Cambridge Rank (out of 12)
Sorted by city median age
Source: Claritas, Inc. 2013

As illustrated, the median age of the comparable market Cities ranges from 24.5 years of age in
Carbondale, Illinois, to 45.4 years of age in Trenton, North Carolina, with an average median age (not
including Cambridge) of 34.0 years of age. Cambridge, with a median age of just over 38, has the fourth
highest median age among the 12 markets.

Corporate Inventory
Local corporations can oftentimes provide a substantial amount of utilization through conferences,
meetings, banquets, training sessions, product launches and other such events. For a multipurpose
event facility such as that being considered in Cambridge, local companies can be an important purchaser
of sponsorships and tickets to events/performances. They can also play a key role in upfront and
ongoing facility funding through donations and endowment contributions. Indirectly, the size of a local
corporate base also tends to be correlated with the level and breadth of supporting community amenities
(i.e., hotels, restaurants, transportation infrastructure, etc.).
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Exhibit I-15 presents the total number of businesses within the comparable markets analyzed.
Exhibit I-15
Comparison of Corporate Inventory (Total Number of Businesses)
Market

City

County

25-Mile

50-Mile

100-Mile

Decatur, IL

3,492

Salisbury, MD

3,232

4,443

6,378

37,554

100,754

8,026

10,421

28,331

370,010

Daphne, AL
Carbondale, IL

1,691

9,917

23,266

47,409

83,544

1,673

2,610

8,048

21,239

153,246

Lebanon, MO

1,607

1,836

3,411

22,454

74,792

Watertown, SD

1,529

1,612

2,090

6,080

32,499

West Plains, MO

1,522

2,171

2,936

9,504

61,312

Decatur, TX

1,023

2,559

5,116

130,300

280,969

Cambridge, MD

1,022

1,519

5,834

65,340

469,307

Hutchinson, MN

993

1,818

4,213

48,193

175,912

Keizer, OR

986

12,817

21,365

111,064

155,882

Trenton, NC

159

329

10,305

32,979

136,128

1,630

4,380

8,870

45,010

147,730

9

11

7

3

1

Average (excluding Cambridge)
Cambridge Rank (out of 12)
Sorted by city business establishments
Source: Claritas, Inc. 2013

As shown, Decatur, Illinois, with 3,490 businesses, has the most establishments among the list of 12
cities, while Trenton, North Carolina has just 159. The average number of business establishments
among the comparable civic center markets (excluding Cambridge) is 1,630, considerably higher than
Cambridge’s 1,020. Once again, however, as we move outside of each city and include the surrounding
25, 50, and 100-mile geographic rings, Cambridge gains competitiveness and ranks first in total
establishments (100-mile). The average (excluding Cambridge), captured within the 100-mile radius
measure, is just under 150,000 businesses, far below Cambridge with 470,000.

Summary
The overall level of traditional entertainment and visitor amenities in the Cambridge area is fairly limited
(an attribute generally comparable to other similarly-sized communities). Although Cambridge has
experienced somewhat of a renaissance with regard to the vibrancy of its downtown, other factors such
as the relatively limited number of hotel rooms in the community, driving distance from regional
population bases, variety of competitive venues locally and regionally, limited air accessibility and
demographic characteristics will have varying degrees of impact on the ability of a new Cambridge event
facility to attract both local and non-local events. Specific implications will be subsequently discussed.
Cambridge is within relatively close proximity of the greater metropolitan areas of both Baltimore and
Washington, D.C. This highly-populated area would, in most cases, be looked at as providing
considerable opportunity when it comes to evaluating the potential success of a multipurpose event
venue and the possibility of attracting both event producers and related attendees. As will be further
discussed however, Cambridge’s location on the eastern shore of the Chesapeake Bay and approximately
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40 miles south of the Chesapeake Bay Bridge’s connection to the western shore presents accessibility
problems, which could hinder its ability to attract outside interest.
As noted herein, a wide variety of event facilities currently exist both within Cambridge on the eastern
shore of Maryland. This inventory of event space can and will have an effect on a potential new venue in
Cambridge and has been carefully considered throughout this analysis.
The demographic and socioeconomic characteristics of a local market are important components in
assessing the potential success of a possible multipurpose event center. The strength of a market in
terms of its ability to attract events and attendees, and generate revenues, is predicated somewhat on
the size of the regional market area population and its demographic makeup. The demographics in the
immediate Cambridge area, which can also be an important consideration of event planners/producers,
are not particularly robust. Further, the population and average household income for both the City of
Cambridge and Dorchester County do not suggest a large and financially-healthy population.
These data will be important going forward in our analysis and will help to help to shape the market in
which a new multipurpose event facility in Cambridge could be successful.
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II.

Analysis of Historical Governor’s Hall Operations

The purpose of this section is to inventory and analyze key elements of the historical operations of
Governor’s Hall. Understanding utilization levels, event mix and other such characteristics of the facility is
important to provide a basis from which to evaluate potential demand for a potential new event facility to
replace Governor’s Hall.
Working closely with facility management, we have summarized recent event activity at Governor’s Hall,
focusing on the past four years (2010 to 2013). These data are useful in understanding the types and
levels of event activity, as well as the associated attendance, on which evaluation of future event
potential and increased event opportunities can partially be based.

Governor’s Hall is located on the banks of the Choptank River in Cambridge, Maryland. The versatile, low
finish facility was created in the mid 1990’s from a former Bumblebee Tuna warehouse. The venue
provides approximately 13,700 square feet of contiguous, non-divisible, flat floor event space, as well as
approximately five acres of outdoor space.
Governor’s Hall hosts a wide variety of primarily local/community events, including concerts, festivals,
meetings, consumer shows, food and beverage functions, community events, weddings and other events.
For purposes of our analysis, we have segmented all Governor’s Hall event activity into the following nine
event types:


Community Event



Concert/Entertainment



Festival



Meeting/Banquet/Reunion



Other



Public/Consumer Show



School/Religious Event



Tradeshow/Expo



Wedding

Feasibility Study for a Proposed New Multipurpose Event Venue in Cambridge
Page 22

We begin with an overall summary of the total number of events hosted at Governor’s Hall for the 4-year
period spanning 2010 through 2013. It should be noted that data for 2013 are inclusive of events
booked through July. It’s possible that additional bookings could take place and associated event and
attendance levels could increase). Exhibit II-1 presents the total number of events taking place each
year, segmented into the previously identified event types.
Exhibit II-1
Total Number of Events at Governor’s Hall (2010 – 2013)

2010
Meeting/Banquet/Reunion

10

Festival

5

Concert/Entertainment

5

Community Event

Public/Consumer Show

5

School/Religious Event

5

Other

3
1

0

6

4
5

7

4
3

8

5

7

2

9
8

4

2013
10

10
10

3
3

9

8

4

2012

7

7

Wedding

Tradeshow/Expo

2011

4

Total Events
2010:
2011:
2012:
2013:

3

4

2

3

5

10

15

20

25

30

45
46
54
48

35

40

Number of Events
Source: CSL International ; Governor’s Hall, 2013

As shown, the number of events held at Governor’s Hall over the period spanning 2010 through 2013 has
remained relatively consistent, rising just slightly from 45 events in 2010 to 46 in 2011 and then again to
a peak of 54 in 2012. 2013 shows a slight decline to a total of 48 events for the year; however this data
includes only bookings that were scheduled as of July 2013. Based on conversations with facility
management, event bookings for 2014 are strong and could exceed 2013 levels. However, given the
uncertain nature of the future of the facility, some large events once held at Governor’s Hall have
recently moved to other venues in the area (these events include the Grand National Waterfowl
Association’s Grandtastic Jamboree, Crabtoberfest and the Chamber of Commerce’s annual banquet).
Meeting/Banquet/Reunion events have represented the largest portion of facility usage over the four-year
period, averaging nine events per year. There was a slight dip in 2011 and 2012; however, overall, this
event segment has been relatively consistent. The next largest event market at Governor’s Hall, festival
events, averaged eight events per year, and includes such large events as Seafood Feast-I-Val, Rod &
Gun Club Crab Feast & Oyster Roast, American Cancer Society Country Music Festival, and several Latino
music and dance festivals. Concert/entertainment events averaged nearly eight events each year. All
three categories have been relatively consistent over the period. Weddings were the only event class of
the remaining six that have grown over the period, increasing from four events in both 2010 and 2011, to
seven in both 2012 and 2013. Based on conversations with facility management, it is estimated that
approximately 80 percent of all events taking place at Governor’s Hall are local in nature and tend to
attract relatively few out-of-town attendees.
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Throughout each year, between 10 and 15 events utilize not only the indoor space available within
Governor’s Hall but also occupy outdoor space adjacent to the venue. Examples of such large events
include the following:


Rod & Gun Club Crab Feast



Bay Country Automobile Association



Maryland Boatbuilders and Dealers Expo



Fun Dog Show



Senior Celebration Expo



Ironman Eagleman Triathlon



Seafood Feast-I-Val



Veterans Recognition Expo

The availability of outdoor space at Governor’s Hall is attractive to many large seasonal events and is a
unique attribute to the venue that is not commonly found at regional and national venues with a similar
focus. This outdoor element can be an important competitive advantage for Governor’s Hall and will be
considered throughout this report.
We have also analyzed Governor’s Hall Exhibition Hall event activity in terms of utilization days.
Utilization days include dates during which the event is held, plus the dates required for event set up and
tear down. Exhibit II-2 presents the total number of utilization days by event type for the same 2010
through 2013 time period.
Exhibit II-2
Total Number of Utilization Days by Event Type
(2010-2013)

2010
Festival

2011

9

Meeting/Banquet/Reunion

9

10

Concert/Entertainment

Other
Wedding

4

Public/Consumer Show
School/Religious Event
Tradeshow/Expo

3

11

1

0

3

5

7

10

8

5

9
8

7

6

8

10
7

4

11

8

4

7

12

9

10
8

4

Total Utilization Days

5

2010:
2011:
2012:
2013:

5

3

10

Source: CSL International; Governor’s Hall, 2013

2013

10

7

5

Community Event

2012

15

20

25

Utilization Days
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30

55
63
62
67
35

40

As shown, the total number of utilization days at Governor’s Hall was also relatively consistent over the
referenced period. Total utilization days increased from 55 in 2010 to 63 in 2011, fell slightly to 62 in
2012, and then rebounded to a high of 67 in 2013. Over the four-year period, the facility has averaged
just less than 62 utilization days per year. Festivals, public/consumer shows and tradeshow/expo events
tend to last longer than other event types, creating more of an impact on overall utilization. Meetings,
banquets, reunions, concert and entertainment events tend to last one day, generating relatively little
usage on a per-event basis.
When considering the types of events generating the most overall usage of the facility, it is important to
note that event activity associated with festivals, as well as meeting/banquet/reunion events have
increased each of the past three years. In 2013, these two event segments accounted for a combined 35
percent of total Governor’s Hall utilization days. Over the four-year period, these two categories
combined have accounted for just over 30 percent of facility usage, on a weighted-average basis.
Notable festivals held at the venue have included: Grand National Waterfowl Association Jamboree (4
utilization days), American Cancer Society Country Music Festival (3 days), Seafood Feast-I-Val (3 days),
Annie Oakley Fesitval (2 days) and Crabtober Festival (1 day). In recent years, the Hall has also
consistently hosted concert/entertainment and community events, each accounting for eight to ten
utilization days per year. As will be discussed in a subsequent chapter of this report, the vast majority of
events hosted by comparable event venues tend to be local events, providing a significant component of
facility usage and revenue generation.
Exhibit II-3 displays both annual and weekend occupancy levels at Governor’s Hall over the four-year
period spanning 2010 through 2013. Annual occupancy levels are measured by taking the total number
of annual utilization days at the facility and dividing that number by 365 days in the year. Weekend
occupancy levels are measured by taking the total number of weekends containing at least one utilization
day and dividing that number by 52 weeks in the year. For the purposes of this analysis, Fridays,
Saturdays, and Sundays are considered weekend days.
Exhibit II-3
Annual and Weekend Occupancy Levels (2010-2013)
Weekend Occupancy (of 52 Weekends)

Annual Occupancy (of 365 Days)

100%
88%

90%

Annual Occupancy

80%

81%

75%
69%

70%
60%
50%
40%
30%
20%

17%

15%

17%

18%

10%
0%

2010

2011

2012

Source: CSL International; Governor’s Hall, 2013
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2013

Annual occupancy levels at Governor’s Hall have increased slightly between 2010 and 2013. In particular
occupancy measured 15 percent in 2010 (or 55 days), 17 percent in 2011 and 2012 (62 days), and 18
percent in 2013 (65 days). Such data may indicate that there is still significant capacity for increased use
at Governor’s Hall, provided event demand is present and can be realized. However, when focusing on
weekend availability and utilization, it becomes clear that the majority of facility utilization falls on
weekend days. Of 52 weekends, 75 percent (or 39 weekends) were occupied in 2010, 69 percent (or 36)
in 2011, 88 percent (or 46) in 2012, and 81 percent (or 42) in 2013.
Based on conversations with facility management, Governor’s Hall is able to accommodate groups of up
to 1,800 people for concerts and other large, non-seated events. The Hall can host groups of up to 950
people in a seated, round table environment. Based on estimates provided by facility management, CSL
has also analyzed attendance levels among Governor’s Hall events in recent years. Exhibit II-4 outlines
the total annual attendance for the 2010 through 2013 period. Total annual attendance includes all
individuals that visited an event at Governor’s Hall during the year.
Exhibit II-4
Total Annual Attendance (2010-2013)

Average Attendance/Event

33,125

35,000

600

24,663

30,000

23,575

24,849

25,000

500

400

18,033
20,000

562

15,000

10,000

463

300

504

456

200

339
100

5,000
0

Average Attendance Per Event

Total Annual Attendance

Total Annual Attendance

0

2010

2011

2012

2013

4-Year Weighted
Average

Source: CSL International; Governor’s Hall, 2013

Over the past four years, annual attendance at Governor’s Hall has averaged nearly 25,000. Annually,
attendance numbers rose from approximately 18,000 (in 2010) to 23,600 (in 2011), then further to a
peak of 33,100 (in 2012) before falling to 24,700 (in 2013). Based on all event activity over the past four
years, the attendance numbers above represent a weighted-average of approximately 460 attendees per
event.
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To get a better understanding of annual attendance levels at Governor’s Hall and to help characterize the
impact of the event mix at the facility, attendance levels were segmented by event type and analyzed
over the past four years. Such analysis can be beneficial in identifying strengths of and potential
opportunities for the facility. Exhibit II-5 shows the annual attendance for each of the nine event types for
the same four-year period.
Exhibit II-5
Total Attendance by Event Type (2010-2013)

2010
Festival

2,300

Other

6,275

3,700

Community Event

2,050

3,925

2,908

1,925

Public/Consumer Show

2,750

2,450
4,100

Wedding

875 1,700

School/Religious Event

2,400

0

4,750

2,525

6,488

4,573

3,225

2,775

2,944

2,901

2,372

Annual Attendance

3,600

2010:
2011:
2012:
2013:

1,840

3,000

Source: CSL International; Governor’s Hall, 2013

6,000

2013

4,932

8,900

Meeting/Banquet/Reunion

Tradeshow/Expo

2012
6,450

3,800

2,000 825

Concert/Entertainment

2011

9,000

12,000

15,000

18,000

18,000
23,600
33,100
24,700
21,000

24,000

Attendance

When segmented by event type, festivals have attracted the largest portion of annual attendance over
the four-year period, with 2,300 attendees (in 2010), 6,275 (in 2011), 6,450 (in 2012) and 6,488 (in
2013). On a weighted-average basis, over the four-year period, festivals have accounted for 20 percent
of overall attendance at Governor’s Hall. Attendance levels at the notable festivals mentioned earlier are
as follows: American Cancer Society Country Music Festival (700), Seafood Feast-I-Val (3,000), Annie
Oakley Fesitval (800) and Crabtober Festival (1,000). Other events have represented the second largest
portion of annual attendance at Governor’s Hall over the past four years, representing a weightedaverage of 16 percent of total attendance over the period. Notable Other events include the Ironman
Eagleman Triathlon (3,500 Attendees), as well as numerous birthday parties and quincinearas (large
Latino family celebrations that can range in size from 100 to 1,500 attendees.
The average event attendance per event (by event type) was also reviewed. Other events consistently
attracted the largest number of average attendees per event during the four-year period. This event
classification averaged more than 1,500 attendees per event over the past four years. Tradeshow/Expo
events represented the second largest group over the period, averaging nealry 800 attendees per event.
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We have also looked at which particular events are driving attendance at Governor’s Hall. Exhibit II-6
presents a summary of all events taking place over the past three years that have generated attendance
levels of 1,000 or more.
Exhibit II-6
Largest Governor’s Hall Events in terms of Attendance

Name of Event
City Elections
Ironman Eagleman Triathlon
Seafood Feast-i-val
Master National Retrievers Conference
American Cancer Society Country Music Festival
Senior Celebration Expo
Wee Sale Consignment Event
Quincineara (Latino Family Celebration)
Crabtoberfest Festival
Veterans Recognition Expo

Total
Attendance
5,000
3,500
3,000
2,800
2,500
2,000
2,000
1,200
1,000
1,000

Source: Governor's Hall, 2013

As shown, Governor’s Hall regularly hosts a variety of large events. These events include serving an
important role as a public gathering place for City Elections, triathlons, festivals, conferences, expositions,
sales, and celebrations.

Conclusions
Event, event utilization day, occupancy, and attendance data have all remained relatively consistent at
Governor’s Hall over the past four years, with some metrics experiencing modest increases over the
period. In terms of the event-type categories that represent the largest and second-largest proportions
of
total
attendance
and
total
utilization
days
during
the
period
(festivals
and
meetings/banquets/reunions), year-over-year growth was seen in nearly every year. This underscores
the value of this venue as a community gathering place that will be important to preserve in some
fashion going forward.
Occupancy levels, though strong on the weekends, are very low during the week (Monday through
Thursday). Such occupancy patterns are often the case with smaller market facilities that serve primarily
locally-based events. With that said, whereas Governor’s Hall (and likely its potential replacement)
seems to have a strong, consistent base of local weekend events, the opportunity going forward lies in
the ability of the facility to attract regional events and to increase occupancy during the week.
Opportunities for increased usage in various existing and potential event categories are explored later in
this report.
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III.

Comparable Facility Analysis

In evaluating the market demand for a potential new multipurpose event venue in Cambridge, it is
important to gain an understanding of the comparable facility environment. Within this chapter, we have
assembled case studies that highlight the operational and physical characteristics of several existing
facilities across the United States that could offer some element of comparable insight. Each of the
following ten comparable facilities is located in a market that is similar to the Cambridge area, with
respect to population, facility size and amenities, geographic location and other such characteristics.
Exhibit III-1
Listing of Comparable Facilities and Markets

Facility
Carbondale Civic Center
Daphne Civic Center
Decatur Civic Center
Decatur Civic Center
Hutchinson Event Center
Keizer Civic Center
Cowan Civic Center
Jones County Civic Center
Watertown Event Center
West Plains Civic Center

City, State
Carbondale, IL
Daphne, AL
Decatur, IL
Decatur, TX
Hutchinson, MN
Keizer, OR
Lebanon, MO
Trenton, NC
Watertown, SD
West Plains, MO

We begin with a comparison of the levels of square footage of sellable space components (segmented
into exhibit, meeting and ballroom space) among the ten identified comparable national event facilities.
Sorted by total space, Exhibit III-2 presents a summary of the physical characteristics and components of
the primary event spaces available at each facility.
Exhibit III-2
Summary of Sellable Event Space - Comparable Facilities

Facility

City

State

Exhibit Ballroom Meeting
Space
Space
Space

Total
Space

Cowan Civic Center
West Plains Civic Center
Watertown Event Center
Jones County Civic Center
Decatur Civic Center
Daphne Civic Center
Governor's Hall
Hutchinson Event Center
Carbondale Civic Center
Decatur Civic Center
Keizer Civic Center

Lebanon
West Plains
Watertown
Trenton
Decatur
Daphne
Cambridge
Hutchinson
Carbondale
Decatur
Keizer

MO
MO
SD
NC
IL
AL
MD
MN
IL
TX
OR

34,000
27,800
0
20,244
0
11,800
13,700
0
0
0
0

38,500
36,300
23,700
20,700
20,500
16,300
13,700
11,800
9,600
8,700
8,200
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0
0
12,000
0
20,000
0
0
0
0
6,700
8,165

4,455
8,500
11,722
480
500
4,500
0
11,818
9,600
2,000
0

As shown, the amount of total sellable space (exhibit, ballroom and breakout meeting space) offered at
the comparable facilities reviewed varies widely, averaging approximately 19,000 square feet. The
largest facility in terms of total sellable space is the Cowan Civic Center (in Lebanon, MO), offering
approximately 38,500 square feet of total sellable space. With approximately 13,700 square feet,
Governor’s Hall is larger than four of the identified venues. Importantly, all of the event space available
at Governor’s Hall can be classified as exhibit space (i.e., high ceilings, concrete floor, low level of finish,
etc.). The facility does not provide breakout meeting rooms or a dedicated ballroom suitable for upscale
food and beverage functions. For purposes of comparison, the Hyatt Regency Chesapeake Bay provides
more than 24,000 square feet of sellable space and would rank third on this list in terms of total space
offerings.
The characteristics and mix of the sellable space offerings within each of these comparable facilities
underscores the importance of offering a sufficient square footage and variety of functional facility spaces
in an effort to attract and accommodate a wide variety of events.
In an effort to gather a thorough understanding of the physical and operational characteristics of each
facility and its community, CSL reached out to management of each of the identified comparable facilities
for information and input. As available, operational data was obtained and analyzed from these venues
and host communities to assist in the understanding of the operational characteristics of a potential new
event facility in Cambridge. Case studies of the selected facilities are presented in on the following
pages, summarizing the facility space offerings, event mix, funding and operational data that was
obtained.
Through discussions with facility management, data were collected relative to the following facility and
market characteristics (as available):


Opening date, development cost and funding;



Ownership and operational structure;



Organizational structure and staffing levels;



Historical event information, attendance levels and room nights generated;



Historical financial operating information;



Event space layouts, square footage/seating capacity;



Rental rates;



Recent business trends and market characteristics;



Expansion and/or improvement plans;



Hotel inventory near the facility; and



Economic impact and/or area development resulting from the facility.

Such information will be critical in our evaluation of the appropriate facility to meet the needs of the
Cambridge community, as well as many important operational characteristics that should be expected
and planned for.
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The following case studies provide an overview of each of the respective comp facilities.
Hutchinson Event Center

Hutchinson, Minnesota

The Hutchinson Event Center is located in Hutchinson, Minnesota and is owned and operated by the City
of Hutchinson. It opened in May of 2002 at a total cost of approximately $2.3 million. Funding for the
project was split between a Minnesota Department of Trade and Economic Development grant in the
amount of $1.0 million and City spending totaling $1.3 million. As of 2013, Center staff included one fulltime manager/director and two part-time support employees.
The 24,000-square foot facility, with 11,900 square feet of total sellable space, offers the “Great Room,”
an 8,000-square foot, sub-divisible ballroom capable of accommodating 525 attendees at round tables
(1,100 theater); three meeting rooms (each providing approximately 500 square feet of space and
classroom-seating capacity for 25); and four program rooms with theater-seating capacities of 15, 15, 30,
and 85. Rental rates for the Great Room are: $325 per day (Mon-Thurs), $600 per day (Fri, Sat, &
Holidays), & $400 per day (Sun). Half- and quarter-room rentals of the Great Room are available at
reduced rates. Meeting and program room rental rates are generally $20 per hour, with a two-hour
minimum.
Events at the Hutchinson Event Center include weddings, anniversaries, graduations, business
meetings/training, church services, school functions, and many other private and community events. The
Center does not host concerts or other promoted touring entertainment. Total non-church-related events
held at the facility in over the past three years have declined from 470 to 370 events. Church services,
held primarily on Sundays at the facility, added an additional 52, 201, and 251 events, respectively, to
those annual totals.
Business meetings/training, church services, and City of Hutchinson
meetings/functions represent the three largest groups of users (by number of events). In the three-year
period ending in 2012, business-related events represented an average of 47 percent of all events.
Church services and City of Hutchinson events represented 29 percent and 11 percent, respectively. The
Center has historically hosted over 20 weddings per year.
In 2012, the Event Center generated $120,000 in rental revenue. Total expenses for the year totaled
approximately $230,000. The result was a net loss for the year of around $110,000. The Center’s losses
are covered by the City’s general fund.
There are five hotels, offering a combined 213 guest rooms, within an approximate one-mile radius
surrounding the Event Center.
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Decatur Civic Center

Decatur, Illinois

The Decatur Civic Center is a multi-use event facility located in Decatur, Illinois. It opened in 1980, and
is owned and operated by the City of Decatur. Facility development costs totaled $13.5 million, of which
the City paid $3.5 million and the State of Illinois $10 million. As of 2013, the Center employed eight fulltime staff and eight to ten part-time staff.
The facility consists of the 1,400-seat (retractable) ADM Hickory Point Bank Arena - which doubles as a
flat floor exhibit hall - a theater, the upper lobby, and two meeting rooms. The Arena offers 20,000
square feet of contiguous flexible floor space, capable of accommodating up to 1,500 attendees sitting
banquet-style, or 3,200, audience-style. Trade show set up in the Arena allows for 146 (10’ x 10’)
booths. The facility’s theater has a large stage and contains fixed seating capable of hosting 460
attendees. The upper lobby of the Center acts as a space for hosting receptions, banquets, reunions,
and parties of up to 200 people, while the meeting rooms can accommodate between 80 and 100.
Rental rates for event space at the Center are as follows: the Arena - $1,650 per day (dry floor), $5,500
per day (over ice), and $950 per day for wedding receptions; the theater - $550 per day and $15 per
hour for rehearsals; meeting rooms – $60 for up to four hours and $10 per each additional hour; upper
lobby - $450 per four-hour reception and $25 per each additional hour. Add-on equipment and services
are available for rent as well, including: tables, chairs, trade show booths, sound systems, air
conditioning, security, janitorial services, and others.
In a recent year, the Center hosted approximately 185 events, the large majority of which (150) were
small meetings. It also hosted 18 concert/entertainment events, 10 public shows/tradeshows/expos, 5
school/religious events, and 2 community events/festivals. Although weddings are generally common to
smaller, community facilities like this, the Center does not host many. The Arena’s ice gets laid down in
early October and is removed in mid-March. During this period, it is available for rent to the public. Any
general skating rentals were not included in the above event numbers.
Revenues generated by the Center in the fiscal years ending April 30, 2010, 2011, and 2012 were
$586,000, $583,000, and $525,000, respectively. In all three years, “Ice Activity” revenue represented
approximately one-third of total revenues, while event-related rental revenue represented between 12
and 15 percent. Total expenses for the facility were $970,000, $980,000, and $980,000 in 2010, 2011,
and 2012, respectively. The resulting net losses for the years were approximately -$382,000, -$298,000,
and -$354,000. These operating losses are covered by the City.
The Center has very few hotel rooms available in close proximity.
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Keizer Civic Center

Keizer, Oregon

The Keizer Civic Center is an event facility located in Keizer, Oregon. It is part of the larger City
Community Center, which also houses City Hall and the related City agencies/departments. The facility
opened in 2009 and is owned and operated by the City of Keizer. As of 2013, staffing at the Center
includes the Director (a role being fulfilled by the City Clerk) and the Center’s receptionist/event
coordinator/admin, the duties of which are performed by the City Clerical Specialist. A full-time Center
manager will soon be hired to relieve the City Clerk of the general day-to-day operational duties and to
focus on Center marketing, something that has been neglected.
The Center offers approximately 10,000 square feet of flat-floor event space. The full 8,165-square foot
Iris Ballroom is capable of accommodating 570 seated occupants. It divides into three separate 2,720square foot rooms – Iris A, B, and C. Iris C further subdivides into three 865-square foot meeting rooms
– Claggett Creek, Chemawa, and McNary. When renting the full Iris Ballroom, the occupants have access
to the Center lobby area, as well, which provides an additional 2,000 square feet of usable space.
The full Iris Ballroom rents for $220 per hour, while Iris A, B, and C rent for $90 per hour, and each of
the meeting rooms for $15 per hour (two-hour minimum). Additional equipment for rent includes
conference phones, projectors with screens, TVs, a removable stage, and a removable dance floor.
Rental revenue in 2010, 2011, 2012, and 2013 (est.) totaled $85,000, $93,000, $75,000, and $85,000,
respectively.
In a recent year, the Center hosted 146 events, the majority of which were meetings, training sessions,
and weddings. Other events held at the center included:
1st Citizen Event

Fundraiser

Reserve Academy

Achievment Awards

Madrigal

Retirement

Art Storage

Open House

Servefest

Breakfast

Prom

Task Force

Cadet Graduation

Public Forum

Town Hall

Elected Leaders Roundtable

Raffle Party

Workshop

Fair

Registration

There is one hotel offering 86 guest rooms within a one-mile radius surrounding the Center.
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Daphne Civic Center

Daphne, Alabama

The Daphne Civic Center is a multi-use event center located in Daphne, Alabama. It opened in 1999,
after the City financed its construction with $6 million in City bond proceeds. It is owned and operated
by the City of Daphne. As of 2013, the Center employed six full-time staff members, including the
Director, an operations manager, a sales manager, an event supervisor, an event assistant, and an
administrative assistant.
The Civic Center offers 11,800 square feet of exhibit space in a single hall capable of accommodating
1,700 attendees in a flat-floor setting. A 2,600-square foot permanent stage is located at one end of the
hall. In addition, there are 4,500 square feet of meeting space within four separate meeting rooms and a
5,000-square foot lobby.
The majority of the events held at the Center are corporate and association meetings/events and
weddings. It is known for being the wedding venue of choice in the area. On occasion it will host a
concert or other touring entertainment act, but it doesn’t actively seek this business. It is, however,
actively seeking to break into the convention market, of which it currently does little business.
Daily rental rates for the Center are as follows:
Entire Facility
Exhibit Hall & Stage
Exhibit Hall & Stage, 2 Dressing Rooms

$1,830
$895
$1,020

The Wisteria Reception Area North Gallery

$675

North Gallery (ballroom)

$210

South Gallery (ballroom)

$210

The Willow Meeting Rooms B & C

$395

Jasmine Conference Room A

$240

Kitchen Full Service

$320 Flat Rate

Kitchen Serving Area

$165 Flat Rate

The Center’s average operating budget over the past three years was $480,000. Revenues over that
same period were $200,400 (2009-10); $134,700 (2010-11); and $168,600 (2011-12).
There are no hotels located within a one-mile radius of the Center.
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Cowan Civic Center

Lebanon, Missouri

The Cowan Civic Center is a multi-purpose event facility located in Lebanon, Missouri. The Center
opened in 1998 at a cost of $6.5 million and is owned and operated by the City of Lebanon. As of 2013,
the Center employs five full-time staff members, including a day supervisor, night supervisor, sales/office
manager, director of operations, and head of maintenance.
The Center offers five flat-floor event spaces within its roughly 50,000 square feet of sellable space. The
largest space - the facility’s Exhibition Hall - provides 34,000 square feet of contiguous flat-floor space, a
10,100-square foot upper mezzanine level (use included in the rental), 47-foot ceilings (to rafters), a
removable stage, and retractable seating for 2,700. The Foyer, used for small meetings/receptions,
offers 640 square feet, while the facility’s three meeting rooms provide a total of 3,800 square feet.
Additionally, the multi-purpose Center includes a 12,960 square foot (675-seat) theater and a basketball
court and swimming pool. The City has considered a variety of additions/improvements to the facility
over the years, but nothing has come to fruition. There are three hotels, offering a total of 121 rooms,
within a one mile radius of the Center.
In a recent year, the Cowan Center hosted nearly 125 events drawing a combined 100,000 attendees (an
average of 825 guests per event). The multi-purpose facility accommodated a variety of meetings,
entertainment/concerts, community events, sports, public shows, weddings/banquets/dinners, and more.
According to estimates provided by facility personnel, economic-impact-generating events in a recent
year, of which there were 25 events drawing over 25,000 out-of-town guests (traveling over 50 miles),
resulted in nearly $2.5 million in local spending and $108,000 in tax revenue to the City.
To rent the exhibit hall as a for-profit, commercial user, the price is $1,700 per day ($500 per day for
move-in and move-out days). This rate is reduced considerably for additional, consecutive days of an
event. Non-profit users are charged a daily rate of $850 ($250 for move-in/move-out). Tables, chairs,
portable stage, sound system, and other add-ons are available for additional charge. The facility’s Foyer
rents for $300 per day ($150 per day for move-in/decorate days). Meeting rooms A, B, and C all fall
under the same rental guidelines. For commercial renters, a single room (up to 50 people) is $150 per
day, or $175 with food; a two-room rental (up to 100 people) is $230 per day, or $255 with food; and a
three-room rental (up to 200 people) is $300 per day, or $400 with food. Non-profit organizations are
charged $100, or $125 with food, for a single room; $165, or $200 with food, for a double room; and
$250, or $300 with food, for a triple room. Theater rentals are $1,000 per day for commercial users
($500 per move-in/move-out day) and $500 per day for non-profit users ($250 per move-in/move-out
day).
In a recent year, the Center generated $136,000 in earned revenue. Expenses for the year totaled nearly
$605,000, resulting in a net loss for the year of nearly $470,000. Losses are generally covered by the
City’s General Fund.
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Watertown Event Center

Watertown, South Dakota

Located on Highway 212 and attached to the Best Western Ramkota Inn Hotel, the 32,000-square foot
Watertown Event Center opened in 2004. The facility is owned by the City of Watertown and operated
by WR Hospitality, the caterer that provides food and beverage service to the venue.
Features of the center include the 12,000-square foot Glacial Lakes Ballroom, up to 16 separate meeting
rooms and the 284-seat Heritage Theater, which regularly hosts general sessions, concerts, and theatrical
performances. The Glacial Lakes Ballroom is divisible into six separate rooms and is able to
accommodate groups of up to 1,200. Additionally, Minerva’s Restaurant (WR Hospitality) is situated
between the hotel and Center and acts as the operator and exclusive onsite caterer for the facility.
Based on a review of past facility operations, the Center hosted a total of 33 conventions in a recent
year, attracting a total of nearly 7,000 event attendees. Events hosted ranged in size from 50 to more
than 1,000 total attendees. Based on information provided by the Watertown Convention and Visitors
Bureau, the facility generates nearly $1.5 million in economic impact for the community each year.
The Best Western Ramkota is willing to commit up to 96 of its 101 rooms for events held at the Center.
In addition to the Ramkota, the Travel Inn (29 guest rooms) is the only other hotel within a one-mile
radius of the Center; however an additional 635 sleeping rooms and suites are within two to three
minutes of the Event Center.
The Event Center cost approximately $7.5 million to develop, $5.5 million of which was provided by a City
G.O. bond issue. Voters approved the issue through a public referendum which also slightly increased
property tax levies. Additionally, the City contributed $2 million in cash from its General Fund. The $7.5
million figure is all-inclusive, with the exception of land for the project, which was donated by the
ownership of the hotel. As part of the deal, the hotel also agreed to fund various improvements to the
hotel property, including aesthetic improvements to sleeping rooms, public areas and meeting/banquet
space.
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Carbondale Civic Center

Carbondale, Illinois

The Carbondale Civic Center is a multi-purpose event facility located in downtown Carbondale, Illinois,
attached to City Hall. The facility opened in 1996 and is owned and operated by the city of Carbondale.
Falling under the City’s Administrative Services department, the Center is staffed with four full-time and
three part-time employees (as of 2013).
The City Hall/Civic Center was financed through a $7.1 million bond issue that covered the costs of
design, land acquisition, construction, furnishings and bond costs. The annual debt service is paid from
general revenues of the City and from revenues generated by a property tax levy that had previously
been used for construction of a new public library.
The Center offers a total of seven meeting/reception rooms with combined sellable space of 9,600 square
feet, the largest of which is 2,100 square feet. Additionally, there are two spaces providing a total of
1,500 square feet (though not individually marketed for sale). The largest, a 7,500-sqaure-foot space,
allows for groups of nearly 600 (theater-style seating).
Rental rates for the facility are typically charged by the hour and vary by room, ranging from $9.00 to
$27.50 per hour, with two-hour minimum rentals. Combination-room pricing tops out at $60 per hour for
the largest space, the 7,500-square foot room. The Center provides a commercial grade catering kitchen
and offers a variety of ancillary items as well, including video equipment, speaker system, projectors,
easels and flipcharts, and laser pointers. Alcohol is allowed at catered events, with pre-approval required
by the City of Carbondale.
In 2012, the Center hosted 782 events that drew nearly 40,000 attendees. Revenue generated for the
year was just over $65,000. Management estimates for 2013 project a total of 702 events, 36,000
attendees, and total revenue generated of $71,000.
There are three hotels, offering a combined 130 rooms, located within a one-mile radius of the Civic
Center. The Heritage Motel offers 25 rooms, America’s Best Value Inn & Suite provides 42 rooms, and
the Econo Lodge Carbondale offers 63 rooms.
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Jones County Civic Center

Trenton, North Carolina

The Jones County Civic Center is a multi-purpose event facility located in Trenton, North Carolina. It was
built in 1989 at a cost of $640,000 (post-opening additions and renovations to the facility have totaled
$470,000). Jones County owns and operates the facility; however, no County staff members are
dedicated full-time to the facility’s operations.
The Center offers approximately 21,000 square feet of sellable event space, including an 11,500squarefoot exhibit/multi-purpose auditorium, an 8,500-square foot exhibit/multi-purpose auditorium, and
a 500-square foot conference room. The large auditorium recently underwent a $300,000 renovation, in
which a 2,100-square foot stage and four dressing rooms were added. The large auditorium allows for
capacity of 1,000 attendees (or 800 seated) while the small auditorium seats 225 guests.
Rental rates at the facility are as follows: the large auditorium rents for $600 per day, the small
auditorium for $300, and the conference room for $100 per day. The entire building can be rented for
$900. Additional days for set-up or rehearsal require payment of 50 percent of the normal daily rate. A
$100 charge is assessed if alcohol is on the premises during the event.
Over the last three fiscal years (2011 through 2013), the Center has generated annual revenues ranging
from just under $18,000 to approximately $25,600, resulting in a three-year average of $22,000 per year.
Annual expenses over that period have ranged from approximately $22,000 to nearly $38,000, with an
average of about $31,000. The resulting annual net loss has averaged just below $9,500 per year over
the three-year period.
The Civic Center is available to businesses, governmental agencies, schools, and private individuals for
professional and private events, concerts, dances, drama productions, industrial trade shows, and other
forms of entertainment.
There are no hotel properties surrounding the Center. The closest facilities are over five miles away (in
nearby towns).
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Decatur Civic Center

Decatur, Texas

The Decatur Civic Center, which opened in 2001, is located in Decatur, Texas and is owned and operated
by the City of Decatur. The $4.1 million project was funded primarily with the proceeds of a $4 million
City bond issuance. The City’s Economic Development Corporation (EDC), which largely led the
development efforts, agreed to pay all debt service on the bonds, as long as the City would manage and
pay for the day-to-day operations of the facility. The EDC was authorized to receive funds from a halfcent sales tax collected for the economic development of Decatur. As of 2013, the facility has nine fulltime staff members. Three work in the kitchen, one setup/maintenance, one housekeeping, one
receptionist, one sales/event coordinator, and the center director.
The facility offers a 6,750-square foot “Great Hall,” sub-divisible into two nearly-identical halves. This
space contains a large stage at one end and offers 28 foot ceilings. Banquet style seating in the Great
Hall accommodates 550 attendees. Additionally, the facility contains a 1,500-square foot meeting room
(Chisholm Suites) that sub-divides into three identical, 500-square foot meeting rooms. As a single unit,
the Chisholm Suites can accommodate 100 attendees, banquet style. A 500-square foot board room, an
outdoor pavilion, and kitchen are also available.
The facility charges $1,100 (per eight-hour rental) to rent the full Great Room, and $650 and $500 for a
half-rental with the stage and without, respectively. Weekend rentals raise half-rental rates by $100.
The three meeting rooms can be rented as a single 1,500-square foot space ($375) or as singles ($140).
The boardroom rents for $175 per eight-hour rental, while the pavilion is $165. Meeting rooms and lessthan-one-half Great Hall rentals are available for four-hour rentals (weekday rentals only). Additional
move-in and move-out days are charged a half-day rental.
In a recent year, the Center hosted 548 events, 415 of which utilized catering services provided by the
facility. May was the busiest month at the Center, during which 61 events were hosted, in June at total
of just 33 events were accommodated (the slowest month). Total revenue for the year was
approximately $510,000, resulting in average revenue per event of $930.
Within a one-mile radius of the Center, there are four hotel properties offering a total of 174 rooms. The
Hampton Inn & Suites offers 74 rooms, the Telstar Motel provides 18 rooms, and the Holiday Inn Express
and Delux Inn Express offer 60 and 22, respectively. According to facility management, hotel inventory
in the City sees 80-85 percent occupancy, year round.
This makes attracting outside
conventions/conferences difficult. In response to this, the EDC and City have been considering the
development of a small headquarter hotel/motel, to be located on vacant City land and attached to the
facility.
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West Plains Civic Center

West Plains, Missouri

The West Plains Civic Center is a multi-purpose event facility located in West Plains, Missouri. It opened
in 1993 and is owned and operated by the City. As of 2013, the Center employs ten full-time employees,
including the following: executive director, operations director, building engineer manager, business
office manager, concessions manager, two shift managers, an administrative assistant, and two
housekeeping staff members. Part-time staffing is utilized when necessary.
The Center hosts a wide variety of events, including concerts, circuses, stage shows, athletic events,
conferences, meetings, and more, serving the cultural and entertainment needs of south Missouri and
northern Arkansas. In addition to attracting the events of area organizations, the facility also acts as
home to the Missouri State University–West Plains basketball and volleyball teams, University theater
events and some University classroom instruction. The facility offers a variety of event spaces, with
sellable square footage approximating 36,000. The 17,400-square foot arena has 2,870 fixed seats and
is capable of accommodating 4,000 attendees in concert setup, 3,000 for sporting events, and 1,000 for
banquets. When utilized as flat-floor exhibit space, it allows for nearly one hundred 10x10 booths. The
arena rents for $1,200 per day. The Center’s exhibit hall provides 10,400 square feet of space, capable
of accommodating 60 booths or groups of up to 1,400. It rents for $600 per day. Combined, the arena
and exhibit hall provide nearly 30,000 square feet of exhibit space. The Civic Center’s seven meeting
rooms offer a total of 8,500 square feet and range in individual square footage from 685 to 2,890. A
number of different room combinations are available, and groups of up to 250 can be accommodated.
Rental rates for these rooms range from $70 to $200 per day. The theater has 450 fixed seats and rents
for $400 per day. In addition to the event space, the facility contains an art gallery, swimming pool, and
fitness center.
The Center provides space for approximately 200 events per annum. In a typical year, the Center
breaks-even financially, with revenues and expenses each approximating $615,000.
Major improvements in recent years have included the construction of a second entrance, lobby and box
office, an additional concession area, storage areas and a new HVAC system for the entire building (along
with a new dehumidification system for the indoor swimming pool). Future improvements will include a
new outdoor marquee, arena sports scoreboards and another multi-use area for sports, banquets and
tradeshows. There is just one hotel property within a one-mile radius surrounding the facility - the West
Plains Motel, offering 42 guest rooms. Six additional properties are located within an approximate twomile radius.
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IV. Market Demand and Event Characteristics Analysis
The purpose of this chapter is to provide a summary of the survey research conducted with respect to a
broad sample of potential users of a proposed new multipurpose event facility in Cambridge. To gauge
interest in using the potential Cambridge multipurpose event facility, a variety of research and analysis
techniques were used, including:


Overview of industry characteristics.



In-person meetings and telephone interviews with key community, civic, governmental, and
business leaders and other individuals with insight or stakes in a potential Cambridge event
facility project. In addition, a forum that was open to the public (business community and local
residents) was conducted and various opinions and information were obtained and project goals
were discussed. It is estimated that more than 80 individuals participated in the individual and
small group meetings.



More than 30 detailed in-person and telephone interviews were completed with event promoters
and planners.



Telephone interviews with representatives of the Dorchester Public School System, Maryland
Public Secondary Schools Athletic Association, and the Maryland State Wrestling Association.



Analysis of event related data collected from ten comparable event facilities.



CSL’s past event facility experience through more than 1,000 event facility feasibility/planning
engagements tin North America is utilized throughout the study process.

Industry Characteristics
The public assembly event industry is diverse and dynamic, consisting of a wide variety of events, many
of which focus around a collection or gathering of individuals for the purpose of entertainment/recreation
and/or face-to-face communication and the transmission of ideas/information. Typical industry event
segments include:


Conventions – Events traditionally held by professional associations and non-professional
organizations (including SMERF [social, military, educational, religious, fraternal] groups and
other organizations). Groups are often designated by regions in which they rotate events
(i.e., international, national, regional, state, local, etc.). Many of these groups tend to hold
annual events that rotate among various destinations within a particular region and often
include exhibitions/tradeshows. In addition, certain large corporations hold annual private
conventions.



Conferences – Events (often lasting more than one day) held by professional associations,
non-local corporations and non-professional organizations.
While sometimes used
interchangeably with the term “convention,” these events tend to be smaller, on average,
than conventions and are also less exhibition-focused.



Meetings – Typically small, single-day events, often utilizing only breakout meeting space
and/or ballroom/banquet space. Meetings are most often held by local organizations and
private groups/individuals for purposes of training, education, planning, networking and other
activities requiring off-site facilities.
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Banquets/Receptions – Food and beverage-focused events such as wedding receptions,
banquets, holiday parties, luncheons, special occasion gatherings and other such activities.
Most events are local in nature. Ballrooms and other banquet space is often the primary
space utilized.



Tradeshows – Exhibition-focused events, often focused within single industries. Most
represent business-to-business events that are exhibited and attended by representatives of
industry-specific companies. While many conventions have a “tradeshow” component,
traditional tradeshows typically do not include extensive educational session content requiring
breakout meeting space. Some tradeshows rotate similar to conventions and conferences,
while others tend to remain fixed in a single location.



Consumer Shows – Exhibit-based shows are typically open to the general public and generally
draw from the local area. These events tend to charge a nominal fee for entry and typically
include events such as home & garden shows, boat shows, auto shows, gun shows, antique
shows, career fairs, etc.



Agricultural/Equestrian/Rodeos/Tractor Pulls – Participatory and spectator events that are
typically held at indoor and outdoor venues with dirt surfaces, such as equestrian, fairgrounds
and agricultural/exposition facilities. Many events tend to be non-local in nature, drawing
participants, exhibitors and spectators from outside the local area.



Sporting Events – Encompassing a wide variety of ticketed and non-ticketed spectator athletic
events, as well as recreational and amateur athletics. Events include professional and
amateur sports games and tournaments, high school and collegiate sports, youth and adult
athletic league games, sports exhibitions and recreation. Many sporting events require
facilities with plenary seating.



Concerts/Family Shows – Primary ticketed spectator and entertainment events, often
consisting of touring acts/shows. Many concerts and family shows require plenary seating, as
well as a stage/performance space and sound equipment.



Festivals – Often locally-produced events that are theme-specific, involving a wide variety of
participatory and spectator activities. Many festivals are seasonal and occur outdoors, but
certain events can utilize indoor venues for all or certain subsets of overall activities.
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Exhibit IV-1 illustrates a summary of the typical importance of various facility characteristics by event
segment.
Exhibit IV-1
Typical Importance of Event Facility Characteristics
High
Quality
Finish

Exhibit/
Lg. Event
Facility

Upscale
Banquet
Hall

Breakout
Rooms

Spectator
Seating

Parking

Nearby
Hotels

Secondary
Facilities

Nearby
Visitor
Amenities

Conventions

HIGH

HIGH

HIGH

HIGH

LOW

MED

HIGH

LOW

HIGH

Conferences

HIGH

MED

HIGH

HIGH

LOW

MED

HIGH

LOW

HIGH

Meetings

HIGH

LOW

MED

HIGH

LOW

LOW

LOW

LOW

MED

Banquets/Receptions

HIGH

LOW

HIGH

MED

LOW

MED

LOW

LOW

MED

Tradeshows

MED

HIGH

LOW

LOW

LOW

HIGH

MED

LOW

HIGH

Consumer/Public Shows

LOW

HIGH

LOW

LOW

LOW

HIGH

LOW

LOW

MED

Agricultural Shows

LOW

HIGH

LOW

LOW

LOW

HIGH

LOW

HIGH

LOW

Equestrian Events

LOW

HIGH

LOW

LOW

MED

HIGH

LOW

HIGH

LOW

Rodeos

LOW

HIGH

LOW

LOW

HIGH

HIGH

LOW

MED

LOW

Tractor Pulls

LOW

HIGH

LOW

LOW

HIGH

HIGH

LOW

MED

LOW

Sporting Events

LOW

HIGH

LOW

LOW

HIGH

HIGH

LOW

LOW

LOW

Concerts

LOW

MED

LOW

LOW

HIGH

HIGH

LOW

LOW

MED

Festivals

LOW

HIGH

LOW

LOW

LOW

HIGH

LOW

LOW

LOW

As shown in the exhibit, different types of events can have very different preferences and requirements
with regard to facility characteristics. For example, conventions typically place high premiums on high
quality finish of event space, adjacent/proximity full-service hotel rooms and other visitor amenities (i.e.,
restaurants, retail, entertainment, etc.) in close walking distance, while consumer/public shows typically
focus predominately on large, low-finish space to accommodate exhibits. Further, “dirt” events, such as
equestrian events, rodeos and tractor pulls typically look for event complexes that offer other ancillary
amenities and facilities, often provided at traditional equestrian, fairgrounds and agricultural/exposition
complexes.
This discussion begins to lay the groundwork for some important issues that will likely affect the types of
events that will be attracted to the proposed event facility in Cambridge. The type, level of finish,
configuration and amenities of the space offered in any new facility will play a strong role in determining
the ability of the facility to attract and accommodate certain types of events.
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A variety of types of public assembly facilities exist in communities across the country that accommodate
some or all of these types of events. Certain events tend to possess very specific facility and community
requirements. Exhibit IV-2 illustrates the differences in the physical characteristics and event profiles of
traditional event facilities.
Exhibit IV-2
Typical Public Assembly Facility Characteristics
Convention
Center

Conference
Center

Expo
Center

Community/
Civic Center

Spectator
Arena

Type of Space

Exhibit,
Meeting,
Ballroom

Meeting,
Ballroom

Exhibit, Limited
Meeting

Multipurpose
Space

Spectator
Seating, Flat
Floor Space

Typical Events

Conventions,
Trade Shows,
Meetings,
Banquet, Public
Shows

Conferences,
Meetings,
Banquets

Public Shows,
Trade Shows,
Miscellaneous

Local Meetings
& Banquets,
Recreation,
Other Events

Spectator and
Other Events

Horse, Rodeo,
Ag., Livestock,
Public Shows

Adjacent
Headquarters
Hotel

Adjacent
Headquarters
Hotel

Parking,
Accessibility,
Visibility

Parking,
Accessibility,
Visibility

Parking,
Accessibility,
Visibility

Parking, RV
Parking, RV
Hookups, Large Hookups, Large
Acreage
Acreage

High

Moderate

Limited to
Moderate

Limited to
Moderate

Limited to
Moderate

Typical Ancillary
Characteristics

Economic Impact
Generating Ability

Equestrian
Center

Fairgrounds
Complex

Multiple Indoor Multiple Indoor
& Outdoor
& Outdoor
Facilities, Dirt & Facilities, Dirt &
Concrete,
Concrete,
Spectator Seats Spectator Seats

Moderate

Fair, Ag.,
Horse,
Livestock,
Public Shows,
Festivals, Other

Limited to
Moderate



Convention centers, under the traditional model, typically incorporate exhibit, meeting and
ballroom space. Usually located in medium- to large-sized cities, convention centers tend to
focus on attracting non-local economic impact-generating events such as conventions and
tradeshows. It is imperative that convention-quality hotel inventory is located close to the
center. Convention centers also tend to host a large number of secondary events, such as
corporate meetings, public shows and banquets.



Conference centers tend to represent smaller facilities than convention centers, usually
containing both flexible and dedicated meeting space, in addition to banquet space. Most
traditional conference centers do not incorporate prime exhibit space and instead focus on
accommodating local and non-local corporate meetings/conferences along with other local
event activity such as private receptions and banquets. Many conference centers are
situated within hotel facilities. Conference centers are often broken into several categories
related to their type/focus: executive, corporate, resort and college/university.



Expo centers, or exposition/exhibition centers, traditionally consist of large exhibit-focused
structures possessing limited or no breakout meeting and banquet space. Expo facilities tend
to be lower cost facilities (i.e., construction cost per gross square foot) than convention and
conference centers. Most of the events accommodated by traditional expo centers are local
in nature and include events such as public/consumer shows, festivals and other large flat
floor space using events.
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Community/civic centers tend to vary widely in terms of their physical and operational
characteristics. Many centers offer multipurpose space that can accommodate a wide variety
of events. The large majority of event activity represents events and attendees from the
local area and, as such, adjacent/nearby hotel inventory does not tend to be a primary
concern for most events. Communities tend to develop these types of facilities for the good
and benefit of the local community rather than for economic impact generating purposes.



Spectator arenas are plenary seating venues that primarily accommodate spectator events
such as sporting events, concerts, family shows and circuses. Some spectator venues have
the capability to configure the arena floor and/or retract some or all of its seating areas to
accommodate certain types of flat floor events such as graduations, public shows, and
recreation activities.



Equestrian centers are typically multi-facility complexes, often located in rural or non-urban
settings. Most equestrian centers focus on accommodating horse-related shows, events and
exhibitions. Typical equestrian centers include a variety of event, show and stable areas,
such as arenas, exhibition facilities, show arenas, warm-up arenas, rodeo arenas, horse
barns, livestock barns and other such areas.



Fairgrounds complexes are often similar to equestrian centers, including a variety of indoor
and outdoor facilities suitable for equestrian, livestock, agricultural, exhibition and
recreational events and activities. The primary role of these facilities is often to play host to
an annual fair (i.e., County or State Fairs, etc.). Many fairgrounds complexes also integrate
horse racetracks and grandstands for outdoor spectator events.

Market Research
Detailed in-person and telephone interviews were completed with event promoters and planners
representing key market segments that could use a potential new venue in Cambridge. This surveybased technique provides a comprehensive understanding of potential user needs, their willingness to use
a potential Cambridge facility, as well as overall perceptions of Cambridge as a potential host community
for their event(s). Surveyed groups included:


public/consumer shows;



SMERF events (social, military, education, religious, fraternal);



community banquets, meetings, festivals and related events;



local civic, service and related organizations;



corporate and trade events;



cheer and dance events/competitions;



sporting events;



touring spectator events (concerts, comedy shows, etc.);



cultural events; and



other such events.
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A primary objective of the survey process was to ascertain perceived interest among event planners in
using a potential new multipurpose event facility in Cambridge for one or more future events. The events
identified through the surveys were analyzed in terms of potential for being held in Cambridge and in
terms of attributes unique to the individual events (attendance, space requirements, amenities sought,
etc.). The survey results produced a great deal of valuable information on the likelihood of event
planners rotating their event(s) to Cambridge, as well as specific event characteristics of those events
that represent the potential demand. We begin with a summary of our findings related to interviews
conducted with current and past users of Governor’s Hall.

Current/Past Users of Governor’s Hall
Current and past users of Governor’s Hall represent an important group of potential users of the
proposed multi-purpose event facility in Cambridge. Insight and feedback from this group, both on
experiences with Governor’s Hall and on their desires/expectations for a new facility, provide an educated
and familiar understanding of the market and its facility-related needs.
CSL reached out to a variety of organizations/events in the Cambridge area that have used and/or
continue to use Governor’s Hall as a host facility for their events. The types of events that are held
among this group of respondents include church services, galas, meetings/banquets, fundraisers,
receptions/dances, anniversary events, festivals and other such events. Several event organizers utilize
Governor’s Hall on a limited basis, while others are more regular users of the complex.
The following groups provided feedback to us during the interview process:


Seventh Day Adventist Church



Hooper’s Island Voluntary Fire Department Gun Bash



Refuge Temple Church of God



Ironman 70.3 Eagleman Triathlon



Veterans Recognition Tribute



Rude Boyz Biker Club



Bay Country Regional AACA Winter Parts Meet



American Breast Cancer Society – Save 2nd Base



Seafood Feast-I-Val



Fun Dog Show



Native American Fest



Octoberfest

In general, we find that management of Governor’s Hall (i.e., Sailwinds of Cambridge, LLC) has
penetrated a wide variety of event markets, while maintaining a high overall level of customer
satisfaction. Overall, respondents were very pleased with Governor’s Hall and the way it accommodates
their respective event(s). Several of the event organizers interviewed indicated that they’ve enjoyed a
long-term business relationship with Governor’s Hall management—many of which have occupied the
facilities for several years. Many commented on the fact that Governor’s Hall was reasonably priced and
served its general purpose well.
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The number of attendees at these events varies, but generally falls between 400 and 1,000. At 13,700
square feet, the facility is large enough for most existing user groups. When asked about the ideallysized venue to comfortably host their event(s), nearly all indicated that Governor’s Hall is the appropriate
size for what they are doing and that there wouldn’t be much need for a significantly larger space.
Several planners mentioned that there are very few venues in the Cambridge area that can accommodate
large groups at a price that fits with an oftentimes limited budget (especially in the case of non-profit
organizations, fund raisers, etc.). The affordability of a new facility was a concern that was often raised
among current and past users of Governor’s Hall.
In terms of specific qualities that help Governor’s Hall provide a positive experience, the respondents
mentioned location as being the quality that really sets the venue apart. Being on the water, easily
accessible from the Sunburst Highway (U.S. Route 50), within walking distance of downtown, and
offering ample parking makes the facility successful. Respondents voiced an overall concern about the
ability of a new facility to provide such important offerings. Additional positive qualities that the
respondents mentioned were the kitchen, the general size of the facility, the availability of green space
(in the lawn), the stage area, and the openness and flexibility of the space.
Key findings associated with this research include the following:


A large number of nonprofits, church and community groups use it because of its affordable rent
and sizable parking lot that can be used for outside events.



Weddings comprise an important piece of the facility’s event mix and can contribute significantly
to its revenues.



The view through the glass windows out onto the Choptank River and Cambridge Creek is a
unique feature that sets this location apart from many competitive and comparable venues
throughout both the market and the region.



The ability to provide free parking was cited as a significant competitive advantage.



The large site allows for growth in many events that utilize outdoor space.



The size of Governor’s Hall space, as well as the pricing, has been cited as advantages for many
small and mid-sized flat floor events.

Despite the overall satisfaction with Governor’s Hall, the respondents did provide feedback on
weaknesses that could be improved upon. A number of fundamental challenges have been raised by
event organizers/promoters as to the use of Governor’s Hall as an event location. Below is a listing of
noted concerns.


The A/C is very loud.



The Heat and A/C take a while to get going.



The facility lacks breakout meeting rooms.



It is viewed as a low-rent, last resort type of venue.



It needs updates, in general. It’s outdated.



The environment surrounding the Hall lacks adequate visitor amenities (i.e., quality hotel rooms,
mid to upscale restaurants, etc.).



Additional food and beverage options available on-site would be beneficial for some Governor’s
Hall users. Given the often sporadic nature of the event calendar at Governor’s Hall, the idea of
providing temporary kiosks was suggested.

Feasibility Study for a Proposed New Multipurpose Event Venue in Cambridge
Page 47



Large events such as Seafood Feast-I-Val are spending thousands of dollars to “customize”
Governor’s Hall to meet their needs (tents, toilets, shuttling, generators, etc.). The idea of being
under one roof is appealing, and is not possible at Governor’s Hall.



The facility lacks a traditional loading dock, with a garage-style overhead door to load/unload.



The facility needs some form of marketing/customer service offering to help promote and guide
in the planning of events.



The bathrooms are a bit small.



The facility could use better, strategic, more modern and efficient lighting.



As the number of meeting and banquet facilities in the Cambridge area is somewhat limited, a
new facility could potentially host a number of small local and/or regional meetings and food and
beverage events. In order to accommodate the vast majority of these types of events, the
facility will need to integrate a modest level of breakout meeting space.



The facility needs more than one bar/food vending area.

Based on user feedback, the following elements should be considered in a new facility that could replace
Governor’s Hall:


breakout meeting space;



ability to sub-divide space;



drive-in loading docks with a garage door;



additional storage areas;



portable walls;



improved kitchen facilities;



additional restrooms;



improved lighting and electrical systems;



rigging capabilities for lights, signage and equipment;



dressing rooms;



portable or retractable seating;



professional PA/sound system; and



additional equipment rental offerings (i.e., new or improved tables and chairs, linens, candles,
nice dishware, planning services, etc.

Though the respondents are generally satisfied with how Governor’s Hall is currently accommodating
their events, they do note several opportunities for improvement and, ultimately, would consider utilizing
a new facility. They feel that Governor’s Hall provides a great deal to the Cambridge community and
that, in the event that it goes away, there definitely needs to be a replacement facility constructed
elsewhere in the community.
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Touring Event Promoters
As with Governor’s Hall, the potential exists to host a variety of spectator events at a new event facility in
Cambridge. These events could include concerts, comedy shows, family-oriented events, speakers and
other such functions. A significant portion of the attendees of these events could reflect individuals who
do not reside in Cambridge, thus any new spending occurring in Cambridge as a result could be
considered new to the community.
In an effort to understand what potential promoted
concerts/entertainment event opportunities could exist for a new multi-purpose event facility in
Cambridge, a variety of show promoters throughout the state and the surrounding region were
interviewed. Those contacted have a history of representing concerts (such as Bob Dylan, Willie Nelson,
Matchbox 20, The Beach Boys, Avenged, Sevenfold, Deftones), comedy shows (Chris Rock, Bill Cosby,
Louis CK, Larry the Cable Guy, Jeff Foxworthy), and other touring acts.
The following organizations provided input:


24-7 Entertainment – Baltimore, MD



Avalon Foundation – Easton, MD



Bob Israel Entertainment Services – Kensington, MD



Calvert Marine Museum Society – Solomons, MD



Fretless Productions – Rock Hall, MD



Lindy Promotions – Bethesda, MD



National Artists Corporation – Annapolis, MD



Rams Head Promotions – Annapolis/Baltimore, MD

Interviews with show/event promoters indicated that there are limitations associated with the existing
Governor’s Hall for concert and other entertainment oriented events. These include the fact that there is
significant regional competition from other venues, the venue provides no fixed or tiered seating,
challenging load-in/out access, the acoustics are not ideal, and the overall the lack of
hotel/restaurant/entertainment amenities within walking distance of the facility. Planners noted that
there is significant value in the free parking and that the pricing of space at Governor’s Hall is
comparatively low, opening the possibility for the budget oriented events.
When asked for comments regarding what size venue, if any, would be ideal for the Cambridge market
and whether or not the market, regardless of venue type, could have success in attracting acts, promoter
responses were mixed. Some thought a smaller venue (300 to 500 seats) and a focus on attracting
smaller, less-costly shows would be more likely to have success. Others felt that the Eastern Shore of
Maryland badly needed a 1,600-1,800-seat venue, but that it needed to be a soft-seat theater (similar to
what is being developed in Ocean City). This could attract costlier, more well-known shows, as it would
provide promoters the return needed while keeping tickets at an affordable rate. The thought, in this
case, was that it would be difficult to make it work with anything below 1,500 seats, unless the building
was very inexpensive to rent. In terms of the proposed multi-purpose venue being considered for
development in Cambridge, the thought was that it could probably attract a few new shows a year (of
modest national recognition); however, that the ability to attract promoted/touring events should not be
a significant consideration in whether to move forward with the development.
Though none of the respondents completely ruled out the idea of taking a show to Cambridge or the
possibility that this could be successful, the general consensus was that Cambridge would have a difficult
time attracting a significant number of acts. Due to its location (difficult access to surrounding population
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centers), the fact that it falls into the greater Baltimore/Washington DC entertainment market (which is
already oversaturated with venues), the lack of a college/university population to market to and utilize as
an attendance base, and the general demographics and socio-economic climate in and around
Cambridge, the common concern raised was that the risk surrounding promoting a show in a market like
Cambridge, regardless of the specifics of the facility, would be significant, especially relative to other area
venues, including the Roland E. Powell Convention Center (Ocean City, MD) and Wicomico Youth and
Civic Center (Salisbury, MD).
A sample of actual promoter comments is presented below.


“A 1000-seat venue isn’t going to get shows. It might get Elvis impersonators or tribute
bands, but no major touring artists. Financially, it just wouldn’t work for shows like that.”



“I’d consider it, but pricing would be extremely important.”



“The facility was not designed with the acoustics necessary to effectively host live music
performances.”



“Our events require significant rigging capabilities.”



“Load-in for large entertainment events can be challenging.”



“The Eastern Shore desperately needs a 1,600 to 1,800-soft-seat theater (no smaller). The
market can definitely support it.”



“Cambridge is in the middle of nowhere. Unless the rent was so cheap, to the point of there
being almost no risk, why would I take a show there?”



“They’d be facing stiff competition, as they’d fall in the Baltimore/DC market, which is
already over-saturated with venues.”



“Acoustics of a new venue will be important. We can’t make it work in a warehouse.”



“I’d need more information on the specifics of the demographics in Cambridge, but I do
know it’s not an economically-booming area.”



“In smaller markets, almost 90 percent of the tickets I sell are within a 30-minute drive of
the facility.”

Public/Consumer Shows
As with the existing Governor’s Hall and nearly all flat floor public assembly venues across the country, it
would be expected that a new Cambridge facility could host a number of public/consumer shows on an
annual basis. These types of events typically represent exhibitions that are open to the public and
include events such as gun shows, boat shows, antique shows, home and garden shows, outdoors
shows, etc.
In order to understand the market for these types of events, and to determine the likelihood that the
Cambridge market would be able to attract events of this nature, CSL reached out to public/consumer
show producers with a history of bringing shows to Maryland’s Eastern Shore. Representatives from the
following organizations/shows were contacted:


Maryland Watermen’s Association



Ocean City/Berlin Optimist Club (Sea Side Boat Show)



Gem, Mineral, Jewelry Show
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CEO Coin & Currency Shows



America’s Best Shows



American Consumer Shows

In general, the public and consumer show producers/promoters responded well to the possibility of
holding an event in Cambridge. In fact, many mentioned that they had considered the Cambridge
market and/or had recently been searching for new host locations. Due to the generally high level of
public show attendees and exhibitors/vendors coming from outside of the respective host market, which
was anywhere from 50 to 90 percent with the respondents’ Eastern Shore shows, there’s confidence
among the producers that the Cambridge market could provide a good host market for future shows,
assuming a new facility was developed.
Some respondents with extensive industry experience did mention that many producers in the industry
(particularly of larger shows, but also some smaller shows), in their consideration of host markets, look
closely and almost solely at the potential host market’s population numbers and median income. One
respondent mentioned that for the majority of the shows she produces (primarily home and garden
expos), require at least 200,000 people living within a 10-mile radius of the host location, as well as a
median household income of $45,000 or greater. This organization currently produces three shows in
Maryland, all of which are in relatively affluent communities (Germantown, Upper Marlboro, and West
Friendship). Based on this and other similar feedback, as well as our review of the Cambridge
demographics, it will be important to be realistic in terms of the types of shows that could be attracted to
and supported at a new facility in the market.
In terms of the specifications surrounding the Eastern Shore shows produced by the above organizations,
they varied greatly. Attendance at these events varies widely, and ranges from as low as 400 (with 30
vendors) to more than 10,000 (with 125 vendors/dealers). Space requirements range from 6,000 to
45,000 square feet.
Several of the event producers interviewed shared similar thoughts regarding a potential new venue in
Cambridge, particularly in what they would like to see in a new facility. In addition to the basic
characteristics and amenities that would come with a modern-day facility, the producers placed
importance on the following facility amenities and attributes:


sufficient interior lighting;



security – alarms, cameras and staff;



extremely accessible load-in/load-out capability;



adequate parking in close proximity;



electricity in the floor grids (preferably 110-volt outlets); and



variety of food and drink options.

The number of shows, exhibitors and attendance of these events will be limited by both the amount of
flat floor space available in the facility and the limited population of the local area and region. Given the
fact that the majority of these events take place on weekends, coupled with Governor’s Hall already
having very high weekend occupancy, the ability of a new multipurpose event facility to accommodate a
significant number additional new public/consumer show events may be limited.
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Cheer and Dance Events/Competitions
Cheer and dance-related events, both performance-based and competition-based, are another set of
potential users of a flat-floor facility in Cambridge. Cheer and dance competitions, of all levels (i.e.
youth, high school, college and professional) make up the largest proportion of the events that fall into
this class; however local/regional dance recitals and other similar events present an opportunity, as well.
In an effort to gain an understanding of these events, CSL interviewed producers of these types of events
in the Maryland area. Individuals representing a total of more than ten events provided feedback.
A number of respondents showed interest in the Cambridge market and a potential flat-floor facility.
Based on respondent feedback, recitals generally utilize and expect a theater-style venue with a large
stage, curtains, backstage, and professional lighting and sound. Cheer and dance competitions, on the
other hand, prefer a flat-floor space with stadium-style or flat-floor seating. The ideal size venue to
accommodate those representing recitals is seating for 250. Cheer and dance events typically require
space for 1,500 participants and attendees.
One local organization indicated that there wasn’t enough quality space in Cambridge suitable for hosting
these types of events. Their organization is currently forced to use a high school theater and is very
interested in the possibility of a new facility.
Based on feedback provided by promoters of larger events, we learned that smaller markets similar to
Cambridge have been used as host markets in the past (including Salisbury) and experienced very limited
attendance levels. The events were eventually discontinued, and, based on the responses received, it’s
not likely that the smaller markets will be utilized again for these particular event(s).

Sporting and Recreational Events
In many multipurpose venues, youth, recreational, high school, amateur and even collegiate sports and
other related events often generate a significant number of use days. Typical events can include
basketball, wrestling, volleyball, gymnastics, dances, commencements, job fairs and other special events.
To assist in assessing the potential use of a new multipurpose events center Cambridge by these types of
events, interviews were conducted with representatives from the following organizations.


Dorchester Public School System



Maryland Public Secondary Schools Athletic Association



Maryland State Wrestling Association

Based on interviews with leadership of the Dorchester Public School System, while local high school and
middle school auditoriums and gymnasiums are highly utilized, it does not appear that significant usage
of a new multipurpose events center would emanate from regular season local high school athletics. The
largest capacity at existing high school facilities is generally sufficient to accommodate the majority of
regular season attendance demands. It was noted that a venue capable of seating 2,000 plus attendees
would be ideal for the hosting of commencement exercises.
Although current event facility needs for the school district are for the most part being met by existing
venues, a multi-use, recreational-type facility designed for students and youth could satisfy a growing
need in the community. Offerings could include basketball, bowling, ice rink, roller skating rink, dance
space, performing arts stage, and an educational component. In such a setting, a combination of indoor
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and outdoor space for up to 1,500 people would be considered ideal. Opportunities to provide food and
beverage service could help to generate event-related revenue for the facility given the low budgets
associated with these events.
CSL also conducted a detailed interview with the Maryland Public Secondary Schools Athletic Association
(MPSSAA) to characterize the market for state and regional athletic events and how such activities may
relate to facility development in Cambridge. Overall, it is believed that Cambridge holds little potential for
future events. Association management noted the fact that most of Maryland’s population lives on the
western shore and that travel to/from Cambridge is difficult. Further, Cambridge does not likely provide
enough hotel rooms to host many events drawing significant levels of non-local participants and
attendees. Tournaments have historically been held in Maryland’s larger cities. In fact, currently 21 of
the 24 state championships are held at Division I collegiate or professional sports venues and the
MPSSAA does not foresee the event moving to smaller venues or markets any time soon.
A variety of smaller regional tournaments, competitions and contests (i.e., wrestling, volleyball,
gymnastics, etc.) could be considered for being hosted in Cambridge if the facility was “perfect”. The
provision of bleacher seating (not just ample floor/court space) would be critical. The Wicomico Youth
and Civic Center (in Salisbury) currently hosts several such events; however, this market provides a
5,400-seat facility and a much larger inventory of hotel rooms than does Cambridge.
The Maryland State Wrestling Association promotes a variety of youth and amateur wrestling activities
throughout the State of Maryland. Most sanctioned tournaments are held at high school gymnasiums
and often require 10,000 to 40,000 square feet of space. Similar to the MPSSAA, management of the
Maryland State Wrestling Association indicated a preference for keeping most tournaments on the
western shore of Maryland, given the lower interest and turnout when such events have been held on the
eastern shore in the past. The hotel inventory in Cambridge was also noted as a deterrent from bringing
large events to Cambridge. The Association does however host some smaller events at the Wicomico
Youth and Civic Center (in Salisbury). While Cambridge is not a likely option to host most statewide
wrestling tournaments, Association management did indicate the potential for a new event facility in
Cambridge to host various training exercises, camps and clinics. With an overall goal of increasing
interest and participation in wrestling throughout the state, these events would be aimed at attracting
primarily local and regional youth wrestlers.
Lastly, many public assembly event facilities located in small markets throughout the country are very
flexible and multipurpose in nature. In order to maximize utilization and provide a needed community
benefit, many of these facilities also accommodate periods that the facility is open for public recreation
(community wellness, indoor sports leagues, etc.). While this activity generates little or no revenues for
the host facility, it can serve an important service for the local community and its residents.

Other Event Opportunities
For the most part, the Governor’s Hall event list includes events in virtually all potential segments of
entertainment, music, ethnic event, festivals, flat floor events and related functions. Research conducted
with regard to event promoter opinions, competitive venues, and related research has been used to
identify market segments in which a new event multipurpose event facility in Cambridge could potentially
generate added event activity. While not all inclusive, these potential event markets are characterized
below.


Further penetrating animal-related event markets; however date availability at a new venue could be
a concern, as these are often weekend events. Other event segments in which increased event
activity could be generated include dog shows and agility competitions.
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Weekly bingo games were held at Governor’s Hall in the past and had been an important source of
facility revenue for many years. The infrastructure to produce these events is already owned by the
facility and would require relatively little effort and staffing to resume these or other related events.



EDM (electronic dance music). This is a cleaner alternative to traditional “raves”. Their requirements
are minimal (flat floor, air conditioning, restrooms, concessions). Their popularity has grown in
various markets and have been profitable for venue management. Required space allocations
approximate 15-20 square feet per person, so it’s possible that an event venue that is similar in size
to Governor’s Hall could accommodate 700 to 1,000 attendees.



Facility produced public/consumer shows could be considered to increase complex utilization. Given
the ability to provide facility space and service “at cost”, the financial risks for producing one or two
such events could be somewhat limited, and if successful, could provide net positive financial impact.
We note that the net new direct spending for these events is fairly low.



A wide variety of other events including roller derby, professional wrestling, additional multi-day
indoor/outdoor festivals, and other such events.

Market Demand Summary
The information collected as part of this analysis helps to define the strengths, weaknesses and future
event potential for a potential new event facility in Cambridge. Physical and functional limitations of
existing Cambridge area event facilities suggests that some level of event activity produced by local and
regional groups may be leaving the community. Comments from event planners that have used and/or
considered Governor’s Hall in the past suggest a very defining set of attributes that have significantly
impacted event activity. The unique physical conditions of the space (including floor size, acoustics, level
of finish, ability to etc.), perceived distant location from the Western shore of Maryland, the set of newer
and more competitive facility alternatives within the region, and lack of walkable amenities adjacent to
the site make attracting some events challenging. However, the multi-use nature of the facility,
availability of free parking, the large, open nature of the space and its competitive rental rates have
provided opportunities to succeed in a number of event markets.
Aggressive sales efforts could serve to identify unique event opportunities at a new venue. To enhance
the event sales and service processes and in order to compete more effectively for added event activity
from the segments noted herein, we believe that consideration should be given restructuring the existing
Governor’s Hall staff to allow for one full-time position dedicated to both generating and servicing new
business for the venue. The following sales initiatives should be considered:


The appointed sales person should immediately conduct outreach to all existing clients to assess
opportunities for new business plus additional potential event contacts.



Promoters of events in targeted segments should be contacted to solicit business. Sales staff
should review event calendars at existing comparable/competitive venues to identify potential
opportunities for new business.



Develop a proactive, routine communication approach toward a select group of high-potential
event promoters. Keep them aware of the facilities, open dates, prices, etc.



An important strength of Governor’s Hall is the competitive pricing structure. Sales efforts should
continue to emphasize the financial advantages of hosting events any potential new event facility
in Cambridge.
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Analysis of Estimated Event Characteristics
The purpose of this section is to estimate potential event levels and mix for a new multipurpose event
facility in Cambridge. Based on the analyses conducted with respect to local market conditions,
competitive/comparable facilities and markets, market demand, supportable facility program, coupled
with CSL’s past industry experience, event and attendance estimates have been developed for a potential
event facility in Cambridge.
Exhibit IV-3 presents a summary of the number of events, average attendance, and total attendee days,
both historically (over the past four years), as well as estimates of event activity that could be expected
at a new multipurpose event facility in Cambridge (in a stabilized year of operation). For purposes of this
analysis, it is assumed that Year 5 represents a stabilized year of operation.
Exhibit IV-3
Estimated Utilization Levels and Event Characteristics

Number of Events by Event Type
Community Event
Concert/Entertainment
Festival
Meeting/Banquet/Reunion
Other
Public/Consumer Show
School/Religious Event
Tradeshow/Expo
Wedding
TOTAL
Average Attendance by Event Type (per event)
Community Event
Concert/Entertainment
Festival
Meeting/Banquet/Reunion
Other
Public/Consumer Show
School/Religious Event
Tradeshow/Expo
Wedding
Attendee Days by Event Type
Community Event
Concert/Entertainment
Festival
Meeting/Banquet/Reunion
Other
Public/Consumer Show
School/Religious Event
Tradeshow/Expo
Wedding
TOTAL

2010
7
5
5
10
3
5
5
1
4
45

Existing Governor's Hall
2011
2012
2013
4
6
5
10
8
8
8
10
9
7
9
10
3
4
2
5
4
4
2
3
3
3
3
N/A
4
7
7
46
54
48

286
410
380
291
300
550
240
700
206

206
393
759
275
333
490
1,200
433
219

1,217
403
645
308
488
631
267
1,200
243

2,286
2,050
3,420
2,908
8,633
3,300
1,200
700
825
25,322

825
3,925
6,834
1,925
8,867
3,920
3,600
4,767
875
35,538

12,167
3,225
6,450
2,775
9,500
2,525
800
3,600
1,700
42,742

Sources: Sailw inds of Cambridge, LLC; CSL International, 2013
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Average
5.5
7.8
8.0
9.0
3.0
4.5
3.3
2.3
5.5
48.8

New Facility
Stabilized Year
8
10
10
20
6
7
5
4
8
78

840
368
597
276
500
593
242
N/A
195

637
394
595
288
405
566
487
778
216

650
450
675
175
500
650
350
850
220

7,564
2,944
7,159
3,031
9,864
2,965
1,208
N/A
1,949
36,683

5,710
3,036
5,966
2,660
9,216
3,178
1,702
3,022
1,337
35,827

7,800
4,500
8,873
3,588
6,900
5,744
2,275
5,950
1,949
47,579

As shown, it is estimated that event activity at a new Cambridge multipurpose event center could reach
nearly 80 events and nearly 47,000 attendee days per year during a stabilized year of operation. Several
of these events assumed under the previously identified supportable building program would represent
events that are “new” to the community (i.e., not presently hosted at local Cambridge facilities). This
compares to an average of nearly 50 annual events and fewer than 36,000 total attendee days at the
current Governor’s Hall. Similar to other small market multipurpose event center facilities located
throughout the country, the large majority of events are estimated to comprise local events.
While the market demand analysis indicates important potential to host a number of additional events on
a recurring basis, it is estimated that a new Cambridge facility will generate overall event utilization levels
consistent with or potentially slightly below the average comparable facility industry-wide. This is largely
a function of: (1) the fairly significant limitations in population within practical driving distance of
Cambridge (i.e., the source of the vast majority of anticipated event attendees) and, (2) the limited
appeal by out-of-town event producers/promoters due to population density and geographic location.
However, this anticipated level of utilization should not be inferred to indicate that development of a new
facility in Cambridge is not recommended nor feasible. The presence of multipurpose public assembly
facilities in a large number of small markets throughout the country is evidence of the importance of
these facilities to their local communities, in terms of hosting events by local groups, providing
entertainment/recreation opportunities for local/regional citizens and by hosting certain events with outof-town attendees that generate new economic impact for the local area.
Importantly, there are a number of key aspects that can determine project feasibility, including
quantitative measures such as economic impact, financial operating characteristics, cost of development,
etc. The remainder of this report will provide these key quantitative estimates that will enable the
community to weigh the key costs and benefits with other more intangible, qualitative benefits such as
quality of life and long-term economic vision and community growth aspects.
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V.

Building Program and Construction Cost Analysis

Based on the results of the analysis of local market conditions, competitive/regional facilities, comparable
national venues and market demand, an evaluation of the supportable facility program components was
performed for a new multipurpose event facility in Cambridge. Further, research conducted up to this
point allows us to also estimate the potential development costs associated with the supportable facility
development scenario described herein.
As with the existing Governor’s Hall, the envisioned venue is intended to act as a year-round, flexible
facility capable of hosting a wide variety of community and regional activities that will enhance the quality
of life and viability of the Cambridge area, as well as stimulating the regional economy. Based on
feedback collected throughout the study process, important goals for the facility include:


serving as a home for community events;



promoting visitation/tourism;



creating opportunities to stimulate business activity;



fostering an awareness of Cambridge and its offerings;



minimizing development and operational costs; and



maximizing the variety and nature of events capable of being hosted in order to optimize
utilization.

Building Program Analysis
The estimated market supportable facility program is tied closely to the unique characteristics of the
Cambridge market and the current/potential future visitor amenities in the area. The resulting marketsupportable building program focuses on the levels of sellable space that would be necessary to
accommodate potential event demand for a Cambridge multipurpose event center. Support areas, such
as lobby, circulation, storage, office and other areas, are not specifically itemized within this analysis;
however, based on state-of-the-industry facility development standards, such support spaces normally
require square footage roughly equal to the amount of sellable square footage incorporated in the
building.
Based on the previous analyses undertaken, key aspects of a market supportable facility program for a
potential new Cambridge event facility are presented below.


Type of Facility – Should be substantially multipurpose, integrating limited finish/furnishings to
minimize costs. Considerations could include variable flooring options (carpeting, sport courts,
etc.), state-of-the-industry lighting, flooring options, temporary seating, and scoreboard
equipment. The facility must be affordable for local events and uses, significant discounts should
be offered for non-profit, government and civic groups.



Primary Area Square Footage – A minimum flat floor area (when seating is retracted) of 15,000
contiguous square feet. The ability to subdivide this space into a minimum of three sections will
be important in an effort to “right size” the venue for certain events and to provide opportunities
to host multiple simultaneous events. Ceiling heights in this space should be at least 25 to 30
feet, allowing for the accommodation of the widest possible variety of event types.
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This level of space could comfortably accommodate groups of approximately up to 1,000 in a
round table setting and concerts for up to 2,000 people. Temporary seating could be offered by
sloped, retractable seating one side of the event floor. The facility could benefit by integrating
the ability to “cover” retracted seats by moveable walls to provide a more traditional
exhibit/multipurpose room environment for flat floor events.


Secondary Area Square Footage – 2,500 to 3,500 square feet of divisible, breakout meeting
space. This space should be divisible into four to six individual rooms of varying sizes. This
space would provide lower ceilings, carpeting, and a higher level of wall treatment and overall
finish. Such flexibility would allow the venue to host groups as small as 20-25 people—a feature
not currently available at Governor’s Hall.



Other Support Areas – Sufficient levels of other service and support areas typical in small,
multipurpose event facilities (i.e., pre-function, kitchen, lobby, restroom, concession stand,
storage, load-in/out and other such space).



Outdoor Space – Governor’s Hall currently provides significant opportunities for accommodating
events seeking an outdoor atmosphere. Historically the facility has hosted numerous concerts,
festivals and other events. This offering is highly unique and has provided facility management
the benefit of accommodating groups of up to 5,000. Given the fact that it is relatively unlikely
that a new venue will be located on a site capable of providing the current level of outdoor
space, opportunities for enhancing and maximizing usage of the existing waterfront amphitheater
should be explored and pursued.



Parking – Parking is often the biggest “x-factor” in overall site acreage planning (i.e., surface
versus structured parking, shared parking opportunities, etc.), that could add many acres to the
site requirements. Parking is recommended to be approximately one-third of the number of
event attendees that the facility could accommodate. With a potential capacity for groups of up
to 2,000, the recommended parking count would be 500 to 700 spaces in the surrounding area.
For budget reasons, a smaller number of paved parking stalls could be provided and then parking
for large events could be supplemented with either graveled areas or level grassed areas
(weather permitting). Actual parking counts would need to be determined with input from the
City as the design for an event center progresses.

Given the fact that there could be a time period during which Governor’s Hall is no longer in operation (as
the waterfront is potentially developed), it’s possible that current users of the existing facility will require
a home in the Cambridge area while a new venue is being pursued/developed. Potential interim location
opportunities for such events could include, but are not limited to the following:


Long Wharf Park



Great Marsh Park



City owned property on the corner of Cedar and Race



Public schools

Based on feedback collected throughout the study process and amenities provided within comparable
venues, other considerations for the proposed facility could include:


full-service catering kitchen;



concessions areas;



tractor/trailer dock access for large shows and associated equipment;



creating a landscaped, walkable environment around the facility;
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event staging capabilities;



flexible spectator seating;



ability to use meeting spaces as dressing rooms;



show and administrative offices;



storage and marshalling; and



potential for future expansion.

The estimated facility footprint would approximate 32,000 square feet (approximately 0.75 acres), with
additional acreage required for parking, ingress/egress, green space, loading/ truck marshalling, etc.

Preliminary Construction Costs
To provide an understanding of potential costs associated with the construction of the proposed new
multipurpose events center in Cambridge, an analysis was conducted of order-of-magnitude hard
construction costs pursuant to the supportable building program elements presented earlier in this
chapter. As presented earlier, construction costs tend to vary widely among comparable facility projects.
Many variables exist that influence actual realized construction costs, including the type of facility, size,
components, level of finish, integrated amenities, costs of goods and services in the local market, location
and topography of the site, ingress/egress issues, and other such aspects. We have utilized our
extensive industry experience, and leveraged our close relationships with architects and developers in
preparing the estimates presented herein.
Exhibit V-1 presents the estimated order-of-magnitude hard construction costs for the previously
identified development scenario, adjusted for current economic conditions and local conditions in
Cambridge. Importantly, architectural design and site/infrastructure analysis will be required to fully
estimate ultimate development costs. In addition to the estimated hard and soft construction costs, costs
associated with land acquisition and improvement, other potential infrastructure improvement costs and
potentially annual operating costs will also need to be considered in the ultimate planning scheme, if
subsequent planning steps are taken.
Exhibit V-1
Hypothetical Order-of-Magnitude Hard Construction Costs (in 2013 Dollars)

Total Built SF

32,000

Hard Costs per GSF - Low
Hard Costs per GSF - High

$125
$175

Soft Costs per GSF - Low
Soft Costs per GSF - High

20%
25%

Total Costs - Low
Total Costs - High

$4,800,000
$7,000,000

Note: does not include: land acquisition, land improvements, infrastructure and parking.
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The order-of-magnitude hard construction costs could range between $4.0 million and $5.6 million for a
new multipurpose events center in Cambridge. It is important to note that these estimates take into
account the expected modest level of finish associated with the supportable building program, as well as
the lower average construction costs on the eastern shore of Maryland. Soft costs (i.e., financing costs,
legal, architectural, consulting, permitting, FF&E, etc.) would be in addition to these estimates, and could
add 20 to 25 percent to total construction costs. As such, the total development costs could approximate
between $4.8 and $7.0 million. If a State of Maryland grant or other similar approach were taken to fund
a portion of the facility development costs, it’s likely that soft costs could be considerably lower. A capital
improvements budget equal to 0.5 percent of the total construction cost is recommended and could
approximate $24,000 to $35,000 per year.
Site acquisition and preparation costs, as well as any necessary infrastructure costs would also be in
addition to these figures. Additionally, detailed architectural concept, design and costing study would be
required to specifically estimate construction costs for a potential new multipurpose events center in
Cambridge.
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VI. Analysis of Financial Operations & Economic/Fiscal Impacts
The purpose of this chapter is to provide an analysis of the potential financial operating results that could
be generated by a new multipurpose event facility in Cambridge, based on key assumptions and
estimates derived from data collected from comparable venues, market demand analysis and past
Governor’s Hall financial performance. Building on the conclusions of these analyses, estimates were
developed concerning the financial operating characteristics of a potential new Cambridge multipurpose
event center.
Also within this chapter of the report, we present an analysis of the potential economic and fiscal (tax)
impacts that could be generated by new event facility development in Cambridge, based on key
assumptions described herein. The evaluation of the economic benefits generated by event facilities can
be one of the determinants regarding the decision to proceed with a project of this type.

Analysis of Financial Operations
Based on market, program and event analysis findings, an analysis of the estimated financial operating
characteristics of a potential new multipurpose event venue in Cambridge was also conducted. This
financial operating analysis only considers revenues and expenses generated through the operation of the
facility itself and does not consider other potential ancillary income that may be related to the Center
(such as incremental tax revenue, parking income, admissions surcharges, interest income, etc.), nor
does it consider other non-operating costs, such as construction costs.
This information is designed to assist project representatives in assessing the financial effects of the
potential Center and cannot be considered a presentation of expected future results. The assumptions
disclosed herein are not all inclusive, but are those deemed to be significant. Because events and
circumstances frequently do not occur as expected, there usually will be differences between estimated
and actual results and these differences may be material.
The analysis of estimated operating results is presented in three components:


Operating Revenues



Operating Expenses



Summary of Historical and Estimated Future Financial Operations

As with all public event facilities, an initial startup period is assumed before event levels are anticipated to
stabilize. Financial operating estimates prepared in this section reflect a stabilized year of operations
(assumed to occur in the fifth year of operation). Revenue and expense assumptions were also
developed using comparable facility data and industry experience with similar projects, along with
consideration of the unique attributes of the Cambridge marketplace and specific conditions envisioned
for the proposed facility.
As in all studies of this type, the estimated results are based on competent and efficient facility
management and assume that no significant changes in the various event markets will occur beyond
those set forth in this report.
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Operating Revenues
The primary sources of operating revenue for a potential new Cambridge multipurpose event center
include building rent, food service, contract service, equipment rental and other such revenue. For
purposes of this financial operating analysis, no parking revenue has been assumed to be retained by the
facility. The assumptions regarding the individual revenue components are based on historical operations
of Governor’s Hall, industry trends, and a review of the operations of comparable facilities throughout the
country and data.

Facility Rent
Building rental revenues include charges for the leasing of facility spaces for event activities. Estimated
rental revenues are based on estimates of the number of events within specific event categories,
attendance levels, square footage used, assumed future growth rates, rental rates and receipts at
competitive local and regional facilities, as well as comparable facilities located throughout the United
States.
Rental revenues often make up a significant portion of a facility’s operating cash flows. Rental
agreements at comparable small market, multipurpose facilities typically consist of a flat rental rate that
tends to vary by type of event (profit versus non-profit, room night generating versus local, etc.). Certain
dedicated spectator venues (mainly located in larger markets) charge a flat rental rate versus a
percentage of gate receipts generated by the event, whichever is greater.
Rental rates assumed in the projections are based largely on rates charged at both competitive local and
regional venues, as well as comparable national facilities. It is very important to note the influence on
rental rates of competing facilities in the region. Based on feedback provided by current and past
Governor’s Hall users, it is important that a new multipurpose event facility offers reasonable, flexible
rates to appeal to local and non-local event producers and other users. This has been reflected in the
rental rates used in this analysis, which assume an approximate 15 to 20 percent overall increase to
rental rates at a potential new multipurpose event venue in Cambridge.

Food Service Revenue
Food and beverage service (F&B) revenue consists of the sale of various food and beverage items at a
potential Cambridge multipurpose event center. Revenue assumptions are based on estimated event and
attendance levels and estimated per capita spending for various event types. Estimated food service
revenue is presented in terms of net revenue retained by the facility.
Revenue assumptions are based on estimated event and attendance levels, concession spending at
comparable facilities and discussions with event producers. Based on industry trends at comparable
facilities, the profit margin on concession sales is generally in the range of 30 percent of gross sales less
sales tax, with the remaining 70 percent going toward the cost of goods sold.
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Other Revenue
Other revenue, while not broken out in historical Governor’s Hall financial reports, likely consists largely
of charges to event management and exhibitors for event-related services, such as providing electrical
hook-ups and other utilities, leasing of equipment, providing security and cleaning services, advertising
and other miscellaneous revenue items. Estimated service and equipment revenue is based on
comparable facility financial operations and estimates of the number of events, attendance, square
footage used and assumed future growth rates.

Operating Expenses
The primary sources of operating expenses for a potential new Cambridge multipurpose event center
include personnel costs (such as salaries wages and benefits, event expenses), security, repairs and
maintenance, materials and supplies, utilities, insurance, advertising and promotion, general and
administrative, professional fees, and other expenses. The estimated operating expenses for a potential
new Cambridge multipurpose event center are based on historical Governor’s Hall operating expenses, as
well as the expenses incurred among comparable facilities and industry standards.

Salaries, Wages and Benefits
Estimated salaries, wages and benefits include compensation for full- and part-time employees.
Employee benefits include payments for employee hospitalization programs, unemployment
compensation, workers’ compensation, and FICA. This analysis is based on historical Governor’s Hall
operating expenses, financial operations of comparable and competitive facilities, and a potential facility’s
size and event levels.
Consideration has been given to the expectation that strong efforts will likely be made to minimize
personnel costs and other major expenses without sacrificing service quality. It has been assumed that
the Center will be staffed with personnel levels similar to that of other similar, well-managed centers and
will include the addition of one to two full time staff when compared to current Governor’s Hall staffing
levels. These estimates also reflect the assumption that existing operations, maintenance, and setup
staff will be maintained at a new facility.

Utilities
Utilities expense at a new multipurpose event facility in Cambridge includes costs for electricity, water,
gas and telephone. The estimates are based on historical Governor’s Hall expenses, supplemented with
industry averages and the assumption that the new facility will include all current energy-saving
components.

Repairs and Maintenance
The analysis assumes that the maintenance costs for a potential new events center in the early years of
operation are relatively low. It is likely that such costs will increase incrementally over time as the facility
depreciates. It is likely that the repairs and maintenance costs could eventually exceed the base-year
estimates presented in this analysis. As has been previously discussed, the establishment of a separate
repair and maintenance reserve is recommended to fund future major capital projects.
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General and Administrative
General and administrative expenses include various day-to-day costs such as subscriptions, staff
training, dues, staff travel, staff tuition reimbursement, licenses and permits, bad debt charges and other
such items. This category also includes costs related to administrative business-related expenses such as
postage, administrative supplies, administrative furniture and fixtures, auto allowances, administrative
travel, memberships and maintenance of the administrative space.

Materials and Supplies
Costs for materials and supplies for the proposed venue include those materials, supplies and equipment
used for facility operations and its administrative offices. The analysis of materials and supplies expense
is based on comparable facility operations and the levels of facility space.

Professional Fees
Professional fees are primarily comprised of costs for services including accounting and legal functions
and other non-recurring consulting and advisory services. This also includes contractual services
expenses, primarily consisting of costs for professional services including trash removal, and other such
items.

Advertising & Promotion
It is important to recognize that this financial operating analysis includes a modest level of additional
marketing expenditures that will be necessary (perhaps by Dorchester County Tourism or another similar
organization) to market the new facility. Incremental marketing expenditures will be particularly
important during the construction period and during the initial years of operations. Without adequate
marketing dollars and sales support, any City investment in “bricks-and-mortar” will not be optimally
leveraged.

Insurance and Other Expenses
In addition to property and liability insurance, a variety of other miscellaneous operating expenses can be
expected. These can include, but are not limited to bank service charges, collections, dues and
subscriptions, kitchen items, landscaping, penalties, printing petty cash, equipment rental, travel, etc.
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Summary of Historical Governor’s Hall and Estimated New Facility Financial Operations
Exhibit VI-1 summarizes historical Governor’s Hall financial operations for the three-year period spanning
2010 through 2012. We have also presented the estimated financial operating results for a new
multipurpose events center in Cambridge (in terms of a stabilized year of operations in 2013 dollars).

Exhibit VI-1
Summary of Historical Governor’s Hall and
Estimated New Facility Financial Operations
Historical Governor's Hall Operations
2010
2011
2012

New
Facility (1)

Revenue
License Fees & Rentals (2)
Food & Beverage
Other Income
Total Revenue

54,391
15,344
6,458
$76,193

101,035
88,385
-1,854
$187,566

73,737
96,944
-834
$169,846

103,231
126,027
1,500
$230,759

Expense
Food & Beverage Supplies
Utilities
Wages
Security
Bartender Compensation (3)
Repairs
Other Expenses (4)
Insurance
Supplies
General & Administrative
Event Supplies
Cleaning
Payroll Taxes
Licenses & Permits
Contributions
Professional Fees
Loan Interest
Equipment Rental
Credit Card Fees
Advertising & Promotion
Total Expense

19,926
24,967
--8,346
2,208
2,418
5,534
2,304
1,982
1,937
--595
800
526
1,065
---$72,607

32,315
14,813
8,751
21,868
14,476
15,498
9,398
5,612
8,875
3,622
2,416
1,128
862
2,551
240
128
637
536
141
-$143,866

39,093
17,999
39,500
23,930
11,596
3,446
8,873
5,822
3,333
7,857
2,822
5,783
3,895
1,044
1,503
1,865
445
1,164
598
-$180,567

50,821
19,799
88,875
29,912
20,293
3,618
10,648
8,151
4,000
14,142
3,386
6,940
8,765
1,566
1,578
2,331
668
1,746
956
15,000
$293,194

$3,586

$43,700

-$10,721

-$62,435

Net Income/Loss

(1) Future estimates reflect a stabilized year of operations in 2013 dollars and do not include
debt service, repair/replacement reserves, infrastructure or parking costs.
(2) Includes rental deposits.
(3) Approximately 50% of bartender fees are janatorial
(4) Includes: Bank Service Charges, Collections, Dues & Subscriptions, Kitchen Items, Landscaping,
Penalties, Printing & Reproduction, Petty Cash, Rent, Sound Equipment, Travel, etc.
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Historically, Governor’s Hall has operated relatively close to break-even over the past several years. In
2010, the venue realized an approximate $3,600 profit. This grew to nearly $44,000 in 2011. In 2012,
the Board of Directors for Sailwinds of Cambridge LLC opted to financially compensate its primary
operational staff (a total of $39,500), which resulted in an operating loss of nearly $11,000. In the case
that the current venue was to continue to operate in the future, similar financial operating results could
be expected going forward. Based on conversations with facility representatives, Governor’s Hall financial
performance over the past few years represents an improvement when compared to past operating
results (when the facility would operate with an approximate $80,000 annual deficit).
As shown in the previous exhibit, upon a stabilized year of operation (assumed to occur the fifth full
year), a new multipurpose event facility in Cambridge is estimated to generate an operating deficit of
approximately $62,400 per annum (in 2013 dollars). It is entirely possible that annual financial operating
losses at a new facility could approach or exceed $100,000 prior to stabilization, as the facility establishes
its reputation among the event planning community. It is important to note that these figures only
represents the annual operations of the center and does not include debt service payments, capital
repair/replacement reserve funding obligations or other non-operating expenses. This type of operating
loss is consistent with comparable multipurpose event facilities throughout the country, many of which
operate with deficits ranging from $100,000 to $500,000. The following chapter of this report will outline
the net new economic and tax impacts estimated to be generated by the project—benefits often cited by
communities as a factor in a decision to invest in the construction and annual operating obligations for
projects like this.

Economic Impact Analysis
The purpose of this section is to provide an analysis of the potential economic impacts that could be
generated by new event facility development in Cambridge, based on key assumptions described herein.
The evaluation of the economic benefits generated by event facilities can be one of the primary
determinants regarding the decision to proceed with a project. The following key issues have been
addressed within this chapter:


Economic Impact Concepts



Annual Facility Impacts



Non-Quantifiable Impacts

The annual operations of a public event facility typically provide some level of new economic benefit to
an area. Typically, and for purposes of this report, quantifiable effects are characterized in terms of
economic impacts, conveyed through measures of direct spending, total output, personal earnings and
employment. These terms are defined later in this section.

Economic Impact Concepts
The impact of an event facility is maximized when out-of-town attendees spend money in a community
while attending a facility event. This spending by out-of-town attendees represents new money to the
community hosting the event. This new money then creates multiplier effects as the initial spending is
circulated throughout the local economy. The characteristics of economic impact effects are generally
discussed in terms of their direct, indirect and induced effects on the area economy.
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These terms are defined as:


Direct effects consist principally of initial purchases made by delegates or attendees at an
event who have arrived from out-of-town. This spending typically takes place in local hotels,
restaurants, retail establishments and other such businesses. An example of direct spending
is when an out-of-town event attendee pays a local hotel for overnight lodging
accommodations.



Indirect effects consist of the re-spending of the initial or direct expenditures. An example
of indirect spending is when a hotel uses the direct spending dollars received from out-oftown event attendees to pay the hotel’s housekeeping staff. The hotel’s housekeeping staff
then spends their personal income in local grocery stores, retail establishments and other
local businesses for various products and services.



Induced effects consist of the positive changes in employment, earnings and tax
collections generated by changes in population associated with the direct and indirect
expenditures.

The re-spending of dollars in an economy is estimated by using economic multipliers and applying them
to the amount of direct, or initial spending. The “multiplier effect” is estimated in this analysis using a
regional economic forecasting model provided by the Minnesota IMPLAN Group, Inc., a private economic
modeling company. The IMPLAN system utilizes an input-output matrix with specific data for multipliers
based on regional business patterns from across the country. Financial information for the matrix of
multipliers is collected from various sources that include, but are not limited to, the U.S. Department of
Labor, as well as state sales and tax reports. The system uses this data to determine the economic
independence of specific geographic regions as well as the interdependence that exists between
industries in those regions. The systems provide total industry output, personal earnings and
employment data for approximately 440 industry segments/classifications. For purposes of this analysis,
multipliers were purchased that are specific to Dorchester County and have been inputted into our
economic impact model.
For purposes of this analysis, results of the economic impact analyses are measured in terms of the
following categories:


Total output represents the total direct, indirect and induced spending effects generated by
the project. This calculation measures the total dollar change in output that occurs in the
local economy for each dollar of output delivered to final demand.



Personal earnings represent the wages and salaries earned by employees of businesses
associated with or impacted by the project. In other words, the multiplier measures the total
dollar change in earnings of households employed by the affected industries for each
additional dollar of output delivered to final demand.



Employment represents the number of full and part-time jobs. The employment multiplier
measures the total change in the number of jobs in the local economy for each additional
$1.0 million of output delivered to final demand.

The initial spending of new dollars into an economy begins a series in which the dollars are cycled
through the economy. The re-spending of the dollars is estimated by using the economic multipliers
discussed above and applying them to the amount of direct, or initial, spending. The multiplier effect
illustrates the fact that that spending in a defined economy will lead to additional spending until that
dollar has completed its cycle through leakage. Leakage represents the portion of a dollar spent in areas
outside the designated economy such as the taxes paid on purchases of goods and services.
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Annual Facility Impacts
One of the primary sources of direct spending associated with a public assembly facility involves
attracting event attendees from outside the local area to make purchases in area hotels, restaurants and
retail establishments. The analysis of direct spending related to activity at the potential event facility
begins with estimating the number of event attendees that could be attracted to new facility in
Cambridge. These estimates are based on the event, attendance and event day information developed
through the analysis of market demand and events.
As such, we have developed estimates as to potential future event and attendance characteristics
associated with a proposed new event facility in Cambridge. These estimates are based on the event,
attendance and event day information related to historical
As noted earlier in this report, Governor’s Hall has hosted an average of nearly 50 events annually over
the past four years, many of which are locally and community-oriented. This activity has generated an
estimated 35,800 attendee days to the Hall annually. It is estimated that a new venue (as described
previously in this report), could attract a total of more than 70 total events, with notable increases in the
levels of concerts/entertainment events and public/consumer shows. The total number of attendee days
could be expected to increase to nearly 49,000 people in a stabilized year of operation, representing an
increase of approximately 27 percent over recent Governor’s Hall event attendance levels.
Building on this attendance data, we have worked closely with management of Governor’s Hall to
estimate the origin of attendees among all events taking place at the facility over the past four years
(2010 through 2013). Event attendee information (segmented by event type) has been further broken
down into one of the following three categories:


Local Attendees - those residing in the immediate area that attend an event at Governor’s Hall



Drive-in Attendees – non-local event attendees that live within a close driving distance of
Governor’s Hall and return home after the event



Overnight Visitors - non-local event attendees that require lodging during their stay in Cambridge

Utilizing this information, estimates of per-day spending by local residents, as well as out-of-town event
attendees (both drive-in and overnight visitors) were developed based on past industry surveys and
experience with similar projects and communities. Figures have been adjusted to 2013 dollars and for
cost of living levels and the unique dynamics of the Cambridge/Dorchester County area. The estimates
of average daily spending on a per attendee basis were applied to estimates of potential future event
activity at a potential Cambridge facility, based on the results of the overall market analysis. Adjustments
were applied to estimated attendance levels for potential future event activity at a new event facility in
Cambridge to segregate estimated levels of potential non-local event attendance directly as a result of
the event facility.
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Exhibit VI-2 presents the annual direct spending associated with a new multipurpose event facility in
Cambridge.

Exhibit VI-2
Estimated Annual Direct Spending
(Upon Stabilization of Operations, in 2013 dollars)
Auto Rental/Other
Transit
5%

Other Industries
8%

Hotel
37%

Retail
15%

Entertainment
5%

Restaurant
30%

Estimated Direct Spending:
Existing Governor’s Hall (1)
New Event Facility (2)

Spending
$711,400
$899,100

% Increase
-26.4%

(1) Data represent a 4-year average of Governor's Hall operations spanning calendar years 2010 - 2013.
(2) Future estimates reflect a stabilized year of operations in 2013 dollars.

The estimated total annual direct spending associated with the existing Governor’s Hall has ranged from
$506,000 to $771,000, averaging more than $711,000 over the past four years. Of this total, it is
estimated that approximately 75 percent of facility-related spending is generated by non-local event
attendees (both drive-in and overnight visitors). It is important to note that the spending estimates
associated with the operations of a new Cambridge multipurpose event facility represent not only the
spending that is estimated to be "new" to the community (“net new spending”), we have also estimated
the assumed displaced spending within the community that can be directly attributable to events held at
the venue.
Direct spending associated with a potential new Cambridge event facility could approximate $899,000 in
a stabilized year of operations in 2013 dollars. This growth represents an increase of more than 26
percent over what Governor’s Hall is currently generating in terms of direct spending associated with
event activity.
As the direct spending flows throughout the local and regional economies, additional rounds of spending,
employment and earnings are generated. The total impact generated is estimated by applying specific
industry multipliers to the initial expenditure to account for the total economic impact of the re-spending
activity. The application of the multipliers involves calculating the product of the estimated amount of
direct spending and the multiplier.
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The multipliers used in this economic impact analysis as generated by the IMPLAN economic analysis
system specifically for Dorchester County are presented below in Exhibit VI-3.

Exhibit VI-3
Economic Impact Multipliers for Dorchester County

Industry
Hotel
Restaurant
Entertainment
Retail
Auto Rental
Other Local Transit
Other Industries

Output

Employment

Earnings

1.39
1.36
1.38
1.33
1.48
1.48
1.27

11.94
21.33
19.45
21.82
27.25
27.25
15.37

0.41
0.43
0.60
0.50
0.62
0.62
0.22

Note: Employment multiplier is applied to direct spending divided by 1,000,000.
Source: Minnesota IMPLAN Group, 2013

The total estimated direct expenditures generate effects on the economy that extend beyond the initial
expenditures. Exhibit VI-4 summarizes the overall economic effects associated with estimated levels of
event activity at a potential new Cambridge multipurpose event facility, based on the application of the
IMPLAN multipliers.
Exhibit VI-4
Estimated Annual Economic Impacts
(Upon Stabilization of Operations in 2013 Dollars)

Total Direct Spending
Existing Governor's Hall
New Event Facility

Total Output
Existing Governor's Hall $949,900
New Event Facility
$1,227,700

$711,400
$899,100

Earnings
Existing Governor's Hall
New Event Facility

Employment
$301,800
$390,000

Existing Governor's Hall
New Event Facility

12
16

As outlined in the exhibit, the estimated level of annual direct spending associated with a stabilized year
of operations for a new multipurpose event facility in Cambridge could generate approximately $1.23
million in total output (total direct, indirect and induced spending). Operations of the existing Governor’s
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Hall currently result in an estimated $950,000 in total output. If Governor’s Hall were to continue to
operate in the future, similar impacts could be expected. The premium in economic impact associated
with a new venue can be largely attributed to its increased ability to attract and retain a greater number
and proportion of events, many of which could have some level of out-of-town attendance.
Total salaries and wages that could be supported by the amount of spending generated by the operations
of a new event venue in Cambridge are estimated at approximately $390,000 annually, while full and
part-time employment levels supported by this level of spending are estimated at 16 total primary and
secondary positions.

Fiscal Impact Analysis
Beyond spending, economic impact, earnings and employment data, event facility development would
likely generate incremental tax revenues for the State of Maryland and the City of Cambridge. The
following assumptions were made in preparing such estimations:


It is estimated that 95 percent of restaurant and hotel sales are taxable.



Approximately 80 percent of entertainment expenditures are subject to tax, reflecting the tax
base specific to various entertainment activities.



Ninety-five percent of auto rental and retail industry transactions are assumed to be subject to
local and state taxes.



Eighty percent of local transit, including gasoline sales which are not included in the State tax
base, is assumed to be taxed.



Tax rates used for the analysis reflect a 6.0 percent State sales tax, a 5.0 percent hotel
occupancy tax (“HOT”), a 3.0 percent tax levied on hospitality/lodging facilities in excess of 400
rooms and a 5.0 percent Admissions & Amusement Tax.

Based on the assumptions above and the application of State, City and HOT tax rates to the spending
associated with the existing Governor’s Hall, as well as the targeted program levels associated with a
replacement facility, the following tax estimates have been calculated.

Exhibit VI-5
Summary of Tax Collections Generated by Event Facility Operations
Current
Tax Rate
State Sales Tax
Hotel Occupancy Tax
Other State Tax (3)
Admissions & Amusement Tax (4)
TOTALS

Existing
Governor's Hall (1)

New
Facility (2)

$38,485
$12,226
$1,223
$835
$52,769

$49,739
$15,802
$1,580
$1,079
$68,199

6.00%
5.00%
2.50%
5.00%

(1) Data represent a 4-year average of Governor's Hall operations spanning calendar years 2010 - 2013.
(2) Future estimates reflect a stabilized year of operations in 2013 dollars.
(3) Tax levied on hospitality/lodging facilities in excess of 400 rooms.
We assume that 20 perecent of total hotel spending takes place at the Hyatt.
(4) We assume that the Admissions & Amusement Tax applies to 60 perecent of total entertainment spending.

Feasibility Study for a Proposed New Multipurpose Event Venue in Cambridge
Page 71

As noted above, the estimated total annual tax impact (including state and local sales and hotel/motel
taxes) of Governor’s Hall has averaged approximately $53,000 over the past four years. Given the event
levels and associated impacts estimated to take place assuming new multipurpose event center
development, total tax collections could increase to more than $68,000 during a stabilized year of
operations (in 2013 dollars).
It is estimated that a new multipurpose event center could generate total State of Maryland tax
collections (from both direct and indirect spending) of nearly $50,000 annually, representing nearly 73
percent of total taxes generated. It should be noted that some element of displacement of event activity
within the State could reduce these impacts. For example, if an event is attracted to Cambridge that
otherwise would have booked in state, there would be no net new impact to the State.

Non-Quantifiable Impacts
The effects of attracting event attendees to Cambridge could impact numerous industries and enhance
economic activity throughout the community. Primary visitor industries, including hotels, restaurants,
retail establishments, local transportation and related industries can benefit directly from the potential
event facility. Indirect effects can benefit various support industries, including the wholesale, distribution,
manufacturing and other industries.
In addition to the more quantifiable benefits of new event facility development in Cambridge, certain
potential benefits cannot be quantifiably estimated.
Potential qualitative benefits for the
Cambridge/Dorchester County area include:


Reduction in Lost Local Impact – Physical and functional limitations of existing Cambridge
area event facilities suggests that some level of event activity produced by local and regional
groups may be leaving the community to be hold their event(s) in other markets where
suitable facilities exist. To the extent that these groups must relocate outside of the local
community (despite an interest in hosting events in Cambridge), the spending related to
these events effectively represents “lost” economic activity for the local area. If a new
facility were developed to replace Governor’s Hall, it is possible that many of these “local”
events could be recaptured.



New Visitation – New visitors will be attracted to the area because of a facility event. These
attendees, in turn, may elect to return to the area later with their families, etc. for a vacation
after visiting the area for the first time. These impacts have not been quantified.



Spin-Off Development – New retail/business tend to invariably sprout up near the facility
spurred by the operations and activities associated with the event facility, representing
additions to the local tax base. These impacts have not been quantified.



Community
Marketing
–
Attendees
of certain
facility
events
(particularly,
conferences/tradeshows/meetings) often represent decision-makers and executives from a
broad cross-section of industries. This exposure can benefit the area from a long-term
business development perspective. These impacts have not been quantified.



Community Use – The local area lacks a public assembly facility to accommodate local uses
such as festivals, consumer shows, music events, graduations, large indoor sporting events,
recreation, etc. These impacts have not been quantified.
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Intangible Benefits – There are a number of other intangible benefits of having a major
public assembly facility in a community that have not been quantified. These include:


quality of life;



community reputation and image;



local gathering point; and



new advertising opportunities for local businesses.
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VII. Management Structure Analysis
Throughout the public assembly industry, there are a wide variety of management structures that are in
place, each with specific strengths and weaknesses and in many cases tied to unique characteristics of
the community. As a part of this analysis, management structure alternatives for a potential Cambridge
multipurpose event facility are evaluated from a general industry perspective.
Public assembly facility management takes place at two levels: providing overall direction for the facility
and day-to-day management. Day-to-day management of facilities under both controlling models is
typically provided by a direct employee or a private firm.

Operational Oversight and Control
Actual ownership of the events center will depend on the method used to finance its construction.
Assuming that there will be a considerable public sector involvement in the bonding for the facility, it
would follow that the City would actually own the facility. Typically, overall direction for a facility such as
that being contemplated for Cambridge is provided through a municipal department (i.e., City of
Cambridge). An alternate “controlling entity” model used throughout the industry is an Authority. An
independent authority is established (typically headed by an appointed or elected board of directors) to
oversee and/or set policy concerning the event facility. This model is much more prevalent in larger
communities throughout the country and may not be appropriate in a community such as Cambridge.
Facility operational control within a municipal government (city/county) is typically accomplished either by
creating a separate department that is responsible for facility management or by designating facility
management the responsibility of a department which already exists within the government. Often, a
city or county government will already have other existing public assembly facilities such as arenas,
stadiums or theatres under their control prior to the development of a new public assembly facility. In
these cases, the governmental departments currently overseeing the other public assembly facilities could
control the new event center as well.
An advantage of government management pertains to the ability to maintain control of all aspects of
facility operations. Within this structure, the management's primary responsibility is to the city/county
government and the facility. The ability to combine the purchase of goods and services with other
governmental departments provides an advantage in maximizing purchasing power and rate structures.
In addition, the ability to use governmental employees from other departments when needed can be
advantageous. Further, assuming day-to-day management of the facility is also handled internally, the
need to pay additional fees to a management contractor is not required.
A number of potential disadvantages can be associated with the management of the facility within a
governmental department. The primary disadvantages relate to the additional burden placed on
governmental departments and the additional level of bureaucracy sometimes required to facilitate
building operating decisions. The decisions which are made regarding the operation of a facility may be
slowed due to the nature of the particular governmental department in terms of requirements for
approvals and other regulations and procedures. When competing with other facilities and markets for
potential events, this aspect can sometimes hinder a public assembly facility’s ability to effectively
compete.
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Day-to-Day Management
The quality and experience of the day-to-day management team assigned to a public assembly facility
can also have a significant influence on the operational performance of the facility. Most public assembly
facility operations resemble two basic management alternatives with respect to their direct day-to-day
management: internal management (municipal government employees) or private/contract management
(private management firms specializing in public assembly facility management).
We begin with a summary of the ownership and operating models currently in place at the comparable
venues identified earlier in this report.

Exhibit VII-I
Summary of Ownership and Operating Models at Comparable Facilities
Facility
Cowan Civic Center
West Plains Civic Center
Watertown Event Center
Jones County Civic Center
Decatur Civic Center
Daphne Civic Center
Hutchinson Event Center
Carbondale Civic Center
Decatur Civic Center
Keizer Civic Center

City, State
Lebanon, MO
West Plains, MO
Watertown, SD
Trenton, NC
Decatur, IL
Daphne, AL
Hutchinson, MN
Carbondale, IL
Decatur, TX
Keizer, OR

Ownership
City
City
City
County
City
City
City
City
City
City

Management
City
City
Private Managemt
County
City
City
City
City
City
City

As noted above, nearly all of the comparable venues are owned and operated by the city in which they
are located. The Watertown Event Center is privately operated by the caterer that provides food and
beverage service to the venue. The Jones County Civic Center is owned and operated by Jones County,
North Carolina.

Internal Management
Under the internal management alternative, the event facility is operated based on an annual budget
which is approved by the controlling entity (i.e., government department) which typically owns the
venue. The vast majority of small, stand-alone community event facilities tend to be operated in this
way. Among those venues with internal management structures, the majority are operated by a
city/county, with a limited number operated by an Authority.
Under internal management through a governmental department, the daily operations of the facility are
handled by a city or county department. Typically, the department head is an experienced facility
manager. However, in some communities the department head is a city/county employee that previously
had responsibilities with the city/county in other capacities.
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Under internal management and through the budgeting process, revenues and expenses are estimated
and funds are appropriated for the operations of the facility by the controlling entity. Under this
management option, the city/county is responsible for funding or identifying another source for covering
any shortfall in facility operations and is responsible for the ongoing capital maintenance of the facility.
Further, the facility is staffed by city/county employees who are assigned to the venue, and in turn,
operate the facility under city/county guidelines in terms of personnel, purchasing, operations, accounting
and human resources.
Some of the primary advantages and disadvantages of this facility management option are set forth
below:
Advantages


Ability of the controlling entity to maintain direct control over the operational focus of the
facility as opposed to a management firm which is controlled through a contract.



The finance, marketing, human resource and other departments setup by a private
management firm may duplicate those of the controlling entity.



There could be a potential costs savings related to not having to pay a private management
fee.

Disadvantages


Potential for limited “expertise” in the event facility industry.



Possibility of internal bureaucracies slowing the responsiveness and/or lessening the
effectiveness of facility management.

It is important to note that some publicly-run facilities are operated just as efficiently as those managed
by private operators if the right manager can be obtained.

Private Management
Intense and increasing levels of competition among event facilities coupled with increased pressure from
governmental entities for the facilities to break even has forced many governments to attempt changes in
the fundamental process of managing public assembly facilities. As a result, a number of venues across
the country have day-to-day operations contracted to a private management company.
The private management company is typically an agent of the hiring body (either a city/county
department or an Authority). The firm is usually compensated with a flat annual fee plus incentive
payments designed to reward the contractor for producing desired results. Incentives could be based on
achieving specific revenue goals, attendance, events, room night generation, or other targets. Operating
contracts usually stipulate that operating budgets must be submitted by the management company to the
governing body of the facility for approval. The governing body is responsible for providing the funds
necessary to operate the facility.
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Most of the management companies specialize in a type of facility (i.e., convention/conference centers,
theaters, arenas, etc.) or limit their work to a geographical region. The biggest change over the last ten
years has been the proliferation of private management groups in the mid-sized markets with smaller
venues. However, the incidence of private management in small, community-based multipurpose venues
located in small markets such as Cambridge is very limited.
Further, there are many financial variations and implications to the relationship created between the
owner, generally a public entity, and a private management group or hotel operator. Financially, the
biggest question for both parties is the management fee, incentive, or lease structure established. All of
these things are contingent on a number of factors including, but not limited to:


Length of contract.



Type of contract (contract management versus privatization).



Primary event focus (if the owner requires many dates dedicated to local civic groups, this has
a negative impact on the operator's ability to generate income).



Facility age.



Facility size (exhibit, banquet, meeting space and plenary seating capacity and other
characteristics).



Market demographics and demand.



Competition in the marketplace.

If the controlling entity is seeking some level of private money to be used in financing the construction
costs of a new assembly venue or guaranteeing operating results, there needs to be enough opportunity
and incentive for a private management group to make a profit and meet the event and operating
objectives of the community. Although private management groups have contributed to the construction
or renovation of public assembly facilities, currently, it is more the exception rather than the norm.
Certain criteria also need to be met in order for a company to justify this type of investment. One
criterion is the ability to generate levels of income equivalent to or greater than the amortization of the
contribution.
A key factor in a firm's evaluation of their financial role in operating the building is the type of agreement
established with the owner or public entity. If the public entity requires a certain number of dates in the
event facility be provided to the local civic group and non-profit groups or has strict limits on rental rate
increases, the potential revenue generation is again negatively impacted. These things, among many
others, are integral pieces of the negotiation and final decision process on both the owner and potential
operator's behalf.
Under private management, the operations of the facility are contracted to a management company or
hotel operator. However, the facility owner still maintains responsibility for funding the operations of the
facility and for any operating shortfall that may occur. Therefore, as with the internal management
alternative, the facility will continue to operate based on an annual operating budget which is approved
by the facility owner. Furthermore, under private management, the facility owner will continue to
maintain responsibility for ongoing capital maintenance at the facility. The primary difference between
internal management and private management is that under private management, the management
company staffs the facility and is responsible for purchasing, marketing, accounting, booking events, and
human resources.
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Some of the primary advantages and disadvantages of private management option are set forth below:
Advantages


High level of industry experience and expertise.



Potential for facility employees to work for the management company instead of the City or
other public entity.



There may be less potential for decisions based on political opinions or influence with private
management.



Ability to allocate added staff to a facility during the pre-opening phase to move very quickly to
an operational mode.

Disadvantages


Private/contract firms require management fees.



The financial operating incentives of a private management firm may not be consistent with the
goal of attracting economic impact-generating events.



While a private company operating arenas or stadiums in mid to large-sized markets can
"route" business among its facilities thereby increasing overall event activity, small markets
(such as Cambridge) tend to operate differently.

Recommendation
Governor’s Hall is currently owned by the State of Maryland, leased to the City of Cambridge and
subleased to and operated by an independent, non-profit organization (Sailwinds of Cambridge, LLC).
Sailwinds of Cambridge, LLC operates under the oversight of a seven-member volunteer Board of
Directors. Facility management has been effective in operating the facility with very little financial or
other support from the public or private sectors. Governor’s Hall has experienced very modest levels of
facility improvements/enhancements in recent years and has operated with minimal staffing/support.
Both revenues and expenses associated with Governor’s Hall operations are low relative to industry
standards.
Similar to the majority of comparable multipurpose event facilities located in small communities
throughout the country, it is recommended that oversight/control for a potential new Cambridge event
facility is handled by city/county or other municipal/regional governmental body.
Given the relatively low operating revenue profile of a potential Cambridge facility, the importance of
both local and non-local events and the likely interest and management fees that a potential private
operator might require, it is suggested that an new multipurpose event facility be operated internally.
Other recommendations relative to management of the proposed new venue include the following:


An individual with a minimum of several years of civic/event center management should be
retained to serve as the facility’s general manager. Such a position could include a shifting of
current Governor’s Hall staff to the new facility.



If Sailwinds of Cambridge, LLC were to continue to operate a new event facility in Cambridge, we
suggest that the City of Cambridge play an increased role in facility oversight
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Consider a City-appointed Board of Directors that seeks involvement and support from a wide
variety of event and hospitality industry sectors, community organizations and other project
stakeholders).



Evaluate opportunities for City staff to provide facility maintenance.



Refine operating agreements between the City of Cambridge and Sailwinds of Cambridge, LLC.



Appoint an individual within the City to oversee the operations of the venue and to maintain a
close business relationship with facility management.

A significant amount of time and effort will be needed to make a new event facility in Cambridge
successful. As discussed earlier in this report, regarding sales staff, we recommend a change in current
approach, which may require hiring for a dedicated, full-time sales and service position. Specific tactics
that should be employed relative to selling a new venue include close contact with key promoters,
outreach to local institutions, targeting events from competitive facility calendars, and evaluating a
revision to the pricing structure.
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VIII. Site/Location Analysis
The location and site of an event facility can have a significant impact on its operational success and its
ability to generate new visitation and associated economic impact in a host community. As part of the
overall evaluation of a potential new Cambridge multipurpose event facility, an assessment of several
potential site/locations within Cambridge was conducted to determine what general areas might be best
suited as a location for a possible new public event facility.
The intent of this type of analysis is to assist in focusing on the advantageous locations within the market
for potential investment in event facility development, so that specific site parcels can be identified for
further, more focused consideration. With the assistance of the City and other parties, background and
physical characteristic information for each of the subsequently identified parcels was assembled and
reviewed and site tours were completed. Weighted site evaluation criteria were developed and each of
the sites has been subjectively ranked according to relative strength. The resultant scores were then
summed and a ranking was established for the sites/locations in order of preference. The use of the site
evaluation criteria allowed for location characteristics to be assessed in an independent and systematic
manner.
However, it is suggested that additional analyses be conducted with regard to site
acquisition/preparation costs and unique costs associated with architectural and engineering
requirements, traffic, infrastructure and other related concerns prior to final site selection.
At this stage of the planning process, it is difficult to define the appropriate site area. Questions as to
what the surrounding uses will be, what (if any) parking will be developed in conjunction with the
project, etc. will all need to be answered. With activity at a new event facility likely concentrated on
weekends and evenings, actual acreage requirements could vary significantly depending on these and
other factors. Given the fact that many of the identified sites provide less than two acres, a thorough
parking inventory plan that encompasses the surrounding parcels is recommended as later step in this
process.

Potential Site Areas
In coordination with City representatives and project leaders, a total of six potential site areas throughout
the Cambridge market were identified for evaluation. These include the following:


Site 1 = Hospital/Visitor Center/Amphitheater



Site 2 = Washington Street at Pinks Lane



Site 3 = Old Phillips Packing House



Site 4 = Sensata Building



Site 5 = 500 block of Race Street



Site 6 = Vacant City owned lot at the corner of Race and Cedar
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Exhibit VIII-1 displays each of the six evaluated sites/locations that have been identified through working
with City leadership.
Exhibit VIII-1
Potential Sites / Locations

1

1
2
3
4
5
6

Hospital/Visitor Center/Amphitheater
Washington Street at Pinks Lane
Old Phillips Packing House
Sensata Building
500 block of Race Street
Corner of Race and Cedar

5

6
3

2

4

As shown above, the six sites are spread across the Cambridge area, including locations near the
waterfront, downtown and in the southern part of the city. The following pages provide additional detail
on each of the identified sites.
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Site 1 - Hospital/Visitor Center/Amphitheater

Located on land currently owned by Shore Health Systems (Dorchester General Hospital), this site is
within close proximity to existing Governor’s Hall site. It provides waterfront access, is adjacent to the
existing amphitheater and would be next to the proposed waterfront development project.
Strengths of this location include the following:


Waterfront location



Adjacent to Visitor Center and playground area



Proximity to proposed waterfront development project and associated amenities



Availability of parking



Visibility and accessibility from Route 50



Accessibility to downtown



Adjacent to Maryland Avenue Gateway



Proximity existing amphitheater

In contrast, negative aspects of this potential location include:


Would require land acquisition from Shore Health



Adjacent to residential area
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Site 2 - Washington Street at Pinks Lane

This vacant 3.13-acre site is located along Washington Street. It is a formal industrial site for Phillips
Packing Company. It is currently zoned for light industrial use.
Positive aspects of locating an event facility on this site include:


Vacant land



Sufficient acreage for facility and parking



Single owner



Easy access and visibility from Route 50



On Washington Street, a designated gateway

Disadvantages of this site include:


No waterfront access



Removed from downtown



Would require acquisition from an estate
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Site 3 - Old Phillips Packing House

The Old Phillips Packing House has been vacant for many years. It provides a significant amount of
clear-span space and sits on 1.94 acres of land. It is zoned for general commercial use.
Strengths of this site include:


Easy access and visibility from Route 50



Adaptive reuse of iconic historic building



Existing structure with adequate space levels and ceiling heights



Easy access to the Cedar Street Gateway and to the Washington Street Gateway



Adjacent to proposed park



Potential low acquisition cost

Weaknesses of this site include:


High costs associated with building rehabilitation



Limited on-site parking (potential to access off-site satellite parking)
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Site 4 - Sensata Building, 807 Woods Road

This site is the former location of Sensata Corporation. The former manufacturing facility is located on a
ten acre site. The structure was provides approximately 157,000 square feet space and is zoned for light
industrial use.
Advantages of this site include:


Existing structure



Significant on-site parking (494 paved parking spaces)



Accessible and visible from Route 50



Low acquisition price ($1.2 million)

Disadvantages of this location include:


Removed from downtown



Industrial park location



Older non-descript building



Difficult ingress/egress



Low ceiling heights



Excess space than what’s needed for a new event center
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Site 5 - 500 block of Race Street (505, 507, 509-511)

Located in downtown Cambridge, these three structures combine to provide approximately one acre of
land. The area is currently zoned for general commercial use.
The benefits of this location include:


Centrally located in downtown



Close proximity to restaurants, retail and entertainment



Part of Historic District



Adaptive re-use opportunity (possibilities for grant funding?)



Possibility for mixed use development

Possible detriments of this site include:


Potential size constraints



Limited nearby parking



All damaged structures (sustained significant fire damage)



Located on three different parcels with three different owners



Potential competition with other venues located downtown (Dorchester Center for the Arts,
Gallery 447, etc.)
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Site 6 - Vacant City owned lot at the corner of Race and Cedar

Located at the intersection of Race and Cedar Streets, this city-owned site provides approximately 1.8
acres of non-developed land. It is currently zoned for general commercial use.
Advantages of this site include:


City owned vacant land



Centrally located, near downtown



Located on one of the designated gateways (Cedar Street)



Easy access from Route 50 via Cedar Street

Negative aspects of this site include:


Potential need for additional land acquisition (adjacent residential area spread over up to 12
individual parcels)



Limited nearby, non-residential parking



Distance from restaurants, retail and other visitor amenities
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Site Evaluation
A large number of characteristics and factors are typically important when evaluating the attractiveness
of sites/locations. To assist in the evaluation of each of the six potential sites, a set of ten specific site
evaluation criteria were employed. A description of the types of criteria used in the evaluation matrix is
provided below.


Size, Configuration and Topography – Does the physical site under consideration
allow sufficient space for the proposed development, considering all elements of
building program (i.e., building footprint, associated parking, ingress/egress areas,
green space, etc.)?



Infrastructure/Site Condition – What level of infrastructure improvements will likely
be necessary on the site to bring roadway and utility access to acceptable levels?
What level of site preparation will be required (i.e., demolition of existing structures,
etc.)?



Future Expansion Potential – What is the ability of the site to accommodate future
facility expansion if deemed necessary?



Parking Availability – Is the site adequate to accommodate necessary levels of onsite parking? Is adjacent parking available?



Traffic Access – What is the quality of the ingress/egress, cross streets and distance



Visibility from Major Roadways – What is the strength of the site in terms of visibility

from major thoroughfares with respect to the site?
from major roadways?



Hotel Rooms Within Walking Distance – How many hotel rooms are located within
walking distance of the site?



Restaurants, Attractions, Entertainment & Leisure – What is the quantity and quality
of various local attractions, leisure/recreation and entertainment options within
walking distance of the site?



Synergy with Surroundings/Setting – Will the surrounding structures/setting allow for
any synergy that could enhance the marketability and/or operations of the facility
(i.e., facility as a part of a mixed-use or entertainment development project)?



Economic Development Potential – What is the current level of economic
development occurring around the proposed site? What is the potential of the
proposed site to spur additional development in proximate areas?

Based on these factors, each of the potential sites was analyzed using a site evaluation matrix. The site
evaluation matrix contains the ten variables described above, which are believed to impact a site’s
suitability for optimally supporting a multipurpose facility such as that being considered for development
in Cambridge. Each site is rated for each variable on a scale of “1” to “7,” where “0” represents a
complete lack of responsiveness to the criteria listed. A score of “7” represents an optimum condition
where the greatest possible success is likely to be realized. Scores between “1” and “7” represent a
range of conditions that are progressively better for event facility development.
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This evaluation process incorporates the strengths and weaknesses of each site under consideration for
each criterion deemed important for the project. As a result, those criteria deemed most important are
given the greatest influence over the final score. Exhibit VIII-2 presents a summary of the results of the
preliminary site evaluation.
Exhibit VIII-2
Overall Site Rankings

Site 1

Hospital/Visitor Center/Amphitheater

Site 2

Washington Street at Pinks Lane

Site 6

Corner of Race and Cedar

Site 3

Old Phillips Packing House

Site 4

Sensata Building

Site 5

500 block of Race Street
0

50

298

255

225

221

215

100

193
150

200

250

300

350

As shown, the weighted scores range from 193 to 298 points and indicate that the Hospital/Visitor
Center/Amphitheater site and the Washington Street at Pinks Lane site would be the best candidates as
potential sites for a new Cambridge multipurpose event center. Site 6 (Corner of Race and Cedar), Site 3
(Old Phillips Packing House) and Site 4 (Sensata Building) ranked in the next strongest tier. This rating
differential among potential sites/locations highlights the overriding importance of the synergy that could
be created by the presence of the event facility and visitor amenities/attractions (i.e., restaurant(s),
retail, hotel, etc.).

Conclusions
A total of six sites throughout the Cambridge were identified for consideration. Information was
assembled for each of the sites and site visits were conducted. A site matrix analysis was employed and
each site was scored across a wide variety of characteristics/attributes that are considered important in
supporting a new public event facility.
Relative to other sites, Site 1 (Hospital/Visitor
Center/Amphitheater) offers the most desired combination of characteristics related to site suitability.
For purposes of this analysis, we have assumed a full build out of the proposed waterfront development
initiative discussed earlier in this report. This location outperformed other sites due to its proximity to the
waterfront and amphitheater, as well as the planned mix and concentration of traditional visitor amenities
that event planners and attendees often find attractive (such as restaurants, bars, retail, entertainment
and hotel rooms,—all within a “pedestrian-friendly” walking environment). Other potential sites represent
viable options as well. In particular, Site 2 and Site 6 should also be considered as alternatives, as
project planning moves forward.
Feasibility Study for a Proposed New Multipurpose Event Venue in Cambridge
Page 89

In evaluating these sites further, if “fatal flaws” emerge relative to parking availability, acquisition
potential, environmental issues, traffic or other concerns, we suggest considering the site with the next
highest ranking.
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