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General & Limiting Conditions 

Every reasonable effort has been made to ensure that the data contained in this report are accurate 

as of the date of this study; however, factors exist that are outside the control of AECOM and that 

may affect the estimates and/or projections noted herein. This study is based on estimates, 

assumptions and other information developed by AECOM from its independent research effort, 

general knowledge of the industry, and information provided by and consultations with the client and 

the client's representatives. No responsibility is assumed for inaccuracies in reporting by the client, 

the client's agent and representatives, or any other data source used in preparing or presenting this 

study. 

This report is based on information that was current as of April 2011 and AECOM has not undertaken 

any update of its research effort since such date. 

Because future events and circumstances, many of which are not known as of the date of this study, 

may affect the estimates contained therein, no warranty or representation is made by AECOM that 

any of the projected values or results contained in this study will actually be achieved. 

Possession of this study does not carry with it the right of publication thereof or to use the name of 

"AECOM" in any manner without first obtaining the prior written consent of AECOM. No abstracting, 

excerpting or summarization of this study may be made without first obtaining the prior written 

consent of AECOM. Further, AECOM has served solely in the capacity of consultant and has not 

rendered any expert opinions. This report is not to be used in conjunction with any public or private 

offering of securities, debt, equity, or other similar purpose where it may be relied upon to any degree 

by any person other than the client, nor is any third party entitled to rely upon this report, without first 

obtaining the prior written consent of AECOM. Any changes made to this study, or any use of the 

study not specifically prescribed under agreement between the parties or otherwise expressly 

approved by AECOM, shall be at the sole risk of the party making such changes or adopting such 

use. 

This study is qualified in its entirety by, and should be considered in light of, these limitations, 

conditions and considerations. 
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I. Introduction and Executive Summary 

Introduction 

AECOM Economics was engaged by the City of Sioux Falls to complete this Economic and 

Development Impact Analysis for the City’s potential 12,000-seat Events Center. This document 

summarizes the results of our research and analysis related to various impacts that could be captured 

within Sioux Falls by the construction and operation of the facility at two different sites in Sioux Falls. 

The two sites considered are: 

 The Arena/Convention Center site – assumes that the Events Center is built adjacent to 

the southwest end of the Sioux Falls Convention Center, and  

 The Downtown site – assumes that the Events Center is built next to Cherapa Place in 

downtown Sioux Falls, at the edge of the Big Sioux River. 

The following types of impacts have been analyzed: 

 Economic and fiscal impacts to the City from construction and operation of the Events Center 

(spending, employment and income, and tax revenues) at both sites, 

 The anticipated effect that the Event Center’s site would have on the construction project and 

ongoing operations, 

 The potential for spinoff development and resulting changes in property tax revenues at both 

sites, 

 Qualitative impacts associated with facility operations, and 

 The experience of other markets that have developed similar facilities in downtown and non-

downtown settings. 

AECOM Economics is a real estate and land-use planning and consulting group with extensive 

experience in the planning of sports, entertainment, convention, and other public-assembly facilities, 

as well as commercial, office, residential, mixed-use, and other types of developments.  

Completion of this study would not have been possible without the cooperation of many groups, 

businesses, organizations, and individuals that contributed their time, data, and resources, including 

the following: 

 The City of Sioux Falls and various departments, including Planning and Building Services, 

Finance, Community Development and Public Works, 
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 Local and corporate management of SMG and Global Spectrum, as well as management of 

other SMG and Global Spectrum facilities, 

 Sink Combs Dethlefs, Koch Hazard Architects, and Mortenson Construction, 

 The Sioux Falls Convention and Visitors Bureau, 

 Local organizations such as the Arena, Convention and Entertainment Board, Downtown 

Sioux Falls and Build It Downtown, and 

 Many local businesses and other local stakeholders. 

Executive Summary of Event Center Economic and Development Impacts 

The following table summarizes the various impacts to Sioux Falls for 2016, which is considered to be 

the Events Center’s stabilized year of operation.  
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Table 1 – Summary of Impacts from Events Center Operations and Construction, 2016 ($000s) 

 

Arena/ 
Convention 
Center Site

Downtown 
Site

Economic Impacts - Operations

Direct Spending

Within the Events Center $11,916 $11,173

Outside the Events Center - Lodging 4,188 983
Outside the Events Center - F&B 6,679 3,675
Outside the Events Center - Retail and Ent. 5,045 1,700
Outside the Events Center - Trans. and Other 1,280 692

Total Direct Spending $29,108 $18,222

Indirect Spending $15,857 $10,244

Total Economic Impacts $44,965 $28,466

Room Nights 48,143 11,294

Employment 236 139

Earnings $6,365 $3,193

Fiscal Impacts - Events Center Operations

Sales/Use Tax $772 $468
Entertainment Tax 294 196
Hotel/Motel Tax 65 15
Bed Tax 96 23

Total Fiscal Impacts $1,227 $702

Other Fiscal Impacts - Increased Tax Revenues $30 $228

Savings in Annual Operational Expenses $600 n/a

Events Center Construction

Total Development Costs $106,032 $112,181

Construction Impacts

Labor $29,254 $30,950

Materials and Services $27,694 $29,300

Employment 734 776

Source: AECOM
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There are many important conclusions to be drawn from this analysis. They include distinct 

differences in overall economic impact, the potential for spin-off development, and savings in annual 

operations.  

 Economic and fiscal impacts from operations – through the assistance of SMG (manager 

of the Sioux Falls Arena) and Global Spectrum (manager of the Sioux Falls Convention 

Center), we have updated the previous forecasts of Events Center usage and operations at 

the two identified sites. While many event categories are expected to have the same level of 

demand (both in terms of number of events and per-event attendance) at either site, other 

categories (particularly flat-floor events and banquets, meetings, and parties) are expected to 

benefit from the Arena/Convention Center site.  

Overall, Events Center attendance is assumed by SMG and Global Spectrum to be 

approximately 120,000 greater at the Arena/Convention Center site. Approximately 75 

percent of this difference is driven by the flat-floor and other business/social events.  

Due to assumed increased usage of the Events Center at the Arena/Convention Center site 

compared to the Downtown site (particularly because of its ability to host more events such 

as conventions), its economic and fiscal impacts are estimated to be greater. Spending within 

and outside of the facility, and the resulting number of room nights, employment, earnings, 

and city tax revenues are all greater at the Arena/Convention Center site.  

 Spin-off development and property tax revenue impacts – based on our analysis, we 

believe future development may be challenged near the Arena/Convention Center site for 

many reasons. These include a review of historic development patterns, available land 

suitable for redevelopment, siting, and a lack of pedestrian connectivity. AECOM believes 

that the Downtown site will have a better opportunity to act as a catalyst for future 

development in the city. Currently, there is an estimated $500 million in planned or proposed 

downtown projects. Based on discussions with local developers, a major public investment 

such as the proposed Events Center would likely provide the needed impetus to kick-start 

many of these projects. Other benefits include ongoing river improvements and the removal 

of the existing railroad switch yard. However, we assume that hotel development at the 

Arena/Convention Center site would be greater, due to the increased demand for flat-floor 

events at this site. 

Additional dynamics that support the Downtown site location from a real estate development 

perspective include: (1) its ability to absorb (re-tenant) currently vacant office and retail 
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space; (2) the central business district (CBD) provides a year-round market that includes 

daytime workers; (3)  adding a significant activity generator to the downtown will extend the 

hours of activity in the CBD; and (4) future development of residential units can provide 

additional support beyond the projected level of event related attendance and in-place 

employment.  

In total, we estimate (near-term) that the Downtown site could attract approximately $51.1 

million in new investment from the proposed Events Center. This compares to $6.7 million at 

the Arena/Convention Center site. As a result, we estimate $30,000 in new city property tax 

revenues from spin-off development at the Arena/Convention Center site in 2016, and 

$228,000 from the Downtown site. This does not include other tax impacts that would be 

captured by other public bodies, such as the local school district, the County, and the State.  

 Annual operating expenses – based on estimates developed by SMG and Global 

Spectrum, we have quantified expected differences in facility operating expenses at the two 

sites. The effects that were identified are associated with staffing levels and associated costs, 

and multiple other operational/general and administrative expenses. At the Arena/Convention 

Center site, it is assumed that operating expenses will be lower than at the Downtown site 

due to efficiencies that can be gained by being adjacent to the two existing facilities. Based 

on SMG and Global Spectrum’s estimates, we assume that annual savings resulting at the 

Arena/Convention Center site could be approximately $600,000 per year.  

 Events Center construction – based on cost estimates developed by Mortenson 

Construction and Sink Combs Dethlefs, as well as assumptions regarding the percent of 

construction spending that would be captured by Sioux Falls residents and companies, we 

have also estimated the local impacts from the construction project. Due to increased project 

costs at the Downtown site, impacts at that site would be slightly greater.  

In addition to the quantitative impacts summarized above, we also addressed other aspects of the 

community that could be affected by the Events Center’s construction and operation at either site. We 

also noted a number of qualitative impacts that could accrue to Sioux Falls from the facility (such as 

quality of life factors), and summarized the experience of other similar communities that have 

developed comparable facilities in downtown and non-downtown areas. While every community is 

different, these facilities have shown varying levels of impacts, but were also planned with different 

sets of goals in mind. 
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Methodology 

AECOM has prepared this forecast of expected future economic and fiscal impacts that would accrue 

to Sioux Falls based on the presence of the planned facility at the Arena/Convention Center site and 

the downtown site. In the course of this engagement, AECOM performed the following tasks and 

reviewed the following information and data: 

 Reviewed previous feasibility and economic impact studies for the planned facility, 

 Met with and interviewed a wide range of local stakeholders, including city representatives, 

the general managers of the Arena and Convention Center, representatives of local groups 

such as the CVB, the Sioux Falls Sports Authority, Downtown Sioux Falls, businesses, and 

others, 

 Worked closely with other consultants currently engaged by the City on the Events Center 

project, such as Sink Combs Dethlefs and Mortenson Construction,  

 Reviewed past operations of the Arena and Convention Center, 

 Reviewed tourism and spending data compiled for South Dakota and Minnehaha County, 

 Gathered local economic multipliers and wage data compiled by the US Department of 

Commerce and Department of Labor, 

 Analyzed the operations, setting, and impacts of other comparable projects across the 

country, and interviewed community leaders in these markets, 

 Reviewed applicable tax rates in Sioux Falls,  

 Analyzed the potential for spinoff development at both sites, and 

 Estimated the expected economic and fiscal impacts to be captured by Sioux Falls from the 

Events Center’s stabilized year of operation and its construction. 
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II. Projection of Events Center Economic and Fiscal Impacts  
This component of the analysis estimates the economic and fiscal impacts of the potential Events 

Center. Impacts are quantified for the City of Sioux Falls. The analysis focuses on one future, 

stabilized year of impacts (assumed to be 2016). Also, construction of the Events Center will generate 

a variety of one-time economic and fiscal impacts during the construction period; these impacts are 

also estimated.  

The Sioux Falls Events Center 

The Sioux Falls Events Center is planned to be a multipurpose, indoor facility that would have the 

capacity to host a wide range of events, including sports, concerts and other entertainment, family 

shows, community events, and others. The facility is anticipated to have a total of approximately 

12,000 seats and will include amenities such as luxury suites, club seats, and modern concession 

facilities, as well as support spaces such as administrative and ticketing offices, locker rooms, and 

others. It will also have physical and technological capabilities that will allow it to host events that 

cannot currently be hosted at the Sioux Falls Arena. 

The City of Sioux Falls has contracted with Sink Combs Dethlefs (SCD) and Mortenson Construction 

(Mortenson) as its design consultant and construction manager at risk, respectively. Two sites within 

Sioux Falls have been selected as potential facility sites – adjacent to the current Sioux Falls 

Convention Center (Convention Center) and Sioux Falls Arena (Arena), and downtown adjacent to 

the Cherapa Place development.  

Introduction to Economic and Fiscal Impacts from Events Center 
Operations and Construction 

This section discusses the estimated economic and fiscal impacts that would accrue to Sioux Falls 

based on the operation of the planned Events Center, as well as the methodology and theory behind 

all calculations and assumptions. Impacts from operations are estimated for the Events Center’s first 

stabilized year of operation (which is assumed to be 2016 for purposes of inflation); annual impacts in 

other years will vary based on year-to-year changes in facility usage. In addition to these recurring 

annual impacts that will generated by the facility’s operation, impacts will also be created by its 

construction.  

In general, the following impacts are estimated: 

 Economic impacts from operations – these are defined as total spending associated with 

the Events Center, such as the facility itself and local businesses such as hotels, restaurants, 

and others. 
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o Economic impacts can be separated into gross and net impacts. Gross economic 

impacts measure all spending within the City that is attributable to the facility, 

regardless of the origin of the spending. Net impacts, which are a subset of gross 

impacts, only include spending by non-local residents, as spending by local residents 

is considered “transfer” spending that likely would have otherwise been spent locally. 

For example, net spending to Sioux Falls would only include spending by non-Sioux 

Falls residents. While it is possible that certain facility-related spending from City 

residents, for example, could be considered an impact to Sioux Falls (as the 

spending may have otherwise occurred elsewhere), no transfer spending is 

considered to be an economic impact in this analysis. 

o Total economic impacts can also be separated into direct and indirect impacts. 

Direct impacts measure the actual spending impacts described above, otherwise 

referred to the “first round” of spending. Indirect impacts measure subsequent 

spending that remains within the local economy after changing hands multiple times 

before leaving it entirely. This is described in more detail later in this section. The 

sum of the direct and indirect impacts measures the full economic impacts to an area. 

 Jobs and payroll impacts from operations – estimate new employment and related 

income for local residents associated with the economic activity described above. As 

compared to spending impacts that are generated from non-local residents, employment and 

income impacts are concerned with those who live within a defined area. For example, 

employment impacts to Sioux Falls will measure new employment for City residents only. 

 Fiscal impacts from operations – represent new public-sector (tax) revenues that are 

generated by the economic impacts. For example, use of a hotel room by an Event Center 

attendee will generate sales and hotel/motel tax revenue.  

 Economic and fiscal impacts from Events Center construction – similar to operations, 

the construction of the Events Center will also generate impacts to the city. 

Economic and Fiscal Impacts from Events Center Operations 

Assumed Facility Usage and Operations  

Forecasted usage of the Events Center was estimated in a 2005 feasibility study, assuming an 

unidentified downtown site. However, because of the passage of time and changing economic 

conditions since then, as well as identification of two specific sites in Sioux Falls, updated 

assumptions have been developed for the purposes of this analysis.  
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Through the assistance of SMG (manager of the Arena) and Global Spectrum (manager of the 

Convention Center), we have updated the previous forecasts of facility usage and operations at the 

two identified sites. SMG and Global Spectrum developed the forecasts based on their understanding 

of the current facilities’ operation, their experience with other similar facilities under management, 

assumptions regarding the characteristics of the Events Center, and local factors that would affect 

operations. These forecasts will form the basis of the economic impact analysis, and are shown 

below. These forecasts assume that one management company will operate all three facilities in the 

future, as is the City’s intent once the current contracts expire in 2012. Other major assumptions 

related to the characteristics and operations of the Events Center include: 

 It will contain 25 sellable luxury suites with 12 seats each (approximately two to three other 

suites are assumed to be used by groups such as the sports tenants, a naming rights partner, 

and/or facility management). 

 The Events Center will also have 14 loge boxes with four seats each, and 400 club seats. 

 Of Sioux Falls’ three professional sports teams, we assume that the Skyforce will continue to 

play in the Arena, and that the Stampede and Storm will play in the Events Center. 

 A $1.50-per ticket surcharge will be added to tickets for events that will have charged parking 

(such as hockey and football games, concerts, family shows, and other sports and 

entertainment events). 

 It is assumed that by 2016, a sufficient number of hotel rooms will be available at either site in 

order to accommodate an increased level of facility-related demand for rooms.  

Events Center Events and Attendance 

The following table summarizes the Event Center’s assumed usage in 2016 at the two sites (events 

and attendance). 
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Table 2 –Events Center Assumed Events and Attendance, 2016 

 

As the table shows, many event categories are expected to have the same level of demand (both in 

terms of number of events and per-event attendance) at either site. However, other categories, 

particularly flat-floor events and banquets, meetings, and parties, are expected to benefit from the 

Arena/Convention Center site. Overall, facility usage is assumed to be greater at the Arena/ 

Convention Center site (173 events and more than 560,000 attendees compared to 121 events and 

approximately 440,000 attendees at the Downtown site). 

Events Center Revenues and Expenses 

The following table summarizes the projected revenues to be generated by the Events Center in 

2016, at both sites. We separately show the gross revenues generated by the facility’s operation 

(which include all revenues to be shared by multiple parties, including event promoters) and the net 

revenues that would be captured by the facility itself. 

# of Events
Avg. 

Attendance
Avg. 

Attendance
Total 

Attendance

Stampede 30 3,150 94,500 30 3,150 94,500
Storm 8 3,000 24,000 8 3,000 24,000
Family Shows 21 3,300 69,300 21 3,300 69,300
Concerts 11 8,000 88,000 11 8,000 88,000
Sports 28 4,000 112,000 23 4,000 92,000
Flat-Floor Events 34 3,500 119,000 7 3,500 24,500
Graduations/Civic 4 4,000 16,000 3 4,000 12,000
Banquets/Meetings/Parties 30 250 7,500 11 250 2,750
Other 7 4,500 31,500 7 4,500 31,500

TOTAL 173 -- 561,800 121 -- 438,550

Source: SGM, Global Spectrum, AECOM

Total 
Attendance

# of Events

Arena/ Convention Center Site Downtown Site
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Table 3 – Assumed Events Center Revenues, 2016 ($000s) 

 

Differences in operating revenues are generally due to the differences in facility usage. For example, 

based on increased events and attendance at the Arena/Convention Center site, revenues such as 

ticket sales, facility rentals, food and beverage and merchandise sales, and parking are expected to 

be greater than at the Downtown site. However, other revenues, such as advertising and 

sponsorships and premium seating, are not expected to change materially based on the Events 

Center’s location. 

Revenues such as ticket sales and food and beverage and merchandise sales would be shared with 

event promoters and other service providers. As a result, the facility’s share of these revenues will be 

less than the gross revenues generated. Total operating revenues are assumed to be approximately 

$4.2 million at the Arena/Convention Center site and $4.0 million at the Downtown site. These 

estimates can be compared to estimates of operating expenses (shown later in this report).  

In addition to differences in facility revenues due to the two sites’ event calendars, it is also 

anticipated that operating expenses will vary at the two sites. This is discussed later in this report, as 

part of the comparison between the sites (facility revenues, not expenses, are used in our impact 

model).  

Attendee Spending Outside of the Events Center 

The other component of the economic activity generated by the Events Center’s operation is the 

money spent by event attendees on items such as lodging, transportation, meals, entertainment, and 

shopping outside of the facility but as a result of their trip to the Events Center. 

Arena/CC 
Site

Downtown 
Site

Arena/CC 
Site

Downtown 
Site

Gross Ticket Sales $12,000 $11,700 -- --
Facility Rental 750 700 750 700
Food and Beverage Sales 3,200 2,800 858 758
Merchandise Sales 1,150 1,100 115 110
Facility Advertising and Sponsorships 500 488 500 488
Ticket Incentives and Facility Fees 775 735 775 735
Premium Seating 650 650 650 650
Parking 575 550 575 550
Other 15 15 15 15

TOTAL $19,615 $18,738 $4,238 $4,005

Source: SMG, Global Spectrum, AECOM

Gross Revenues Generated 
by Events Center

Net Revenues Captured by 
Events Center
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Based on past ticket sales and other event characteristics at the Arena and Convention Center, 

interviews with various local stakeholders, analysis of event characteristics at other similar facilities, 

the unique geographical characteristics of the region, the location and type of supporting businesses, 

and others, the following summarizes the assumed characteristics of event attendees’ spending and 

length of stay in the area. These figures only consider spending that takes place outside of Events 

Center, as the spending within the facility is included as facility revenue (see above). For example, 

daily food and beverage spending shown in the tables below does not include purchases of 

concession items during a hockey game; it only includes the cost of meals and drinks purchased 

locally outside of the facility. 

The tables below summarize assumptions regarding Events Center event attendees, such as their 

origin, spending characteristics, and length of stay, for the two sites. The first table shows the 

assumptions at the Arena/Convention Center site, followed by the Downtown site. These 

assumptions will be central to calculations of gross and net economic impacts, and are explained 

below.  

Table 4 – Characteristics of Attendees’ Origin, Spending, and Travel – Arena/Convention 
Center Site 

 

Stampede Storm
Family 
Shows

Concerts Sports
Flat-Floor 

Events
Graduation/ 

Civic

Banquets/ 
Meetings/ 

Parties
Other

Attendees' Geographic Origin

From Sioux Falls (All Daytrippers) 85% 85% 30% 30% 30% 25% 50% 50% 30%

From Outside of Sioux Falls

Daytrippers 14% 14% 69% 67% 67% 50% 40% 35% 67%
Stay Overnight 1% 1% 1% 3% 3% 25% 10% 15% 3%

Subtotal 15% 15% 70% 70% 70% 75% 50% 50% 70%

Out-of-Event Center Spending Assumptions

Food and Beverage/Person/Day

Daytrippers $10.50 $10.50 $10.50 $10.50 $10.50 $45.83 $10.50 $28.17 $10.50
Stay Overnight $10.50 $10.50 $10.50 $10.50 $10.50 $45.83 $10.50 $28.17 $10.50

Retail and Entertainment/Person/Day

Daytrippers $2.47 $2.47 $2.47 $2.47 $2.47 $48.91 $2.47 $25.69 $2.47
Stay Overnight $2.47 $2.47 $2.47 $2.47 $2.47 $48.91 $2.47 $25.69 $2.47

Transportation/Person/Day

Daytrippers $2.48 $2.48 $2.48 $2.48 $2.48 $7.56 $2.48 $5.02 $2.48
Stay Overnight $2.48 $2.48 $2.48 $2.48 $2.48 $7.56 $2.48 $5.02 $2.48

Lodging/Person/Day

Daytrippers -- -- -- -- -- -- -- -- --
Stay Overnight $31.25 $31.25 $31.25 $31.25 $31.25 $89.30 $31.25 $60.28 $31.25

Hotel-Related Assumptions

People per Room 2.0 2.0 2.0 2.0 2.0 1.0 2.0 2.0 2.0
Nights per Visit 1.0 1.0 1.0 1.0 1.0 2.0 1.0 1.0 1.0
% of Overnight Travelers in Paid Accommodations 50% 50% 50% 50% 50% 75% 50% 60% 50%

Source: SMG, Global Spectrum, Sioux Falls CVB, Global Insight, South Dakota Off ice of Tourism, AECOM
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Table 5 – Characteristics of Attendees’ Origin, Spending, and Travel – Downtown Site 

 

The assumptions in the table above are based on the following data, and significant differences 

between the two sites are described.  

 Attendees’ Geographic Origin: these assumptions are based on a number of factors, 

including interviews with management of other teams and arenas, the characteristics of past 

events in Sioux Falls and at other arenas, and others. However, in order to protect 

information that is in many cases considered proprietary, not all sources of individual 

assumptions are identified. In general, the geographic origin of travelers is assumed to be 

consistent at the two potential sites.  

o Stampede and Storm – based on geography and past ticket sales of the local teams 

and other minor-league teams, it is assumed that 85 percent of teams’ attendees live 

in Sioux Falls.  

o Other Ticketed Sports and Entertainment Events (Family Shows, Concerts, 

Sports, “Other” Events) – based on geography and past ticket sales at the Arena 

and other similar facilities, we assume that 30 percent of these attendees live in 

Sioux Falls and that 70 percent live outside of the city. Because these events are not 

repeating events like Stampede and Storm games and are generally marketed to a 

Stampede Storm
Family 
Shows

Concerts Sports
Flat-Floor 

Events
Graduation/ 

Civic

Banquets/ 
Meetings/ 

Parties
Other

Attendees' Geographic Origin

From Sioux Falls (All Daytrippers) 85% 85% 30% 30% 30% 25% 50% 50% 30%

From Outside of Sioux Falls

Daytrippers 14% 14% 69% 67% 67% 50% 40% 35% 67%
Stay Overnight 1% 1% 1% 3% 3% 25% 10% 15% 3%

Subtotal 15% 15% 70% 70% 70% 75% 50% 50% 70%

Out-of-Event Center Spending Assumptions

Food and Beverage/Person/Day

Daytrippers $12.08 $12.08 $12.08 $12.08 $12.08 $52.71 $12.08 $32.39 $12.08
Stay Overnight $12.08 $12.08 $12.08 $12.08 $12.08 $52.71 $12.08 $32.39 $12.08

Retail and Entertainment/Person/Day

Daytrippers $2.84 $2.84 $2.84 $2.84 $2.84 $56.25 $2.84 $29.54 $2.84
Stay Overnight $2.84 $2.84 $2.84 $2.84 $2.84 $56.25 $2.84 $29.54 $2.84

Transportation/Person/Day

Daytrippers $2.48 $2.48 $2.48 $2.48 $2.48 $7.56 $2.48 $5.02 $2.48
Stay Overnight $2.48 $2.48 $2.48 $2.48 $2.48 $7.56 $2.48 $5.02 $2.48

Lodging/Person/Day

Daytrippers -- -- -- -- -- -- -- -- --
Stay Overnight $31.25 $31.25 $31.25 $31.25 $31.25 $89.30 $31.25 $60.28 $31.25

Hotel-Related Assumptions

People per Room 2.0 2.0 2.0 2.0 2.0 1.0 2.0 2.0 2.0
Nights per Visit 1.0 1.0 1.0 1.0 1.0 2.0 1.0 1.0 1.0
% of Overnight Travelers in Paid Accommodations 50% 50% 50% 50% 50% 75% 50% 60% 50%

Source: SMG, Global Spectrum, Sioux Falls CVB, Global Insight, South Dakota Off ice of Tourism, AECOM
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broader area than recurring sports events, they are expected to attract a much 

greater share of attendees from farther distances. “Other” events can include multi-

day festivals; these are assumed to have similar characteristics as the other sports 

and entertainment events but attract a slightly larger share of overnight visitors.  

o Flat-Floor Events (including religious, conventions, and trade shows) – based 

on past events and the origin of Convention Center attendees, we assume that 25 

percent of flat-floor event attendees live in Sioux Falls, an additional 50 percent are 

daytrippers from outside of Sioux Falls, and 25 percent are overnight travelers from 

outside of Sioux Falls (these can be in-state, regional, or national event attendees). 

o Graduations and Civic Events – these events are assumed to have a strong local 

component, with a small share of overnight visitors (ten percent). Because these 

events are generally focused on local residents, we assume that most event 

participants and attendees will live within Sioux Falls or relatively close to the city. 

o Banquets, Meetings, and Parties – these events can be either business or social/ 

leisure events, and as a result, the characteristics of these attendees are generally 

considered to be more local than flat-floor events but have more overnight travelers 

than sports and entertainment events.  

Presumably, some of these out-of-town visitors would also come from outside of South 

Dakota. Although we have not quantified the share of out-of-state event attendees, we expect 

that Sioux Falls’ proximity to Minnesota and Iowa, as well as Nebraska, will attract non-South 

Dakota attendees who would generate economic impacts to at the state level.  

 Types of Travelers: event attendees are divided into two main categories: daytrippers or 

overnight travelers. The majority of attendees will be daytrippers, including all Sioux Falls 

residents. However, a share of attendees will stay overnight before or after an event. It is 

assumed that one percent of Stampede and Storm attendees, and three percent of other 

sports and entertainment event attendees, will stay overnight. These attendees are all 

considered to be leisure travelers (which is described in more detail below). For event 

categories with a business component, a larger share of attendees is assumed to stay 

overnight, and their spending patterns will differ from those of leisure travelers.  

o Overnight travelers – leisure travelers who stay overnight are assumed to share a 

hotel room (two people per room), and business travelers are assumed to have 

single-occupancy rooms. In addition, overnight leisure travelers are assumed to stay 
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for one night, and business travelers are assumed to stay two nights to coincide with 

event lengths. 

Not all overnight travelers stay in hotels or other paid accommodations, as many stay 

with friends or relatives. We assume that 50 percent of sports and entertainment 

attendees pay for lodging, and 75 percent of business travelers and 60 percent of 

attendees of banquets, meetings, and parties. These figures are consistent with data 

from other states regarding the habits of business and leisure travelers.  

 Out-of-Events Center Spending Assumptions: assumptions related to attendees’ 

spending are based on a number of factors. We have gathered the results of survey data 

from multiple sources in order to identify the actual past spending of visitors to Sioux Falls 

and we have utilized this data in estimating the future spending of Events Center attendees. 

The data we have considered includes: 

o A tourism study completed by Global Insight that analyzed tourist spending at the 

state and county levels in South Dakota, 

o Sioux Falls CVB surveys of past attendees of Convention Center events, 

o A South Dakota Office of Tourism  survey of information center visitors, and 

o Results of past surveys of other attendees of similar facilities. 

In general, these sources quantified visitor spending locally and statewide in various 

categories, such as transportation, food, lodging, entertainment, and other items. We have 

compiled spending assumptions for leisure and business travelers, as well as for daytrippers 

and those who stay overnight. (Because the “banquets, meetings, and parties” category 

includes both entertainment/leisure and business functions, attendee spending related to this 

category is an average of leisure and business travelers.) In addition, spending that would 

take place inside the Events Center (for tickets, food and beverage, merchandise, and 

parking) is deducted from our overall spending figures to arrive at out-of-facility spending 

averages.  

While leisure travelers who are on vacation can stay multiple days in a market, we have 

assumed that overnight leisure travelers (who are the vast minority of out-of-town attendees) 

only stay in the area for one night, to coincide with the length of most events. We have also 

assumed that all daytrippers and all overnight travelers have the same daily spending in 

Sioux Falls (aside from lodging spending), regardless of distance traveled and place of origin.  
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Also, we have assumed a slight spending “premium” in certain categories at the Downtown 

site. Based on interviews with local businesses and other stakeholders, it appears that events 

that are currently held downtown can potentially generate pre- and post-event spending in 

other areas of the city, and events at the Arena and Convention Center can also generate 

spending throughout Sioux Falls, including downtown. However, we assume that the majority 

of event attendees who spend money before and after events will do so in the immediate 

vicinity of the facility. Based on surveys of local food and beverage establishments and retail 

stores, it appears that there are more establishments near the Downtown site and that price 

points are generally higher downtown. As a result, we assume that daily spending for food 

and beverage and retail and entertainment is 15 percent higher for the Downtown site than 

the Arena/ Convention Center site. Spending for transportation and lodging are not affected.  

Based on the assumptions described above, as well as the forecasts of Events Center events and 

attendance and facility revenues, the following table summarizes the total gross direct spending 

generated by the presence of the Events Center at both sites. The first line (spending generated 

within the facility) has previously been described, and the spending captured throughout the 

community by all event attendees is also summarized below, based on the assumptions in Tables 4 

and 5.  

Table 6 – Total Gross Spending ($000s) 

 

Arena/ Convention 
Center Site

Downtown Site

Gross Events Center Revenue $19,615 $18,738

Spending Outside the Events Center

Lodging $4,188 $983
Food and Beverage $10,238 $6,349
Retail and Entertainment $7,088 $2,627
Transportation and Other $2,017 $1,219

Total Spending Outside the Events Center $23,531 $11,178

Total Gross Direct Spending - Inside and 
Outside of the Events Center

$43,146 $29,916

# of Room Nights 48,143 11,294

Source: AECOM
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 At the Arena/Convention Center site, total gross spending is estimated to be approximately 

$43.1 million in 2016. In addition, a total of approximately 48,100 room nights would be 

generated by all event attendees. 

 At the Downtown site, total gross spending is estimated to be approximately $29.9 million, 

and 11,300 room nights are estimated. 

Gross vs. Net Impacts  

The total economic activity summarized above does not represent actual economic impacts; it merely 

shows the total spending generated by Events Center operations, including transfer spending. In this 

section, transfer spending is deducted from total spending to arrive at the estimated economic 

impacts for Sioux Falls. In other words, for the purposes of calculating economic impacts to Sioux 

Falls, all spending by city residents is subtracted and only spending captured within the city by non-

Sioux Falls residents is considered.  

Spending impacts to the city related to out-of-facility spending are based on assumptions of attendee 

origin and their spending characteristics, as previously shown in Tables 1 and 2. However, revenues 

captured by the Events Center itself are analyzed separately. Assumptions related to these revenues 

are as follows: 

 In terms of advertising and sponsorships (including naming rights), 100 percent of this 

revenue at both sites is considered to be a net new impact to Sioux Falls. While some of this 

revenue will be generated from local businesses and would possibly have been spent locally 

without the Events Center, the facility will provide a venue for advertising and sponsorships 

that did not previously exist, even when considering the current Arena. In addition, some of 

the facility’s sponsorship revenues will be generated from regional or national firms, and even 

locally-based firms may have otherwise spent their advertising dollars elsewhere. 

 Some of the spectator spending from local sources represents corporate entertainment and it 

is not a given that this money would be spent locally if the events were not available (it could, 

for example, go to entertainment spending in other cities or even outside the state). As a 

result, all premium seat revenue at both sites is also considered to be a net economic impact 

of the Events Center.  

 Based on the estimated event calendars developed with the help of SMG and Global 

Spectrum, as well as the Events Center’s assumed ability to host events that the Arena 

cannot currently host (though its size, technical capabilities, and other characteristics), we 

assume that many of the events held at the new facility would not be able to be held in Sioux 

Falls but for the presence of the facility. This includes all of the facility’s events with the 
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exception of hockey and football games. These tenants’ events comprise 20 percent of the 

Events Center’s calendar at the Arena/Convention Center site and 30 percent at the 

Downtown site. As a result, it is assumed that 80 percent of facility rental revenues are 

considered to be net impacts at the Arena/Convention Center site, and 70 percent are 

considered net impacts at the Downtown site. 

 Calculations of net facility revenues that are directly related to attendee use of the facility 

(such as ticket sales, concessions, merchandise, and parking) are based on the share of 

local and non-local attendees for each event type, and their assumed spending. This is 

consistent with estimates of non-local, out-of-facility spending. For example, Events Center 

parking revenue that is considered to be an impact to Sioux Falls is based on calculations of 

parking spending by non-city residents.  

AECOM has estimated the net economic impacts to Sioux Falls for 2016, at both sites. In other 

words, we estimate the amount of spending that is captured within Sioux Falls but originates outside 

of Sioux Falls. The estimated net economic impacts to Sioux Falls at the two sites are shown in the 

following table. Net impacts are based on the geographic origin of attendees, as previously described. 

Table 7 – Net Direct Economic Impacts ($000s) 

 

 At the Arena/Convention Center site, gross direct spending (by all Events Center users 

considered in this analysis) is estimated to be $43.1 million in 2016, as previously shown. Of 

this amount, $29.1 million is considered to be a net economic impact to Sioux Falls. All room-

Arena/ Convention 
Center Site

Downtown Site

Inside the Events Center $11,916 $11,173

Outside the Events Center
Lodging $4,188 $983
Food and Beverage $6,679 $3,675
Retail and Entertainment $5,045 $1,700
Transportation and Other $1,280 $692

Total - Outside the Events Center $17,192 $7,050

Total Direct Spending $29,108 $18,222

Room Nights 48,143 11,294

Source: AECOM

Net to Sioux Falls
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night impacts are considered to be net impacts, as they would all be generated by non-Sioux 

Falls residents.  

 At the Downtown site, gross direct spending is estimated to be $29.9 million, and net impacts 

are estimated to be $18.2 million.  

Multiplier Effect and Indirect Spending  

As the spending from the direct economic activity takes place in the City’s economy, it will trigger 

other, indirect, levels of economic activity. For example, the operating businesses that are affected by 

facility use (including the facility itself and hotels and restaurants, retail stores, and others) will 

purchase various goods and services from local and regional vendors (e.g., utilities, inventory, 

supplies, labor, and the like). As this occurs, these workers and vendors receive income and, in turn, 

make purchases of goods and services themselves. Within each round, some spending occurs in the 

local economy and some flows outside of that economy (referred to as “leakage”). The total amount 

of spending that stays within the local economy includes both the first round (“direct”) and all 

subsequent rounds of economic activity (“indirect”).  

These total impacts are estimated through the use of “multipliers” applied to the estimates of direct 

impacts. The multipliers, which are calculated by the federal government and are unique to each 

geographic area, are regarded as the most reliable and accurate measure of indirect spending that is 

available. Multipliers differ from area to area because of geography; proximity to other business 

centers and the size of an area will affect the length of time that direct spending is retained by an 

economy before fully leaking out. In addition, different sectors of an economy have unique multipliers, 

based on their own proximity to other industry-specific economies, vendors and suppliers, and the 

like.  

For this analysis, we have utilized multipliers developed by the US Department of Commerce for 

Minnehaha County (we focused on Minnehaha County and not Lincoln County due to the fact that 

most of the population base and economic activity are focused in Minnehaha). Multipliers for the 

county are used to estimate multipliers for Sioux Falls, as multipliers do not exist at the city level. In 

order to estimate city multipliers, we have reduced the county multipliers based on the relative size of 

the city to the county (by population). As Sioux Falls’ population was approximately 158,000 in 2010 

and the county’s population was approximately 170,000, we assume that city-level multipliers are 93 

percent of the county’s. 

In this analysis, various multipliers for different industries are used. Every type of spending that 

comprises the direct impacts (“Category”) is assigned a city-level multiplier, based on a 

corresponding “Industry Sector.” As the table below shows, the multipliers for various industries 

generally range from approximately 1.3 to 1.7 at the city level. In other words, a multiplier of 1.5 
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indicates that total economic activity is estimated at 1.5 times the estimate of direct impacts; this 

includes the direct impacts (at 1.0) and the indirect impacts (at 0.5). Multipliers typically increase as 

the size of a geographic area increases, as it takes more time for later rounds of spending to leave a 

larger area (for example, South Dakota compared to Sioux Falls). These multipliers will apply equally 

to both sites. 

Table 8 – Spending Multipliers for Sioux Falls 

 

Based on the multipliers for the city, total (direct and indirect) net spending for the Event Center at the 

two sites is summarized below.  

Category Industry Sector Multipliers

Events Center Revenues

Gross Ticket Sales Amusements, Gambling, and Recreation 1.6404
Facility Rental Amusements, Gambling, and Recreation 1.6404
Gross Food and Beverage Sales Food Services and Drinking Places 1.6297
Gross Merchandise Sales Retail Trade 1.5913
Facility Advertising and Sponsorships Telecommuncations 1.5714
Ticket Incentives and Facility Fees Amusements, Gambling, and Recreation 1.6404
Premium Seating Amusements, Gambling, and Recreation 1.6404
Parking Transit and Ground Passenger Trans. 1.7270
Other Amusements, Gambling, and Recreation 1.6404

Spending Outside the Events Center

Food and Beverage Food Services and Drinking Places 1.2837
Retail and Entertainment Retail Trade; Amusements, Gambling, and Rec. 1.6158
Lodging Accommodation 1.5619
Transportation and Other Transit and Ground Passenger Trans. 1.7270

Source: US Department of Commerce, AECOM
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Table 9 – Total Direct and Indirect Economic Impacts ($000s) 

 

 At the Arena/Convention Center site, total (direct and indirect) net economic impacts of the 

Events Center are estimated to be approximately $45.0 million to Sioux Falls. 

 At the Downtown site, total net economic impacts are estimated to be $28.5 million to Sioux 

Falls.  

Jobs and Payroll 

The operation of the Events Center will create jobs both within the facility and throughout the 

community. Jobs within the facility include full-time staff temporary, part-time event staff. The facility’s 

use and attendees’ spending will also support jobs throughout the city, at hotels, restaurants, retail 

stores, and the like (from both direct and indirect spending). Employment and income impacts to 

Sioux Falls refer to jobs and income that are captured by residents of the city.  

The following table summarizes assumptions made in relation to these estimates. These assumptions 

will apply equally to both sites. 

Arena/ Convention 
Center Site

Downtown Site

Total Net Direct Spending $29,108 $18,222

Net Indirect Spending

Inside the Events Center $7,571 $7,099

Outside the Events Center

Lodging $2,354 $552
Food and Beverage $1,895 $1,043
Retail and Entertainment $3,107 $1,047
Transportation and Other $930 $503

Total Indirect Spending $15,857 $10,244

Total Spending - Direct and Indirect $44,965 $28,466

Source: AECOM
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Table 10 – Assumptions Related to Jobs and Payroll 

 

Average hourly and annual wage information for various types of occupations are provided by the US 

Department of Labor’s Bureau of Labor Statistics, based on data compiled for the Sioux Falls MSA in 

2009 (wages in the table are inflated to 2016 for the purposes of the impact analysis).  

Similar to spending, multipliers are used to estimate indirect employment and earnings, based on the 

direct estimates. The following table summarizes employment and income multipliers used in the 

calculation of indirect jobs and earnings. 

Table 11 – Employment and Income Multipliers for Sioux Falls 

 

The tables below show the total (including direct and indirect) net jobs and payroll generated within 

the city. (Direct full-time equivalent Events Center estimates have been provided by SMG and Global 

Spectrum).  

MSA Average Annual Wages (2009)
Lodging Occupations $40,287
Food and Beverage Occupations $18,730
Retail and Entertainment Occupations $28,857
Transportation and Other Occupations $29,020

MSA Average Hourly Wages (2009)
Food Service and Prep Occupations (Events Center Concessions) $9.58
Amusement and Recreation Attendants (P-T Events Center Staff) $8.75

Percent of Workers who Live in Sioux Falls 80%

Source: US Dept. of Labor-Bureau of Labor Statistics, AECOM

Category
Employment 
Multipliers

Earnings 
Multipliers

Events Center Operations 1.2456 1.4681
Concessions, Food and Beverage 1.2297 1.5685
Retail and Entertainment 1.2935 1.4768
Lodging 1.3440 1.5670
Transportation and Other 1.3711 1.6915

Source: US Department of Commerce, AECOM
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Table 12 – Total Net Employment and Income Impacts ($000s) 

 

 At the Arena/Convention Center site, the operation of the Events Center is estimated to 

support the equivalent of approximately 236 full-time jobs for Sioux Falls residents, and an 

associated $6.4 million in earnings.  

 At the Downtown site, job creation is estimated to be 139 full-time jobs, with an associated 

$3.2 million in earnings. 

Fiscal Impacts from Events Center Operations  

As previously described, fiscal impacts represent new public-sector tax revenues that are generated 

based on the presence and use of the planned facility. The following table summarizes applicable 

taxes and the spending that they apply to, their rates, and the recipients of each type of tax. (Property 

tax revenues to the city are considered in a separate section.) 

Arena/ Convention 
Center Site

Downtown Site

EMPLOYMENT

Events Center

Full-Time Equiv. Events Center Operations Staff 35 37

Outside of the Events Center
Lodging 23 5
Food and Beverage 110 68
Retail and Entertainment 52 19
Transportation and Other 16 9

Total Jobs (Full-Time Equivalent) 236 139

EARNINGS

Events Center Operations - all FT and PT $1,694 $1,794

Lodging $1,126 $264
Food and Beverage $2,518 $1,562
Retail and Entertainment $1,834 $680
Transportation and Other $553 $334

Total Earnings $6,365 $3,193

Source: AECOM
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Table 13 – Applicable City Taxes and Rates 

 

The new tax revenues attributable to the Events Center at both sites, and their recipients, are 

summarized in the following table. Fiscal impacts are based on total net spending impacts to Sioux 

Falls. 

Table 14 – Summary of City Fiscal Impacts ($000s) 

 

 At the Arena/Convention Center site, the total fiscal impacts to Sioux Falls are estimated to 

be approximately $1.1 million in 2016. Of the city’s fiscal impacts, more than 60 percent 

would accrue to the general and capital fund through sales and use taxes.  

 At the Downtown site, total fiscal impacts to Sioux Falls are estimated to be approximately 

$680,000 in 2016. 

 

Economic and Fiscal Impacts from Events Center Construction 

The construction of the Events Center will represent a one-time economic activity that will create 

additional impacts to the community, based on spending on construction-related items such as labor 

and materials. Major assumptions that drive the calculations of local impacts include the total costs 

City Tax Tax Rate Taxable Sales Recpient(s) of Tax Revenue

Sales/Use Tax 2%
Hotels, Retail, Tickets, 

F&B City of Sioux Falls

Entertainment Tax 1%
Lodging, Restaurants, 

Tickets

City of Sioux Falls, Sioux Falls 
Convention Center and 
Washington Pavilion

Hotel/Motel Tax 1%
Overnight 

accommodations
Sioux Falls CVB

Bed Tax $2 per room
Overnight 

accommodations
Sioux Falls CVB

Source: City of Sioux Falls

Arena/ 
Convention 
Center Site

Downtown Site Recipient

Sales/Use Tax $772 $468 City of Sioux Falls General and Capital Fund
Entertainment Tax $294 $196 City of Sioux Falls, SFCC/Pavilion
Hotel/Motel Tax $65 $15 Sioux Falls CVB
Bed Tax $96 $23 Sioux Falls CVB

Total $1,227 $702 --

Source: AECOM
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associated with Events Center construction and the detailed components of this spending, as well as 

the anticipated geographical origin of workers and firms involved in the construction project.  

The following table summarizes estimated total construction costs for the Events Center at the two 

sites. 

Table 15 – Assumed Construction Costs at Both Sites ($000s) 

 

We currently assume Events Center construction costs to be $99.5 million at either site, although this 

estimate could change in the future. Other construction-related assumptions include the following: 

 At the Arena/Convention Center site and Downtown site, other project costs of approximately 

$6.5 million and $12.7 million, respectively, would be incurred for necessary improvements to 

infrastructure such as parking, street improvements, and utilities. At the Downtown site, these 

costs also include land acquisition costs. 

 Average annual wages for project workers are based on industry wage data for the MSA, as 

compiled by the US Department of Labor.  

 Based on discussions with local stakeholders, we believe that the following levels of local 

participation on the construction project are achievable, given the local economy, the 

presence of potential vendors/suppliers in Sioux Falls, and other factors (these will apply 

equally to both sites): 

o 70 percent of construction workers will live in Sioux Falls, and 

o 20 percent of materials will be provided by Sioux Falls-based firms. 

 Construction industry multipliers for Sioux Falls are as follows (as with the other multipliers, 

they will not change from site to site): 

Arena/ 
Convention 
Center Site

Downtown 
Site

Events Center

Hard Construction $89,820 $89,820
FF&E 2,480 2,480
Soft Costs 7,200 7,200

Subtotal - Events Center Only $99,500 $99,500

Other Associated Costs $6,532 $12,681

Total $106,032 $112,181

Source: City of Sioux Falls, Mortenson Construction, AECOM
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Table 16 – Construction Spending and Employment Multipliers 

 

The following table summarizes the total net impacts (direct and indirect) to Sioux Falls from Events 

Center construction at both sites.  

Table 17 – Total Net Economic Impacts of Events Center Construction ($000s) 

 

 At the Arena/Convention Center site, approximately 734 jobs and $29.2 million in income are 

estimated to be captured by Sioux Falls residents, and $27.7 million would be revenue to 

Sioux Falls firms. 

 At the Downtown site, approximately 776 jobs and $931.0 million in income are estimated to 

be captured by Sioux Falls residents, and $29.3 million would be revenue to Sioux Falls 

firms.  

Impacts from construction do not include economic impacts and tax revenues to be generated by 

workers’ spending while in the area. As shown, a significant share of project workers are assumed to 

live outside of Sioux Falls, and these workers’ local spending on lodging, food and beverage, 

entertainment, transportation, and other items, and the resulting tax revenues, would add to local 

construction-related impacts.  

 

Multipliers

Spending 1.7412
Employment 1.6178
Earnings 1.5765

Source: US Department of Commerce, AECOM

Arena/ 
Convention 
Center Site

Downtown Site

Labor Expenditures $29,254 $30,950

Sales of Materials and Services $27,694 $29,300

Employment 734 776

Source: AECOM
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III. Analysis of Real Estate and Other Impacts  

Introduction 

In this section we will evaluate each site’s surrounding land use, historic development patterns, 

proposed and planned infrastructure improvements, and available land for development (or 

redevelopment) to evaluate the potential for spin-off development. We have also included academic 

research and case studies to support the conclusions provided herein.  

Potential for Spinoff Development 

Site Analysis  

Current planning has proposed an option to locate the proposed Events Center connected to the 

Convention Center, fronting North Western Avenue (the Arena/Convention Center site). Howard 

Wood Field is located northwest of the proposed Events Center and the Sioux Falls Stadium is 

located to the southeast of the proposed Events Center. Within a quarter-mile of the facility, the 

surrounding land use is primarily parking for the adjacent complexes. To the southwest of the 

proposed Events Center, the Sioux Falls School District occupies a 6.5-acre parcel. Other uses within 

a quarter-mile included residential, recreational, industrial, and limited commercial.  

The other site under consideration is located at Cherapa Place (the Downtown site) in what has been 

referred to as the east bank redevelopment area, which generally occupies the majority of the area 

within a quarter-mile of the proposed Events Center location. The area is located along the east bank 

of the Sioux River, between East 6th Street and East 10th streets, extending eastward to Weber 

Avenue. The area of more than 45 acres has historically been considered underutilized because it 

includes a mix of industrial zoning, undevelopable land associated with the rail road tracks, and the 

presence of some neglected buildings. Across the Sioux River to the west, the urban context changes 

as the development patterns become more intense as they approach the more developed portions of 

the central business district (CBD). 

The two sites under consideration are very different in terms of their context. On one hand, the 

Arena/Convention Center site location is already in an established sports and visitor complex. Beyond 

its boundaries1, the area is primarily auto-orientated with a transitional character with a mix of 

residential and commercial (including industrial) land uses. On the other hand, the Downtown location 

is situated in a mostly undeveloped area in close proximity to the most intensely developed land in 

the city.  

                                                            

1 West Madison Street to the south, Northwest Ave to the East, Russell Street to the north, and North Western 
Avenue to the east. 
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Methodology 

To estimate future development potential at the alternative site locations, AECOM has analyzed both 

quantitative and qualitative trends. We have chosen to evaluate development by comparing three 

metrics. First, using data provided by the city’s Planning Department, we examined assessed values 

of land located within approximately one half mile of the proposed sites. Second, we used data 

provided by InfoUSA to evaluate the current number of food and beverage (F&B) businesses likely to 

benefit directly from new visitation and off-site spending. Finally, we have utilized information 

provided by CoStar to evaluate the current supply of commercial space. 

In terms of learning from other comparable experience, AECOM has provided both academic 

research as well as case studies within the analysis. The academic research focuses on elements 

desired to spur successful economic development. Later in this report, a number of case studies are 

provided to illuminate spin-off development potential of similar facilities in both non-downtown and 

downtown locations in comparable markets.  

Existing Development 

Existing development near the Arena/Convention Center site should already be benefiting from the 

market support provided from the existing visitor serving anchors in the Complex. In contrast, the 

area adjacent to the Downtown site has been developed (or undeveloped) for other reasons. These 

might include proximity to the CBD, the rail/switchyard presence, and the riverfront. Both data points 

are provided for comparison purposes only. Future development potential will be discussed later in 

this section.  

Between fiscal year 2000 and 2010, the city’s assessed value increased at a compound growth rate 

by approximately 6 percent per year. Broken down further, the rate in which residential and 

commercial assessed values grew was nearly identical. In comparison, the Arena/Convention Center 

and Downtown site areas’ assessed value2 increased by 4.5 percent and 4.8 over the last 10 years, 

respectively. While similar, the growth in assessed value by type (e.g. residential or commercial) was 

very different. In the area around the Downtown site, commercial properties grew at a rate of 6.7 

percent compared to 2.6 percent at the Arena/Convention Center site. In contrast, residential 

assessed values increased by 5.6 percent at the Arena/Convention Center site in comparison to a 3.5 

percent growth rate near the Downtown site. In the larger CBD, the assessed value has increased 

substantially higher than the Arena/Convention Center Site over the last 20 to 30 years.  

                                                            

2 Data provided by City within a half‐mile of each site location. 
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Figure 1 – Growth in Assessed Values 

 

Existing F&B-related businesses most likely to benefit from off-site visitor spending were also 

quantified. As shown below, the Downtown site has a significant number of F&B establishments 

within a half-mile of the proposed location3. Examining the Arena/Convention Center site, the existing 

visitor-serving facilities within the Complex have had little impact on business attraction to the area. 

Buffalo Wild Wings, which opened in early 2010, is the only F&B business within the quarter-mile 

area4. Most of the other restaurants and bars captured in the InfoUSA survey are located primarily on 

Madison and Russell Streets. In contrast, the Downtown site benefits from nearly 40 food services 

and drinking places within the quarter-mile shed. Similar to the Arena/Convention Center site, there 

are a limited number of establishments within the quarter-mile to half-mile area.  

                                                            

3 Widely accepted as the maximum average threshold consumers will walk for food/beverages. 
4 Boonies Bar & Bar B.Q. (formally Nutty’s Bar and Grill) is close to the quarter mile threshold. Furthermore, 
Castaways is located in the Ramada, which has synergies with the convention center. 
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Figure 2 – Establishments Surrounding the Two Sites 

 

Note: Excludes NAICS designation 7223 – Specialty Foods as these industries are primarily engaged with catering or other 

types of non-restaurant based food service. 

Source: InfoUSA and AECOM 

Beyond the F&B-related businesses, AECOM would expect that existing commercial properties 

(office and retail) may benefit from the location of the proposed Events Center. Based on our 

experience, a multi-use event facility can add value to existing properties based on higher demand 

from new or existing businesses wanting to locate within proximity of the facility and ancillary support 

uses. Provided below is information provided by CoStar which presents its survey of existing 

commercial properties (renter-occupied only) in the half-mile area. Once again, due to the Downtown 

site’s location near the CBD, it has a higher amount of leasable square feet. Year-to-date data 

suggest that the two areas have office vacancy rates of 18 percent and 15 percent for the Downtown 

and Arena/Convention Center site, respectively. Retail vacancies are estimated by CoStar at 10 

percent within a half-mile of the Downtown site, with no retail vacancy within a half-mile of the 

Arena/Convention Center site. 
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Figure 3 – Leasable Square Feet Available  

 

Source: CoStar 

Planned Public Investment 

Existing planned and proposed city investment in infrastructure will help enhance development 

potentials. Currently the city has budgeted $8.7 million for reconstruction of Russell Street with the 

inclusion of pedestrian connectivity points around the Complex. Future improvements may include a 

pedestrian connection to the Ramada Inn and enhanced pedestrian connectivity to assist spur 

redevelopment to the southeast.  

At the Downtown site, there are two major infrastructure improvements that will influence future 

development potentials near the proposed Events Center site. First, the city is currently engaged in 

river improvements. These improvements are part of master planning efforts for the Big Sioux River 

(River Greenway Project). The Downtown site’s location will benefit from future improvements as the 

river becomes a more desirable destination. Phase 1 (Cherapa Place from 6th Street to 8th Street) is 

being constructed and will be completed in 2012. Second, the railroad relocation project, currently, in 

the environmental assessment process, could potentially make currently undevelopable, land 

available for development. The railroad relocation project potentially includes the removal of the 

existing railroad switching yard, purchase of property from the raiload, and remediation by the City. 

The total cost of the project is unknown and the city has tentatively targeted the end of 2014 for its 

completion. 
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Academic Research 

Numerous studies have been conducted to determine the real estate impacts of major public 

investments aimed at attracting people to sports, recreation, culture, and public assembly venues. 

Some of the research investigates the extent in which these facilities impact nearby development as 

well as where these facilities tend to have the most beneficial real estate impact. An important caveat 

to all research is that the construction of a facility does not guarantee spin-off development. The 

following is a summary of “lessons learned” from the research reviewed applicable to this study.5 

Early research sometimes referred to such catalytic developments as a “special activity generator” 

(SAG). This strategy is centered on the idea that large facilities can anchor redevelopment within a 

district by drawing visitors. The three objectives outlines in this strategy include: 

1. Generate spillover spending benefits for the surrounding district; 

2. Generate new construction in the district; and 

3. Rejuvenate a blighted area. 

From these broad objectives, cities could measure the reuse of existing buildings, new construction, 

and the emergence of a new entertainment district attributed to the SAG.  

In general, the location of a SAG is believed to benefit the economy most when it is located in a 

central, preferably downtown, location. The reason for this conclusion rests on two basic arguments. 

First, linking an event with meals, shopping, and other visitor attractions will increase the overall off-

site spending associated with the SAG facility. Downtown locations typically do a better job providing 

these opportunities than other more suburban locations.  

Second, the facility’s value as a catalyst for economic development depends on where it is located 

and how it is integrated into the area. Is there land available for development?  Can the SAG be 

properly sited, designed, and linked to its surroundings?  The influx of people can provide support to  

restaurants and other retail establishments in the district, but only if there are existing businesses that 

can benefit from its’ proximity or land available for new development.  

                                                            

5 Reviewed Literature: What Makes Buildings Catalytic? How Cultural Facilities Can Be Designed to Spur 
Surrounding Development” Ernest Sternberg (Journal of Architectural and Planning Research); Locating Major 
League Stadiums Where They Can Make a Difference” Arthur C. Nelson (Public Works Management & Policy); 
“Prosperity or Blight?” Arthur C. Nelson (Economic Development Quarterly); Sport Stadiums and Area 
Redevelopment” R. Baade and R. Dye (Economic Development Quarterly). 
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Research has shown that the public’s return on investment often does not come from the facility itself, 

but rather the new jobs created in restaurants, bars, retail stores, hotels, etc., that are developed or 

expanded on the periphery of the venue. 

Development Impacts  

Site Analysis 

Future development may be challenged near the Arena/Convention Center site for several reasons. 

First, the current proposal maintains the existing supply of surrounding parking. While parking 

provides an important amenity to the Complex, it keeps much of the additional spending associated 

with an event either captured within the Complex, dispersed within other areas of the city (not within 

walking distance of the Complex, due to easy car access), or lost because there are not currently 

sufficient eating or drinking options within walking distance to the Complex.  

Second, development opportunities are limited within a quarter-mile area of the proposed 

Arena/Convention Center site. Even though land values are low, future development would include 

assembly costs, demolition, etc. for the few available parcels. Since most of the existing building 

stock was developed in the 1960s, the extra costs associated with redevelopment may challenge the 

financial feasibility of future development. Also, other financial considerations may adversely affect 

development. These might include the availability of financing (since the area has not shown a record 

of successful development) and the lack of tax increment financing available to potential investors. 

Third, the proposed Events Center by itself is not sufficient to create market support for extensive 

development. For future commercial development to be successful, it will have to rely on the local 

market (versus visitor-induced) to support year-round business activity. The area is challenged by 

inconsistent land uses, an environment not amenable to pedestrians, and other geographic and 

infrastructure impediments that limit its desirability from a retailer’s perspective. As such, we do not 

anticipate a significant level of real estate investment6 in the area if the Events Center was located at 

the Arena/Convention Center site. 

AECOM believes that he Downtown site will have a better opportunity to act as a catalyst for future 

development in the city. As noted, removal of the railroad will make a large amount of land available 

for development (without structures and fully remediated) and river improvements will make the area 

more desirable. Development is attracted to catalytic projects, such as the proposed Events Center, 

as they provide confidence to investors as well as attract interest from local businesses to expand, 

relocate, or open businesses that can take advantage of the events and associated patrons.  

                                                            

6 Retail development appears most likely in absence of an office market and limited potential for mixed‐use 
development.  
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Currently, there is an estimated $500 million in planned or proposed downtown projects. Based on 

discussions with local developers, the proposed Events Center would likely provide the needed 

impetus to kick start many of these projects. Locating the Events Center at the Downtown site could 

create a level of potential spin-off development not likely achievable at the Arena/Convention Center 

site. 

Other dynamics that support the Downtown site location from the real estate perspective include: (1) 

its ability to absorb (re-tenant) currently vacant office and retail space; (2) the CBD provides a year-

round market that includes daytime workers; (3)  adding a significant activity generator to the 

downtown will extend the hours of activity in the CBD; and (4) future development of residential units7 

can provide additional support beyond the projected level of event related attendance and in-place 

employment.  

Value Analysis  

Based on information provided herein and analysis using the Sioux Falls Interactive Mapping System 

(SIMS), we have estimated future development potentials that could occur based on the site 

alternatives. These estimates are illustrative in nature and are provided to differentiate the potentials 

for spin-off development. AECOM has identified the most likely near-term targets for either 

redevelopment or development for the site alternatives. In total, we anticipate that there are a total of 

15 acres available in proximity to the Downtown site and 4 acres available in proximity to the 

Arena/Convention Center site8. In both instances, there is additional land that could become available 

for development opportunities.   

For these estimates, we have assumed that pedestrian improvements have been made for the 

Arena/Convention Center site to the south and that the rail line relocation is complete for the 

Downtown site. We have also assumed that river improvements are complete or ongoing. In absence 

of a market or financial feasibility study, we have assumed that this land could be fully developed. To 

the extent possible we have used current or projected density levels to estimate total development 

potentials. 

For the Downtown site, we have assumed a mix of residential, retail, and commercial (office) 

development. This mix is based on conversations with local developers as well as the current 

                                                            

7 A significant number of residential units have been planned in the downtown. According to 2020 downtown 
visioning, an estimated 5,870 new residential units could be added that would include the addition of 
approximately 8,800 new residents in the greater downtown area.  
8 There are approximately an additional 10.0 acres that could be developed near the Downtown site and 4.0 
acres that could be developed near the Arena/Convention Center site based on the success of the first round 
of development.  
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planning near the site. This land is all located west of the river and is largely undeveloped at this time. 

For the Arena/Convention Center site, we have targeted the properties to the west of North Western 

Avenue between Madison and 2nd Streets. In this case, we have assumed that all development would 

be retail serving.  

A current proposal for redevelopment downtown includes the addition of 100 hotel rooms in the city.  

Based on an independent market analysis (not conducted by AECOM), the total room supply at the 

hotel could increase by 25 percent if the Events Center is located downtown.  Local hotel operators 

suggest that additional rooms could be developed irrespective of 100 rooms planned in downtown if 

the Events Center is located at the Arena/Convention Center site, due to the increased flat-floor event 

demand. Based on our analysis, the relative hotel visitor spend was approximately four times higher 

at the Arena/Convention Center site in comparison to the Downtown site.   As such, we have 

assumed that if the Downtown site could attract 25 net new hotel rooms, the Arena/Convention 

Center site could attract 100 net new rooms based on spending generated by the Events Center.   

The property value and tax estimate is based on the assumed construction value of the future 

commercial development as well as the transaction value of the future residential units. These 

estimates were based on residential sales comps and per square foot cost estimates provided by RS 

Means.  It is important to note that we have not considered the cost of land, nor have we netted out 

any lost tax benefit from existing structures (as would apply primarily for redevelopment at the 

Arena/Convention Center site). Based on an assumed tax rate of $4.474 per $1,000 of valuation, the 

following illustrative property taxes could be collected in the city. 
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Table 18 – Total Net Economic Impacts of Events Center Construction 

 

It is important to note that the additional impacts associated with spinoff related job creation and other 

economic and fiscal benefits have not been quantified.  These impacts were not included because 

without a market study it is very difficult to quantify actual impacts to a high level of certainty.  As 

previously noted, the impacts provided herein are illustrative to compare the relative development 

potential at the two sites under consideration. In addition, taxes would also be generated to other 

public bodies, such as the local school district, the County, and the State.  

Operational Expenses at the Two Sites 

The location of the Events Center could potentially have a significant effect on the day-to-day 

operations of the facility. We assume that the Events Center will be managed by the same firm that 

will manage the Convention Center and Arena beginning in 2012 (as this is the city’s stated intention), 

which should provide for efficiencies that are not currently being gained by having two separate 

companies manage the adjacent facilities. We would expect this to occur regardless of the Events 

Center’s site.  

However, depending on the facility’s site, additional efficiencies and cost savings could be realized. A 

downtown Events Center would certainly benefit from the management firm’s ongoing presence at 

the Convention Center and Arena, and individual staff members would likely be able to share 

responsibility between the two facilities rather than have two full sets of redundant staff at both 

facilities. However, locating the Events Center adjacent to the Convention Center and Arena could 

allow for further efficiencies, in both staffing and other areas.  

With the assistance of SMG and Global Spectrum, AECOM has attempted to identify and quantify the 

effects that the Events Center’s site could have on its operations (aside from its event calendar). The 

Downtown 
Arena/Convention 

Center 

Acres 15.0 2.0

Commercial SF 120,000 0

Retail SF 60,000 15,000

Residential Units 300 0

Hotel Rooms 25 100

Total Valuation 1 $51,100,000 $6,700,000

City Levy2 $228,000 $30,000

1 Assumes Commercial at $140/SF, Retail at $100/SF, Residential at $90,000 per unit  
(each unit assumed to be 1,000 SF), and Hotel at $52,000 per room 
2 Assumes City levy at  $4.47 per $1,000 of valuation (Sioux Falls CAFG, 2010)  

Source: City of Sioux Falls and AECOM      
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effects that were identified are associated with staffing levels and associated costs, and multiple other 

operational/general and administrative expenses. However, many other expenses would remain 

unchanged regardless of site. 

The following summarizes our analysis of the operational cost impacts of the Events Center’s site: 

 Staffing – as described above, the Arena/Convention Center site is expected to require lower 

staffing levels due to its adjacency to the two existing facilities. These efficiencies could be 

realized in all areas of the facility’s organizational chart, such as administration, sales and 

marketing, and operations. This would clearly lead to decreased expenses for salaries and 

benefits.  

 Others – other operational expenses would also be impacted by the facility’s site, many of 

which are directly related to staffing levels. For example, with decreased staff, expenses for 

items such as uniforms and supplies, technology (computers, telephone lines, and cell 

phones), background checks, staff travel, and others would decrease. Other expenses, such 

as for equipment needs, trash removal, landscaping and maintenance, and others, could also 

be reduced at the Arena/Convention Center site.  

Based on estimates provided by SMG and Global Spectrum, we assume that annual savings 

resulting from the Arena/Convention Center site could be approximately $600,000 per year.  These 

estimates assume a total expense budget of $2.5 million at the Arena/Convention Center site and 

$3.1 million at the Downtown site. These expenses include labor/staffing, general and administrative 

expenses, utilities, insurance, and other items, but do not include a management fee, a capital 

reserve account, or debt service payments. Earlier in this report, we provided estimates of the 

management firms’ assumptions regarding operating revenues (Table 3). Based on the assumed 

revenues and expenses, a net operating profit of approximately $1.7 million and $866,000 are 

estimated at the Arena/Convention Center site and Downtown site, respectively.   

 

Other Impacts Surrounding the Construction Site 

In this section, we discuss other effects that the construction project may have on the immediate area 

surrounding the construction site, based largely on discussions with Mortenson and Sink Combs 

Dethlefs, as well as management of the Convention Center and Arena.  

In general, we do not anticipate significant off-site disruptions related to facility construction, and 

expect the actual construction project to be similar at either site in Sioux Falls. Construction at either 

site would require a connection to the adjacent buildings (the Convention Center or Cherapa Place), 
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and either building is expected to be impacted in a minor way. Below, we summarize variables that 

are specific to the individual sites. 

Arena/Convention Center Site 

 The current plan for this site is to attach the Events Center to the southwest end of the 

Convention Center, opposite the Arena. This would allow for greater joint use of the Events 

Center and the Convention Center and/or Arena, once the Events Center is complete. 

However, this end of the Convention Center currently contains four meeting rooms that would 

be removed or taken out of inventory, at least temporarily, in order to accommodate 

construction. In the short term, the loss of these rooms could potentially impact Convention 

Center operations for meetings events and flat-floor events that require breakout meeting 

space. According to Convention Center management, proper planning of the construction 

and awareness of the construction schedule in regard to the Convention Center’s schedule 

can likely minimize any business disruptions. 

 When the Convention Center was constructed immediately adjacent to the Arena, Arena 

operations were not affected, according to facility management. As a result, aside from the 

expected temporary loss of meeting rooms, we do not expect Events Center construction to 

negatively affect ongoing operations of the Convention Center or Arena. 

 According to Mortenson, necessary off-site infrastructure improvements will be required, such 

as utilities. As previously shown, the costs associated with these improvements are currently 

assumed to be approximately $6.5 million. 

Downtown 

 Also as previously shown, necessary improvements at the Downtown site are currently 

estimated to be approximately $12.7 million by Mortenson. In addition, two potential parking 

structures with a total of nearly 1,600 spaces would cost approximately $31.7 million. 

Qualitative and Other Impacts 

In addition to the quantitative impacts that are addressed in this analysis, communities also often 

benefit from other impacts that are associated with the presence and operation of facilities such as 

the Events Center. These benefits are more qualitative and/or very difficult to accurately estimate, 

and are summarized below. In addition, because of the longtime presence of the Arena, Sioux Falls 

has already benefitted from many of these impacts. However, the anticipated improvement of the 

Events Center over the Arena (in terms of its quality, ability to attract and host major events, and 

other characteristics) is expected to create incremental benefits over those that are currently in place.  
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 Increased Community Visibility. A professional sports franchise, such as a minor league 

team, guarantees a certain amount of media coverage. The potential for other types of 

events, including regional and national tournaments, would generate increased exposure to a 

broad geographic area. 

 Enhanced Community Image. In addition to increased visibility, sports and entertainment 

facility development can improve a community’s image. In addition to sports and 

entertainment facilities, communities have also relied on other types of developments and 

attractions, such as skyscrapers, bridges, and other types of bold architectural statements, 

museums, parks, and specific industries. In relation specifically to sports facility development, 

one academic text states that “this is likely to attract more affluent entities from the business 

and tourism sectors that, in the eyes of some, all contribute to upgrading and enhancing a 

city’s image.” On a larger scale, major metropolitan areas have used major professional 

sports and events such as the Olympics to enhance their image; however, smaller 

communities have also accomplished similar goals with minor-league sports and other 

events. For a city such as Sioux Falls that currently has an indoor arena, the presence of a 

new, larger, and more functional facility could incrementally have these impacts, as it would 

be expected to host more and larger events than the existing facility. 

 Stimulation of Other Development. Communities across the country have used sports and 

entertainment facility development as a part of a larger plan to stimulate specific 

neighborhoods and districts, or an entire city. According to an academic text, a broader 

redevelopment plan is more likely to succeed with a “threshold level of cumulative attraction” 

– in other words, “a given number of entertainment attractions will do more business if they 

are located adjacent or in proximity to each other, than if they are widely dispersed.” It refers 

to a “common form of complementary development” as “the upgrading or initiation of 

business as a result of the demand for their services that is directly created by a sports facility 

or event. In the case of most sports facilities, complementary development is likely to take the 

form of restaurants, bars, and souvenir stores.” In addition to stimulating new development, 

which would create new economic and fiscal impacts, sports facilities have also been shown 

to increase property values of existing development in many instances.  

 This type of impact is addressed earlier in this section.  

 Psychic Income. In relation to sports facility development, psychic income is defined as “the 

emotional and psychological benefits residents receive, even if they do not physically attend 

sports events and are not involved in organizing them.” According to the academic text that 

provides this definition,  
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“In some ways, sports teams may be perceived as being analogous to the arts. Most 

performing arts, museums, and visual arts organizations receive public subsidy. If they were 

removed from a community’s social fabric, there would be a void….Sports teams or events 

provide a tangible focus for building community consciousness and social bonding. They are 

an important part of the collective experience of urban dwellers because they tie residents 

together regardless of race, gender, or economic standing. They are one of the few vehicles 

available for developing a sense of community. 

“The warmth derived from these kinds of connections is difficult to quantify in 

dollars….Nevertheless, this psychic income may be the strongest justification for investing 

public money into professional sports.” 

In Sioux Falls, this type of impact may or may not be a consideration, as the city already has 

minor-league sports franchises and may not attract others through the presence of the 

planned Events Center. However, as described above, this concept can also apply to 

individual events.  

 Population/Employee Attraction and Retention. With its expected quality-of-life impact, the 

planned Events Center could also help to attract and retain more young professionals, 

families, and others to Sioux Falls. According to the February 2005 issue of “Business 

Facilities”: 

“If you are considering an expansion or relocation, consider taking an extra look at cities with 

a significant involvement in major sporting events. …Successful sports development projects 

have generated substantial development activity. Facilities and franchises are enhancing 

many regions’ ability to attract new business and create jobs.” 
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IV. Case Study Arenas 
This section discusses the various effects and impacts that new-arena development has had on other 

markets that are in many ways similar to Sioux Falls (in terms of geography, population, and other 

characteristics). We focus on arenas that have been built in downtown settings as well as outside of 

downtown areas. The following table shows the arenas being analyzed, and some of the major 

characteristics of the facilities and their markets.  

Table 19 – Summary of Case-Study Arenas 

 
 

Non-Downtown Arenas 

Fargodome, Fargo, North Dakota  

The 19,000-seat Fargodome opened in 1992 adjacent to the North Dakota State University campus. 

The facility essentially serves as the market’s main convention space because of its large floor area 

and the lack of a true convention center. 

Site Characteristics 

 The facility is located in the northwest quadrant of Fargo, next to campus.  

 Fargo’s business district is approximately two miles from the facility, and its main tourist 

district (13th Avenue), which has many of Fargo’s restaurants, shops, and hotels, is 

approximately five miles away. 

 A site closer to downtown was originally considered, but the Fargodome site was selected 

due to its location next to campus and the availability of the land (which is owned by the 

state’s board of higher education and leased to the city). 

Facility Usage 

 Because Fargo did not previously have a major indoor facility, all of its events (with the 

exception of NDSU football games) are generally events that could not have been held in 

Fargo previously. 

Facility Name City, State Location
Year 

Opened
City 

Population

Permanent 
Arena Seating 

Capacity

Adjacent to 
Other 

Facilities?

Replacement 
of Previous 

Facility?

Fargodome Fargo, ND Non-downtown 1992 100,000 19,000 No No
Resch Center Green Bay, WI Non-downtown 2002 101,000 10,200 Yes Yes

Wells Fargo Arena Des Moines, IA Downtown 2005 203,000 15,200 Yes Yes
INTRUST Bank Arena Wichita, KS Downtown 2010 372,000 15,000 No Yes
Gateway Arena/Tyson Events Center Sioux City, IA Downtown 2003 83,000 7,400 Yes Yes

Source: AECOM
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 As mentioned above, the dome serves as Fargo’s convention center (its floor area is 80,000 

square feet, not including additional ballroom and pre-function space). As a result, it is a very 

multipurpose facility that hosts sports, entertainment, flat-floor, and other events.  

Spinoff Development 

 Growth of the areas surrounding the Fargodome is also attributed to the growth of the 

university and its campus, particularly housing.  

 However, it is generally thought that the facility is at least partially responsible for some of the 

growth in the immediate area. 

 New development surrounding the Fargodome since its opening has included a couple of 

strip malls and multiple restaurants.  

 

Resch Center, Green Bay, Wisconsin 

The 10,200-seat Resch Center opened in 2002 and replaced Brown County Veterans Memorial 

Arena as the market’s primary indoor sports and entertainment venue. Its tenants are University of 

Wisconsin-Green Bay basketball, the USHL Green Bay Gamblers, and the IFL Green Bay Blizzard. 

The Resch Center is adjacent to Shopko Hall (an exposition facility), and the Arena is adjacent to the 

other side of Shopko Hall.  

Site Characteristics 

 As mentioned above, the three facilities are connected to each other. However, due to the 

age and poor design of the Arena and Shopko Hall, the three event floors are not technically 

contiguous, although joint use of multiple facilities does occur.  

 The most important facility in the immediate area, in terms of its ability to drive visitors to the 

site, is Lambeau Field, the home stadium of the Green Bay Packers.  

Facility Usage 

 When the Resch Center opened, the 5,200-seat Arena (which opened in 1957) lost many of 

its events to the new facility, including the local sports teams and events such as major 

concerts.  

 Because of the Resch Center’s busy event calendar and the need to hold dates for its 

tenants, as well as the problematic physical connections between the three facilities, it is not 

often used concurrently with the Arena or Shopko Hall. However, there are many events that 

use both the Arena and the 43,000-square foot Shopko Hall that currently require additional 

square footage.  
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Spinoff Development 

 Historically, the area surrounding the facilities complex has been considered 

underdeveloped, despite the presence of Lambeau Field. 

 However, a number of new businesses (including bars, restaurants, and hotels) have opened 

in the immediate area, primarily to take advantage of visitors to Lambeau Field. 

  There are plans to create significant new development in the immediate area, but this is also 

largely due to the presence of Lambeau Field rather than any individual other facility in the 

complex. 

 

Downtown Arenas 

INTRUST Bank Arena, Wichita, Kansas 

INTRUST Bank Arena is Kansas’ largest arena (15,000 seats) and opened in downtown Wichita in 

January 2010. Its one anchor tenant is the Wichita Thunder hockey team. The $205-million facility 

was funded with a one-percent sales tax.  

Site Characteristics 

 The County’s development options were to build a new facility in downtown Wichita or a 

renovation of the Kansas Coliseum (approximately 15 miles north of Wichita).  

 The downtown site was determined as part of an overall downtown plan led by the Wichita 

Downtown Development Corporation and supported by the City of Wichita and Sedgwick 

County. The specific site is within Old Town, a neighborhood with restaurants, shopping, and 

hotels.  

Facility Usage 

 Many of the arena’s events, such as concerts, family shows, and the women’s NCAA 

basketball tournament, could not have been held at the Kansas Coliseum due to its size and 

characteristics (such as its limited rigging capacity and ceiling height).  

 The Wichita Thunder of the Central Hockey League play their home games at the facility. 

 Other events at the arena have included a Wichita State University basketball game and 

commencements of local high schools and universities. 

 In its first year, 500,000 people attended arena events, and the facility was ranked 23rd in the 

country in gross ticket sales. 
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 Because of its size, the new facility attracts events that are bigger draws than the Coliseum 

could host, and therefore, its attendees tend to come from farther away. Generally, attendees 

are from throughout Kansas, as well as into Oklahoma, with a focus on a 150-mile radius 

from Wichita.  

Spinoff Development 

 The arena opened in early 2010, so much of the potential development is still in the works. 

The Wichita Downtown Development Corporation expects the arena to serve as the epicenter 

for the city and generate new development. The neighborhood plan that was created 

attempts to have the arena be the anchor that would encourage development and visitation.  

 

Wells Fargo Arena, Des Moines, Iowa 

Wells Fargo Arena is located in downtown Des Moines, and is part of the Iowa Events Center that 

also includes the 100,000-square foot Hy-Vee Hall, the 60,000-square foot Polk County Convention 

Complex, and the 7,300-seat Veterans Memorial Auditorium. The $99-million arena has 

approximately 15,200 permanent seats and opened in 2005.  

Site Characteristics 

 The Iowa Events Center is located in downtown Des Moines, on the Des Moines River.  

 All facilities are adjacent to each other and are connected via skywalk. 

 Because of the presence of the existing facilities and the County’s ownership of the arena 

land, other sites were not considered for the arena.  

Facility Usage 

 The arena has three sports tenants – the D-League Iowa Energy, the AHL Iowa Chops, and 

the AFL Iowa Barnstormers.  

 The arena also hosts all other types of typical arena events, many of which were not 

previously able to be held in Des Moines due to the limitations of Vets Auditorium.  

 According to facility management, some events use two or more of the IEC’s facilities 

(including Wells Fargo Arena) because of their square footage needs, and Des Moines would 

not otherwise be able to host these events. In addition, the adjacency of other facilities to the 

arena has allowed for supplementary events, such as a pre-concert function, to be held. For 

events such as an NCAA wrestling tournament, the co-location of all facilities allowed Des 

Moines to compete against larger markets and host the tournament’s supporting events such 

as a fan fest and coaches’ association meetings. 
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 It is estimated that approximately 70 percent of arena attendees live within a 30-mile radius of 

the facility. However, ticket sales are annually generated from every county in Iowa.  

Spinoff Development 

 According to local representatives, the arena had a significant impact on the rejuvenation of 

downtown Des Moines, particularly because Vets Auditorium (Wells Fargo Arena’s 

predecessor) was so underutilized.  

 Before the new arena opened, there were only approximately two restaurants within the 

immediate area. There are now six or seven. In addition, residential development in 

downtown Des Moines has increased, and the arena is thought to have been a factor as well. 

 

Gateway Arena/Tyson Events Center, Sioux City, Iowa 

The Tyson Events Center consists of the newer Gateway Arena and the original Sioux City 

Auditorium, which was converted into a recreation center with the construction of Gateway Arena. 

Both facilities are under the same roof; however, the event floor of the Auditorium is actually on the 

second floor. Gateway Arena opened in 2003. 

Site Characteristics 

 The complex is located in downtown Sioux City, slightly north of I-29 and the Missouri River. 

 The Auditorium site was the only site seriously considered by the city, as it allowed the city to 

keep the historic Auditorium and renovate it, and save money in the construction of Gateway 

Arena. 

Facility Usage 

 Opportunities for contiguous use of the floor of Gateway Arena and the Auditorium are limited 

due to the Auditorium’s elevated floor. In addition, the nearby convention center hosts the 

city’s flat-floor events. However, the presence of the Auditorium allows for sports teams that 

play at Gateway to use the Auditorium as practice/warm-up space.  

 There has been some joint use of Gateway Arena and the convention center, but very little. 

Spinoff Development 

 At the time of the new arena’s planning and opening, downtown Sioux City was generally 

considered to be run down. 

 Local representatives consider a Chili’s, Famous Dave’s, Stony Creek Inn hotel to be direct 

results of the arena’s opening. 
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 The development of the Stony Creek Inn also allowed existing businesses on its site to move 

to new locations and expand. 

 A number of other projects are considered to be at least indirectly tied to the development of 

the arena, such as a Hilton Garden Inn and a riverboat casino. Approximately six blocks from 

the arena is Sioux City’s Historic 4th Street, which has been improved and is thought to have 

benefited from the new arena. Generally, downtown Sioux City has improved dramatically 

over time, which is at least partially due to the arena, although the city has actively 

participated in improvements through loans, infrastructure, and the like.  
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V. Summary of Economic and Other Impacts at the Downtown Site 
and Arena/Convention Center Site 
The following table summarizes the various impacts estimated for the Sioux Falls Events Center that 

are described in the previous sections, for the stabilized year of operations at both potential sites.  
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Table 20 – Summary of Impacts from Events Center Operations and Construction, 2016 
($000s) 

 

Arena/ 
Convention 
Center Site

Downtown 
Site

Economic Impacts - Operations

Direct Spending

Within the Events Center $11,916 $11,173

Outside the Events Center - Lodging 4,188 983
Outside the Events Center - F&B 6,679 3,675
Outside the Events Center - Retail and Ent. 5,045 1,700
Outside the Events Center - Trans. and Other 1,280 692

Total Direct Spending $29,108 $18,222

Indirect Spending $15,857 $10,244

Total Economic Impacts $44,965 $28,466

Room Nights 48,143 11,294

Employment 236 139

Earnings $6,365 $3,193

Fiscal Impacts - Events Center Operations

Sales/Use Tax $772 $468
Entertainment Tax 294 196
Hotel/Motel Tax 65 15
Bed Tax 96 23

Total Fiscal Impacts $1,227 $702

Other Fiscal Impacts - Increased Tax Revenues $30 $228

Savings in Annual Operational Expenses $600 n/a

Events Center Construction

Total Development Costs $106,032 $112,181

Construction Impacts

Labor $29,254 $30,950

Materials and Services $27,694 $29,300

Employment 734 776

Source: AECOM


