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EXECUTIVE SUMMARY 
Feasibility Analysis for an Urban Exposition Center at the 

Santa Clara County Fairgrounds 

Economics Research Associates (ERA) was retained by Santa Clara County to conduct a market 

and financial feasibility analysis for a multi-purpose events and exposition facility at the Santa 

Clara County Fairgrounds. The "Urban Expo Center" has been proposed in the context of a 

larger vision calling for development of a number of new and replacement projects at the 

Fairgrounds, the most significant of which is a major new theater to house concerts and 

performing arts. To assess the feasibility of the Urban Expo Center at the Fairgrounds, ERA 

collected and reviewed statistics on the trends in the national market for exposition facilities; 

contacted and interviewed over 60 potential user groups in the South Bay; examined competitive 

and comparable facilities; defined an appropriate project for the Fairgrounds site; projected 

utilization by the South Bay market for such a project; and estimated the financial flows 

associated with building and operating the Urban Exposition Center. The key results of this 

research and analysis are highlighted in this executive summary. 

MARKET FINDINGS 

At the national level, the market for expositions, and the facilities to house them, is currently 

strong and growing. 

• After stagnating attendance in the recession years of the early 1990's, average attendance 
for major expositions has grown to over 25,000 per event. 

• Similarly, the average size of major expositions dipped in the early 1990's, but has since 
grown to over 102,000 square feet of space used. 

Surveys of potential local users have found the following: 

• An exposition facility of approximately 100,000 to 150,000 square feet of divisible space 
would be especially attractive to promoters of consumer shows catering to the resident 
market in the South Bay. One of the divisions should equal approximately 30,000 square 
feet to compete for smaller consumer shows that are accustomed to renting facilities of 
that size. Virtually all the consumer show promoters in the market area said they would 
use the Urban Expo Center. 

• There is a strong demand for community-based festivals and events of all sizes. For 
some, the ability to control access and charge an admission makes the Fairgrounds a 
particularly attractive venue in comparison to downtown San Jose. However, cost would 
be a large factor, since the cost to rent space at one of the plazas downtown is 
significantly lower than what the Fairgrounds currently charges for an equivalent amount 
of event space. 
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• Events such as dances and concerts catering largely to the South Bay's Hispanic 

population will continue to increase in number, and exhibit a great demand for a large 
amount of flexible event space. These events range in attendance from 1,000 to 15,000, 
with an average of around 5,000, and would take place at least once a month plus around 
holidays such as Cinco de Mayo and 16 de Septiembre. 

• There is moderate demand by both private companies and community groups for meeting 
space. Their needs could be accommodated by outfitting one of the areas of the new 
Urban Exposition Center with moveable walls. 

• A few potential user groups expressed interest in banquet and party space, which would 
require a ballroom level of finish and amenities in a small subset of the total space. 

• The two most important features of the facility were for it to have ample parking that was 
nearby and inexpensive, and a large number of restrooms. 

• Other amenities mentioned include a public address system, telecommunications, wiring 
for computers, enough electricity for concert-style events, and lighting that is flexible and 
dimmable. 

• Other rooms or areas the facility should have are an event management office, a kitchen, 
an area for concessions, and adequate reception space for each group using the facility. 

• Outside the facility there should be some adjoining landscaped outdoor space as well as 
several acres of flat open space that could be programmed for event use, and perhaps 
featuring access to underground utility boxes. 

•. The facility should also consider having audio/visual, telecommunications, sound, 
lighting, and staging equipment as well as tables, chairs, booths, and other commonly 
used items to rent. 

The Fairgrounds property is an attractive location for a major exposition center for a number of 

significant reasons. 

1. The first is access to a large regional population. This access is created by the ability to 
provide a large inventory of convenient and affordable parking in close proximity to the 
event facility. 

2. The size of the regional population makes this location attractive to promoters of events. 
There are over 785,000 households and a population of over 2.2 million within a 25-mile 
radius. 

3. The local market is quite affluent, with a median household income over $61,000, almost 
double the nation's median household income of$34,500. 

4. The shear size of the site is an attraction. It is unusual to find 40, 50 or 60 acres of 
relatively undeveloped land in such proximity to a dense urban area. Not only can the 
site accommodate a large exposition structure and a significant amount of parking, but it 
can also provide acres of outdoor space to complement the indoor space in an exposition 
center for fairs and festivals, and some types of consumer shows. 
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PROJECT CONCEPT 

The Urban Exposition Center at the Fairgrounds would be significantly different from the 

downtown San Jose Convention Center. Within the regional market, the two facilities should 

complement each other, and never compete with one another. 

The strength of San Jose Convention Center is proximity to hotels, restaurants and other urban 

services that make the location attractive for people to spend multiple days in the area for 

convention and tradeshow types of meetings. The Convention Center's highest use and greatest 

value to the Santa Clara County economy is to host conventions and trade shows that attract 

visitors from outside the region into the area to spend time and money in and around downtown 

San Jose. 

In contrast, the Urban Expo Center would be most attractive to events that are oriented towards 

residents of the local marketplace. Convenient parking and easy transportation access make the 

Fairgrounds location ideal for consumer shows, dances, festivals and other community-based 

events that serve residents of the South Bay. There is no concentration of hotels, restaurants and 

shops in the vicinity of the Fairgrounds, making it unmarketable for out-of-town convention 

groups, and no hotels or restaurants are planned to be included in the project. 

In many cities where ERA has conducted studies of the meetings market, it is common for new 

downtown convention centers to take any business they can get in the early years to keep the 

buildings occupied. As business grows, however, it is often necessary to find alternative space 

for resident-serving business in order to free up dates in the primary convention center for the 

visitor-serving types of business that have the greatest beneficial economic impact, and for which 

convention centers are usually developed. In Santa Clara County, a major exposition facility at 

the Fairgrounds would be an ideal complement to the existing San Jose Convention Center, 

because the Expo Center could take the pressure off the Convention Center, allowing it to book 

more true conventions and fill more hotel rooms with out-of-region guests. At the same time, the 

Expo Center would provide an affordable venue for shows and festivals that enrich the cultural 

and entertainment offering to residents of Santa Clara County. 

Facilities that would be most comparable and most competitive to the proposed Urban Expo 

Center include the San Mateo Expo Center, the Alameda County Fairgrounds, and the Cow 

Palace. Many of the competitive facilities are like the existing inventory of space at the Santa 

Clara County Fairgrounds in that they are comprised of combinations of different buildings, built 

at different times, with varying levels of finish and amenities. A key feature in the competitive 

market is the single largest enclosed space that can be assembled in each location for a major 

consumer show or other exhibition. At this time, the largest space in the market is the 105,000 
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square foot building at the San Mateo Expo Center. In order to have a significant presence in the 

market place, the Urban Expo Center should have a combined contiguous space that is larger 

than the immediate competitors. A number of the potential users surveyed, including major 

consumer show promoters, reported that they could easily fill a space of 125,000 to 150,000 

square feet at the Fairgrounds site. ERA has concluded that the Urban Expo Center should have 

a space that can be opened up to a maximum of approximately 125,000 to 150,000 square feet of 

contiguous space, and be subdividable into a number of smaller spaces for smaller groups and for 

simultaneous use by multiple events. 

The Urban Expo Center should be sited on the Fairgrounds property with three key factors in 

mind. First, there should be several acres of flexible, programmable outdoor space around it that 

could be used alternatively for outdoor exhibitions, festivals or close-in parking. Second, a large 

amount of affordable parking should be developed in close proximity. And third, consideration 

should be given to the possibility of expanding the facility further in the future, with the goal 

being to created an even larger contiguous space. 

The Expo Center should have a level of finish that is better than what exists today at the major 

competitors. At the same time, it will need to offer space at rental rates that are competitive with 

those same facilities. It is not necessary to have finishes as expensive as those normally built 

into a downtown or resort-style convention center. 

The Expo Center will most often operate independently of the proposed theater at the 

Fairgrounds. There will be occasions, however, when a major cultural event in the Expo will 

desire to book related performers into the theater simultaneously. 

FINANCIAL PERFORMANCE 

The financial analysis is conducted from the perspective of the Santa Clara County Fairgrounds 

Management Corporation (FMC). The assumption for this analysis is that FMC would operate 

the Urban Expo Center and would retain control of the parking. In this context, the adjacent 

theater would be operated by another entity, and arrangements for managing the shared parking 

resources would have to be agreed upon between the theater operator and FMC. The food and 

beverage functions in the Urban Expo Center are assumed to be contracted out to an experienced 

concessionaire. There would likely be economies of scale, and potentially higher returns to the 

owners, if the same food and beverage concessionaire were used by both FMC and the theater 

operator. 
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The financial analysis assumes that a flexible exposition facility will be developed that can be 

opened up to a maximum size of 125,000 to 150,000 square feet of contiguous space. This 

facility would be built in the relatively undeveloped, central portion of the fairgrounds property, 

just south of the existing concentration of older structures. Existing users of fairgrounds 

facilities would be able to promote events in the existing older structures during the construction 

period for the new Expo Center. Once completed, many of the existing users, along with new 

users, would move into the new facility. Over time, most of the existing structures on the 

northern portion of the fairgrounds property would be demolished. An added benefit to this plan 

is that the most valuable 20 to 25 acres of the Fairgrounds property, fronting along Tully Road, 

will be available for reuse in the long run. The Fiesta Hall might be kept for use by smaller 

community groups. By the time the Expo Center reaches its stabilized occupancy (perhaps in its 

third full year of operations), it is assumed that virtually all of the existing interim events at the 

fairgrounds will have moved into the Expo Center. 

Other basic assumptions in the financial analysis of the Urban Expo Center include the 

following: 

• FMC will intensively market and manage the facility. Management and marketing are 
often the largest factors in the success or failure of a facility. 

• The financial model does not address all of FMC's operations. The focus is on the 
interim events. As such, all groups that rent space from FMC in the Expo Center should 
be included in the analysis, but the annual fair that FMC hosts is not included (even 
though it will use the Expo Center for some of its activities). Similarly, the financial 
arrangement between FMC and the theater operator is not a part of this analysis. 

• The competitive market situation is assumed to stay approximately the same. For 
example, a major new exposition hall of 100,000 square feet or more in the South Bay 
could destructively compete with the proposed Urban Expo Center. 

• The analysis assumes no major downturns in the regional or national economies. 

• Revenue and expense flows are expressed in constant 1999 dollars. 

• The projections are made for a stabilized operating year, generally the third year or later 
after opening for a new public facility. 

A detailed analysis of the market allowed ERA to project a utilization pattern for the Expo 

Center in a stable year of operations. Projections were made separately for six categories of 

events, and added up to 165 events (somewhat fewer in the smaller building configuration), 188 

event days, and a total annual attendance for interim events of just over a million, not including 

the annual fair. (The net new attendance for purposes of projecting new traffic impacts would be 

277,000 per year.) A revenue profile was developed for each category of event, and total 
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revenues were projected for the facility. Operating expenses were then estimated. The 

combined operating statement for a stabilized year is as follows: 

PRELIMINARY PROJECTED OPERATING STATEMENT 
Stable Operating Year (Constant 1999 Dollars) 
Facility Size (Square Feet) 125,000 

Exposition Revenues 
Rental Income $ 654,313 
Parking $ 1,517,354 
Gate Revenue and Ticket Surcharge $ 564,000 
Food and Beverage $ 588,750 
Labor Charge $ 122,447 
Utility Charge $ 81,631 
Selling Privilege $ 37,000 
Equipment Rental $ 250,459 
Total Exposition Revenue $ 3,815,954 

Exposition Expenses 
Salaries and Wages $ (1,205,837) 
Fringe Benefits (32% of Salaries and Wages) $ (385,868) 
Repairs & Maintenance ($lISF) $ (125,000) 
Cleaning ($lISF) $ (125,000) 
Utilities (Including Waste, $2.50/SF) $ (312,500) 
Supplies (2% of Total Revenue) $ (76,319) 
Rental Equipment Replacement and Repair ($1.50/SF) $ (187,500) 
Insurance ($0.75/SF) $ (93,750) 
Marketing $ (150,000) 
Other Misc. Expenses (3% of Total Revenue) $ (114,479) 
Total Expo Expenses $ (2,776,253) 

Expo Operating Income $ 1,039,702 

Source: Economics Research Associates. 

150,000 

$ 759,000 
$ 1,598,188 
$ 581,500 
$ 618,750 
$ 138,150 
$ 92,100 
$ 39,000 
$ 287,100 
$ 4,113,788 

$ (1,261,058) 
$ (403,539) 
$ (150,000) 
$ (150,000) 
$ (375,000) 
$ (82,276) 
$ (225,000) 
$ (112,500) 
$ (150,000) 
$ (123,414) 
$ (3,032,786) 

$ 1,081,001 

It should be pointed out that ERA is unaware of any public meeting facility in the country that is 

able to generate an operating income sufficient to pay all debt service on new construction. 
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Virtually all facilities of these types have some form of ongoing subsidy or financial assistance 

in the initial development. 

At $130 to $150 per square foot, a 150,000 square foot Expo Center would cost approximately 

$20 to $23 million to develop ($16 to $19 million for a 125,000 square foot facility). The annual 

cost of debt service on such a development will depend on a large number of variables, including 

the type of instrument used for financing, the ability to make some of the improvements on a 

pay-as-you-go basis, bond market conditions at the time, and the size of the reserve account built 

into the bond offering. For planning purposes, however, ERA estimates that the debt service for 

the larger Expo Center would run approximately $1.6 to $1.8 million (and $1.3 to $1.5 million 

for the smaller facility). According to ERA's analysis, operating revenues from the project 

would be more than sufficient to cover operating costs, but would not be sufficient to cover all 

debt service too, and a gap of approximately $300,000 to $700,000 per year would remain. 

The fairgrounds is fortunate in having other major land assets in addition to the property slated 

for development of the Urban Expo and the theater. One strategy that has been discussed for 

closing the gap is to use the proceeds from leasing the surplus land across Tully Road to the 

north of the fairgrounds (the 14-acre parking lot) for private development. It has been estimated 

that this property could generate an income stream of $600,000 to $800,000 per year for the 

Fairgrounds. When added to the net operating income generated by the Expo Center, it appears 

that the gap could be closed by incorporating this resource into the project. Thus, the conclusion 

of this financial analysis is that it is reasonable for the County to expect that this project could be 

developed and operated without placing any financial burden on County general fund resources 

over the long run. 

There are a few other considerations. On the one hand, operating revenues should not be 

expected to be as high, perhaps not even high enough to cover operating costs, in the first year or 

two after opening. On the other hand, there are additional land assets within the Fairgrounds 

campus that could also be reused at a net profit to provide cash flow to FMC. In addition, there 

should be some ongoing net income from satellite wagering, and there could be a substantial 

revenue surplus beyond FMC operating costs from a theater project, if it proceeds. Furthermore, 

over time it should be possible to selectively raise rates (e.g., raising parking rates from $5.00 to 

$6.00 with the opening of the new Expo Center should be achievable). Over time, inflation will 

serve not only to raise revenue-producing rates, but also to reduce the flat debt service payments 

in relative terms. 

The capital costs of development must also be considered carefully. On the one hand there are 

opportunities in design to create a more efficient building that will reduce operating costs on an 
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ongoing basis, even though the building will cost more at the outset. Such efficient design is 

often a smart investment. On the other hand, there is also a tendency throughout the exhibition 

and convention industry to allow the costs of construction to creep up in planning and designing 

large public assembly facilities. The Expo Center will not have to be "gold plated" to be 

marketable to the expected user groups. Clearly, the design of the facility and quality of finishes 

and amenities are critical in creating an Expo Center of appropriately low cost, conducive to 

maintaining affordable user rates for local show and community use. 
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SECTION I: INTRODUCTION 

ASSIGNMENT 

Economics Research Associates (ERA) has been retained by Santa Clara County to conduct a 

market and financial feasibility analysis for a multi-purpose events and exposition facility at the 

current site of the Santa Clara County Fairgrounds. This study is in response to previous studies 

conducted by Economics Research Associates, The A & M Group, and Kitchell. The purpose of 

this study is to build on past analysis, and identify potential demand and recommended sizing for 

an events facility, heretofore referred to as the Urban Expo Center. The ERA research process 

included the following activities: 

• Refine project scope and quantify needs of the Urban Expo Center. 

• Research industry trends within the convention and events marketplace. 

• Survey potential competitive facilities. 

• Identify potential consumer show and trade show groups. 

• Survey executives of potential user groups. 

• Identify and interview community based user groups. 

• Define optimal features of the proposed project and project facility utilization. 

• Conduct a preliminary financial analysis on potential revenue streams and cost 

estimates. 

This analysis in this report was prepared by Economics Research Associates, with Steven 

Spickard, Senior Vice President, serving as Project Manager. Research and analysis was 

provided by Phil Shryock, Associate, and Xantha Bruso, Research Associate. 

Founded in 1958, ERA is the largest independent consulting firm in the United States 

specializing in land planning and real estate development economics. The firm has a specialized 

practice in convention centers and other public facilities. 
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GENERAL LIMITING CONDITIONS 

Every reasonable effort has been made to ensure that the data contained in this study reflect the 

most accurate and timely information possible, and they are believed to be reliable. This study is 

based on estimates, assumptions and other information developed by Economics Research 

Associates from its independent research effort, general knowledge of the industry, and 

consultations with the client and the client's representatives. No responsibility is assumed for 

inaccuracies in reporting by the client, the clients agent, and representatives or any other data 

source used in preparing or presenting this study. 

No warranty or representation is made is made by Economics Research Associates that any of 

the project 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 "Economics Research Associates" in any manner. No abstracting, excerpting, or 

summarization of this study may be made. This study is not to be used in conjunction with any 

public or private offering of securities or other similar purpose where it may be relied upon to 

any degree by any person other than the client. This study may not be used for purposes other 

than that for which it is prepared. Exceptions to these restrictions may be permitted after 

obtaining prior written consent from Economics Research Associates. 

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

conditions and considerations. 
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SECTION II: TRENDS IN THE NATIONAL EXHIBITION MARKET 

INTRODUCTION 

The national market for public assembly events is rather broad, incorporating local corporate 

meetings, consumer shows, and spectator events, along with state, national, and international 

association convention events. A host of assembly facilities have been developed over time to 

serve these varied events. Because the definitions used to describe these activities and venues 

have evolved over time, ERA has highlighted a series of relevant, nationally accepted 

definitions. These definitions highlight the different types of activities within the public events 

marketplace, and form the basis for a detailed analysis of demand for Santa Clara County, as 

well as for the Fairgrounds. 

TYPES OF EVENTS 

• Conventions are privately held meetings attended by professional and association groups, 

with the purpose of exchanging ideas, networking, and discussing industry issues. These 

meetings can be for as few as 300 people, or as many as 15,000 people. Depending on the 

size and scope of a convention group, their event may be held at a large hotel with function 

space, a conference center, or a larger free-standing convention center. Convention groups 

typically require meetinglbreakout rooms, as well as a larger general assembly or plenary 

space, and can have substantial food service requirements compared to other events. 

Increasingly, convention events also require exhibit space. 

In general, the larger association convention groups are highly desired by local officials, in 

that they can bring a large number of visitors to a city, who will stay anywhere from two to 

four nights in hotels, go shopping, and eat out; these activities generate significant economic 

impacts for a region. Association meeting planners generally view these economic impacts 

as a justification for lower cost space rentals and other discounts. Convention activity is 

being aggressively pursued by communities both nationwide and in the California, with 

construction of new or expanded facilities. 

• Trade Shows are exhibit-oriented events sponsored by industry groups andlor associations. 

They are organized to bring buyers and sellers of products together in an efficient manner, to 

exchange ideas, view and compare products, and arrange purchases. The largest national 

trade shows can require more than 1 million square feet of exhibit space, and can generate 

total visitation in excess of 150,000 people. These events also generate significant 

attendance and over-night stays, although to a lesser extent compared to association 
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conventions, since attendees may only be visiting the trade show to see one product. 

Increasingly, trade shows require meetinglbreakout room space for concurrent training 

seminars and product demonstrations. Typically, trade show events are sponsored in regions 

where there is a concentration of members or related activity. In the Silicon Valley, these 

events have generally focused on technology-related activities. 

• Corporate Meetings are smaller compared to convention or trade shows, normally with less 

then 500 attendees. These types of functions tend to focus on training seminars, management 

meetings, and professional/technical presentations. More often then not, these meetings are 

held at a full-service downtown hotel, conference center, or resort, and require meeting 

rooms, rather than exhibit space. Events of this nature typically last for a day or two, and can 

attract out-of-town guests who may occupy hotel rooms. 

• Association Meetings are also smaller than conventions, with a reported average of about 

100 attendees. An association meeting might involve a seminar for educational purposes or a 

briefing for a professional group. Similar to corporate meetings, association meetings are 

typically held in a larger downtown hotel or conference center, typically last for a day, and 

attract a share of out-of-town guests. 

Each of these previously listed event types may have national, regional, state, and/or local 

components. National events draw their base from across the country, bringing people together 

for annual meetings. Regional events are focused either on associations or trade groups from 

specific areas of the country, or they are sponsored by a national association, which has semi

annual regional meetings, in addition to a national assembly. State events draw from within one 

state, and local groups draw from within a metro area; these events can also include local 

chapters of state, regional, or national groups. 

The following event types are most often driven by local metropolitan area demand. Because 

these events are based upon a local market and do not typically require hotel rooms in their direct 

proximity, these types of events are likely to be attracted to the proposed Urban Expo Center. 

• Consumer Shows are similar to trade shows in that they are exhibit-oriented, but are open to 

the public and charge admission fees. The range of consumer events, including auto shows, 

home and garden shows, sports-related shows, and boat shows, typically draw from the 

metropolitan area and surrounding communities, and therefore generate less of an economic 

impact than convention events in terms of hotel, restaurant, or retail activity. Consumer 

events, however, can generate important cash flow for a convention center or exhibit facility 

from space rentals and food and beverage sales. 
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• Social, Military, Educational, Religious, and Fraternal Meetings (SMERF) are generally 

local in nature, and can include weddings, banquets, and other social gatherings. The size of 

these events can vary considerably, requiring anything from suburban hotel function space to 

larger convention center or arena facilities. 

• Spectator Events are typically based on live entertainment, and could include sporting 

events, such as basketball or hockey, as well as concerts, automotive/motorcycle events, and 

family events, such as the circus and ice shows. These activities tend to be held in arena 

venues, which have larger fixed-seating components. 

The range of events noted above are organized by a host of groups, including corporations, 

associations, educational institutions, government/military, and religious/fraternal organizations. 

In addition, independent private sector groups also provide meeting planning, operational, and 

promotion services. 

TYPES OF VENUES 

• Exhibit Halls - Traditional exhibit halls provide contiguous floor space with clear ceiling 

heights of between 25 and 35 feet for trade show and exhibit events, and limited support 

facilities, such as meeting rooms and concessions. Many smaller U.S. markets are opting for 

multi-purpose exhibit halls, which incorporate foldable seating for limited arena functions, 

while still maintaining the facility's primary function as an exhibit hall. 

• Conference Centers - Conference centers are designed to provide more specialized meeting 

and conference space, as well as accommodations and food service, for smaller group 

meetings, training seminars, and presentations. A typical conference center is between 

25,000 and 75,000 square feet in size, incorporating kitchen facilities with dedicated meeting 

space and lecture hall facilities, albeit with no exhibit space, and can support groups up to 

250 people, with an average group size of 75 people. Increasingly, these facilities are 

incorporating high-technology capabilities, including video conferencing and computer 

networking. 

• Convention Centers - A convention center typically includes one or more divisible exhibit 

halls and a series of meeting or breakout rooms, and possibly a separate ballroom or banquet 

hall like a conference center. A standard industry rule of thumb suggests that total meeting 

and ballroom room space should total between 25% and 50% of total exhibit area, with 

additional space for kitchen facilities, truck loading, storage, and service corridors; open 

space is needed for event registration, administration, and event office space. As an example 
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of this rule of thumb, the City of Minneapolis recently completed an expansion of their 

existing convention center, which now offers 280,000 square feet of exhibit space, along with 

28,000 square foot banquet hall and 82,000 square feet of meetinglbreakout room space. 

Although convention centers can theoretically host all of the events noted earlier, a number 

of constraints, relating to scheduling conflicts, set-up/tear down time, and revenue issues, all 

influence convention center capacity. 

While many cities across the country have developed or expanded convention facilities in 

order to attract conventions and their economic impacts, it has become clear that a 

community's chances of developing a successful convention center is heavily influenced by 

local amenities and support facilities, including available quality hotel rooms, air service, 

restaurants, and diverse entertainment options. 

• Arenas - Arena facilities are designed for spectator events, including circuses and ice shows, 

sports, such as basketball, hockey, or arena football, and concerts. These facilities provide 

fixed/portable seating for between 7,000 and 22,000 people. In general, arenas with more 

than 10,000 seats have two or more concourse levels, each of which serves a separate tier of 

seating. Developers and owners of these facilities are increasingly focusing on ways to 

maximize revenue and entertainment potentials, with emphasis on luxury suite and club-level 

seating, independent meeting and function space, and specialty concessions and souvenirs. 

While the newer and larger arena facilities still act as multi-purpose venues in concept, these 

facilities are increasingly being built to host professional hockey or basketball teams. Because 

the schedules for these teams are known only one year in advance, it is more difficult to book 

these venues for trade shows, conventions, and other events except during shoulder seasons. 

Conversely, older arena venues and auditoriums were designed to serve a more diverse range of 

events and activities, including banquets, trade shows, conventions, sports, and consumer shows. 

These older, and generally smaller facilities provided a large flat floor area for trade shows and 

conventions, along with balcony seating and portable risers for sporting events, ice shows, and 

concerts. These facilities were typically built in smaller markets, where sufficient demand did 

not exist for larger, purpose-built arena, exhibition, or convention center facilities. 

It should be noted that arenas, convention center facilities, exhibit halls, and conference centers 

all have different basic functions. Typically, the main objective of a convention center is to 

attract state, regional and national convention groups to a city; these groups can generate a range 

of economic impacts, including revenue from hotel, retail purchases, and dining. As most 

convention planners understand the significance of their economic impact to a community, it can 

be difficult to pass on the full cost of a convention center to the user. As a result, the financing 
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packages for recent convention center expansion/new construction projects have been structured 

to allow the facility to capture a portion of these economic impacts, usually through taxes on 

hotel rooms, retail sales, or restaurant sales, to support facility operations andlor debt service. 

The arena and convention center market in the San Jose area is currently being served through 

existing facilities, among them the San Jose McEnery Convention Center, the San Jose Arena, 

and, to a lesser extent, the Santa Clara Convention Center. These facilities have more of a 

national focus and a different mission than the proposed Urban Expo Center. Because of various 

factors, including geographic location, hotel proximity, and scope of the project, the proposed 

facility would not expect to compete with the San Jose McEnery Convention Center. For this 

same reason, the market for the proposed Urban Expo Center would conflict even less with the 

Moscone Center in San Francisco, which caters almost exclusively to a national convention 

market. In an ideal setting, the convention center would target more national conventions, and 

the proposed facility would focus more on regional and community-based events, such as 

consumer shows, festivals, and other local events. 

NATIONAL MARKET TRENDS 

In light of these definitions, ERA examined historical trends in the markets for meetings, 

conventions, and trade shows to understand how these activities have evolved in recent history, 

as well as their implications for Santa Clara CountY. Several well-known industry publications 

have surveyed the respective industries over the past 15 years, including Trade Show Week, 

Meetings and Conventions Magazine, Facilities Magazine, and Amusement Business. 

Background information was also gained from the Urban Land Institute, the American Planning 

Association, and the Center for Exhibition Industry Research. This information has been 

augmented by ERA experience with respect to convention, exhibition, and arena facility 

development across the US. This analysis is important since it impacts the larger context for 

Santa Clara County, which is complex given the number of various public facilities available in 

the larger market. 

Exhibition Market Overview 

The exhibition show market in North America encompasses three types of shows: trade shows, 

consumer shows, and combination shows (having characteristics of both trade and consumer 

shows). While pure trade shows are restricted to industry trade groups, consumer shows are 

open to the public. Combination shows allow both trade groups and the general public to attend. 

According to current data, about 14% of all exhibitions rotate between cities; the majority of 
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trade and consumer shows return to the same venue, based on annual, biannual or other show 

cycling plans. In addition, the majority of exhibitions, about 87%, are reportedly held in the 

U.S.; about 13% are held in Canada. In order to gain a sense of overall trends in the exhibition 

industry, and to determine implications for Santa Clara County, ERA analyzed data provided by 

the Center for Exhibition Industry Research and Trade Show Week between 1981 and 1995. The 

surveys identify overall trends relating to the type and number of annual exhibits, as well as 

attendance, square footage used, and other factors. 

Table II-I highlights overall trends for the exhibition industry since 1989. The table, which is 

based on survey data reported in recent Trade Show Week Data Books, is useful in highlighting 

broad industry trends. The table shows that the overall industry has enjoyed significant growth 

over the past eight years, with the number of shows growing from 3,289 in 1989 to 4,336 in 

1997. Historically, about 50% of all shows have been trade shows, and about 38% have been 

combination shows. Consumer shows have grown slightly, increasing from 11% of total 

exhibitions in 1994 to 13% in 1997. The following table also indicates that total attendance and 

total square footage of exhibit space have also increased over the eight-year period. ERA 

determined that, since 1989, there have been an average of 131 new trade shows created per 

year, attracting about 6.2 million new attendees per year. This increment has also generated 

demand for more exhibit space; ERA determined that the trade show industry has required an 

additional 175 million square feet to exhibit space between 1989 and 1997 to meet demand. 
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TABLE II-I: EXHIBITION INDUSTRY TRENDS, 1989 to 1997 

#of Total Total Sq. Feet Average Avg. Sq 
Year Shows Attendance Exhibitors Used Attendance Feet Used 
1989 3,289 60,000,000 1,000,000 270,000,000 18,243 82,092 

1990 3,738 75,000,000 1,100,000 330,000,000 20,064 88,283 

1991 3,887 71,000,000 1,200,000 331,000,000 18,266 85,156 

1992 4,066 77,000,000 1,200,000 336,000,000 18,938 82,636 

1993 4,172 73,000,000 1,200,000 387,000,000 17,498 92,761 

1994 4,316 85,000,000 1,300,000 400,000,000 19,694 92,678 

1995 4,315 116,000,000 1,300,000 448,000,000 26,883 103,824 

1996 4,400 101,000,000 1,250,000 448,000,000 22,955 101,818 

1997 4,336 110,000,000 1,260,000 445,000,000 25,369 102,629 

Total Change 1,047 50,000,000 260,000 175,000,000 7,126 20,537 

Annual Change 131 6,250,000 32,500 21,875,000 

Source: Center for Exhibition Industry Research 

Table II-I also highlights changes in average attendance and square footage used per show over 

the seven-year period. Overall average attendance has increased from 18,243 in 1989 to 25,369 

in 1997, although there has been significant variability in annual attendance, with periods of 

growth and decline. Overall growth in average square footage per show has also been notable, 

with an increase of about 20,000 square feet needed per show since 1989. 

Table 11-2 highlights the top industry groups who have sponsored trade shows and other 

exhibitions over the 1994 to 1998 period. The table indicates that the medical and health care 

related industry has consistently generated the largest number of trade shows and exhibitions 

over recent years, although it was the only trade group to decrease in number between 1997 and 

1998. Computer and software shows, of particular interest in Santa Clara County, peaked in 

1995, and has experienced a slight annual increase since 1996. The categories showing the 

largest increase in number of shows over the past few years include home furnishings, industrial, 

and agriculture. 
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TABLE 11-2: TOP TRADE SHOW CATEGORIES 

1994 1995 1996 1997 
Industry Group Rank # Rank # Rank # Rank # 
Medical/Health Care 1 464 1 473 1 468 1 464 

Home Furnishings & Design 3 261 3 292 2 277 3 281 

Computers & Software 2 301 2 325 3 275 2 284 

Sporting GoodslRecreation 4 250 6 256 5 253 4 259 

Education 5 244 5 273 4 263 5 253 

Building & Construction 7 213 7 226 6 233 6 225 

Industrial 9 150 8 158 

Agriculture & Farming 9 154 9 163 7 177 7 169 

Apparel 4 274 8 153 9 150 

Boats 8 156 10 149 10 149 

Gifts 10 137 8 171 

Food & Beverage 6 240 

Business 10 152 

Note: # is the number of annual exhibitions 

Note: Shaded areas correspond to years when an industry group fell out of the top ten 

Source: Trade Show Week Data Book 

1998 
Rank # 

1 453 

2 294 

3 293 

4 263 

5 257 

6 232 

7 198 

8 175 

9 150 

10 152 

10 152 

Near-term forecasts for the exhibition industry suggest that, so long as the current economic 

expansion in the U.S. continues, steady growth in the exhibition industry can be expected. 

According to the Center for Exhibition Industry Research, current expectations for the industry 

assume that the number of exhibitions will increase at a rate of about 2% per year, which should 

be sustained by moderate growth in the number of exhibitors. Overall exhibition industry 

attendance is forecast to increase from a 1996 level of 101 million to a year 2000 level of 140 

million people. There are several emerging trends that are also expected to drive growth in 

demand for exhibitions. These trends include the emergence of smaller, more specialized 

regional versions of national exhibitions. More importantly, as technology becomes more 

pervasive in society, emerging technologies are expected to spark demand for more exhibition 

activity. As one example of this, the Fall Internet World show reportedly grew from 600 booths 

to over 2,400 exhibitor booths between 1995 and 1996. 

Based on surveys conducted by Meetings and Conventions Magazine, corporate meeting activity 

is concentrated in several key regions, including the middle and south Atlantic states, the Pacific 
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region, and the Midwest. Within these regions are several states which capture a majority of 

corporate meeting activity, including California, Florida, Illinois, Texas, New York, and 

Georgia. Compared to corporate events, convention events appear to be more dispersed 

throughout the country, albeit with six key states leading the way. These states are California, 

Florida, Illinois, Texas, Washington, D.C., and Louisiana. Recent survey responses indicate that 

Nevada and New York have also become stronger convention draws. On a regional level, the 

smallest convention markets appear to be New England and the western part of the Midwest. 

The Meetings Market surveys also highlighted that convention events are not evenly dispersed 

over the spring, summer, winter, and fall seasons. The reality is that convention groups are 

generally more interested in fall dates, compared to the rest of the year. ERA determined that a 

majority of 1995 survey responses (38%) indicated an interest in fall dates, i.e. during 

September, October, and November. The spring and summer convention seasons were similar, 

with about 23% of total event activity. The winter season appears to be the smallest, based on 

survey responses, with about 15% of total activity. A review of survey results over the 1985 to 

1995 period suggests that the majority of convention events have occurred on an annual basis. 

Reportedly, the number of conventions which are held twice a year has remained largely 

consistent since 1989 at about 15% of total convention events. 

As the previous discussion has shown, the national meetings industry is driven by overall 

economic activity. When business is profitable, corporations are more likely to sponsor training 

and educational seminars, sales meetings, and allow for more incentive trips. Convention and 

association groups also benefit from overall economic expansion in a similar fashion, generating 

greater potential demand for meeting activity. ERA expects that, over the near-term, while the 

number of conventions may decrease or stabilize, overall attendance per event is likely to grow, 

assuming that economic prospects remain positive. 

National Facility Overview 

With the expansion of the public events markets, cities are investing public dollars to expand 

convention and exhibition facilities. The largest markets in particular, including Chicago, Las 

Vegas, and New Orleans, are also realizing that they can compete for smaller shows in addition 

to the major national conventions. Many facilities have announced expansion plans, totaling 3.5 

million square feet of inventory in 1997, 3.1 million square feet in 1998, and an expected 2.1 

million square feet in 1999-2000, for a total of about 8.7 million square feet of new convention 

center space through 1999. When considering expansion activity, the emergence of mega

convention facilities, larger then 1 million square feet in size is notable. New arena construction 
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has also been significant. Many of the larger arenas are being constructed for sole purpose, 

while the smaller ones are tend more to have multi-purpose functions. 

Trends and Implications 

As the previous discussion has shown, the public events industry is both large and diverse. In an 

effort to better understand basic issues and trends in the industry, ERA has identified a series of 

elements which are relevant to Santa Clara County. 

• Market Trends. The convention and meetings market has been cyclical, declining somewhat 

in recession years of the early 1990' s. Conversely, with the expansion of the economy, the 

trade show market is growing in terms of more events as well as size of events. This 

expansion is expected continue as long as the economy remains healthy. 

• Facility Expansions. Even considering the increase in the events market, facility expansions 

have been dramatic, increasing the competition for public events. Communities that do not 

upgrade their facilities are likely to lose national and regional events to other cities. This 

increased competition is also influencing rental rates. 

• Stratification of Events. With the movement of the more lucrative national and regional 

convention and tradeshow events to new venues, older venues are now limited to servicing 

events that are typically smaller, more local (drawing from the state at best), and more price 

sensitive. 

• Local Support Services. This includes the quality and supply of hotel rooms as well as the 

availability of diverse restaurant and entertainment options. The availability of these services 

within close proximity to a meeting venue has a significant impact on the ability to attract 

conventions and trade shows. Additionally, event facilities are often located in respect to 

these amenities with consideration for transportation, which usually implies an airport or 

downtown site. 

• Balance Between Costs and Amenities. While meeting planners want to minimize the cost 

of their conventions in terms of space rentals, hotel rates, etc., they also need to maximize 

attendance at events. Although the major convention cities are generally more expensive 

than second- or third-tier cities, the bigger cities have a more diverse base of amenities to 

attract potential delegates. 

• Technology. Convention and exposition centers are increasingly providing high technology 

capabilities for delegates, including fiber-optics and high speed computer lines for internet 

access, video conferencing, etc. The general consensus is that, even though new technology 
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is more pervasive then ever, particularly in communications, there will always be a need for 

face-to-face meetings. 

• Event Types. Convention and trade show events are moving closer together, with 

conventions having more exhibits and trade shows needing more meeting room space. There 

also has been a blurring of the lines between trade show and consumer show. This trend has 

made the definitions discussed previously more fluid, and has an impact on the 

characteristics of event facilities. 

• Privatization. Another trend over the past 20 years has been towards privatization of 

meeting facility operations (but not ownership), in both large and small facilities, including 

the local example of the Moscone Center in San Francisco. Reasons cited for the shift to 

private management include more accountability and greater cost savings from lower 

overhead. The larger convention center management firms, such as Ogden and SMG, which 

oversee multiple facilities, are also able to reap economies of scale in facility marketing, and 

have begun to independently produce consumer shows and co-produce shows with individual 

venues. The emergence of co-production efforts has created a new source of business for 

convention/exhibition centers. 

• Naming. Communities developing new convention centers are considering the granting of 

naming rights as a revenue source. Two major deals of this type include the Atlantic City 

Convention Center, which reportedly signed a deal with United Parcel Service, and the 

Midwest Express Center, located in Milwaukee, WI, which is named after a local airline. 
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SECTION III: COMPETITIVE AND COMPARABLE FACILITIES 

This section examines two sets of exposition facilities. The first are those in the Bay Area that 

could potentially create competition for the proposed Urban Expo Center. The second are those 

which serve as models for the Urban Expo Center in one or more aspects, even though they are 

scattered across the country. 

POTENTIALLY COMPETITIVE PROJECTS IN THE BAY AREA 

In order to analyze the potential demand for an Urban Expo Center at the fairgrounds, ERA 

identified those facilities most likely to compete with such a facility. These identified facilities 

will compete with the Urban Expo Center in varying degrees, which is a relationship among 

available space, type of venue, and proximity to San Jose. The identified facilities most likely to 

serve as primary and secondary competition include the following: 

• San Jose McEnery Convention Center 

• Santa Clara Convention Center 

• San Mateo Expo Center 

• San Jose Arena 

• Event Center Arena at San Jose State University 

• Oakland Convention Center 

• Alameda County Fairgrounds 

• Cow Palace 

• Concourse Exhibition Center 

FACILITY INDOOR EXHIBIT SPACE (sq. ft.) 

Cow Palace 250,000+ 

San Mateo County Expo Center 225,000 

San Jose McEnery Convention Center 143,000 

San Jose Arena 20,000 seats 
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Event Center Arena 25,000 

The Concourse 125,000 

Santa Clara Convention Center 100,000 

Alameda County Fairgrounds 66,000 

Oakland Convention Center 48,000 

San Jose McEnery Convention Center 

The San Jose McEnery Convention Center was built in 1989 and is a large, modem facility of 

over 425,000 square feet. It is located in downtown San Jose within close proximity to five 

major freeways and several forms of public transportation, most notably Santa Clara County's 

new light rail system, of which it is a stop. It is three miles from the San Jose International 

Airport, and is situated within a convenient distance to five convention hotels featuring over 

1,439 rooms and suites. Other events facilities nearby include Parkside Hall, which has 30,000 

square feet of exhibit space, the 3,060-seat Civic Auditorium, the 537-seat Montgomery Theatre, 

the 2,70l-seat Center for the Performing Arts, the Children's Discovery Museum, and the new 

Tech Museum of Innovation. 

The Center's configuration includes exhibit halls, meeting rooms, a ballroom, a 1,200-car 

parking garage, a kitchen, staff offices, and a VIP lounge. The halls offer 143,000 square feet of 

column-free exhibit space, which is enough for 800 10xlO booths, and it is divisible into three 

parts. They feature 30-foot high finished ceilings, 14 loading bays, and drive-on access. Utility 

boxes are recessed in the floor and include electricity, water, and drainage capabilities. 

Complete audio-visual, sound, lighting, and cellular and standard telephone services are also 

available. The 22,000 square foot ballroom and up to 30 meeting rooms are capable of seating 

50 to 2,400 people, and the 1,100-foot long arcade and concourse offer 110,000 square feet of 

pre-function space. Other amenities include a Visitor Information and Business Center and a 

Telephone Lounge. The Center also has an in-house executive chef and offers menu packages to 

accommodate banquets from 25 to 5,000 people. The Convention and Visitors Bureau (CVB) 

as well as the Convention Services Department have staff to help with event planning, event 

promotion, and visitor entertainment. 

The Center hosts a variety of events including conventions, meetings, trade and consumer shows, 

festivals, and community events such as dances. Some events that are held at the San Jose 
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McEnery Convention Center include the SIGS Conference for Java Development, the San Jose 

Crafts Festival, Fiesta Internacional, and the Harvest Festival. 

Although the convention center lies in close proximity to the proposed Urban Expo Center, the 

San Jose McEnery Convention Center is not likely to face significant competition from the 

proposed fairgrounds facility. Rather, the Urban Expo Center could be operated to complement 

the convention center and other existing facilities. Presently the McEnery Center is operating at 

or near its maximum capacity. Future expansion of the facility has been discussed, but it will 

likely be at least a few years before any expansion takes place. Therefore, the center has taken a 

strategy to expand its economic development role within San Jose by focusing more on 

traditional convention and trade show activity that will generate out-of-town visitation and 

economic impact to the community. The Urban Expo Center could conceivably benefit by 

complementing the McEnery Center by providing a secondary facility for trade shows, 

community events, and other local events. 

Santa Clara Convention Center 

The Santa Clara Convention Center, built in 1986 and partially remodeled in 1995, is a large, 

modem facility located about 6 miles north-west of downtown San Jose. It is the only resort

style convention center in the Bay Area, featuring an 18-hole championship golf course and a 

tennis facility. It is within half a mile of two major highways and is a 10-minute drive from the 

San Jose International Airport. It is also convenient to public transportation, being a stop on the 

light rail system. Hotels within two miles include six convention hotels with over 1,643 room 

and suites, and nearby attractions include the Great America Theme Park, museums, shopping 

centers, and historic places. 

The Center's configuration includes 100,000 square feet of exhibit space in six halls, 23,000 

square feet of meeting space in fifteen adjustable meeting rooms, two large divisible ballrooms, a 

607-seat theatre, a kitchen, staff offices, storage rooms, lobbies, and terraces. The Center offers 

CVB and Convention Center staff to help with event planning, event promotion, and 

entertainment. The Center also features Expotel telephone and other telecommunications 

services including internet connections at bandwidths from 56k to T3, and Projection 

Presentation Technology staff and equipment for audio-visual, video, and computer needs. 

Some events that take place at the Santa Clara Convention Center include the Westech Career 

Fair, the Pacific Coast Industrial & Machine Tool Show, the Computer Using Educators 

Conference, the Western States Craft Jamboree, Expos Unlimited Coin & Stamp Show, and the 

1998 Pacific Economic Cooperation Council Information Technology Summit. 
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In fiscal year 1997-98, there were 91 conventions and trade shows at the Center with a total of 

327,000 attendees. Other events at the center include consumer shows, meetings, banquets, and 

community events. Some events held at the Center are the Westech Career Fair, the 1998 Pacific 

Economic Cooperation Council Information Technology Summit, the Pacific Coast Industrial & 

Machine Tool Show, the Western States Craft Jamboree, and the Nutcracker Ballet. For FY '97-

'98, the utilization of the Center's exhibit halls was 62.5% based on available square foot days, 

and the entire Center's revenues were $3.8 million, a gain over their expenses at $3.5 million. 

Facility management indicated that there were few days in a year when the facility does not have 

some type of activity going on, and that there was steady growth in all the user groups of the 

facility, with more and bigger shows. 

The Urban Expo Center would be in competition for some of the events at the Santa Clara 

Convention Center, particularly the consumer shows and meetings. The Fairgrounds could 

compete for these users by charging less than the Santa Clara Convention Center charge of 

$2,625 per day for each 25,000 square feet per event day. 

Event Center Arena at San Jose State University 

The Event Center Arena, located in downtown San Jose two blocks from light rail at San Jose 

State University, is a multi-million dollar, multi-function facility that combines state-of-the-art 

sound, lighting, and concert-quality acoustics. It offers 25,000 square feet of column-free exhibit 

space, dressing rooms, locker rooms, a green room, a production office, a kitchen, a trainer's 

room, and 4-5,000 parking spaces on-site. The Event Center would be in direct competition with 

the Urban Expo Center for smaller consumer and trade shows and concerts for less than 7,000 

people. The Event Center also hosts meetings, lectures, and sporting events, and so would 

compete with the Urban Expo Center for these events. However, if the Urban Expo Center were 

designed as a larger facility, then it would capture the market of events that have grown too big 

for the Event Center. 

San Jose Arena 

The San Jose Arena is a large, 20,000-seat arena located near downtown San Jose. It is 

convenient to several highways as well as to Caltrain, and it also provides a shuttle from 

downtown. This fall it opened its New Theater, which is "a newly designed theater that will 

utilize a special configuration and custom designed treatments to create a more intimate 

atmosphere for concerts and shows at San Jose Arena." The capacity of the New Theater at San 

Jose Arena accommodates 3,500 to 8,500 people. 
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The San Jose Arena features 1,660 parking spaces on-site and another 6,500 within a half-mile of 

the facility. Uses of the Arena include sporting events, circuses, rodeos, and concerts. Its rental 

rates vary from 17.5% of gross to $20,000/day plus building expenses. Some event promoters 

surveyed who have used the Arena have complained that the Arena is too expensive, so the FMC 

should consider keeping the Urban Expo Center's rental rate comparatively lower. 

San Mateo Expo Center 

The San Mateo Expo Center is a collection of seven buildings in a campus-like setting. It was 

established in the 1950s, but has been refurbished several times over the years, most notably with 

the addition of the largest building in 1984 and the remodeling of a 6,500 square foot meeting 

and banquet hall this year. It is located just off Highways 101 and 92 and is about a 40-minute 

drive north of San Jose. It is also accessible on public transportation through CalTrain. More 

than 12,000 hotel rooms are within minutes away. 

The Expo Center features a combined 225,000 square feet of exhibit space that has a 1,233-booth 

capacity. It also has a restaurant, a public service center, administrative offices, and a parking lot 

for over 5,000 cars. Its largest building is 104,900 square feet and can accommodate 576 booths 

or 6,000 people in a conference or banquet setting. It is presently conducting a feasibility study 

to inquire about further expansion. Its business is approximately 95% consumer shows and 5% 

trade shows, with steady growth in its consumer show market. It is also occasionally used as a 

test-taking center, a use that is predicted to decline with the rise of computerized testing. Recent 

events include October Nights featuring The Drifters & A Classic Car Show, The Good Guys 

Electronic Trade Show, the Burlingame High School 75th Reunion '23 - '98, the Doll Art & 

Ceramic Show, the Exotic Bird Expo, Antique & Collector's Revival, Boardriders' Expo, Music 

Collector's Expo, Veteran's Job Fair, and the ASCPP Psychopharmacology Exams. 

The Urban Expo Center would compete with this facility primarily for the consumer show and 

local events market, and also for the banquet and meetings market because of the San Mateo 

Expo Center's recently remodeled hall. Since the facility is in San Mateo, it does not experience 

much competition with other venues in the Bay Area because many events are held at more than 

one facility. Its rates, at $6,2S0/day for the largest building, are comparable to but slightly lower 

than the rates at the Alameda County Fairgrounds discussed below. 

Oakland Convention Center 

The Oakland Convention Center, located in downtown Oakland, was built in 1983 and is 

adjacent to the Oakland Marriott City Center. It is located within a block of a BART stop and is 
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convenient to several MUNI lines. It provides 60,000 square feet of meeting and exhibit space, 

of which 48,000 square feet could be used as exhibit space. The 48,000 square foot Exhibit Hall 

can be divided into two smaller halls, the 33,000 square foot West Hall and the 15,000 square 

foot East Hall. There are 10,000 square feet of pre-function space, and twelve meeting rooms of 

between 240 and 1,300 square feet. Amenities include a kitchen, a 547-car garage, and a new 

sound system. Aside from the Marriott there are two other hotels within walking distance and six 

within driving distance. About half of the Oakland Convention Center's events are conventions, 

and the other half are trade shows, and it reports medium growth in both of these event markets. 

The Urban Expo Center would not be in direct competition with the Oakland Convention Center 

because many of the events held there are specifically for East Bay businesses and population, 

and because some of the events, especially consumer shows, also occur in the South Bay. Some 

of the events are also held on a rotating basis between different venues in different parts of the 

Bay Area. 

Alameda County Fairgrounds 

The Alameda County Fairgrounds are located in Pleasanton, about 20 miles east of the Oakland 

International Airport near Highways 680 and 580. They are accessible via BART, ACT, and 

local bus lines, and are within a ten-minute drive to several large hotels ranging from a Super 8 

to a Hilton. 

The Fairgrounds were established in 1912, and its six buildings are set in a park-like, landscaped 

area .. The buildings have all been remodeled several times since the Fairgrounds' establishment. 

The buildings supply a total of 93,000 square feet of indoor space, 66,000 square feet of which 

are available as exhibit space. This space is divided between the three main buildings of 32,000, 

18,000, and 16,000 square feet. These buildings have air conditioning and heat, whereas the 

three other smaller buildings do not. The Fairgrounds also have a golf course, a driving range, a 

miniature golf course, and a satellite wagering facility. Its biggest amenity, however, may be its 

13,OOO-car, ISO-acre parking lot. 

Trade and consumer shows such as Exotic Birds and Reptiles Expo and the Alameda County Fall 

Home & Garden Show make up and estimated 60%-70% of the Fairgrounds' events. Other 

events include the Corporate Motors Liquidating Vehicles for Thrifty Car Rental of Hayward, 

the Harvest Festival, the Hawaiian Hula Competition & Festival, and the Scottish Games. The 

Fairgrounds reports growth in groups such as the Good Guys Car Show and the Scottish Games, 

and attributes their growing business in general to their availability of parking, easy access from 

the highway, and the nice, safe community in which they are located. At present the Fairgrounds 
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are formulating a master plan for their facility's development into more of a meeting and 

conference center. This would make the Alameda County Fairgrounds into more of a competitor 

in the meetings market. Its landscaping presently also makes it a more attractive venue than the 

Santa Clara County Fairgrounds for outdoor festivals. Consumer shows remain its biggest 

business, but because of its location, the Alameda County Fairgrounds is not a competitor for 

these events since many of them are held at more than one facility in the Bay Area. 

Cow Palace 

Cow Palace is a 300,000 square foot facility located just off Highway 101 halfway between 

downtown San Francisco and the San Francisco International Airport. It features a parking lot 

that can accommodate over 4,000 cars, and is accessible on public transportation via a public bus 

from the BART station 1.5 miles away. Cow Palace was built in 1941 and has been remodeled 

over the years. Its exhibit space includes a large arena with a 30,000 square foot floor, two 

exhibit halls of 49,000 square feet each, and two other exhibit halls which are each divisible into 

3 sections of around 20,000 square feet. For amenities, the Cow Palace features a fully staffed, 

on-site, complete-service computerized box office and catering staff. 

Events held at the Cow Palace include the Grand National and Junior Grand National Rodeos, 

the Barnum & Bailey Circus, various sports events, music concerts, and consumer shows. Hall 

rental for public consumer shows has been the primary category in which steady growth has been 

occurring. Because of this and because of the outdated look of the facility, Cow Palace may 

have some plans for expansion. Interviews with the staff would not confirm any expansion plan, 

although it is rumored to be as large as 500,000 square feet. Currently, the Cow Palace would 

not be considered a major competitor to the Urban Expo Center because of its proximity to San 

Francisco and its market draw there, and because some of the events promoted there are also be 

promoted in the South Bay. 

Concourse Exhibition Center 

The Concourse Exhibition Center, located in downtown San Francisco, is a part of the 10-block 

San Francisco Design Center, a complex of buildings which was renovated in 1981. This 

complex consists of wholesale buildings featuring home furnishings and accessories, apparel, 

jewelry, and gift showrooms. It is directly off major freeways, 15 minutes from the San 

Francisco International Airport, and minutes away from major downtown hotels, restaurants, the 

Moscone Center, and Union Square. The Center has 300 on-site and 2,000 off-site parking 
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Capital Expo Center 

The Capital Expo Center is the newest and second largest exhibit hall in the Washington, D.C. 

metropolitan area. Located in Fairfax County, Virginia, ten miles west of the Capital Beltway 

and six miles south of Dulles International Airport, this 214,000 square foot facility is arranged 

as two approximately equal halls, the North Hall and the South Hall. The North Hall's ceiling 

ranges from 20' -22' in height, while the South Hall has a minimum ceiling height of 30'. Both 

have unlimited floor load capacity and easy load-in capabilities. Other amenities include a full

service kitchen and catering and decorating services. In 1999 the Center is scheduled to expand 

with the addition of 25,000 square feet of meeting space, designed to accommodate the steady 

growth in the trade show and private events markets. Presently approximately 80% of the 

Center's users are consumer show groups, and the other 20% are trade show and private groups. 

The Center provides over 2,000 on-site parking spaces, and has over 4,000 hotel rooms within 

seven miles. Its rental rates are $0.15 per gross square foot per event day and $0.075 per gross 

square foot per moving day. 

The Center is notable for its suburban location and its South Hall, which is large and high

ceilinged. Features of this facility mentioned as needed by its Director of Sales are access to 

public transportation and closer hotels. 

Nov; Expo Center 

The Novi Expo Center is southeastern Michigan's newest event space. Located off a major 

highway just outside of the Detroit metropolitan area, it has 203,600 square feet of columned 

multipurpose exhibition space and 10,000 square feet of meeting rooms. Other features include a 

concessions area, show offices, a business center, lobby, reception office, 14 loading docks, and 

other service areas. The building also houses the Motor Sports Hall of Fame. Two restaurants are 

located next to the Center, and a hotel and a mall are located across the highway. 

The exhibition space is divided into four halls of 104,000, 38,800, 32,000, and 28,800 square 

feet, and the five meeting rooms are sized at 5,595, 1,832, 1,400, 1,000, and 468 square feet. 

Services such as decorating, drayage, labor, cleaning, concessions, catering, AIV, printing, and 

copying are provided by in-house contractors. Security as a service is up to the licensee to 

provide as long as the security company is insured, licensed, and bonded. 

The vast majority of the Center's business is consumer and trade shows. Public fairs and 

concerts are also held there. The Center charges different rates for public shows ($0.25 per 

square foot for an entire weekend) versus trade shows ($0.15 per square foot per day), and 
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provides lighting, heating, parking attendants, show offices, ticket booths, additional parking, 

and a food service contractor. For public shows it also charges a service charge of $0.75 per 

adult attendee and $0.50 per child attendee. 

The Center is notable here for the design of its 104,000 square foot main hall, which has features 

such as unlimited floor load and air conditioning. It has a 14' ceiling which rises to 17' within 

bays, but it has columns that make this design unsuitable or less desirable for some uses. 

Mississippi Coast Coliseum and Convention Center 

The MCCCC, located in Biloxi, Mississippi, is the South's largest beachfront facility of its kind. 

It is a combination arena and convention center that has 4,000 hotel rooms within a ten-minute 

walk and a total of 12,000 hotel rooms within a 10-minute drive. A major industry in Biloxi is 

the casinos, many of which offer 24-hour shuttle buses around the area. 

The 24,780 square foot arena can seat up to 15,000, and the convention center has 171,000 

square feet of flexible exhibit space with soundproof, moveable walls. It can be used as one 

contiguous hall, with 21' ceilings and an unlimited floor load, or it can be subdivided into four 

specific areas or configured in a multitude of ways. Ancillary areas of the convention center 

include an 8,600 square foot arcade, an 8,750 square foot foyer, a 12,400 square foot lobby, a 

conference room, a green room, a business office, a kitchen, a concessions area, loading docks, 

and 4,000 parking spaces. Amenities include banquet service for up to 7,500, state-of-the-art 

sound, lighting, and telecommunications systems, and computer hookups for vendors. Other 

amenities available include extensive equipment rental. 

The MCCCC targets trade shows and civic and government groups, and charges them different 

rates. The largest hall area at 40,000 square feet rents out at $2,650 per day at the exhibitions 

rate and $2,200 per day at the civic rate. The complex overall is notable for its combination of 

arena and convention center, which, because of its flexible design, has done well by 

accommodating various uses. The Convention Center hosts everything from debutante balls to 

truck shows, and during the winter the arena is turned into an ice skating rink used by the state's 

hockey team, while in the summer it is used by the state's professional indoor soccer team 

Rushmore Plaza Civic Center 

The Rushmore Plaza Civic Center, located in the historical downtown area of Rapid City, South 

Dakota, is a two-level facility that features over 150,000 square feet of exhibit space, a 34,500 

square foot arena that can seat 10,000, and a 1,799-seat fully-equipped fine arts theatre. There 

are also over a dozen meeting rooms with capacities from 40 to 150 people, and a food service 
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and food court facility. Amenities include a full line of rental equipment, event and technical 

staff, concessions services, and banquet service for up to 2,200 people. 

Events from Broadway musicals to rodeos to trade shows are held at the Center, which 

accommodates guests from all over the central Midwest with 3,300 on-site parking spaces. The 

largest single exhibit hall at 40,400 square feet rents out at $1,575 per day or 10% of gross for 

commercial uses and $945 per day for conventions or meetings. 

This facility is notable for its two-story structure with most of its exhibit space on the ground 

floor and most of its meeting space on the second floor separated by wide concourses. 

RiverCentre 

The RiverCentre, located in downtown St. Paul, Minnesota, is a complex consisting of the Roy 

Wilkins Auditorium, an arena, and a new convention center. Opened in May 1998, the $75 

million, three-level convention center offers 64,341 square feet of exhibit space on its lower 

level, 42,895 square feet of lobby space on its street level, and 18,415 square feet of meeting 

rooms and a 27,111 square foot ballroom on its upper level. There is also a complete, 10,000 

square foot kitchen, a 4,358 square foot rotunda, an enclosed 11-bay loading dock, and on-site 

parking for 2,230 cars. The three-level auditorium features an additional 36,000 square feet of 

exhibit space on its lower level, 44,800 square feet of auditorium space on its street level, and 

9,720 square feet of ballroom space on its upper level. A new arena, scheduled to open in 2000, 

will seat 19,000 and be 600,000 gross square feet. 

The lower level of the complex has a combined total of 104,699 square feet of exhibit space that 

is divided up into four adjacent sections, Exhibit Halls A and B, the Roy Wilkins Exhibit Hall, 

and the Rotunda. Halls A and B have ceiling heights ranging from 27' to 39', the Roy Wilkins 

Exhibit Hall has a ceiling of 25', and the Rotunda has a ceiling that ranges from 30' to 55'. At 

the street level there is access to the Roy Wilkins Auditorium and the two differently-sized 

lobbies of the convention center. The upper level consists of 15 meetings rooms with acoustical, 

moveable walls, each with its own climate control, lighting, and sound system, and the Grand 

Ballroom, which can be divided into eight smaller rooms and is carpeted, with a music-quality 

sound system, dimmable lighting, and individual climate section. Also on the upper level are the 

three Wilkins Auditorium ballrooms. Other amenities that the RiverCentre features include 

concessions and catering services and state of the art technology including Internet and satellite 

access. 
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The RiverCentre is notable for its three-level construction, its connection of three different 

facilities, its extensive use of natural light, and the incorporation of river themes in its 

architecture and design. 

Von Braun Center 

The Von Braun Center, located in historic downtown Huntsville, Alabama, is a short drive from 

the Huntsville International Airport and convenient to 5,000 city-wide hotel rooms and 

attractions such as Alabama's Constitution Village, the Huntsville Depot Museum, the Robert 

Trent Jones Golf Trail, and the U.S. Space & Rocket Center. It is a multi-purpose facility with a 

10,000-seat arena, a 2,153-seat concert hall, a 502-seat theater, three subdividable main exhibit 

areas (South, North, and East Hall), a kitchen, and over twenty different meeting rooms. 

Included in the Center is the newly constructed South Hall, which provides 82,000 square feet of 

column-free exhibit space with 35' ceilings, an adjacent 18,900 square foot divisible meeting 

hall and 20,000 square foot lobby, and its own 500-space covered parking garage. North and 

East Hall provide and additional 50,000+ square feet of flexible exhibit, meeting, and banquet 

space. The commercial rental rate for the entire South Hall is $4250, which includes existing 

lighting, air conditioning, heating, and water. Other amenities available are catering and 

concessions, equipment rental, event services, and staffing. 

The Von Braun Center is notable for the straightforward design of its South Hall as an addition 

to the multitude of diverse spaces at the Center. 
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SECTION IV: FAIRGROUNDS OPERATIONS OVERVIEW 

Before analyzing the future potential of an Urban Expo Center at the Fairgrounds, it is first 

necessary to understand the existing function and setting of the fairgrounds property. 

REGIONAL SETTING 

The County Fairgrounds is located south of Tully Road and east of the Monterey Highway, in 

the area west of the Route 101 Freeway in southeastern San Jose. The existing fairgrounds site 

contains approximately 166 acres. Of this total area, approximately 152 acres are situated south 

of Tully Road, representing the main fairgrounds parcel. The remaining 14 acres of space are 

used as a paved public parking lot north of Tully Road. The Fairgrounds Management 

Corporation has considered leasing this parcel for private R&D/office development to provide 

income for the redevelopment of the fairgrounds. 

The location is less than a 10-minute drive to downtown San Jose. At this location, the 

Fairgrounds enjoys excellent regional access from throughout the Santa Clara County area, as 

well as extended access through regional arterials from other parts of the Bay Area. Historically, 

this region of the Santa Clara County area has had strong agricultural associations, although in 

recent decades Santa Clara County's boom as a high technology center has caused a surge in 

residential and commercial development and surrounded the County Fairgrounds with mixed and 

relatively intense development. 

The Fairgrounds is an irregularly shaped property which fronts at points on Tully Road, 

Monterey Highway, and Umbarger Road. The main entrance to the grounds and the 

management office are both located on Tully Road. 

The Fairgrounds is served by a network of major city and county arterials. Vehicular access to 

the grounds is most direct via Tully Road and Monterey Highway for the majority of visitors to 

the site. A number of expressways provide regional access, with on- and off-ramps located 

within a few miles. 

The Fairgrounds area is relatively well-served by public bus transportation, with a regional bus 

operation facility located north of the site. A light rail transportation system provides nearby 

access to the fairgrounds, although not within walking distance. In addition, the area boasts an 

ample supply of parking, which will give the site a major advantage over other locations, given 

the auto-dependent nature of the region. 
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There are essentially no hotels, restaurants or other visitor-serving services within walking 

distance of the fairgrounds. The most significant concentration of this visitor infrastructure is in 

downtown San Jose, three miles away. Given this pattern, the Expo will not be competitive in 

attracting true conventions. Conventions will stay in the San Jose Convention Center in close 

proximity to the hotel concentration. On the other hand, some of the cultural events and 

consumer shows held at the Urban Expo Center will attract a few out-of-town guests who will 

most likely stay in downtown hotels. More local patrons of events may choose to couple their 

visit to the Expo Center with a restaurant meal downtown. The proximity to downtown is close 

enough to encourage this practice, and a such behavior could be encouraged by providing shuttle 

service to downtown restaurants and hotels for specific events. In the very long run, a highly 

successful Urban Exposition Center will generate demand pressure for overnight 

accommodations in the vicinity of the fairgrounds, but it would most likely be for affordable, 

limited-service properties to accommodate exhibitors, and would not be the type of full-service 

hotels found in downtown to accommodate convention and commercial travelers. The 

fairgrounds location, with proximity to the downtown and access to the greater regional market, 

as well as the availability of convenient and affordable on-site parking, place the Expo Center in 

an excellent position to capture events that are more regional and community-based. 

The neighborhood surrounding the fairgrounds is a mixture of light commercial, light industrial 

and residential uses. The residential mixture includes single-family dwellings and some higher 

density residential forms. The businesses of the area are of a mixed quality, with some of the 

properties being in poor condition. There is limited neighborhood landscape and streetscape 

quality, and the attractiveness of the surrounding area is somewhat limited. The lack of local 

aesthetics is likely to have limited negative impact on the development potential of the 

fairgrounds, although it does limit its desirability for some groups as an attractive and desirable 

location to host functions and activities. 

The current supply of public building space at the Fairgrounds is approximately 145,000 square 

feet. Including indoor/outdoor livestock exhibit space as well as building space, there is 

approximately 400,000 square feet of flat space. The majority of the space is considered to be 

substandard, uninviting, and in need of replacement or repair. The entire fairgrounds is clearly in 

need of capital improvements to make the facility more functional and inviting. 

DEMOGRAPHIC CHARACTERISTICS 

The primary market area for the fairgrounds is contained within a 25-mile ring, most of which is 

in Santa Clara County. The local market area contains the City of San Jose, as well as the 
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Silicon Valley region, including the cities of Mountain View, Cupertino, Sunnyvale, Palo Alto, 

Santa Clara, Milpitas, Morgan Hill and Gilroy. Portions of San Mateo, Alameda and Santa Cruz 

Counties also lie within the primary market area. As can be seen in Table IV-I, the estimated 

available market for fairgrounds activity is approximately 2.25 million people within a 25-mile 

radius, and 5.7 million within a 50-mile radius of the site. 

The Santa Clara County market area has a general profile of being mostly well-educated, white 

collar workers. This corresponds with high rates of high school and college graduation, as well 

as generally high income levels. The average household income for a 25-mile radius from the 

site is approximately $61,000, significantly above the national average of $34,500 (see Table 

IV-2). 

The market area is marked with a high level of ethnic diversity, as can be seen in Table IV-3. 

Within a 25-mile market area, approximately 66% of the population is Anglo, 20% Asian, and 

23% Hispanic. The percentage goes over 100% because there is an overlap between persons of 

Hispanic and other racial/ethnic categories. 

HISTORICAL PERSPECTIVE 

The Santa Clara County Fairgrounds has been the location of a year-round operation of fair and 

non-fair activities since the 1950's. Due to deteriorating conditions of the facilities, and a 

general nationwide trend of declining attendance in fair-type activities, the past decade has 

proven financially unstable for the fairgrounds facility. In 1984, the Santa Clara County Fair 

Association filed for bankruptcy. In 1995, the fairgrounds operations were taken over by the 

formation of the Fair Management Corporation, which has maintained a tighter control over the 

facilities operations. FMC has attempted to provide greater control of costs and promote greater 

use ofthe facility, in addition to adding a satellite wagering facility. 

CURRENT FACILITY USAGE 

Table IV -4 presents an analysis of the attendance at fairground events over the last three years. 

Attendance by type of event has been remarkably stable. ERA calculated a three year average 

for each category of event. From a total non-fair attendance of 1,132,000, the non-interim events 

were subtracted to estimate a total attendance at interim events of 664,200. This is the category 

of events that will be housed in the proposed Urban Expo Center. 

At the bottom of the table, ERA has noted the estimate for the attendance at the annual fair. The 

annual ten-day fair has fallen on difficult times over the years. Peak attendance in the 1980s for 
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TABLE IV-I: MARKET AREA DEMOGRAPHIC OVERVIEW 

50-Mile 
Category 0-25 Miles 25-50 Miles Radius United States 

Population 2,254,105 3,509,709 5,763,784 265,253,151 
Households 785,538 1,330,951 2,116,475 100,066,882 
Average Household Size 2.81 2,116,473 2.66 2.58 
Household Income 

Average $ 78,588 $ 65,382 $ 70,283 $ 44,680 
Median $ 61,223 $ 48,650 $ 53,097 $ 34,497 

Percent Earning $50,000+ 61% 49% 53% 32% 
Percent White Collar 67% 66% 67% 59% 
Total Families 537,079 823,377 1,360,448 67,963 
Median Age 34.5 36.2 35.5 34.6 

Source: NDS/UDS Data Services 



TABLE IV-2: HOUSEHOLD INCOME DISTRIBUTION 

0-25 50-Mile 
Range Miles % 25-50 Miles % Radius 0/0 United States % 

Under $15,000 68,393 9% 178,519 13% 246,910 12% 21,384,185 21% 
$15,000-$24999 62,652 8% 145,506 11% 208,156 10% 15,396,602 15% 
$25,000-$39,999 103,822 13% 222,071 17% 325,891 15% 21,256,181 21% 
$40,000-$49,999 75,999 10% 139,458 10% 215,455 10% 10,203,209 10% 
$50,000-$75,999 177,072 23% 281,894 21% 458,964 22% 17,798,813 18% 
$75,000-$99,999 127,044 16% 167,651 13% 294,693 14% 6,945,862 7% 
$100,000+ 170,556 22% 195,852 15% 366,404 17% 7,082,030 7% 

Total Households 785,538 100% 1,330,951 100% 2,116,473 100% 100,066,882 100% 

Source: NDS/UDS Data Services 



TABLE IV-3: ETHNIC CHARACTERISTICS OF MARKET* 

Ethnicity 0-25 Miles 0-50 Miles 

Anglo 65.8% 62.9% 
Asian 19.6% 19.2% 
Black 4.3% 8.2% 
Other 9.8% 9.1% 

Hispanic 23.1% 20.8% 

* Totals do not add up due to double counting 
of "hispanic origin 1/ individuals in other categories 

Source: NDS/UDS Data Services 



TABLE IV-4: FAIRGROUNDS ATTENDANCE 

1996 1997 1998 3 Year 
Category Attendance Attendance Attendance Average 

Total Reported Attendance 1,073,755 1,204,261 1,118,453 1,132,156 

Less Non-Interim Events 
Rollin Ice 220,000 221,000 221,000 220,667 
Satellite Wagering 149,179 150,676 153,331 151,062 
West Coast Speedway 100,489 103,697 69,372 91,186 
Little League 5,000 5,000 5,000 5,000 

Non-Interim Subtotal 474,668 480,373 448,703 467,915 

Interim Events 599,087 723,888 669,750 664,242 

Annual Fair 250,000 250,000 250,000 250,000 

Total Attendance At All Events 1,323,755 1,454,261 1,368,453 1,382,156 

Source: FMC, Economics Research Associates Analysis 



the fair was 688,000. Recent attendance numbers have fallen to an all-time low of 250,000. 

The fair lost over $300,000 in 1996 and over $150,000 in 1997. Despite this fact, FMC has 

operated at or near a break-even point over the past few years. 
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SECTION V: SANTA CLARA COUNTY EVENTS DEMAND 

In order to estimate the potential demand for the Santa Clara County Urban Expo Center, ERA 

identified and interviewed potential users of the facility. These potential users of the facility 

included both current users of the existing fairground facilities, as well as potential users 

currently utilizing other facilities in the region, both indoor and outdoor. Potential user groups 

were interviewed to both estimate potential demand, gauge space requirements, and to identify 

necessary amenities that help contribute to a successful facility. As part of this process, ERA 

interviewed over seventy potential and existing facility user groups, community leaders, and 

managers of other area facilities. Table V-I provides a comprehensive list of groups 

interviewed. Various user groups surveyed included: 

• Existing User Groups 

• Downtown Festival Events 

• Trade and Consumer Shows 

• SMERF (Social, Military, Educational, Religious, and Fraternal) Events 

which include: 

• Meeting, Party, and Banquet Events 

• Hispanic Dances and Events 

• Public Fairs and Festivals 

• Local Community Events 

EXISTING USERS 

In order to better understand the utilization of the current facilities and future needs of existing 

clientele, ERA interviewed several existing user groups, including consumer show groups, 

festival groups, and community dance groups. Of the existing users surveyed, the vast majority 

said they would use the new Urban Exposition Center at the Fairgrounds. Most of them felt that 

the Fairgrounds needs to be updated, and welcomed the idea of new facilities. However, several 

of these responses were conditional and dependant on factors such as cost and size of the new 

facility. Most of the users were not willing to pay much more for the new facilities than they do 

for the existing ones. In regard to building size, six out of the ten existing users surveyed 

suggested a large building or buildings which would total around 100,000 square feet, two 
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TABLE V-1: LOG OF INTERVIEWS CONDUCTED BY ERA STAFF 

Contact Title Institution Date 

COMPARABLE F ACIL TIES 

Marit Hansen San Jose McEnery Convention Center 11116/98 
Peter Bailey General Manager Alameda County Fairgrounds 10/21198 
Michael Wegher Cow Palace 10/19/98 
Jeff Given Oakland Convention Center 10/21198 
Susan Schaefer San Mateo County Expo Center 10/20/98 
Bruce Schoppe General Manager Santa Clara Convention Center 10/19/98 
Pamela Bullard The Concourse 10/16/98 
Steve Kirsner San Jose Arena 11119/98 
Robbie Sandoval San Jose Event Center at SJSU \1120/98 
Evrett Kramer San Jose Repertory Theatre 10/26/98 
Carl Honneker NASA Ames Research Center / Moffett Field 11118/98 
Bill Holmes Mississippi Coast Coliseum and Convention Center 11118/98 
Bob Morgan Director of Sales Capital Expo Center 11/18/98 
Suzanne Garcia Novi Expo Center 11120/98 

EXISTING USERS 

Jason Garner Partner Alvarez and Garner, LLC 10/21198 
Ruben Alvarez Partner Alvarez and Garner, LLC 1112/98 
Dora Zamora KSOL Radio Station Festival 10/19/98 
Hung Lai Vietnamese Tet Festival 10/19/98 
Lynette Stavros Southex Exhibitions 10/19/98 
AndrewEbol OSH Trade Show / How-To Fair 10/20/98 
Russell Nordyke TS Trade Show 10/19/98 
Sharon Sacks General Manager Bridal Extravaganza 10/19/98 
David Cox Photo Fair 10/21198 
Fern Loiacono Golden Gate Doll Show 10/20/98 
Beverly Cobb Santa Clara Valley Kennel Club 10/19/98 

MAJOR DOWNTOWN FESTIVALS 

Fil Maresca Filco Events 10/21198 
Bruce Labadie Labadie Productions 10/22/98 
Kevin Lytle Event Development Group 10/20/98 
Maggie Madueno Special Projects Director American GI Forum 1\/13/98 
Angela Kirkner Executive Director Tapestry in Talent, Inc. 11112/98 
Jetin Grewal Global Culture and Arts, Inc. 10/22/98 
Sal Scrivano Italian American Heritage Foundation 10/29/98 
AbelCota Mexican Heritage Corporation 10/27/98 
Son Nguyen Overseas Vietnamese Women's Association 10/29/98 
Josephine Ngo Viet-American Forum 10/21198 
Mark Gillard Gay Pride Celebration Committee of San Jose, Inc. 10/26/98 

Tom Westrup VMC Foundation (Firefighter'S Chili Cookoff) 10/26/98 
Demitri Rizos Willow Glen Business and Professional Association 10/27/98 
Warren Hayashi Nikkei Matsuri, Inc. 10122/98 
Jill Kunishige West Valley JACL 10/21198 
Liz Best San Jose Office on Childcare 10/26/98 
Jean Johnson Child Quest International 10/20/98 
Richard Murphy United Veterans Council 10121198 



TABLE V-l: LOG OF INTERVIEWS CONDUCTED BY ERA STAFF 

Contact Title Institution Date 

SMERFUSERS 

SOCIAL 
Hank Stern San Jose SaberCats (season kickoffluncheon) 10/26/98 
Sheri Frumkin Event Coordinator San Jose Symphony (fundraisers) 10/23/98 
Brenton Lee City Year San Jose/Silicon Valley 10/22/98 
Edward Valdivia Coordinator Valdivia and Associates 11112/98 
Genaro Guizar Imperio Promotions 1119/98 
Veronica Martinez KBRGRadio 11/9/98 
Rosie Carmona Telemundo Network, Inc. 11110/98 
Ari Evans Mundo International Promotions / Club Caribe 11118/98 
Javier Macias Mundo International Promotions / Club Caribe 11112/98 
Dee Aquirre Event Coordinator Marquez Bros. International Inc. 11110/98 
EDUCATIONAL 
Mrs. Mclain Special Education Teacher Overfelt High School 11/18/98 
Art Peters Assistant Principal Davis Intermediate School 11/18/98 
Will Johnson Mt. Pleasant High School 11/18/98 
Julia Lawrence Principal Yerba Buena High School 10/29/98 
Laura Arenella Metropolitan Adult Education Program 11/18/98 
Mr. Kerry Veenstra Science and Engineering Fair 11118/98 
RELIGIOUS 
Keith Ancar Santa Clara Vaney Youth for Christ 10/23/98 
FRATERNAL 
Bob Hansen San Jose Lions Club 10/22/98 

OTHER EVENTS 

PUBLIC FAIRS 
Jason Hess Operations Mgr. Terry Pinslaus Company 1115/98 
Phyllis Patterson Time Games 1119/98 
Kevin Patterson Executive Director, Owner As You Like It Productions 11112/98 
SPORTING EVENTS 
Jim Reber Greater San Jose Inner City Games 10/26/98 
Paul Love Love's Bodybuilding 11120/98 
Patricia Emstrom Dir. Of Programs & Events San Jose Sports Authority 1119/98 
CORPORATE MEETINGS AND PARTIES 
Liz Link Wired Magazine 10/21198 
David Janssen Corp. Mtgs+Events Mgr Cisco Systems 11119/98 
Michele Demetras Event Program Manager National Semiconductor 11/19/98 
Michelle Maggitti Intel 11/19/98 
Patty Shea Silicon Graphics 11/19/98 
Kate Rice Maritz Travel, Inc. 10/21198 
Maria Bautista Red Paint Productions 10/23/98 
CONSUMER SHOWS 
Kat Okamoto A Stamp in the Hand Company 11117/98 
Larry Benson San Jose Coin Club 11117/98 
Eric Meece New Age Renaissance Fair / Holistic Arts Fair 11117/98 
Barbara Jones Chair '99 Showcase of Miniatures 11117/98 



requested a smaller 30,000 square foot space, one wanted a theater space for 8,000 people, and 

another needed a building in which to accommodate 10,000 people indoors. 

According to the existing users of the Fairgrounds, the configuration of the new Center should 

include a lounge or reception room, a small kitchen, a concessions area, and some meeting 

rooms. Amenities which the new Center should have are air conditioning (both heating and 

cooling), a public address (P A) system, telecommunications, and wiring for computers. Other 

amenities mentioned include having equipment to rent such as audio/visual (A V) equipment, 

staging, tables and chairs, and built-in features such as ample electricity, flexible lighting, easy 

loading and decorating capabilities, clean restrooms, and ample, convenient, and inexpensive 

parking. Restrooms and parking were an issue for all users and should be thoughtfully 

considered in the design of the facility. Security was mentioned as an important service feature 

of the facility, and the availability of some outdoor event space was also mentioned as a desired 

feature. 

DOWNTOWN FESTIVALS 

Based upon discussion with community leaders in San Jose, downtown festivals have been 

identified as a potential source of revenue for the Fairgrounds. ERA interviewed the promoters 

of various downtown festivals to gauge their interest in utilizing the fairgrounds. Some of these 

festivals may be better suited for an environment with more convenient parking, and where they 

can be more controlled and organizers can charge a gate fee. Other festivals have very clear 

reasons for being downtown. 

Over thirty festivals take place in downtown San Jose, occurring primarily on weekends from 

May through October, ranging from a few hundred to 400,000 people per event. Of the 25 

downtown festivals surveyed, six would use the redeveloped Fairgrounds, another six stated they 

would possibly use it, two would probably use it, and eleven would not use it. The main reason 

why festivals would not use the Fairgrounds was because they were designed as a form of 

community support for certain areas downtown like Japantown and Willow Glen. 

The primary feature that the Fairgrounds should have in order to attract these festivals is a large 

area of flexible outdoor space. This would include landscaped areas as well as flat space on 

which booths could be erected. Utilities such as electrical outlets and water are amenities that 

this outdoor space should feature, preferably underground and accessible via utility boxes as 

mentioned by some festival promoters. While having permanent toilets is a desired feature, most 

festivals would also have to rent portable toilets. Restrooms backstage for performers were also 

mentioned by one promoter as a desirable feature. Some of these festivals, such as the San Jose 
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Jazz Festival and the International Mariachi Festival, use both outdoor and indoor space, and so 

demonstrate a need for an Urban Exposition Center and a theater in conjunction with outdoor 

space. Promoters whose events occurred during the winter and in the middle of the summer also 

had more of an interest in using indoor space in case of inclement weather. 

Only three out of the 25 festivals surveyed consistently used indoor space, and while most of the 

festival promoters indicated a desire to use indoor space at the redeveloped Fairgrounds, their 

suggestions on the size and configuration of this space were either lacking or too varied to 

generalize. For the theater, festival promoters' suggestions varied from a building with 4,000 to 

7,000 seats. The desired size of the Urban Exposition Center was also very varied. Because of 

this, these results will not be considered. One feature that was mentioned as important by all of 

the festival promoters was parking, in terms of both cost and availability. The average amount of 

parking spaces needed was 3,000 spaces. Having public transport as an option was important 

especially because many people regarded parking as expensive, and also because of the amount 

of alcoholic consumption at some of the festivals. Having a shuttle from the closest light rail 

station was suggested several times as a solution to this issue. 

Managerial issues that were brought up include regulations on liquor licenses, concessions, and 

gate fees. It was important to some promoters that they control beer and liquor sales, as it was a 

way for them to make revenue, especially for charity events. Another issue was concessions; 

some of the promoters preferred to choose their own concessionaires rather than hire the 

concessionaires contracted by a facility, especially in the case of ethnic and cultural festivals. 

Lastly, some of the promoters would rather pay a flat fee than give the Fairgrounds a percentage 

of their gate fees, for revenue as well as accounting issues. 

SMERF (SOCIAL, MILITARY, EDUCATIONAL, RELIGIOUS, AND FRATERNAL) 

The acronym SMERF stands for social, military, educational, religious, and fraternal. This refers 

to events that are more community based and cater to a local market. SMERF activities typically 

represent an excellent market for public facilities such as the proposed Urban Exposition Center, 

primarily because these types of events tend to be a bit more price sensitive and would tend to 

utilize facilities whose price structure was a bit below the top tier facilities. Although SMERF 

events are generally local, last one day, and average fewer people than consumer shows or 

festivals, they occur more often. Some of the SMERF events were sponsored by non-profit 

groups and took place outdoors, so therefore, their budgets and costs were low. However, most 

of these groups also have larger, bigger budget events such as conferences and fundraisers that 

require indoor space and more complex amenities. 
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A resounding majority of SMERF users replied that they would use the new Urban Exposition 

Center. Events surveyed ranged from bodybuilding competitions to symphony galas, with space 

needs that varied from a 30,000 square foot hall for a science fair to a 150,000 square foot dance 

hall. User groups and their events needs are broken down by category below. 

Trade and Consumer Shows 

Because of the presence of a relatively large population within the market area of the Urban 

Expo Center, trade and consumer shows have been identified as a major potential user source. 

Most of the local comparable facilities surveyed reported growth in demand from the trade and 

consumer show market, which corresponds to the steady or increased growth in events per year 

and attendance predicted by the trade and consumer show promoters surveyed. Almost all of the 

Fairground's existing trade and consumer show promoters surveyed responded that would 

probably or definitely use the new Urban Expo Center. However, projected utilization by 

potential trade and consumer shows surveyed was found to be low unless a hotel were built 

within a very short walking distance. This result was concluded from responses by promoters of 

smaller consumer shows at Parkside Hall, and may not be indicative of general potential trade 

and consumer show use. 

Of the seven existing consumer show promoters, only two think the Fairgrounds are fine the way 

they are. However, they both said they would probably or definitely use the Urban Expo Center 

if it were cost-effective. One wants several buildings of different sizes because his events range 

in size, and the other wants a building the same size as the Pavilion. Both want air conditioning 

in the buildings. 

The five other consumer show promoters felt that the Fairgrounds needs a change. They all use 

the Fairgrounds more than once a year for an average of two days each time. At present all of 

the consumer show promoters use the Pavilion, and most of them use the other buildings as well. 

About half of them also use space outdoors. Regarding the size and configuration of an Urban 

Exposition Center, two of the promoters wanted a Pavilion-size building, but all the other 

promoters suggested a larger space of between 75,000 and over 200,000 square feet. The general 

consensus was to have one or two large, modern buildings totaling at least 100,000-square feet of 

subdividable exhibit space with a lounge or reception room, an office for event managers, a 

kitchen, and an area for concessions. Amenities in the building should include air conditioning, 

a P A system, telecommunications, wiring for computers, plenty of clean bathrooms, lots of 

electrical outlets, flexible lighting, and easy loading and decorating capabilities. 
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Other suggestions included parking for RVs with hookups and a dump, better security, and a 

parking garage. Parking was unanimously an issue - everybody wanted a large amount of cheap, 

close, and clean parking. One promoter was very annoyed that the Fairgrounds had raised the 

parking fees from $6 to $15. 

Consumer and trade show promoters interviewed that hadn't used the Fairgrounds also felt that 

the Fairgrounds need a lot of work in order to be competitive. They viewed it as old-fashioned 

and run-down, especially compared to the newer facilities in the area such as the San Jose 

Convention Center and the San Mateo Expo Center. Their recommendations on the size and 

configuration of the Urban Exposition Center were similar to the recommendations made by the 

existing consumer and trade show promoters, with the exception of a portion of them needing 

only a 30,000 square foot space. In addition, they suggested more security and a well-staffed 

business center containing the latest communications technology. 

Meeting, Party, and Banquet Events 

The meeting, party, and banquet promoters' needs differed in that they generally wanted more 

smaller spaces, including meeting and soft- or hard-walled breakout rooms of various sizes as 

well as banquet and ballrooms. They also wanted some landscaped outdoor space. They 

suggested that the meeting space have AIV, telecommunications, and computer equipment and 

wiring, and that if a theater or stage were set up, there should be lighting, sound, and video 

recording capabilities. It was especially important for meetings events that the building be wired 

for AV, telecommunications, and computers, and that the electricity be wired so that there would 

always be a backup system. Promoters who organize meetings also felt that more attention 

should be given to the aesthetics and design of the buildings and landscaping. They pointed out 

that the events market has become more sophisticated, with an increased emphasis on detail and 

individuality. Especially since the Fairgrounds is in an isolated area just outside the city center, 

there is a need to develop it so that there is more of a reason than just the event to go there. It 

needs unique features or amenities or some sort of leisure time activity to make people want to 

go there, especially for business people to go there for a meeting. 

For parties, outdoor space was important, and landscaping was mentioned as a significant factor. 

For informal gatherings outside, promoters wanted outdoor space equipped with water and 

electricity, and voiced a preference for permanent restrooms as opposed to portable toilets. 

Other recommendations were to have hard-surface areas where tables could be set up, and 

shaded areas or shade trees. Inside, social event promoters were looking for "different and 

interesting spaces" characterized by unique, place-sensitive design. For banquets, a kitchen and 

Feasibility Analysis: The Urban Expo Center Page 49 



room for caterers to set up was mentioned as important. One promoter would like to see a walk

in refrigerator/freezer in the facility. 

Hispanic Dances and Events 

ERA interviewed seven local promoters of Hispanic dances and other events such as concerts, 

rodeos, and religious celebrations that cater to the area's Hispanic population. All of them said 

that they would use the new Urban Expo Center. One of them, however, felt the Fairgrounds 

were fine the way they are. All the others seemed to welcome the idea of a redeveloped 

Fairgrounds, especially if the Urban Expo Center were designed to better fit their needs. 

A building with 150,000 square feet of mostly open, usable space was fairly consistent with the 

needs of all the dance and event promoters surveyed, as long as the space is subdividable, since 

event attendance ranged from 1,000 to 15,000 people. The primary amenity of the building for 

this user group was air conditioning, followed closely by restrooms and parking. Other 

amenities desired were staging, lights, a sound system, a dance floor, dressing rooms, removable 

concert seats, a banquet room, and concessions, including beer and liquor vendors. 

There is a lot of potential for growth in this event market based on the consistent growth of their 

market and especially since the event promoters' facility choices have narrowed with some local 

nightclubs forecast to shut down and access to the San Jose Convention Center limited. 

Public Fairs and Festivals 

ERA interviewed two existing and three potential users of the Fairgrounds that promote public 

fairs and festivals. The two existing festivals use most or all of the outdoor space at the 

Fairgrounds, and would like to see some landscaped outdoor space as well as indoor space that 

would accommodate 10,000 people in a flat-floor hall and 8,000 in an air-conditioned theater. 

Other indoor spaces mentioned as desirable were a kitchen, a VIP lounge or reception room, and 

some meeting rooms. Amenities that they wanted for their events were a P A system, a stage, and 

a concessions area. One group which uses the grandstand stated that they would like to have it 

preserved while a theater is built so that they can have a rodeo and a concert at the same time. 

The potential users of the Urban Expo Center held between one and ten events per year which 

ranged from one to eight weekends long. Their space requirements varied widely, from 25 acres 

of park-like flexible outdoor space to 100,000 square feet of subdividable clearspan exhibit 

space. Some of the event promoters wanted unique and interesting spaces to match the theme of 

their event, while others wanted a more "blank" space in which to create a themed environment. 

Amenities suggested include a kitchen, underground utilities outside, a landscaped outdoor area, 
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ample electricity and set up for theater lighting, coverable windows and skylights, extra-large 

loading doors, asphalt floors, lots of restrooms, and 70 acres of parking. 

Local Community Events 

A suggestion by the groups that promote community, youth, and sporting events was to build 

athletic facilities at the Fairgrounds and involve other user groups such as sports clubs and teams 

in the planning stages in order to maximize their use and return on investment when completed. 

One of the concerns of these groups in regard to the Fairgrounds was access to public 

transportation, for which they suggested having a shuttle from the light rail station. 

Among the schools surveyed, almost all of them indicated that they would use the Center for 

their graduation ceremonies if it were competitively priced with the facilities they have been 

using. They need to accommodate 3,000 people for a weeknight ceremony, usually in late May 

or early June. Some of the schools also indicated that they would consider using the Center to 

hold their prom if it were designed to accommodate that use. 

A common issue mentioned by promoters of several different events was the question of rental 

equipment. They were wondering if the Fairgrounds were going to have amenities such as 

tables, chairs, booths, staging, lighting, and AV, telecommunications, and computer equipment 

for rent. Right now all of these amenities can be rented from private companies, but promoters 

like the convenience of renting them from the event facility. If there is enough storage space at 

the Fairgrounds for the furniture items, and someone to set up and maintain the electrical 

equipment, then the purchase of rental equipment should be considered. 

SUMMARY 

Based upon the over seventy interviews of existing and potential users of the Fairgrounds, ERA 

concludes that there is ample market demand for a new Urban Exposition Center at the 

Fairgrounds. Trends to support this conclusion include the growing market for consumer shows, 

the growing market for entertainment events catering to the Hispanic population of Santa Clara 

County, the increasing amount of overflow business from the San Jose Convention Center, the 

desire of a portion of the San Jose business community to relocate some of the downtown 

festivals, and the need for a space in which to have local, community-based events. 

Of the potential users interviewed by ERA, the average stated exhibit hall size desired was 

approximately 100,000 square feet, and many mentioned 150,000 square feet or more. Survey 

respondents indicated that the new Urban Exposition Center should have at least 100,000 square 

feet of exhibit space, and preferably closer to 150,000, subdivided by sound-proof, moveable 
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walls. One of the subdivided sections should equal around 30,000 square feet. Other rooms or 

areas respondents wanted to see in a new Center included an event management office, a kitchen, 

an area for concessions, and a lounge or reception area. The Center should also have or be able 

to be broken up into several meeting rooms, and be constructed so that it is easy to load in, set 

up, and tear down equipment. 

Numerous respondents said outside there should be some adjoining landscaped outdoor space as 

well as several acres of flat open space with access to utilities, and at least as much if not more 

parking than now, but close to and on the same side of the road as the facility itself. 

Amenities the Center should definitely feature based on the interviews are a large number of 

restrooms, a public address system, telecommunications, and wiring for computers. In regard to 

technological features, the Center could consider installing high bandwidth lines capable of 

handling computers, video and cable. For built-in features, respondents wanted enough 

electricity for concert-style events, and lighting that is flexible and dimmable. The Center should 

also consider having audio/visual, sound, lighting, and staging equipment as well as tables, 

chairs, booths, and other commonly used items to rent. Other features and services mentioned as 

important by many different event promoters are good acoustics, security and other staff to 

facilitate the running of an event, shuttle service to downtown hotels, and a shuttle to or an 

extension of the light rail station. 
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SECTION VI 
UTILIZATION FOR THE RECOMMENDED FACILITY 

Based upon the analysis provided in the prevlOus section of the report, ERA has found 

substantial demand in the marketplace for a major new exhibition facility at the fairgrounds. The 

purpose of this section is to recommend a size and program for the facility, and to estimate the 

level of usage such a facility would achieve. 

PROJECTED OPTIMAL SIZE OF USABLE SPACE 

The space requirements for various tenants, as well as the price tenants are able to pay for space, 

varies greatly from event to event. Because space needs vary so dramatically, the most flexible 

space is the most usable space, and often the most desirable space. The uses of the Urban Expo 

Center will vary from small meetings and public events, to large consumer shows and 

community events that will utilize the entire facility. Space that is divisible allows the exposition 

center to be used by multiple groups at once, and helps to accommodate the individual needs of 

various users most efficiently. Several separate entrances and reception areas should be 

developed to allow the facility to be used by multiple small users simultaneously. 

The Urban Expo Center can best fit into the regional meetings market by providing exhibit space 

in a building that provides clean, fresh, and well designed exhibit and event space at a price 

acceptable to a more cost conscious user group. The Urban Exposition Center at the Fairgrounds 

would be significantly different from the downtown San Jose Convention Center. Within the 

regional market, the two facilities should complement each other, and never compete with one 

another. 

The strength of San Jose Convention Center is proximity to hotels, restaurants and other urban 

services that make the location attractive for people to spend multiple days in the area for 

convention and tradeshow types of meetings. The Convention Center's highest use and greatest 

value to the Santa Clara County economy is to host conventions and trade shows that attract 

visitors from outside the region into the area to spend time and money in and around downtown 

San Jose. 

In contrast, the Urban Expo Center would be most attractive to events that are oriented towards 

residents of the local marketplace. Convenient parking and easy transportation access make the 

Fairgrounds location ideal for consumer shows, dances, festivals and other community-based 

events that serve residents of the South Bay. There is no concentration of hotels, restaurants and 
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shops in the vicinity of the Fairgrounds, making it unmarketable for out-of-town convention 

groups, and no hotels or restaurants are planned to be included in the project. 

In many cities where ERA has conducted studies of the meetings market, it is common for new 

downtown convention centers to take any business they can get in the early years to keep the 

buildings occupied. As business grows, however, it is often necessary to find alternative space 

for resident-serving business in order to free up dates in the primary convention center for the 

visitor-serving types of business that have the greatest beneficial economic impact, and for which 

convention centers are usually developed. In Santa Clara County, a major exposition facility at 

the Fairgrounds would be an ideal complement to the existing San Jose Convention Center, 

because the Expo Center could take the pressure off the Convention Center, allowing it to book 

more true conventions and fill more hotel rooms with out-of-region guests. At the same time, the 

Expo Center would provide an affordable venue for shows and festivals that enrich the cultural 

and entertainment offering to residents of Santa Clara County. 

Facilities that would be most comparable and most competitive to the proposed Urban Expo 

Center include the San Mateo Expo Center, the Alameda County Fairgrounds, and the Cow 

Palace. Many of the competitive facilities are like the existing inventory of space at the Santa 

Clara County Fairgrounds in that they are comprised of combinations of different buildings, built 

at different times, with varying levels of finish and amenities. A key feature in the competitive 

market is the single largest enclosed space that can be assembled in each location for a major 

consumer show or other exhibition. At this time, the largest space in the market is the 105,000 

square foot building at the San Mateo Expo Center. In order to have a significant presence in the 

market place, the Urban Expo Center should have a combined contiguous space that is larger 

than the immediate competitors. A number of the potential users surveyed, including major 

consumer show promoters, reported that they could easily fill a space of 125,000 to 150,000 

square feet at the Fairgrounds site. ERA has concluded that the Urban Expo Center should have 

a space that can be opened up to a maximum of approximately 150,000 square feet of contiguous 

space, and be subdividable into a number of smaller spaces for smaller groups and for 

simultaneous use by multiple events. 

The Urban Expo Center should be sited on the Fairgrounds property with three key factors in 

mind. First, there should be several acres of flexible, programmable outdoor space around it that 

could be used alternatively for outdoor exhibitions, festivals or close-in parking. Second, a large 

amount of affordable parking should be developed in close proximity. And third, consideration 

should be given to the possibility of expanding the facility further in the future, with the goal 

being to created an even larger contiguous space. 
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can be broken down into catering and concessions. ERA recommends that several concession 

stands be a part of the design of the structure. Concession areas should be located so that they 

can open up to the outdoor space as well as the indoor space. These concession facilities will be 

an important source of revenue during the many public consumer shows in the center, but also 

during large community festivals utilizing both indoor and outdoor areas. 

Food catering for the facility is potentially a more complicated issue. The Urban Expo Center 

has the option of either having an in-house catering staff, or contracting out for catering services. 

Many facilities throughout the country have found catering to be a profitable endeavor, but one 

that can also be somewhat troublesome if not executed properly. Many potential users, including 

the many ethnic dances and festivals, stated that they would like to have the ability to cater their 

own events, given the cultural specialty of the food offerings. ERA recommends that the Urban 

Expo Center contract out all its food catering and concession service, yet allow community 

groups the flexibility to bring in their own specialty food (in exchange for "selling privilege" 

fees) if they so desire. Outsourcing all food and beverage services will allow the building to 

share in revenues generated through food service, yet at the same time take advantage of the 

efficiencies and economies of scale realized by experienced concession operators. 

In terms of technological amenities, the facility should offer a moderate level of technology

based features to cater to consumer shows, community dances, and other similar events. The 

cost-consciousness of such features needs additional research, however, given the fact that many 

of them could significantly increase construction costs. Amenities the Center should feature 

include a large number of restrooms which open both inwards and outwards, a public address 

system, telecommunications, and network wiring for computers. The Center should also install 

wiring for high bandwidth lines for internet, video and cable. There should also be enough 

electricity for concert-style events, and lighting that is flexible and dimmable. The Center should 

have audio/visual, sound, and staging equipment to rent, and give attention to the acoustics of the 

building. FMC will have to increase its inventory of tables, chairs, booths, and other commonly 

used items to rent. 

UTILIZATION FOR THE RECOMMENDED FACILITY 

Given the assumption that the proposed facility is to be approximately 125,000 to 150,000 square 

feet, ERA used interview data and previous experience with similar projects to estimate the 

probable usage of the facility. The primary method by which this was achieved was to construct 

a calendar of probable users based upon user interviews. Table VI-l provides a projected 

calendar of events to predict probable usage of the facility. The table shows month-by-month 
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TABLE VI-I: CALENDAR OF EVENTS 
I 

event name (attendance per event) 

i JANUARY FEBRUARY MARCH APRIL 

Ves City Year San Jose MLK DayEvent e5,00ot Ves Iscv Kennel Club Dog Show (2-3,000) Ives I Science and Engineering Fair (wkday end of Marcbl I 300 Ves ICYSJ Sprin 'Camps (500) I 

Ves Bridal Extravaganza (2,500) Prob. IGolden Gate Doll Show (2,500) Maybe ISJ SaberCats Kickoff Lunch (early spring / 4-5,000) 

Mal'be OSH Trade Show Jan or Feb, 8,300) Maybe I SJ Children's Fair (10,000+) 
Maybe Vietnamese Spring Festival (40-50,000 Ves IVietnamese Tet Festival (10,500) IMaybe I OSH Trade Show March or April / 8,300) 

Ves Southex Exhibitions Ves \eJan-mid-ApriI / 12-25,000) \ves \ Southex Exhibitions (Jan-mid-April/ 12-25,000) 

\ves \ Love's Bodybuilding March-April/ 1,200-1,500 
MAY JUNE JULY AUGUST 
Maybe high school proms 1300+) Maybe graduations 5 (300-3,000) Maybe I inti Mariachi Festival (2nd wknd / 50,000} Ves '/SJ inti Beer FestivaJisummer / 25,000) . 

Ves Cinco de Mayo events (300-10,000+) Maybe Vietnamese Summer Festival (mid-June / 6-8,000) Ves ICounty Fair (I 0 days, 400,000) Ves IAffiibean Festival (late summer / 75,OOO) 
Ves Taste of Silicon Valley (summer/ 15-18,000) Prob. Golden Gate Doll Show (2,500) 
Prob. Missing Children's Day (mid-May 1600) Maybe Firefighters' Chili Cookoff (40,000) 

Maybe Gay Pride Celebration (2nd Sunday / 20-25,000) 

SEPTEMBER OCTOBER NOVEMBER DECEMBER 
Ves CYSJ~ingDa~GOO) Ves jltalian FarniJyFestivaJil st wknd / 70,000) IYes I Dicken's Fair (6 wknds before Xmas / 4-5,OOO/da:z:! 
Prob. Golden Gate Doll Show (2,500) Ves I CYSJ Serve-a-thon D ,soot 
Ves 16 de Septiernbre events (300-10,000+) Yes IMid-Autumn Festival (20,000) 
Ves Southex Exlnbitions (Sept-Oct / 12-25,000) 

Yes IGreat Halloween and Pumpkin Festival (10-30,000) 
Maybe IRumplestilskin's Rumpus (2 wknds before Halloween / 5,000}. 
Maybe IShowcase of Miniatures (2nd or 3rd wknd / 3,000) 

~~-. ~~. ------- ~--

OTHERS (no specific dale given) date / events per year / attendance per event LEGEND 

I 
Ves Alvarez and Garner - Hispanic Dances Weekends 1 ~SCCF /3,500 Ves YES, WILL USE NEW SCCF 
Ves Imperio Promotions Summer / 2-3/7-15,000 Prob. PROBABLY WILL USE NEW SCCF 
Ves Red Paint Prod.-Corp. Picnics+Parties Summer, holiday season 1 50-75 events / 500-1,000 Maybe MAYBE WILL USE NEW SCCF 
Ves KSOL Radio Station events Cinco de Mayo, late summer 1 2 / 30,000 O.K. DON'T KNOW 
Ves Bridal Extravaganza Jan, late summer-early fall 1 3 1 1,500-2,500 

Ves Filco Events May-Oct! 15 / 1-100,000 O.K. I San Jose Symphony ICEO night(Feb), Gala (Sept) /1,200,400 
Ves Telernundo Networks, Inc. I every quarter plus 5/5, 9/16 / 8/300+ O.K. \A Stamp in the Hand Company \2 in SJ, May, October / 2-3,000 
Ves Santa Clara ValleyY outh for Christ 9 events during the year 1 avg. 1,000 O.K. \National Serni-Conductor \6-7 Parties / 75-80 Meetings, Weekdays, 150-600 
Ves TS Trade Show (gun show) Winter 1 several / 4-8,000 
Ves Valdivia and Associates All except Dec and Jan / 20 /1-5,000 
Ves Time Games ChristmaslNewYear, other 1 2 big, several small 1 100s-I,OOOs 
Ves Marquez Brothers, International dances+concerts Feb-Nov, rodeos Apr-Oct 164/ 14,000 

Ves San Jose Sports Authority year-rouod weekends / 10 events / varies 
Ves Cisco Systems year-round / 300 meetings 1 20-500 

Ves Intel year-round! 100+ events, mostly meetings 
Prob. Greater San Jose Inner City Games Mostly June-Sept / 20 1 200-2,000 

Prob. Maritz Travel, Inc . .itrade shows, conferences, banquets] Spring is busiest / 30-40 / depends 
Prob. United Veterans Council Labor, Veterans Days, other 1 2+ 1 1,500-20,000 

Prob. Photo Fair Whenever can be booked 1 2 16-6,500 
Maybe Wired Magazine events weekends, Tues, Thurs 1 10-15 / 250-2,500 
Maybe KGBR / KLOK Radio supporter of group-promoted events 
Maybe San Jose Sports Authority year-round 1 10 events 1 varies 
Maybe New Age Renaissance/Holistic Arts Fair Fall weekend 1 3,000 

~~. ---- -----

Source: Economics Research Associates. 
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listings of user groups that stated an interest in utilizing the Urban Expo Center. User groups 

that did not state a specific date to utilize the facility or potentially have multiple events were 

listed at the bottom of the table. User groups listed with a "Yes" in front indicated that the group 

will definitely use the Urban Expo Center. Groups with a "Prob." indicated that they would 

probably utilize the facility, while groups listed with a "Maybe" indicated a possibility that they 

would utilize the facility. Client groups that expressed some uncertainty about their likelihood of 

using the facility often did so as a result of various factors, among them the scale of the facility, 

and also the probable cost involved. 

Given the proposed calendar, ERA then made estimates of the number of events, event days, and 

estimated attendance for each event category. Several event categories were identified as a 

source of potential user groups, including consumer shows (large and small being defined as 

over or under 10,000), community events (with the same definition of large and small), 

community dances, and corporate events. ERA believes that the bulk of the events at the 

proposed Urban Expo Center will be consumer shows and community-based activities. Table 

VI-2 identifies the estimated demand for event activities for a 150,000 square foot facility (a 

smaller building would attract a somewhat smaller mix of business). For a year of stabilized 

operations and occupancy, totals are estimated at 165 events, 188 event days, and an attendance 

of 1,032,500 for all interim events in the Urban Expo Center. 

NET NEW ATTENDANCE 

In terms of the impact this new level of meeting business will have on traffic and the surrounding 

area, only a portion of the million attendees will be new to the fairgrounds. As was seen in 

Section IV, the attendance at interim events in recent years has already been averaging 664,200. 

In addition, the Speedway events have contributed an average of91,200 in attendance, and all of 

these events will be displaced as the former speedway site is used for the new projects. Thus, the 

net new attendance of277,100 may be calculated as follows: 

Projected new interim attendance at Expo 

Less Interim events (average 1996-98) 

Less Speedway events (gone to make room for Expo) 

Net new attendance 
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(664,200) 

(91,200) 

277,100. 
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TABLE VI-2: ESTIMATES OF URBAN EXPO CENTER MARKET POTENTIAL 

Large Small Large Small 
Consumer Consumer Community Community Community Corporate 

Shows Shows Events Events Dances Events Total 
(Attendance (Attendance (Attendance (Attendance 
> 10,000) < 10,000) > 10,000) < 10,000) 

Events 10 40 12 60 18 25 165 

Average Length of Event 2.0 1.25 1.25 1.0 1.0 1.0 

Event Days 20 50 15 60 18 25 188 

Average Attendance Per Event 20,000 4,000 40,000 1,500 5,000 500 

Attendance 200,000 160,000 480,000 90,000 90,000 12,500 1,032,500 

------ ------- ------ -----_ ... - --

Source: Economics Research Associates 



SECTION VII: FINANCIAL ANALYSIS 

The purpose of this section is to build upon the projections of utilization in Section VI in order to 

forecast the revenues and expenses attributed to the Urban Expo Center. By then comparing the 

net income stream from the project with the development cost, an assessment can be made as to 

the viability of the Expo Center. 

OPERATING ENTITY 

The financial analysis is conducted from the perspective of the Santa Clara County Fairgrounds 

Management Corporation (FMC). The assumption for this analysis is that FMC would operate 

the Urban Expo Center and would retain control of the parking. In this context, the adjacent 

theater would be operated by another entity, and arrangements for managing the shared parking 

resources would have to be agreed upon between the theater operator and FMC. The food and 

beverage functions in the Urban Expo Center are assumed to be contracted out to an experienced 

concessionaire. There would likely be economies of scale, and potentially higher returns to the 

owners, if the same food and beverage concessionaire were used by both FMC and the theater 

operator. 

There are other ways the development and operations could be structured. For example, the 

operator of the theater could be given the opportunity to bid on running the Expo Center as well. 

A competitive bidding process might result in two different specialized operators, one with 

expertise in marketing and managing exposition facilities, and another with concert and theater 

experience. Perhaps a private partner could be found that not only wants to operate the facility, 

but who is interested in participating in the development of the project as well. 

There is also some potential for synergy between the two facilities in that a few of the larger 

festivals and shows utilizing the major portion of the fairgrounds property will want to use the 

theater as well as the exposition hall. On the other hand, most of the times there will be separate 

events in the two facilities, and even multiple, separate, simultaneous events in the Expo Center. 

During these times there will be competition for parking resources, which will have to be 

managed carefully to avoid conflicts. 

DEVELOPMENT SCENARIO 

The financial analysis assumes that a flexible exposition facility will be developed that can be 

opened up to a maximum size of 125,000 to 150,000 square feet of contiguous space. This 
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facility would be built in the relatively undeveloped, central portion of the fairgrounds property, 

just south of the existing concentration of older structures. Existing users of fairgrounds 

facilities would be able to promote events in the existing older structures during the construction 

period for the new Expo Center. Once completed, many of the existing users, along with new 

users, would move into the new facility. Over time, most of the existing structures on the 

northern portion of the fairgrounds property would be demolished. An added benefit to this plan 

is that the most valuable 20 to 25 acres of the Fairgrounds property, fronting along Tully Road, 

will be available for reuse in the long run. The Fiesta Hall might be kept for use by smaller 

community groups. By the time the Expo Center reaches its stabilized occupancy (perhaps in its 

third full year of operations), it is assumed that virtually all of the existing interim events at the 

fairgrounds will have moved into the Expo Center. 

OTHER BASIC ASSUMPTIONS FOR THE ANALYSIS 

Other basic assumptions in the financial analysis of the Urban Expo Center include the 

following: 

• FMC will intensively market and manage the facility. Management and marketing are 
often the largest factors in the success or failure of a facility. 

• The financial model does not address all of FMC's operations. The focus is on the 
interim events. As such, all groups that rent space from FMC in the Expo Center should 
be included in the analysis, but the annual fair that FMC hosts is not included (even 
though it will use the Expo Center for some of its activities). Similarly, the satellite 
wagering operation and the financial arrangement between FMC and the theater operator 
are not part of this analysis. 

• The competitive market situation is assumed to stay approximately the same. For 
example, a major new exposition hall of 100,000 square feet or more in the South Bay 
could destructively compete with the proposed Urban Expo Center. 

• The analysis assumes no major downturns in the regional or national economies. 

• Revenue and expense flows are expressed in constant 1999 dollars. 

• The projections are made for a stabilized operating year, generally the third year or later 
after opening for a new public facility. 

REVENUE PROFILES FOR USER GROUPS 

Tables VII-l through VII-6 present profiles of the characteristics of events by type of user 

group: 

1. Large consumer shows (over 10,000 in attendance); 
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TABLE VII-I: LARGE CONSUMER SHOWS 
Profile of Average Event Characteristics 

Total Number of Events Per Year 

Average Length of Event 

Average Square Footage Per Event 

Average Attendance Per Event 

Rental Rate Per Square Foot 

Per Capita Food Expenditure 

People Per Car 

Parking Fee 

Parking Take 

Average Ticket Price 

Gate Revenue Take 

Selling Privileges 

10 

2.0 

150,000 

20,000 

$0.09 

$2.00 

2 

$5.00 

95% 

$7.50 

5% 

Food and Beverage Take (% ofF & B Gross) 30% 

Labor Charged to Client (% of Rental Income) 15% 

Utilities and Waste Charge (% of Rental Income) 10% 

Equipment Charge (% of Rental Income) 35% 

Sample Events of this Type Southex Exhibitions 

Source: Economics Research Associates 

RV and Boat Shows 
Home Shows 



TABLE VII-2: SMALL CONSUMER SHOWS 
Profile of Average Event Characteristics 

Total Number of Events Per Year 

Average Length of Event 

Average Square Footage Per Event 

Average Attendance Per Event 

Rental Rate Per Square Foot 

Per Capita Food Expenditure 

People Per Car 

Parking Fee 

Parking Take 

Average Ticket Price 

Gate Revenue Take 

Selling Privileges 

40 

1.25 

50,000 

4,000 

$0.09 

$1.00 

2 

$5.00 

95% 

$5.00 

5% 

Food and Beverage Take 30% 

Labor Charged to Client (% of Rental Income) 15% 

Utilities and Waste Charge (% of Rental Income) 10% 

Equipment Charge (% of Rental Income) 35% 

Sample Events of this Type Golden Gate Doll Show 
Dog and Cat Shows 
Bridal Extravaganza 
Dickens Fair 

Source: Economics Research Associates 



TABLE VII-3: LARGE COMMUNITY EVENTS 
Profile of Average Event Characteristics 

Total Number of Events Per Year 12 

Average Length of Event 1.25 

Average Square Footage Per Event 150,000 

Average Attendance Per Event 40,000 

Rental Rate Per Square Foot $0.07 

Per Capita Food and Beverage Expenditure $1.50 

People Per Car 3 

Parking Fee $5.00 

Parking Take 50% * 

Average Ticket Price $5.00 

Gate Revenue Take 5% 

Selling Privileges ($100 per Booth) $2,000 

Food and Beverage Take 30% 

Labor Charged to Client (% of Rental Income) 15% 

Utilities and Waste Charge (% of Rental Income) 10% 

Equipment Charge (% of Rental Income) 35% 

Sample Events ofthis Type Vietnamese Tet Festival 
Cinco De Mayo 
Taste of Silicon Valley 
Firefighter's Chili Cookoff 

* Low Parking Take Accounts for Off-Site Parking for Large Events 
Source: Economics Research Associates 



TABLE VII-4: SMALL COMMUNITY EVENTS 
Profile of Average Event Characteristics 

Total Number of Events Per Year 60 

Average Length of Event 1.0 

Average Square Footage Per Event 20,000 

Average Attendance Per Event 1,500 

Rental Rate Per Square Foot $0.07 

Per Capita Food Expenditure $1.50 

People Per Car 3 

Parking Fee $5.00 

Parking Take 95% 

Average Ticket Price $2.00 

Gate Revenue Take 5% 

Selling Privileges $250 

Food and Beverage Take 30% 

Labor Charged to Client (% of Rental fucome) 15% 

Utilities and Waste Charge (% of Rental fucome) 10% 

Equipment Charge (% of Rental fucome) 

Sample Events of this Type 

Source: Economics Research Associates 

35% 

City Year San Jose Events 
Santa Clara Valley Youth for Christ 

Graduations, Weddings, etc. 



TABLE VII-5: COMMUNITY DANCES 
Profile of Average Event Characteristics 

Total Number of Events Per Year 

Average Length of Event 

Average Square Footage Per Event 

Average Attendance Per Event 

Rental Rate Per Square Foot 

Per Capita Food Expenditure 

People Per Car 

Parking Fee 

Parking Take 

Average Ticket Price (including comps) 

Gate Revenue Take 1 

Selling Privileges 

Food and Beverage Take 

Labor Charged to Client (% of Rental Income) 

Utilities and Waste Charge (% of Rental Income) 

Equipment Charge (% of Rental Income) 

Sample Events ofthis Type 

18 

1.0 

100,000 

5,000 

$0.09 

$6.50 

2.5 

$5.00 

95% 

$25.00 

15% 

30% 

15% 

10% 

25% 

Alvarez and Garner 
Valdivia and Associates 

Imperial Promotions 
Marquez Brothers International 

Used to calculate rent because for dances the percentage is greater than the per-foot cost. 

Source: Economics Research Associates 



TABLE VII-6: CORPORATE EVENTS 
Profile of Average Event Characteristics 

Total Number of Events Per Year 

Average Length of Event 

Average Square Footage Per Event 

Average Attendance Per Event 

Rental Rate Per Square Foot 

Per Capita Food Expenditure 

People Per Car 

Parking Fee 

Parking Take 

Selling Privileges 

Food and Beverage Take 

25 

1.0 

10,000 

500 

$0.09 

$5.00 

2.0 

$5.00 

95% 

30% 

Labor Charged to Client (% of Rental Income) 15% 

Utilities and Waste Charge (% of Rental Income) 10% 

Equipment Charge (% of Rental Income) 

Sample Events of this Type 

Source: Economics Research Associates 

25% 

Red Paint Productions 
Wired Magazine Events 

Corporate Parties 
Meetings and Product Announcements 
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2. Small consumer shows (under 10,000 in attendance); 

3. Large festivals and community events (over 10,000 in attendance); 

4. Small community events (under 10,000 in attendance); 

5. Community dances; and 

6. Corporate events. 

The size of each type of event in terms of attendance and space requirements, along with the 

number of each type in a typical year, were presented in Section VI. Examples of the types of 

users in each group are presented at the bottom of the tables. Assumptions regarding the 

generation of revenue to FMC from each group are as follows: 

• Space in the Expo Center rents for the approximate equivalent of nine cents per foot per 
day for such profit-making promoters as consumer shows, dances, and corporate events. 
Not-for-profit community groups are given a lower rate equivalent to seven cents per 
foot. 

• Parking is assumed to remain at today's $5.00 per car. ERA believes this rate could be 
raised to $6.00 in the near future. 

• The average number of people per car is assumed to vary somewhat by type of event, 
from 3 per car for family-oriented community events to 2 per car for consumer shows and 
corporate events. 

• For convenience in collecting parking revenues, a concessionaire is assumed to be used in 
the parking function. FMC is assumed to retain 95 percent of the parking revenue for 
users of the Expo Center. 

• With one exception, all parking for the Expo Center is assumed to be accommodated on 
site in FMC's parking lots. The exception is major festivals and community events 
which may attract peak crowds that require use of shuttles and some off-site parking. 

• The food and beverage concessionaire is assumed to pay FMC an amount equivalent to 
30 percent of gross revenues. Specific terms of the lease might include somewhat higher 
percentages for beverages and lower for food, especially in any sit-down restaurant style 
venues. Food and beverage per capita capture at the Expo is assumed to vary by event, 
from a low of $1.00 per capita for small community events to a high of $6.50 for dances. 

• In addition, community groups are assumed to pay for selling privileges to have specialty 
foods available at their events. Other user groups are required to use the on-site 
concessionaire exclusively for their catering needs. 

• FMC currently collects a service charge on some of the tickets sold to events at the 
fairgrounds. In addition, ERA expects that some of the rent formulas for use of the Expo 
Center could be written as a minimum rent with a percentage of gross gate collected for 
some types of events. To simulate both of these factors in the financial analysis, ERA 
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has assumed FMC collects an average of five percent of the gate for most types of events. 
The one exception is for dances, which are assumed to be charged the flat rent or 15 
percent of the gate, whichever is larger. For the average dance profiled, the percentage of 
gate is the higher amount and is used to estimate the revenue to FMC. 

Other routine revenue assumptions for the Urban Expo Center are based on a percent of rental 

revenue as follows: 

• Equipment rental charges at 25 to 35 percent of building space rental; 

• Labor charged to users to set up and take down equipment at 15 percent of rental; and 

• Utilities and waste charges at 10 percent of rental. 

The resulting average revenue generation for each type of event is presented in Table VII-7. 

The top half of the table presents the revenue for each type of event when held in the maximum 

sized (150,000 square foot) facility. The size and number of events is consistent with the 

demand projections presented at the end of Section VI. The bottom half of the table presents the 

revenue estimates for a facility of 125,000 square feet, about 17 percent smaller in size. ERA 

estimates that this size facility would attract about 10 percent fewer of the largest events, or 

approximately one less large consumer show and one less large community event. Furthermore, 

with 17 percent less space to rent to large events, the revenue profile for the large consumer 

shows and community events will be somewhat smaller as well. The revenue profiles for all 

other events are assumed to be the same in both buildings, because on the average they would 

use less than the maximum amount of space anyway. 

When multiplied by the number of events in each category, the total revenue by event type is 

also presented. Total operating revenue by category of revenue generation is presented in Table 

VII-So 

NET OPERATING INCOME 

The single largest operating cost is expected to be labor. For ERA, FMC staff prepared a 

schedule of the permanent positions currently required to handle events at the fairgrounds, 

totaling $1,144,000 in annual wage and salary cost (exclusive of the direct labor charged to 

satellite wagering). The roster currently contains 55 permanent positions (filled, vacant and 

proposed), but some are part-time. ERA's analysis of the FMC employment data is presented in 

Table VII-9, and estimates average wage rates by each labor category. It currently takes 

approximately 37 full-time-equivalent (FTE) positions to handle events at the fairgrounds. 
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TABLE VU-7: AVERAGE REVENUES PER EVENT CATEGORY 

Large Small Large Small 
Consumer Consumer Community Community Community Corporate 

150,000 Square Foot FACILITY Shows Shows Events Events Dances Events 

Rental Income $ 27,000 $ 5,625 $ 13,125 $ 1,400 $ - $ 900 
Parking $ 47,500 $ 9,500 $ 33,333 $ 2,375 $ 9,500 $ 1,188 
Gate Revenue $ 7,500 $ 1,000 $ 10,000 $ 150 $ 18,750 $ -
Food and Beverage $ 12,000 $ 1,200 $ 18,000 $ 675 $ 9,750 $ 750 
Labor Charge $ 4,050 $ 844 $ 1,969 $ 210 $ 1,350 $ 135 
Utility Charge $ 2,700 $ 563 $ 1,313 $ 140 $ 900 $ 90 
Selling Privileges $ - $ - $ 2,000 $ 250 $ - $ -
Equipment Rental $ 9,450 $ 1,969 $ 4,594 $ 210 $ 2,250 $ 225 

Revenue per Event $ 110,200 $ 20,700 $ 84,333 $ 5,410 $ 42,500 $ 3,288 

Number of Events Per Year 10 40 12 60 18 25 

Total Revenue Per Event Category $ 1,102,000 $ 828,000 $1,012,000 $ 324,600 $ 765,000 $ 82,188 

Large Small Large Small 
Consumer Consumer Community Community Community Corporate 

125,000 Square Foot FACILITY Shows Shows Events Events Dances Events 

Rental Income $ 22,500 $ 5,625 $ 10,938 $ 1,400 $ - $ 900 
Parking $ 47,500 $ 9,500 $ 33,333 $ 2,375 $ 9,500 $ 1,188 
Gate Revenue $ 7,500 $ 1,000 $ 10,000 $ 150 $ 18,750 $ -
Food and Beverage $ 12,000 $ 1,200 $ 18,000 $ 675 $ 9,750 $ 750 
Labor Charge $ 3,375 $ 844 $ 1,641 $ 210 $ 1,350 $ 135 
Utility Charge $ 2,250 $ 563 $ 1,094 $ 140 $ 900 $ 90 
Selling Privileges $ - $ - $ 2,000 $ 250 $ - $ -
Equipment RentaJ. $ 7,875 $ 1,969 $ 3,828 $ 210 $ 2,250 $ 225 

Revenue per Event $ 103,000 $ 20,700 $ 80,833 $ 5,410 $ 42,500 $ 3,288 

Number of Events Per Year 9 40 11 60 18 25 

Total Revenue Per Event Category $ 927,000 $ 828,000 $ 889,167 $ 324,600 $ 765,000 $ 82,188 

Source: Economics Research Associates 



TABLE VII-8: TOTAL OPERATING REVENUES PER EVENT TYPE 

Large Small Large Small 
150,000 Square Foot Consumer Consumer Community Community Community Corporate 

FACILITY Shows Shows Events Events Dances Events Totals 

Rental Income $ 270,000 $ 225,000 $ 157,500 $ 84,000 $ - $ 22,500 $ 759,000 
Parking $ 475,000 $ 380,000 $ 400,000 $ 142,500 $ 171,000 $ 29,688 $ 1,598,188 
Gate Revenue $ 75,000 $ 40,000 $ 120,000 $ 9,000 $ 337,500 $ - $ 581,500 
Food and Beverage $ 120,000 $ 48,000 $ 216,000 $ 40,500 $ 175,500 $ 18,750 $ 618,750 
Labor Charge $ 40,500 $ 33,750 $ 23,625 $ 12,600 $ 24,300 $ 3,375 $ 138,150 
Utility Charge $ 27,000 $ 22,500 $ 15,750 $ 8,400 $ 16,200 $ 2,250 $ 92,100 
Selling Privilege $ - $ - $ 24,000 $ 15,000 $ - $ - $ 39,000 
Equipment Rental $ 94,500 $ 78,750 $ 55,125 $ 12,600 $ 40,500 $ 5,625 $ 287,100 

Total Revenue $ 1,102,000 $ 828,000 $ 1,012,000 $ 324,600 $ 765,000 $ 82,188 $ 4,113,788 

Large Small Large Small 
125,000 Square Foot Consumer Consumer Community Community Community Corporate 

FACILITY Shows Shows Events Events Dances Events Totals 

Rental Income $ 202,500 $ 225,000 $ 120,313 $ 84,000 $ - $ 22,500 $ 654,313 
Parking $ 427,500 $ 380,000 $ 366,667 $ 142,500 $ 171,000 $ 29,688 $ 1,517,354 
Gate Revenue $ 67,500 $ 40,000 $ 110,000 $ 9,000 $ 337,500 $ - $ 564,000 
Food and Beverage $ 108,000 $ 48,000 $ 198,000 $ 40,500 $ 175,500 $ 18,750 $ 588,750 
Labor Charge $ 30,375 $ 33,750 $ 18,047 $ 12,600 $ 24,300 $ 3,375 $ 122,447 
Utility Charge $ 20,250 $ 22,500 $ 12,031 $ 8,400 $ 16,200 $ 2,250 $ 81,631 
Selling Privilege $ - $ - $ 22,000 $ 15,000 $ - $ - $ 37,000 
Equipment Rental $ 70,875 $ 78,750 $ 42,109 $ 12,600 $ 40,500 $ 5,625 $ 250,459 

Total Revenue $ 927,000 $ 828,000 $ 889,167 $ 324,600 $ 765,000 $ 82,188 $ 3,815,954 

Source: Economics Research Associates 



TABLE VII-9: ANALYSIS OF EXISTING FMC TOTAL LABOR} 
Permanent Positions as Roster for 1998-Filled, Vacant, and Proposed 

Labor Category Payroll 

Management! Administration $ 550,988 
Cashiers $ 72,928 
Housekeeping $ 139,678 
Skilled Trades $ 76,815 
Grounds Maintenance $ 303,717 
Total $ 1,144,126 

1 Exclusive of satellite wagering direct labor. 

2 Full-Time Equivalents. 

% Positions 

48% 14 
6% 11 
12% 16 
7% 3 

27% 11 
100% 55 

Source: FMC, Economics Research Associates Analysis. 

Hours 

26,520 
7,410 

17,300 
3,120 

22,880 
77,230 

Average 
Hourly 

FTEs2 Wage 

12.8 $ 20.78 
3.6 $ 9.84 
8.3 $ 8.07 
1.5 $ 24.62 

11.0 $ 13.27 
37.1 $ 14.81 
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Not all of the current person-power shown in Table VII-9 is dedicated to the types of "interim 

events" that will be housed in the new Expo Center, however. Adjustments to the current labor 

cost are presented in the top third of Table VII-IO. Some of this labor is used to host the annual 

fair ($213,000 administrative and $76,000 direct labor). In addition, about $73,000 per year in 

administrative time is consumed by the satellite wagering facility at the Fairgrounds. These two 

functions are assumed to continue in the future, and are treated independently from the analysis 

of the Expo Center financial performance. Note that in the future there may be other new 

activities on the fairgrounds as well (for example, the proposed theater will increase the 

administrative labor cost somewhat), but new revenues associated with those activities are 

assumed to be at least sufficient to cover the added operating costs to the Fairgrounds. 

The remaining two portions of Table VII -10 present ERA's estimates of additional personnel and 

cost that will be needed with different sized Expo Centers. As the FMC staff makes the 

transition from accommodating interim events in the older structures to a new Expo Center of 

150,000 square feet, and as the volume of events and attendance increases, ERA assumes the 

following additions to the roster will be necessary: 

• Two permanent management staff at an average of $35,000 per year. ERA suspects these 
could best be deployed with one in accounting and one to assist with the increased 
marketing responsibilities. 

• Additional cashier staff adding up to the equivalent of one more FTE (at the average rate 
of$9.84 per hour). 

• Approximately two more FTEs in the housekeeping staff (at the average rate of $8.07 per 
hour). 

• The equivalent of one more full-time skilled trades person (at the average rate of $24.62 
per hour). 

• The biggest impact is expected to be in the "grounds maintenance" staff who also handle 
the bulk of the set-up and take-down of rented equipment for events. With a much busier 
calendar of events, and with larger events, ERA expects this part of the staff to double, 
with an additional 11 FTEs (at an average rate of $13.27 per hour). 

The resulting payroll cost increase is presented in the center portion of Table VII-lO. It amounts 

to approximately 61 percent more for labor costs to market and operate the 150,000 square foot 

facility. 

ERA expects the personnel needs for an Expo Center of 125,000 square feet to be almost the 

same. The only difference shown in the bottom half of Table VII-1 0 is that the grounds 
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TABLE VII-10: PROJECTED LABOR COST INCREASES 

CURRENT LABOR COSTS FOR INTERIM 
EVENTS 

Labor Category FTE Salary 

Current Total FMC Labor (excl. sat. wagering) 37.1 $ 1,144,126 
Less: Admin. Labor for County Fair $ (212,741) 
Less: Direct Labor for County Fair $ (76,360) 
Less: Admin. Labor for Satellite Wagering $ (72,952) 

Labor Cost for Interim Events $ 782,073 

PROJECTED LABOR COST FOR A 150,000 
Sq. Ft. FACILITY 

Labor Category FTE Salary 

Management and Administration 2.0 $ 70,000 
Cashier 1.0 $ 20,471 
Housekeeping 2.0 $ 33,587 
Skilled Trades 1.0 $ 51,210 
Grounds Maintenance 11.0 $ 303,717 

Total FTE Increase 17.0 $ 478,985 

Total Payroll for a 150,000 sq.ft. Facility $ 1,261,058 
% Increase 61% 

PROJECTED LABOR COST FOR A 125,000 
Sq. Ft. FACILITY 

Labor Category FTE Salary 

Management and Administration 2.0 $ 70,000 
Cashier 1.0 $ 20,471 
Housekeeping 2.0 $ 33,587 
Skilled Trades 1.0 $ 51,210 
Grounds Maintenance 9.0 $ 248,496 

Total FTE Increase 15.0 $ 423,764 

Total Payroll for a 125,000 sq.ft. Facility $ 1,205,837 
% Increase 54% 
Source: FMC; Economics Research Associates Analysis. 
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maintenance staff is assumed to be expanded by nine instead of 11 FTE positions. This equates 

to a payroll cost of about 54 percent more than today's. 

Table VII-ll presents a recap of the operating revenues in a stabilized year in the top half of the 

table for both ends of the facility size range. The bottom half presents a summary of ERA's 

projections for operating expenses for the new Expo Center. The first line item is the increased 

payroll cost. The labor burden factor of 32 percent is expected to remain the same as it is 

currently for fringe benefits. 

Other major expense line items are estimated using the factors presented in Table VII-II. Most 

are based on a dollars per square foot factor, or on a percent of total revenue factor. The one 

exception is the marketing expense. ERA sees this as a critical adjunct to developing a new 

facility, and has placed an annual budget of$150,000 in the operating statement. 

The net operating income from the above analysis ranges from $1.0 to $1.1 million in the 

stabilized operating year. This is equal to approximately 26 to 27 percent of total revenue. In 

the initial year or two, the net operating income should be expected to be lower, and might even 

be a loss at the outset. The degree to which this income stream justifies the capital investment in 

building the facility is discussed next. 

FEASIBILITY OF DEVELOPMENT 

The previous conceptual work for the fairgrounds redevelopment strategy had estimated that a 

major exposition hall could be built on the site for approximately $130 per square foot. ERA 

reviewed the recent development experience of a few other facilities that appeared to be 

comparable. It should be pointed out that recent development of new downtown convention 

centers has been running in the range of $300 to $500 per square foot, but these facilities are not 

directly comparable to a large exposition building as the one proposed for the fairground site. 

The results of ERA's limited research are presented in Table VII-12. The lowest cost facility, 

the hall in Portland, was an expansion project, and thus could be artificially low. Other projects, 

even in lower-cost locations than Santa Clara County, experienced total development costs 

somewhat above $130 per foot. For this reason ERA believes that a budget closer to $150 per 

square foot would be more prudent to plan for in developing the Urban Expo Center. 

It should be pointed out that ERA is unaware of any public meeting facility in the country that is 

able to generate an operating income sufficient to pay all debt service on new construction. 

Virtually all facilities of these types have some form of ongoing subsidy or assistance in the 

initial development. 
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TABLE VII-11: PRELIMINARY PROJECTED OPERATING STATEMENT 
Stable Operating Year (Constant 1999 Dollars) 

Facility Size (Square Feet) 125,000 150,000 

Exposition Revenues 

Rental Income $ 654,313 $ 759,000 

Parking $ 1,517,354 $ 1,598,188 

Gate Revenue and Ticket Surcharge $ 564,000 $ 581,500 

Food and Beverage $ 588,750 $ 618,750 

Labor Charge $ 122,447 $ 138,150 

Utility Charge $ 81,631 $ 92,100 

Selling Privilege $ 37,000 $ 39,000 

Equipment Rental $ 250,459 $ 287,100 

Total Exposition Revenue $ 3,815,954 $ 4,113,788 

Exposition Expenses 

Salaries and Wages $ (1,205,837) $ (1,261,058) 

Fringe Benefits (32% of Salaries and Wages) $ (385,868) $ (403,539) 

Repairs & Maintenance ($1/SF) $ (125,000) $ (150,000) 

Cleaning ($1/SF) $ (125,000) $ (150,000) 

Utilities (Including Waste, $2.50/SF) $ (312,500) $ (375,000) 

Supplies (2% of Total Revenue) $ (76,319) $ (82,276) 

Rental Equipment Replacement and Repair ($1.50/SF) $ (187,500) $ (225,000) 

Insurance ($0.75/SF) $ (93,750) $ (112,500) 

Marketing $ (150,000) $ (150,000) 

Other Misc. Expenses (3% of Total Revenue) $ (114,479) $ (123,414) 

Total Expo Expenses $ (2,776,253) $ (3,032,786) 

Expo Operating Income $ 1,039,702 $ 1,081,001 

Source: Economics Research Associates 



TABLE VII-12: RECENT NATIONAL EXAMPLES OF COMPARABLE CONVENTION AND 
EXPOSITION FACILITY CONSTRUCTION AND EXPANSION 

Year of Square 
N arne of Facility Location Construction Feet (SF) Cost 

Portland Metropolitan Exposition Center Portland, OR 1997 105,000 $13,000,000 
Von Braun Civic Center Huntsville, AL 1997 135,000 $19,000,000 
Sioux Falls Convention Center Sioux Falls, SD 1997 144,000 $19,000,000 
RiverCentre St. Paul, MN 1998 520,000 $75,000,000 
Houma-Terrebonne County Civic Center Houma, LA 1998 100,000 $15,000,000 

Source: Urban Land Institute, Economics Research Associates 

Cost/SF 

$124 
$141 
$132 
$144 
$150 



At $130 to $150 per square foot, a 150,000 square foot Expo Center would cost approximately 

$20 to $23 million to develop ($16 to $19 million for a 125,000 square foot facility). The annual 

cost of debt service on such a development will depend on a large number of variables, including 

the type of instrument used for financing, the ability to make some of the improvements on a 

pay-as-you-go basis, bond market conditions at the time, and the size of the reserve account built 

into the bond offering. For planning purposes, however, ERA estimates that the debt service for 

the larger Expo Center would run approximately $1.6 to $1.8 million (and $1.3 to $1.5 million 

for the smaller facility). According to ERA's analysis, operating revenues from the project 

would be more than sufficient to cover operating costs, but would not be sufficient to cover all 

debt service too, and a gap of approximately $300,000 to $700,000 per year would remain. 

The fairground is fortunate in having other major land assets in addition to the property slated for 

development of the Urban Expo and the theater. One strategy that has been discussed for closing 

the gap is to use the proceeds from leasing the surplus land across Tully Road to the north of the 

fairgrounds (the 14-acre parking lot) for private development. It has been estimated that this 

property could generate an income stream of $600,000 to $800,000 per year for the Fairgrounds. 

When added to the net operating income generated by the Expo Center, it appears that the gap 

could be closed by incorporating this resource into the project. Thus, the conclusion of this 

financial analysis is that it is reasonable for the County to expect that this project could be 

developed and operated without placing any financial burden on County general fund resources 

over the long run. 

There are a few other considerations. On the one hand, operating revenues should not be 

expected to be as high, perhaps not even high enough to cover operating costs, in the first year or 

two after opening. On the other hand, there are additional land assets within the Fairgrounds 

campus that could also be reused at a net profit to provide cash flow to FMC. In addition, there 

should be some ongoing net income from satellite wagering, and there could be a substantial 

revenue surplus beyond FMC operating costs from a theater project, if it proceeds. Furthermore, 

over time it should be possible to selectively raise rates (e.g., raising parking rates from $5.00 to 

$6.00 with the opening of the new Expo Center should be achievable). Over time, inflation will 

serve not only to raise revenue-producing rates, but also to reduce the flat debt service payments 

in relative terms. 

The capital costs of development must also be considered carefully. On the one hand there are 

opportunities in design to create a more efficient building that will reduce operating costs on an 

ongoing basis, even though the building will cost more at the outset. Such efficient design is 
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often a smart investment. On the other hand, there is also a tendency throughout the exhibition 

and convention industry to allow the costs of construction to creep up in planning and designing 

large public assembly facilities. The Expo Center will not have to be "gold plated" to be 

marketable to the expected user groups. Clearly, the design of the facility and quality of finishes 

and amenities are critical in creating an Expo Center of appropriately low cost, conducive to 

maintaining affordable user rates for local show and community use. 
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