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1. Introduction and Executive Summary

Florida Polytechnic University (“Florida Poly”) engaged HVS Convention, Sports &
Entertainment Facilities Consulting (“HVS”) to conduct a market and feasibility
analysis for a conference center on the FPU campus (“FPU Conference Center”) in
Lakeland, Florida. The FPU Conference Center could enhance the demand potential
of Lakeland and the surrounding Polk County, allowing it to compete more
effectively for group meeting business.

In accordance with the Scope of Services, HVS performed the following tasks:

1. Catherine Sarrett traveled to Lakeland, Florida on July 18-19, 2016 for a
site visit and client meeting. During this visit, she toured the FPU campus,
performed a site inspection, met with university administrators and other
key industry participants, and gathered relevant data.

2. Analyzed the economic and demographic data that indicate whether, and
the extent to which, the local market area supports the FPU Conference
Center development.

3. Compiled data on 13 competitive and comparable conference centers to
inform and test the reasonableness of the building program
recommendations.

4. Recommended a facility program based on the above steps.

5. Prepared event demand and attendance forecasts based on the
implementation of the program recommendations.

6. Prepared a financial forecast for the proposed FPU Conference Center
operations.

7. Prepared an economic and fiscal impact analysis for the proposed FPU
Conference Center development.

HVS collected and analyzed all information contained in this report. HVS sought
out reliable sources and deemed information obtained from third parties to be
accurate.

Formerly a branch campus of the University of South Florida, Florida Poly became
an independent public university in 2012. Florida Poly is the newest institution in
the State University System of Florida and the state’s only public polytechnic
university which focuses heavily on science, technology, engineering, and

Nature of the
Assignment

Methodology

Florida Polytechnic
University
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mathematics (STEM) education. Florida Poly’s inaugural classes were in August of
2014. Current enrollment is around 1,300 students with plans to grow to around
2,500 students by 2025. The school is actively pursuing accreditation. The state
recently extended its accreditation deadline to December 2017. Located in
Lakeland, Florida, Florida Poly’s campus includes 170 acres designed by Spanish
architect Santiago Calatrava. The Calatrava-designed Innovation, Science, and
Technology (IST) Building houses 162,000 square feet and is the university’s
primary facility, containing classrooms, labs, offices, and a digital library. Other
campus facilities include a Wellness Center, admissions center, and several
residence halls.

AERIAL VIEW OF THE FLORIDA POLY CAMPUS

The proposed FPU Conference Center would occupy space in the future Student
Achievement Center. The $16 million, 84,000 square foot Achievement Center will
be located on a site between the IST Building and student residence halls. In
addition to the conference center, the Achievement Center will house student
spaces, including a lounge, food service, a job center, an honors program, and
mentoring and tutoring programs. The following figure shows the location of the
Achievement Center in relation to current and future Florida Poly facilities.

Student Achievement
Center
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FLORIDA POLY CAMPUS MAP

Source: State University System of Florida Board of Governors

Other future facilities at Florida Poly include a 105,000-square foot Applied
Research Center (“ARC”) and a 35,000-square foot administration building. The
$35 million ARC will house laboratories for student and faculty research, while the
$15 million administration building will allow the universities administrators to
move from their current offices on the campus of Polk State College’s Lakeland
campus.

Polk County benefits from a strong corporate presence and a well-diversified
employment base. Several sectors, including healthcare, logistics, and financial
technology services represent sources of potential group meeting demand. The
economic outlook for the area is generally positive with ongoing corporate,
warehousing, manufacturing, and retail growth and development. Employment
growth is anticipated in most sectors, and unemployment is trending towards pre-
recession levels.

As a conference and meeting option, Polk County sits between two major
metropolitan areas (Orlando and Tampa) and is easily accessed via automobile. Air
service is available from two major air service hubs, both within a short drive to
the proposed FPU Conference Center site. Polk County and nearby Orlando offer a

Market Area Analysis



Convention, Sports & Entertainment
Facilities Consulting
Chicago, Illinois

October 31, 2016 Introduction and Executive Summary
Market and Feasibility Study FPU Conference Center 1-4

variety of destination attractions making the market a desirable event destination.
Other than the Lakeland Center, the market lacks a conferencing facility that offers
the ballroom and breakout meeting spaces required by educational, corporate, and
association conference events. The lack of existing lodging options near the FPU
campus would reduce the attractiveness to event planners. Zoning and planning
concepts in both Lakeland and Auburndale indicate the potential for future hotel
and other commercial development in the immediate vicinity of FPU that could
support an FPU conference center.

HVS analyzed six university-based conference centers in the state of Florida and
seven conference centers on campuses of technological universities throughout
the United States. This analysis provides a basis for building program
recommendations by comparing the function spaces and other amenities in each of
the facilities along with other characteristics of the markets relevant to the success
of the venue. We researched the venues in the following figure.

FIGURE 1-1
COMPARABLE CONFERENCE CENTERS

Name of Venue University

Comparable In-State Conference Centers

Adam W. Herbert University Center U. of North Florida 25,385

Augustus Turnbull Conference Center Florida State 18,672

Kovens Conference Center Florida International 17,332

Hilton UF Conference Center U. of Florida 14,021

Live Oak & Cypress Room U. of Central Florida 7,500

UWF Conference Center U. of West Florida 6,600

Comparable National Venues

Georgia Tech Conference Center GA Tech 22,194

Memorial Student Center at UW Stout U. of Wisconsin-Stout 19,200

Skelton Conference Center VA Tech 17,948

RIT Inn & Conference Center Rochester Inst. of Tech 10,500

Rubin Campus Center Worcester Poly 7,820

Shreveport Center LA Tech 7,550

Joseph A. Fidel Center NM Tech 5,540

Sources: Respective Venues

Total Function

Space

While Polk County has a strong corporate base and overall potential in the
meetings industry, there are few options for conference planners. A study of
comparable markets and university-based venues indicates the appropriate
building program for a conference center at FPU. When compared to the national

Comparable Venue
Assessment
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market, Polk County’s overall market size, growth rates, and demographics reflect
a suburban market with strong economic growth and a demand potential on par
with comparable national markets with university conference centers. FPU’s
smaller enrollment indicates that university-based events would likely require less
function space.

HVS recommends that the amount of event space at the proposed conference
center exceed the function space currently offered in Lakeland and the
surrounding markets in Polk County. Function space should resemble the amount
found in the national comparable venue set, and the building program should take
advantage of cross utilization of event spaces. For example, divisible ballroom
space could serve multiple purposes as banquet space, meeting rooms, and exhibit
space depending on event needs.

HVS developed building program recommendations for an FPU Conference Center
development. This recommended facility program can serve as a guide for
subsequent physical planning aimed at providing the desired program elements.

HVS program recommendations would allow Florida Poly to accommodate its own
event needs and provide Polk County a much needed meeting venue for corporate
and association based events. In terms of function space, the largest venue in Polk
County is the Lakeland Center in Lakeland. The Lakeland Center primarily serves
the SMERFE (Social, Military, Education, Religious, Fraternal, and Ethnic) market
and hosts consumer shows. Polk County also contains several special event venues
with large ballroom spaces suitable for weddings, parties, and other social events.
The market lacks a property which contains a large banquet space with multiple
breakout meeting spaces that are required to support a conference or large, multi-
day meeting.

HVS recommends the following program elements:

 A 9,000-square foot multipurpose ballroom with a flexible wall system to allow
the space to divide into three sections that could serve as space for banquets,
light exhibition, and large assembly meeting space, and

 6,000 square feet of meeting space with a variety flexible wall systems to allow
space to divide into an assortment of large and small meeting spaces.

Building Program
Recommendations
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FIGURE 1-2
BUILDING PROGRAM RECOMMENDATIONS

Multipurpose Ballroom 9,000

Sub-Divisions

Division 1 3,000

Sub-division 1a 1,000

Sub-division 1b 1,000

Sub-division 1c 1,000

Division 2 3,000

Division 3 3,000

Sub-division 3a 1,000

Sub-division 3b 1,000

Sub-division 3c 1,000

Meeting Rooms 6,000

Large (2 at 2,000 sf) 4,000

Divisions (4 at 1,000 sf)

Medium (1 at 1,000 sf) 1,000

Divisions (2 at 500 sf)

Board Rooms (2 at 500 sf) 1,000

TOTAL FUNCTION SPACE 15,000

Total Area (SF)Event Space

In addition to the above function spaces, support spaces would include lobby and
pre-function areas, circulation space, service access, kitchen, storage, and facility
operations. We estimate that the total gross size of the proposed conference center
would be approximately 30,000 square feet.

Depending on the available floor space, HVS recommends that the multipurpose
ballroom, meeting space, kitchen and other supporting back of house areas
detailed below occupy a single floor of the proposed Student Achievement Center.
As an alternate, it would be acceptable to develop the conference center with
approximately half of the breakout meeting space on a floor either directly above
or below the multipurpose ballroom.

HVS’s analysis suggests that the proposed FPU Conference Center should allow
Lakeland and surrounding Polk County to grow its current meeting and conference
demand in the face of strengthening competition from other regional markets. The
development could also serve the local commercial customer base currently
unable to book in Lakeland due to insufficient space and unavailable venues. The

Demand Projections
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conference center would provide these businesses a nearby meeting site rather
than traveling to venues in Tampa or Orlando.

The Florida Department of Transportation and Florida Poly recently announced a
partnership to develop a Suntrax Test Facility near the Florida Poly campus. With
an expected completion date in 2019, the Suntrax facility would provide an
additional source for conference and meeting demand at the FPU Conference
Center. The demand projections presented below reflect this development.

Our demand projections recognize the lack of proximate hotel rooms as a primary
deterrent to attracting high impact events which require attendee lodging. While
multiple properties are expected to open in Polk County over the next two years,
all are more than ten miles from the FPU campus. Long-term master plans include
the development of nearby parcels which will likely contain lodging properties. To
account for this long-term potential, HVS developed an alternate demand scenario
that assumes an adequate supply of nearby lodging. The following figures present
the event demand, attendance, and room night projections for a stabilized year,
which would occur approximately three years after the opening of the FPU
Conference Center for the base and alternate scenarios.

FIGURE 1-3
EVENT DEMAND IN A STABILIZED YEAR - BASE

Events
Average

Attendance

Total

Attendance
Room Nights

Events
Conferences 24 250 6,000 6,720
Meetings 86 60 5,160 1,240
Faculty/Student Meetings 50 30 1,500 0
Banquets/Social 25 250 6,250 420
Assemblies 12 400 4,800 160
Special Events 5 500 2,500 130

Total 202 26,210 8,670
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FIGURE 1-4
EVENT DEMAND IN A STABILIZED YEAR – ALTERNATE SCENARIO

Events
Average

Attendance

Total

Attendance
Room Nights

Events
Conferences 32 250 8,000 12,800
Meetings 86 80 6,880 3,300
Faculty/Student Meetings 50 30 1,500 0
Banquets/Social 30 250 7,500 1,000
Assemblies 12 400 4,800 160
Special Events 5 500 2,500 130

Total 215 31,180 17,390

Nearby hotel supply would significantly increase the attractiveness of the FPU
Conference Center for events that require lodging. In addition to attracting a
greater number of high impact events, we also project that other events would
generate a higher percentage of room nights per attendee. In a stabilized year, the
number of room nights generated in the market would approximately double.

HVS applied a series of revenue and expense assumptions regarding the facility
utilization and operations to develop a departmental operating income statement
for the FPU Conference Center. The figures below present the stabilized year of
operating projections for the facility, including direct operating revenues and
expenses. As a department of a larger university operation, operating expenses
associated with some administrative and marketing activities, including some staff
salaries, would be captured in other departmental budgets.

All revenues and expenses are for a stabilized year of demand in inflated dollars.

Financial Analysis
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FIGURE 1-5
DEPARTMENTAL INCOME IN STABILIZED YEAR (2022) – BASE

Stabilized Year

OPERATING REVENUE
Facility Rental $303,000
Event Services (Gross) 147,400
Food & Beverage (Gross) 786,800

Total $1,237,200

DEPARTMENTAL EXPENSES
Event Services Costs $125,300
Food & Beverage Costs 472,100
Repair & Maintenance 49,500
Administrative & General 144,100
Marketing & Sales 54,500
Utilities 84,700

Total $930,100

$307,100

FIGURE 1-6
DEPARTMENTAL INCOME IN A STABILIZED YEAR (2022) – ALTERNATE SCENARIO

Stabilized Year

OPERATING REVENUE
Facility Rental $402,800
Event Services (Gross) 201,600
Food & Beverage (Gross) 1,006,000

Total $1,610,400

OPERATING EXPENSES
Event Services Costs $171,400
Food & Beverage Costs 603,600
Repair & Maintenance 64,400
Administrative & General 155,300
Marketing & Sales 61,900
Utilities 95,900

Total $1,152,500

$458,000

HVS identified the new direct spending that would occur in the local economy due
to the operations of the proposed FPU Conference Center. HVS used the IMPLAN

Economic and Fiscal
Impacts
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input-output model to estimate indirect and induced impacts as well as jobs
created by the direct spending.

HVS direct spending estimates include only new spending that originates from
outside of Polk County. Spending by attendees who live within the market area is a
transfer of income from one sector of the area’s economy to another; therefore,
this analysis does not count spending by local residents as a new economic impact.
We do not include attendee spending from groups which would transfer business
to FPU Conference Center from another venue in a market area.

The following figure summarizes the results of this analysis for the new,
incremental spending projected in the market area for the base and alternate
scenario. The figure also contains the corresponding fiscal or tax revenue impacts
of this spending in Polk County.

All dollar figures represent a stabilized year of demand in 2016 dollars.

FIGURE 1-7
SUMMARY OF ECONOMIC AND FISCAL IMPACTS

Summary of Impacts* Base
Alternate

Scenario

Economic Impact (millions) $7.8 $11.8

Fiscal Impact (millions) $109,290 $186,240

Jobs 50 70

*In a stabilized year.

Under current conditions, the proposed FPU Conference Center would generate
approximately $7.8 million in annual economic impact and around $109,000 in
annual Polk County Taxes. With an improved hotel supply surrounding the Florida
Poly campus, annual economic impacts increase to around $12 million with
$186,000 in annual tax collections by Polk County.
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2. Market Area Overview

This market area analysis reviews economic and demographic data that describe
the overall condition of the local economy in Lakeland, Florida. The characteristics
of the area economy and trends that indicate growth or decline provide indicators
of the performance of the FPU Conference Center. HVS analyzed the following
indicators: population, income, sales, workforce characteristics, employment
levels, major businesses, airport access, transportation, hotel supply, and tourism
attractions.

The market area for a conference center consists of the geographical region that
offers transportation access, lodging, and other amenities to users of the facility.
For this study, HVS defined the market area as Polk County which comprises the
entire Metropolitan Statistical Area of Lakeland-Winter Haven, FL The following
map shows the market area.

MAP OF MARKET AREA

Source: Google Maps

Market Area Definition
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Lakeland, first settled in 1870, is the largest city in Polk County. Dozens of lakes,
many of which are phosphate mine pits that filled with water, provide Lakeland its
dominating features. Polk County’s location along the Interstate 4 Corridor and
proximity to both the Orlando and Tampa metropolitan areas has fueled its rapid
growth over the past several decades. Longstanding industries in Polk County,
include phosphate mining, citrus farming, and animal husbandry. New
employment is being generated in manufacturing, distribution, and business
services. The area has also seen significant growth in tourism.

Located in the southeastern U.S., Florida spans approximately 58,560 square miles.
The state is bordered by the Atlantic Ocean to the east, Georgia and Alabama to the
north, and the Gulf of Mexico to the west. Sunshine is one of the state's most
valuable resources, as Florida's comfortable climate has lured vacationers for
more than a century. An interstate highway system exists throughout the state,
providing easy access along both the inter-coastal areas and the coastline cities.

For this analysis, HVS used the Complete Economic and Demographic Data Source
published by Woods & Poole Economics, Inc. as a primary source of economic and
demographic statistics. Woods & Poole runs a well-regarded forecasting service
that uses a database containing more than 900 variables for each county in the
nation. Their regional model yields forecasts of economic and demographic trends.
Census data and information published by the Bureau of Economic Analysis serve
as the basis for historical statistics. Woods & Poole uses these data to formulate
projections, and the group adjusts all dollar amounts for inflation to reflect real
change.

Economic and
Demographic Review
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FIGURE 2-1
ECONOMIC AND DEMOGRAPHIC DATA SUMMARY

Economic Indicator/Area
Beginning

Amount
2000 2010 2016 2020

Ending

Amount

Resident Population (millions)

Polk County 0.49 0.68 1.2%

State of Florida 16.0 21.7 1.4%

United States 282.2 340.6 1.0%

Per-Capita Personal Income* (thousands)

Polk County $29.1 $35.2 1.2%

State of Florida $35.0 $42.0 1.3%

United States $36.5 $44.4 1.4%

W&P Wealth Index

Polk County 82 84 -0.1%

State of Florida 99 100 0.0%

United States 100 100 0.0%

Food and Beverage Sales* (billions)

Polk County $0.5 $0.8 2.1%

State of Florida $22.2 $37.1 2.3%

United States $368.8 $548.2 1.9%

Total Retail Sales* (billions)

Polk County $5.8 $8.5 2.1%

State of Florida $241.6 $360.6 2.4%

United States $3,903.0 $5,187.5 2.0%

* Inflation Adjusted

Source: Woods & Poole Economics, Inc.

Estimate Annual

Compound Change

2016 to 2020

With nearly 700,000 residents, Polk County’s population is expected to grow at a
compound annual rate of 1.2%, just below the estimated 1.4% growth rate in the
state. Personal income and spending figures follow a similar pattern, with growth
slightly behind the state averages but greater than the United States.

The characteristics of an area's workforce provide an indication of the type and
amount of transient visitation local businesses would generate.

The following table shows the Polk County workforce distribution by business
sectors.

Workforce
Characteristics
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FIGURE 2-2
HISTORICAL AND PROJECTED EMPLOYMENT

Sector/Geographic Area

Beginning

Amount

(thousands)

2000 2010 2016 2020

Ending

Amount

(thousands)

Polk County

Health Care And Social Assistance 21.6 35.0

Retail Trade 28.2 30.9

State And Local Government 25.9 29.2

Administrative And Waste Services 20.5 23.0

Accommodation And Food Services 12.1 18.2

Other Services, Except Public Administration 12.9 17.6

Transportation And Warehousing 12.3 16.7

Finance And Insurance 9.9 16.5

Construction 15.4 16.1

Manufacturing 18.8 15.1

Wholesale Trade 9.1 12.1

Professional And Technical Services 8.5 11.8

Real Estate And Rental And Lease 5.7 11.8

Forestry, Fishing, Related Activities And Other 5.7 7.7

Arts, Entertainment, And Recreation 4.2 6.6

Other 22.8 21.9

Total Polk County 233.6 290.2

U.S. 165,371 198,344

Source: Woods & Poole Economics, Inc.

Several business sectors have seen significant growth over the past two decades,
including healthcare, transportation, and wholesale trade. Other tourism-related
sectors, including real estate, accommodation, and entertainment have also had
strong gains in employment. Manufacturing has experienced the greatest declines
in employment.

The following table presents a list of the major employers in the market area to
provide additional context for understanding the nature of the regional economy.

Major Business and
Industry
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FIGURE 2-3
MAJOR EMPLOYERS

Firm
Number of

Employees

Publix Super Markets 8,200

Lakeland Regional Health 5,500

GEICO 2,800

City of Lakeland 2,600

Watson Clinic 1,600

Sykes 1,150

GC Services 1,000

Amazon 900

Rooms to Go 900

Stryker 700

Saddle Creek Logistics 680

WellDyne 600

JC Penney 588

Polk State College 490

Advance Auto Parts 480

Summit Consulting 450

Southern Wine & Spirits 450

Florida Southern College 450

Key Safety Systems 425

FedEx Corporate Services 415

Marriott Vacations Worldwide 400

McDonald Construction 400

O'Reilly Auto Parts 400

Southeastern University 400

DS Services of America 400

Source: Lakeland Economic Development Council

Polk County’s employment profile suggests a diversified employment base with a
wide range of industry sectors. A strong base in healthcare, logistics, financial, and
technology services indicate potential for generating conference and other group
demand.

Unemployment statistics provide a measure of the health of the local economy and
comparisons to state and national trends. The following table presents historical
unemployment rates for the City of Lakeland, Polk County, the state of Florida, and
the United States.

Unemployment
Statistics
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FIGURE 2-4
UNEMPLOYMENT STATISTICS

0%
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10%
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14%
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City County State Country

Historically, unemployment in Polk County tracked lower than the national rate.
Like the rest of the country, Polk County experienced a spike in unemployment in
2009 and peaked at 12.1% in 2010. Recent signs of employment recovery suggest
that as national economic conditions rebound, local unemployment levels should
gradually return to pre-recession levels.

Airport passenger counts indicate a market’s ability to support conference events
with a national or regional base of attendees and reflect local business activity and
the area’s economic health. Event planners consider airport access when choosing
a destination for their conferences and meetings.

Lakeland’s location between Tampa and Orlando provides event attendees the
option of flying into either Tampa International or Orlando International. Florida
Poly is located 48 miles from Orlando International and 51 miles from Tampa
International. The following figures provide the previous decade’s passenger
traffic statistics for both facilities. A brief description of each airport follows.

Airport Traffic
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FIGURE 2-5
ORLANDO INTERNATIONAL - PASSENGER STATISTICS

Year Passenger Traffic Annual Percent Change

2006 34,640,000

2007 36,480,000 5.3%

2008 35,661,000 -2.2%

2009 33,694,000 -5.5%

2010 34,878,000 3.5%

2011 35,426,000 1.6%

2012 35,273,000 -0.4%

2013 34,769,000 -1.4%

2014 35,714,000 2.7%

2015 38,809,000 8.7%

YTD through Apr

2015 13,017,168

2016 14,401,897 10.6%

Source: Orlando International Airport

FIGURE 2-6
TAMPA INTERNATIONAL - PASSENGER STATISTICS

Year Passenger Traffic Annual Percent Change

2006 18,868,000

2007 19,155,000 1.5%

2008 18,263,000 -4.7%

2009 16,966,000 -7.1%

2010 16,646,000 -1.9%

2011 16,670,000 0.1%

2012 16,821,000 0.9%

2013 16,920,000 0.6%

2014 17,553,000 3.7%

2015 18,815,000 7.2%

YTD through Apr

2015 8,197,301

2016 8,384,999 2.3%

Source: Tampa International Airport
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Orlando International Airport (MCO) is located approximately six miles southeast
of Downtown Orlando. Many major airlines service MCO, and the modern terminal
facility offers a convenient passenger transportation system linking the concourse
gates to the multilevel terminal. Orlando International Airport offers a variety of
retail outlets and services, including numerous restaurants and bars. In January
2015, a $1.1-billion expansion/modernization project commenced at the airport.
Initial changes will include the expansion of the automated people mover, a $215-
million intermodal transportation hub, upgraded ticket lobbies, and a $114-million
expansion and refurbishment of Airside 4. Construction on the initial
improvements is scheduled for completion by 2018. Future plans call for the
addition of up to 120 domestic and international gates at the South Terminal, a
1,000-room hotel, and over 750,000 square feet of additional retail space.
Norwegian Air Shuttle ASA began nonstop Boeing 787 Dreamliner service to/from
Oslo twice a week in May 2014 and added service to/from London in April 2015.
In June 2015, TAM Airlines introduced new daily nonstop service to/from Brasília,
while LAN Peru began new daily nonstop service to/from Lima. Additionally,
Emirates Airline began service between Orlando and Dubai in September 2015.
Domestic flight service is also expanding; Frontier Airlines began service to/from
Indianapolis and Los Angeles in October 2015, and JetBlue Airways began service
to/from Albany in December 2015.

Tampa International Airport (TPA) is served by major commercial airlines, which
provide nonstop daily and connecting service to national and international
destinations. Tampa International Airport is an award-winning facility due to its
unique architectural design and travel-friendly functionality. In 2013, TPA
completed a $27.6-million renovation to Airside F in order to improve the flow of
passengers through security and customs and to expand the airport's ability to
handle baggage. A $2.5-billion master plan was approved in April 2013 for the
airport. The first phase of this plan, which includes the construction of a
consolidated rental car facility and a people mover to transport passengers to the
new facility, should be completed by 2017. Additional changes will include the
expansion of the current terminals to accommodate an increased number of
international travelers, the development of additional commercial, retail,
restaurant, and hotel space, and the construction of a new tower.

Despite recessionary declines in passenger volume, both MCA and TPA have
experienced strong growth in recent years, suggesting increased flights and
destinations. Attendees wishing to fly to the area for an event at the proposed FPU
Conference Center would have ample options for travel from both domestic and
international origin points.
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A conference center’s ability to attract out-of-town groups depends greatly on the
availability of nearby hotel rooms within a reasonable distance to the facility.
Moreover, different events have different preferences with respect to the types of
hotels that best meet the needs of their delegates and attendees. Most planners of
professional conferences and conventions prefer blocks of full-service hotel rooms
in nationally branded properties. For many meeting planners, an adequate number
of hotel rooms within a reasonable driving distance to the event venue is a key
point of comparison when selecting an event site. The following figure provides a
summary of the hotel properties within 30 miles of the proposed FPU Conference
Center site.

FIGURE 2-7
MAP OF EXISTING HOTEL INVENTORY

Source: HVS, STR

Most area hotels are in Lakeland along Interstate 4, the Polk Parkway, or in
downtown Lakeland. While 40 hotels and nearly 4,000 guest rooms are within 30
miles, the nearest hotel properties are approximately 15 miles from the Florida
Poly campus. The lack of nearby hotel rooms may be a deterrent to booking events
at the proposed FPU Conference Center. The type and size of hotels available are
also a key point of consideration.

Existing Lodging Supply



Convention, Sports & Entertainment
Facilities Consulting
Chicago, Illinois

October 31, 2016 Market Area Overview
Market and Feasibility Study FPU Conference Center 2-10

Smith Travel Research (“STR”) maintains a database of approximately 140,000
hotel properties and 13 million hotel rooms around the world. The figures below
show the STR database inventory of hotels within 30 miles of the Florida Poly
campus by service level and size. The quality of the hotels also indicates the
market’s ability to support the conference center.

FIGURE 2-8
LODGING SUPPLY BY SIZE

Size (Number of Guest Rooms) Number of

Properties

Number of

Guest

Rooms

Less than 50 4 161

50 to 99 15 1,142

100 to 149 17 1,969

150 and over 4 705

Total 40 3,977

Source: STR

FIGURE 2-9
LODGING SUPPLY BY SERVICE LEVEL

Chain Scale Number of

Properties

Number of

Guest

Rooms

Upscale 4 388

Upper Midscale 10 899

Midscale 7 704

Economy 12 1,202

Independent 7 784

Total 40 3,977

Source: STR

Most guest rooms (78%) are in smaller hotel properties with 50 to 150 rooms. The
largest property is the 225-room Winter Haven Suites & Conference Center, which
also features 3,400 square feet of meeting function space. The greatest percentage
of rooms are in economy properties with just one-third of rooms in upscale or
upper midscale properties typically preferred by conference organizers and
attendees. Additional hotel development should focus on adding upscale
properties to the local inventory.

Fifteen new hotel properties that are expected to come on line within the next two
years are in various stages of development. These developments would add
around 1,500 guest rooms to the region. The following map identifies the locations

Future Hotel
Development
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of these properties. A brief description of proposed hotels and status of
development follows.

FIGURE 2-10
FUTURE HOTEL DEVELOPMENT

1. Two hotel properties and one short-term rental resort are in the due
diligence phase near Lake Myrtle Sports Park. Specific timelines for
development are unknown.

2. The former Orange Ring property is being marketed as a hotel
development site. There are no prospective buyers at the time of this
analysis.

3. A TownPlace Suites is scheduled to open in December 2016.

4. A Staybridge Suites is scheduled to open by the end of 2017.

5. A Home2Suites is anticipated at Lakeside Village.

6. Two hotel projects are in the planning phase in Lake Wales, FL.

7. Six hotel projects are planned in Winter Haven. Three projects have closed
on their respective properties, and three are in negotiations.
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At around 11 miles from the Florida Poly campus, the future Auburndale
properties would be the closest to the FPU Conference Center. These future
properties could serve events at the conference center but are not proximate
enough for many meeting planners who book lodging for their events.

The following section discusses future surrounding development that could have a
more material positive impact on the attractiveness of an FPU Conference Center.

Undeveloped property adjacent south and west of the Florida Poly campus is
included in the Williams Development of Regional Impact (“Williams DRI”) Master
Plan. With the university acting as a catalyst for development, the intent of the
Williams DRI Master Plan is to develop an activity center adjacent to the Florida
Poly campus. As shown in the following figure, the Williams DRI Master Plan
proposes a mix of uses, including business park, high-density residential,
community activity center, and interchange activity center.

Future Surrounding
Development
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FIGURE 2-11
WILLIAMS DRI MASTER PLAN

Recognizing the importance of nearby lodging on conference facilities, HVS
recommends that city planning actively pursues hotel development projects in
those parcels designated as business park (brown).

The City of Auburndale lies directly east of the Williams DRI across Interstate 4.
Auburndale is home to the Lake Myrtle Sports Park, a soccer and baseball complex
that hosts over 50 tournaments and attracts around 100,000 visitors each year.
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The USA Water Ski Foundation is preparing to break ground on a $6 million water
sports complex within the Lake Myrtle Sports Park. The world-class water sports
complex will include an Elite Cable Park, three championship ski lakes, a
waterfront café, a pro shop, and the newly designed USA Water Ski Foundation
headquarter building. To support these developments, the City of Auburndale
recently developed several area concepts, many of which are near the Florida Poly
campus. The following figure highlights these concept areas.

FIGURE 2-12
AUBURNDALE DEVELOPMENT CONCEPT AREA

Source: City of Auburndale
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The Lakeland Center in downtown Lakeland is the primary meeting and
convention venue in the market. The Lakeland Center houses a variety of event
spaces capable of hosting sports and entertainment events as well as conventions,
exhibitions, and group meetings. The following figure summarizes the event
function spaces at the Lakeland Center.

FIGURE 2-13
LAKELAND CENTER FUNCTION SPACES

Venue Floor Area (SF) Seating Capacity

Jenkins Arena 24,000 7,136 arena

Youkey Theatre na 2,296 theater

Sikes Hall 24,000 1,160 banquet

Exhibit Hall 28,000 1,400 banquet

Meeting Rooms

Lake Hollingsworth Ballroom 5,000 180 banquet

Lake Parker Room 2,000 80 banquet

Lake Morton Room 1,000 60 banquet
Lake Hunter Room 2,800 100 banquet

Source: Lakeland Center

Originally opened in 1974 as the Lakeland Civic Center, the Lakeland Center is
home to professional indoor football and indoor soccer teams. The venue also
hosts concerts, Broadway performances, family entertainment, and is home to the
Imperial Symphony Orchestra. Meeting and exhibit spaces are used for a variety of
events, including consumer shows, conventions, and banquets. In July of 2016, a
$14 million renovation of the Lakeland Center was announced. Plans include the
consolidation of Sikes Hall and Exhibit Hall into a single 50,000 square foot
contiguous exhibition space. Renovations will also increase the number of
breakout meeting rooms and upgrade interiors and accessibility throughout the
facility.

Polk County also has several unique meeting venues, including a dude ranch
resort, a leadership training center, museums, and a safari wilderness attraction.
Fantasy of Flight is an aviation attraction with a museum and several large event
venues. While still available for private rental, the museum facility is currently
undergoing upgrades and has limited public availability.

Other local meeting venues include the Lake Eva Banquet Hall, which can
accommodate 1,400 diners, and Streamsong Golf Resort, featuring 216 guest
rooms and around 20,000 square feet of meeting and function space. In nearby
Winter Haven, the Shergill Grand Conference Resort has 5,000 square feet of
function space while the Winter Haven Conference Center offers 3,400 square feet.

Meeting and Event
Infrastructure
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The Lakeland City Commission recently approved the Mass Market Project, a $2.6
million renovation of a former four-building Salvation Army center north of
downtown Lakeland. The project includes the renovation of a 16,000-square foot
warehouse into space to hold large events and a shared studio space for artists.
This event space will primarily serve weddings, parties, and other social functions.

The market benefits from a variety of tourist and leisure attractions in the area.
The peak season for tourism in this area is from February through August, with
another visitation spike in October. However, visitation remains strong during
other times of the year because of the worldwide appeal of nearby Orlando as a
major tourism destination. A favorable year-round climate also contributes to
strong tourism throughout the year. Primary attractions in the area include the
following:

 LEGOLAND Florida Resort sits on 150 acres in Winter Haven, Florida. This
interactive theme park features over 50 rides along with attractions,
restaurants and retail shops. The park is geared towards children ages 2 to 12
and has 11 easy-to-navigate themed zones. Other attractions include a water
park and Cypress Gardens a historic botanical garden. The LEGOLAND Hotel
has 152 themed rooms and suites with LEGO décor and interactive play areas.

 Bok Tower Gardens, located in Lake Whales, is a National Historic Landmark
featuring a 250-acre garden and bird sanctuary. Designed by Frederick L.
Olmsted Jr., the meandering gardens feature ferns, palms, oaks, and pines. A
205-foot carillon, Singing Tower, is the centerpiece of the gardens and sits
upon Iron Mountain, one of the highest points in Florida. Daily bell concerts
occur from October through May. Pinewood Estates, a 20-room,
Mediterranean-style mansion, offers daily tours.

 Safari Wilderness Ranch is a 260-acre working game ranch and Florida
agritourism project that offers guided tours in customized safari vehicles or on
camelback. Safari Wilderness is home to a variety of herds that thrive in a
multi-habitat preserve, including oryx, waterbuck, lemurs, zebras, and
ostriches.

 Frank Lloyd Wright Architecture at Florida Southern College includes 13
structures, the world’s largest single-site collection of Frank Lloyd Wright
architecture. The campus offers a variety of guided tour options, or visitors can
opt for a self-guided tour.

Tourist Attractions
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LEGOLAND FLORIDA RESORT

Polk County benefits from a strong corporate presence and a well-diversified
employment base. Several sectors, including healthcare, logistics, and financial
technology services represent sources of potential group meeting demand. The
economic outlook for the area is generally positive with ongoing corporate,
warehousing, manufacturing, and retail growth and development. Employment
growth is anticipated in most sectors, and unemployment is trending towards pre-
recession levels.

As a conference and meeting destination, Polk County sits between two major
metropolitan areas and is easily accessible via automobile. Air service is available
from two major air service hubs, both within a short drive to the proposed FPU
Conference Center site. Polk County and nearby Orlando offer a variety of
destination attractions making the market a desirable event destination. Other
than the Lakeland Center, the market lacks a conference facility that offers the
ballroom and breakout meeting spaces required by educational, corporate, and
association conference events. The lack of existing lodging options near the Florida
Poly campus would reduce the attractiveness to event planners. Zoning and
planning concepts in both Lakeland and Auburndale indicate the potential for
future hotel and other commercial development in the immediate vicinity of
Florida Poly that could support an FPU conference center.

Conclusion
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3. Industry Trends

In this section, HVS presents an analysis of the convention, conference, tradeshow
and meeting industry, including trends in the supply and demand of meeting and
event facilities, as well as trends in expenditures and meeting planner preferences.
The purpose of this trends analysis is to provide background information
necessary to assess the potential for a conference center in on the campus of
Florida Polytechnic University (“Florida Poly”). This section of the report also
provides definitions of industry terms used throughout the remainder of this
report.

Convention and conference centers measure their performance by tracking event
activity, but the definition and classification of events lack consistency throughout
the industry. Each convention center or marketing organization has their own way
of classifying and measuring event demand. HVS has developed a proprietary
method of event classification called OASIS Event Classification Method© or
OASIS©, which is a convenient acronym for five criteria of event categorization:
Organization, Attendees, Scope, Industry, and Set-up. See the figure below.

FIGURE 3-1
OASIS EVENT CLASSIFICATION SYSTEM

Organization Attendees Scope Industry SetupIndustry Setup

Corporate

Association

Government

SMERFE

Exhibition

Promoter

Sports

Private

Registered

Public

International

National

Regional

State

Local

Accounting

Advertising

Class N3

Class N1

Breakout

Banquet

Exhibit

Assembly

Production

© All rights reserved.

OASIS© Event
Classification System
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Following are definitions of the criteria in the OASIS Event Classification Method©

and descriptions of the categories within each.

ORGANIZATION—the organization that sponsors or owns the event provides an
important area of classification and can be described in five mutually exclusive
categories:

 Corporations—corporations, or private business interests, are responsible for
organizing the majority of events. The event organizers may be internal to the
business or professional meeting planners.

 Associations—associations are usually membership organizations centered
on specific business types, professions, or political purposes.

 Government—international, national, state, or local government
organizations sponsor events. This category is particularly important in
markets with a large government office presence.

 Exhibition Company—exhibiting organizations are companies or subsidiaries
of companies established for the purpose of owning and promoting exhibiting
events, such as trade and consumer shows.

 Event Promoter—event promoters are organizations that exist for the
purpose of promoting concerts, entertainment, and other types of live events
that require production set-up.

 Sports Enterprise—sports enterprises are companies or subsidiaries of
companies that exist for the purpose of owning and promoting sporting events.

 Social, Military, Educational, Religious, Fraternal and Ethnic
(“SMERFE”)—although similar to associations, this category includes the
types of organizations described in the title. Sometimes called “affinity groups”
SMERFE represents a distinct category because members of these
organizations use personal disposable income for membership dues and event
attendance and therefore tend to be more price-sensitive than associations
with professional memberships.

The Organization criterion is most useful to marketing and sales organizations that
rely on this information to make decisions on the allocation of staff and resources
according to the type of organization sponsoring the event. Other industry
participants, such as destination management companies and venue operators,
also need to understand the type of organizations active in sponsoring events and
value personal relationships with the event planners that represent them.

ATTENDEES—Event attendees can be placed in three distinct categories that
distinguish the ways in which attendees gain access to events:
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 Private—attendees come to the event by invitation only and do not pay a
registration or admission fee. Private attendees may be individually asked to
attend, as to a wedding, or invited by virtue of belonging to a certain group,
such as company employees or shareholders.

 Registered—attendees do not necessarily need an invitation, but typically pay
an advance registration fee to attend the event. Registered attendees are often
called delegates or qualified buyers and they usually attend an event for
multiple days.

 Public—the event is open to the general public. Attendees may need to
purchase a ticket for admission such as at a consumer show. Other civic events
may be free of charge.

In addition, some events have combination shows with an initial period of
exclusive registered attendance and subsequent public attendance.

The Attendees category is particularly important to venue operators and industry
analysts. Understanding the type of attendee at a given event is critical for
assessing the impact on convention center operations and projecting economic
impact. The length of stay of attendees and their spending patterns varies
considerably among the types of attendees.

SCOPE—this category refers to the geographic origin of the attendees. Events are
classified accordingly if a significant proportion of the attendees come from the
indicated geographic region surrounding the convention center. Five categories
capture all the potential geographic scopes and are self-explanatory:

 International

 National

 Regional

 State/Provincial

 Local

Understanding the origin of attendees is critical to event planners and in the
estimation of the economic impact of events. Events that draw attendees from
larger geographic regions tend to have higher new spending associated with the
event. The allocation of marketing and sales resources may also break down
according to the geographic scope of events.

INDUSTRY—in North America, HVS recommends relying on the North American
Industry Classification System (“NAICS”) which replaced the previously used U.S.
Standard Industrial Classification (“SIC”) system. NAICS was developed jointly by
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the U.S., Canada, and Mexico to provide new comparability in statistics about
business activity across North America. Other economic regions and countries
have similar industrial classification systems that are widely used and can be
adopted for the purposes of classifying events by industry.

NAICS has hundreds of categories, but these categories are organized
hierarchically in five levels. All categories can be rolled up into twenty of the top
levels of the hierarchy. However, not all top level industry classifications are useful
for event classification because little or no event activity is associated with them.
Other top level categories, such as Manufacturing, are too broad to provide
meaningful information, and level two or three categories can be used to form a
useful breakdown of events.

The choice of industry classifications should result in a reasonable share of events
falling into each category. According to the Tradeshow Week data book, the
leading industries that are represented by conventions, tradeshows and exhibition
include:

 Medical and Health Care

 Home Furnishings and Interior Design

 Sporting Goods and Recreation

 Apparel

 Building and Construction

 Landscape and Garden Supplies

 Computers and Computer Applications

 Education

 Gifts

 Associations

Use of the NAICS codes allows for the orderly roll-up of industrial classifications
across different events and venues, regardless of the categories or the hierarchical
levels that different people may choose to use. Industrial classification information
is useful for those planning to develop new events and for other analysts that need
to understand how trends in the economic health of the underlying industries
affect the success of particular events and venues.

SPACE SETUP—this final criterion provides for the categorization of events by the
set-up of the function spaces they utilize. These categories are not mutually
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exclusive as events may use any combination of the five primary types of event
set-up.

 Breakout—typically involves the use of meeting rooms, boardrooms or other
multi-purpose spaces for meeting functions in a classroom or meeting setting.
This set-up may involve some catering services such as coffee breaks or
lunches.

 Banquet—includes the set-up for catered banquets events such as weddings
and may include some staging for presentations such as at a general session
event.

 Exhibit—includes the set-up displays in exhibition halls or other multi-
purpose spaces. Concession services and buffet lunches are often a component
of this set-up.

 Assembly—includes set-up in theater style seating in plenary halls and fixed
seat theaters or other multi-purposes spaces that are used primarily for
assemblies and general sessions.

 Production—includes the set-up for concerts, entertainment, sporting events
and other types of events that require significant staging, lighting, and other
live-event related set-up.

Application of the OASIS© system can provide precise definitions of commonly
used event classifications. All commonly used terms for event types can be defined
by a combination of three OASIS© categories: organization, attendees, and space
set-up.

 Conventions—associations, government, and SMERFE organizations register
attendees for multi-day events. Facility set up includes breakout, banquet and
exhibit space set-up and may include plenary sessions. Typically, the primary
purpose of a convention is information exchange.

 Tradeshows—provide a means for wholesalers and retailers to transact
business with industry buyers. Like conventions, tradeshows offer a forum for
exchanging industry ideas. In order to clearly differentiate conventions from
tradeshows, HVS assumes that only corporations and enterprises can sponsor
and produce tradeshows. Similar to conventions, tradeshows require
registered attendees. While they also require exhibit space set-up, they only
sometimes require banquet, plenary, and/or breakout space set-up.

 Combination Shows—are either corporate or enterprise produced, typically
with an initial period of attendance by registered attendees only, and later by
the public. Always requiring exhibit set-up, they sometimes also require
plenary, banquet and/or breakout set-up for additional portions of their show.

Event Types
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 Consumer Shows—public, ticketed events featuring the exhibitions of
merchandise for sale or display. Exhibition companies produce consumer
shows, as they provide a means of product distribution and advertising. They
only require exhibit space set-up.

 Conferences—require a mix of banquet and breakout space set-up as well as
occasional assembly space, but do not require any exhibit set-up. Conferences
can be conducted by any organization type, but always require attendees to be
registered.

 Meetings—only require breakout space set-up. Like conferences, they can be
produced from any of the organization types, but unlike conferences, they are
private events to which one must be invited.

 Banquets—only require a banquet set-up for food and beverage meal service.
These events also can be produced by any organizational type, and are either
are held privately or require guests to register.

 Assemblies—usually involve a ceremony, a speech, or another similar activity
that attracts a crowd of spectators. Produced by any type of organization,
assemblies are always public events. Additionally, assemblies only require a
plenary set-up.

 Fairs—usually involve an exhibit booth set-up for a public event in which a
number of organizations or companies represent themselves and/or a product
or service, with a similar theme or purpose uniting the event. Corporations,
associations, governments, or SMERFE groups may present a fair.

 Concert/Entertainment—usually a concert or some form of live
entertainment, owned and organized by an event promoter for the public.
Entertainment events only require production set-up.

 Sports/Amateur Sports—require only a production set-up. Attendees to
sporting events, which are always organized by sports enterprises, may be
public or registered. Some sporting events have both a registered and public
aspect to the event over the span of a few days.

The purpose of this section is to describe the conference, convention, and meeting
industry and analyze trends in the number of events, attendance, and the supply of
facilities.

The convention and conference center industry experienced significant year-over-
growth in supply from 2000 through 2006. Starting in 2007, the rate of growth in
supply slowed significantly but remained positive. As most convention and
meeting facilities involve public funding, economic conditions affect the level of

Trends

Supply Trends
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public investment in convention and meeting facilities that are intended to
stimulate economic activity. As economic conditions improve, public budgets are
beginning to support funding for convention and meeting facilities and several
new facilities and major expansions are underway. As the economy continues to
improve, supply growth will likely lag overall as convention venue projects have
long lead times due to planning, financing and construction requirements.

The type of supply growth has transformed in recent years to meet planners’
needs. Meeting and breakout sessions have become more common during large
conventions, thus increasing the need for additional meeting space and/or flexible
function space. As the industry has matured, meeting planner expectations for
quality have increased, including expectations for the proximity of full-service
hotels to event facilities.

Meeting Professionals International (“MPI”) regularly surveys event planners to
assess attendance forecasts for the coming year, asking them to indicate whether
they believe attendance will increase, decrease, or remain flat. The following figure
presents the results of these surveys for the past several quarters.

FIGURE 3-2
ATTENDANCE FORECASTS
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Source: MPI Meetings Outlook

While the majority of planners expect event attendance to increase, this
percentage has decreased in recent months to around 50%. A significant
percentage of planners (16%) project attendance decreases, the greatest in recent

Demand Trends
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months. The type of meeting plays an important role in the planners’ forecasts.
The following figure segments the projected number of events by type.

FIGURE 3-3
FORECASTS BY EVENT TYPE
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Training, educational events, and sales meetings will see the most increases in
events and attendance. As the economy improves, increases in hiring and
investment in employees likely drive this trend.

Over the past several years, HVS has surveyed over ten thousand event planners
asking them to identify their top criteria for selecting a city and venue for their
events. The following figure presents the summary results of these surveys
highlighting the most often mentioned selection criteria.

Event Selection Criteria
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FIGURE 3-4
SITE SELECTION CRITERIA FOR PLANNERS

Site Selection Criteria

Availability of facility event space 59%

Price of facility rentals 52%

Price of hotel rooms 46%

Availability of hotel rooms 33%

Geographic location 27%

Availability of air travel 25%

Ability to attract attendees 23%

Overall level of destination appeal 22%

Quality of hotel rooms 19%

Dining, retail & entertainment options 18%

Proximity of hotels to event spaces 14%

Convenience for drive-in visitors 14%

Cleanliness 13%

Adequate technology services 12%

Recreation, tourism & cultural activities 9%

Safety 6%

Green building and conferencing practices 1%

* Percent of planners that named criteria as one of five most important

Source: HVS

Availability and price of facility rental are the two most often mentioned criteria
for selecting a particular event location. In addition to actual facility size, the
survey indicates that site selection is largely based on two other important
amenities - hotels and airports. This reaffirms the changing dynamic of the
convention and meeting industry that is now focused on reducing costs for the
hosting organization and its attendees as well as maximizing accessibility.

Conference centers typically have a mix of meeting and ballroom space and are
ideally suited for conferences, meetings, and small conventions. Conference
centers often host weddings, banquets, and other social functions along with small
conventions and tradeshows. Each year the International Association of
Conference Centers (“IACC”) conducts an in-depth survey of IACC certified
conference centers in North America and issues a trends report based on its
findings. The report distinguishes between residential and non-residential
conference centers and provides a statistical and financial profile for each. While
the majority of conference centers across the country do not have an IACC
certification, the overall trends reported by survey do provide some insight into
the industries which have the most direct implications on the operations of a
possible conference center at FPU.

Conference Centers
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Conference centers can be stand-alone venue are part of a larger development or
organization. The following figure provides a summary of conference center
locations

FIGURE 3-5
PROFILE OF NORTH AMERICAN CONFERENCE CENTERS
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Conference centers operate on college campuses, resort properties, and on the
grounds of large corporations. Executive conference centers are typically smaller
facilities specifically geared towards business meetings, training, and other off-site
business uses. Ancillary centers are conference facilities that are a part of a larger
hospitality development. They typically occupy a separate wing or floor of a
complex and are considered a distinct operation from any lodging component.

Unlike convention centers, which are typically owned by a city or other public
entity, conference centers have a variety of ownership structures. The following
figure provides a summary of conference center ownership.
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FIGURE 3-6
PROFILE OF CONFERENCE CENTER OWNERSHIP
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Public entities, private corporations, universities, and non-profit organizations
often own conference centers for their internal meetings and training. Function
spaces are then rented to external organizations when not in use by the primary
tenant.

Meeting space utilization rate is a good measure of the level of demand generated
by a conference center. Most conference center managers measure meeting space
utilization of each meeting space by dividing the number of occupied days by the
number of days in the year. Facility utilization rate is the average of individual
rooms utilization rates.

The following figure presents the average facility utilization rates for the past
several years.
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FIGURE 3-7
MEETING ROOM OCCUPANCY TRENDS IN NON-RESIDENTIAL CENTER
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As with larger convention and expo centers, the national recession had a negative
impact on the conference center industry. Following booking declines which
dropped average occupancy to below 45%, in recent years,occupancy has boosted
to above pre-recession levels. As the meetings industry continues to rebound from
the recession, meeting planners also report being less concerned about the
negative publicity associated with hosting events in upscale properties and
destinations than in recent years.

As shown in the figure below, locally generated meetings and events make up the
majority of conference center events. This percentage is slightly higher for non-
residential centers. Throughout the national recession, residential conference
centers experienced declines in the percentage of non-local business. Despite the
economic recovery in recent years, this trend has continued. The percentage of
local business in non-residential conference centers has remained fairly flat for the
past several years.
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FIGURE 3-8
CONFERENCE CENTER ATTENDANCE BY TYPE
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The majority of meeting demand (60%) for non-residential conference centers
was generated by corporate and association sources, as shown in the figure below.

FIGURE 3-9
NON-RESIDENT CONFERENCE CENTER DEMAND SEGMENTS

45.9%

18.5%

13.9%

10.4%

9.1%

2.2%

Corporate

SMERF

Association

Government

Other

Civic

Source: IACC Trends in Conference Center Industry, 2015 Edition
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Over the past few decades, the meeting and convention industry has evolved
dramatically from a budding industry to a more mature one that has become an
important driver of the national economy. As an established industry, the meeting
and convention industry has been marked by rapid growth in the last four decades
and a subsequent slowdown in supply growth in the late 2000s. The economic
recession significantly impacted the level of demand and available budgets for
conventions and meetings. The industry continues to evolve as economic recovery
occurs.

Changes in Demand and Supply Transformation: As discussed earlier, the
maturity of the industry has sharply increased competition. Nearby or attached
hotel rooms, flexible meeting space, price points at convention centers and hotels,
and airport capacity and rates continue to drive site selection, and thus dictate
how supply changes over time. Quality of convention facilities and hotels
continues to be important factors in site selection.

Travel Costs: Organizations hosting and planning events continue to work with
tightened budgets, as do attendees. Recent increases in travel costs have decreased
the desire to travel for some attendees and exhibitors. In the long run, expansions
in the transportation system and continued innovations, as well as improved
economic conditions, are likely to support the growth of the meeting industry.

Electronic Meetings: In recent years, industry experts have speculated that
improvements in telecommunications technology would supplant the need for
face-to-face meetings. While data indicates that some meetings and events have
been replaced by webinars or other electronic forms of meetings, in the long run,
electronic meetings act as a demand generator for future meeting growth by
expanding the networks and interactions of businesses and organizations. Further
advancements in communications technology will be necessary before electronic
meeting became a realistic substitute for face-to-face meetings.

Mixed-Use Developments: For many markets, the presence of conference and
convention centers offer an opportunity to develop adjacent mixed-use attractions
with land uses such as hotels, retail, dining, sports venues, and other
entertainment uses. Some conference and convention centers have become the
center of their own “districts,” offering a wide variety of entertainment options to
delegates, event organizers, or exhibitors. The growth of mixed-use developments,
particularly as economic conditions have improved, will continue to change the
meeting and convention industry as supply transforms.

As the primary user of an on-campus conference center, Florida Poly would join
other universities that have capitalized on the popular conference center location.
As the meetings and convention industry continues its slow recovery from 2009

Convention and
Meeting Trends for the
Future

Implications for
Florida Poly
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lows, Florida Poly may have the opportunity to supplement its internal meeting
needs and capture some local and regional market share of events. Despite the
recent economic recovery, the conference and convention industry remains highly
competitive and price sensitive. Some of the recession’s impacts will have lasting
effects on the industry such as substitution with electronic meetings and reduced
spending by associations and corporate event planners.

While the pace of growth in convention and event space slowed to a trickle during
the recession, recent trends show a return to the development and expansion of
venues across the country. In addition to improvements in event function space,
much of the recent focus has turned to improving overall destination appeal of the
surrounding community. Florida Poly and Polk County would need to make similar
efforts to attract conference center attendees who require overnight
accommodations.
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4 Comparable Venues

This analysis of comparable venues provides a basis for developing program
recommendations and forecasts of event demand and financial operations. HVS
compares the function spaces, adjacent hotel capacities, and other relevant
characteristics of the markets. It concludes with an assessment of the relative
strengths and weaknesses of the Lakeland, Florida market.

Event planners select host cities and venues for their events based the overall
package that a city may offer. Several factors determine a city’s overall strength
and potential in the meetings market. These factors include the attributes of the
meeting facilities, lodging supply, the economic and demographic profile of the
community, transportation access, tourism amenities, and overall destination
appeal. When a conference center is integrated into a university or other
institution, event planners also consider the attributes of that institution, including
connections to academic research.

In assessing individual function spaces, HVS considered those properties in
Florida-based universities that could be directly competitive with the proposed
FPU Conference Center. To provide additional information when developing
program recommendations, HVS also considered universities throughout the U.S.
with a STEM focus. The comparable properties provide insight into recent
developments in other university-based facilities.

HVS analyzed two sets of conference centers:

 on university campuses throughout the state of Florida

 at universities throughout the U.S. with a STEM focus.

HVS analyzed the comparable venues listed in the figure below.
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FIGURE 4-1
COMPARABLE VENUES

Name of Venue University

Comparable In-State Conference Centers

Adam W. Herbert University Center U. of North Florida 25,385

Augustus Turnbull Conference Center Florida State 18,672

Kovens Conference Center Florida International 17,332

Hilton UF Conference Center U. of Florida 14,021

Live Oak & Cypress Room U. of Central Florida 7,500

UWF Conference Center U. of West Florida 6,600

Comparable National Venues

Georgia Tech Conference Center GA Tech 22,194

Memorial Student Center at UW Stout U. of Wisconsin-Stout 19,200

Skelton Conference Center VA Tech 17,948

RIT Inn & Conference Center Rochester Inst. of Tech 10,500

Rubin Campus Center Worcester Poly 7,820

Shreveport Center LA Tech 7,550

Joseph A. Fidel Center NM Tech 5,540

Sources: Respective Venues

Total Function

Space

In addition to social events (such as weddings and fundraisers) that host banquets,
several other types of events, such as conferences, typically require food services
in a ballroom setting. General assemblies at conferences and large meetings use a
ballroom with a theater or banquet set-up. As facility operators attempt to grow
food service revenues at their facilities and event planners seek a higher level of
service for their attendees, the size of the ballroom often determines a venue’s
event size capacity. The figure below compares of available banquet space in the
comparable venues.

Ballroom Space
Assessment
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FIGURE 4-2
BALLROOM SPACE IN COMPARABLE VENUES

Comparable In-State Conference Centers sf # divisions

Adam W. Herbert University Center U. of North Florida 9,720 6

Hilton UF Conference Center U. of Florida 6,860 3

Live Oak & Cypress Room U. of Central Florida 5,700 4

Kovens Conference Center Florida International 5,508 2

Augustus Turnbull Conference Center Florida State 5,083 1

UWF Conference Center U. of West Florida 4,000 3

Average 6,145 3

Comparable National Venues sf # divisions

Memorial Student Center at UW Stout U. of Wisconsin-Stout 8,950 4

Skelton Conference Center VA Tech 8,832 6

Georgia Tech Conference Center GA Tech 7,260 6

Rubin Campus Center Worcester Poly 6,000 3

RIT Inn & Conference Center Rochester Inst. of Tech 5,550 5

Joseph A. Fidel Center NM Tech 5,000 3

Shreveport Center LA Tech 1,650 1

Average 6,177 4

Sources: Respective Venues

Ballroom area varies in the comparable venues from around 4,000 to 10,000
square feet. Several venues in both comparable sets recognize the importance of a
large, flexible ballroom and incorporate a large number of divisions to create
multiple potential room layouts. Ballroom space with the capability to divide into
smaller divisions is often used as breakout meeting space.

Meeting rooms can accommodate sub-groups as they break out of larger general
sessions at conventions and tradeshows. Additionally, these smaller rooms can
support self-contained meetings, training sessions, seminars, classes, and a variety
of small meeting functions. A facility’s meeting rooms are often its most frequently
used function spaces. Generally, conference centers should offer meeting space
proportionate to the amount of ballroom space available at the facility. However,
the optimum amount of meeting space can vary depending on a facility’s target
market.

The following figure presents a comparison of available meeting space.

Meeting/Break-out
Room Assessment
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FIGURE 4-3
MEETING SPACE IN COMPARABLE VENUES

Comparable In-State Conference Centers sf # rooms

Adam W. Herbert University Center U. of North Florida 15,665 18

Augustus Turnbull Conference Center Florida State 13,589 10

Kovens Conference Center Florida International 11,824 10

Hilton UF Conference Center U. of Florida 7,161 10

UWF Conference Center U. of West Florida 2,600 6

Live Oak & Cypress Room U. of Central Florida 1,800 2

Average 8,773 9

Comparable National Venues sf # rooms

Georgia Tech Conference Center GA Tech 14,934 17

Memorial Student Center at UW Stout U. of Wisconsin-Stout 10,250 12

Skelton Conference Center VA Tech 9,116 12

Shreveport Center LA Tech 5,900 5

RIT Inn & Conference Center Rochester Inst. of Tech 4,950 6

Rubin Campus Center Worcester Poly 1,820 8

Joseph A. Fidel Center NM Tech 540 3

Average 6,787 9

Sources: Respective Venues

All comparable venues have breakout meeting space ranging from less than 1,000
to nearly 16,000 square feet. A large number of flexible meeting spaces allow
properties to host larger conferences and simultaneous events. Venues with
relatively small amounts of meeting space rely more heavily on ballroom space for
breakout meetings.

The quality and proximity of hotel supply represents one of the most important
selection factors for facility users in recent years. To attract out-of-town groups, an
adequate supply of adjacent and nearby hotel rooms should support the lodging
needs of delegates and other attendees. Event planners consider proximity and
connectivity as critical factors when evaluating the overall hotel packages
available in competing communities. Generally, the number of rooms offered at
hotels adjacent or connected to a conference center is the key point of comparison.
Other important factors include hotel brands, service levels, building ages,
management, ease of access, and available meeting and banquet spaces in these
hotels. The figure below compares the number adjacent hotel rooms in the
comparable venues.

Adjacent Hotel
Capacity
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FIGURE 4-4
ADJACENT HOTEL ROOMS IN COMPARABLE VENUES

Comparable In-State Conference Centers

Hilton UF Conference Center U. of Florida 248

Comparable National Venues

RIT Inn & Conference Center Rochester Inst. of Tech 304

Georgia Tech Conference Center GA Tech 252

Skelton Conference Center VA Tech 147

Average 234

Sources: Respective Venues

Adjacent hotel rooms offer meeting planners the ability to host an event under one
roof, a highly desirable feature. While most of the comparable venues do not have
adjacent lodging, conference centers integrated into some of the larger universities
have an adjacent hotel with around 150 to 300 guest rooms.

Since the primary users of the proposed conference center would be groups
affiliated with Florida Poly, the enrollment size has a direct impact on the
recommended facility elements. The following figure provides enrollment data of
the comparable universities. Because Florida Poly remains in an expansion phase,
for this analysis HVS considered Florida Poly’s stabilized projected enrollment in
2025.

FIGURE 4-5
ENROLLMENT IN COMPARABLE VENUES

Comparable In-State Conference Centers

U. of Central Florida 60,770

Florida International 55,000

U. of Florida 52,520

Florida State 41,470

U. of North Florida 16,190

U. of West Florida 10,070

Florida Poly 2,320

Comparable National Venues

VA Tech 30,600

GA Tech 25,030

LA Tech 12,400

U. of Wisconsin-Stout 9,540

Worcester Poly 5,780

Florida Poly 2,320

NM Tech 2,130

University Enrollment



Convention, Sports & Entertainment
Facilities Consulting
Chicago, Illinois

October 31, 2016 Comparable Venues
Market and Feasibility Study FPU Conference Center 4-6

Florida Poly’s projected enrollment will be significantly smaller than most of the
comparable venues studied. Thus, university-based activities, such as orientation,
faculty meetings, and graduations would require less function space than those
schools with larger enrollment. In addition, a conference center at Florida Poly
may have to rely more heavily on corporate and association based events.

Local area population data can provide evidence of a community’s overall
economic size and ability to support public services and visitor amenities for
conference center users. Because most conference centers target out-of-town
users, local area population figures do not provide a direct correlation with overall
demand potential. However, population and income data can provide a basis for
understanding a community’s ability to support and sustain a conference center.
Additionally, population can determine the demand potential for certain types of
events such as locally generated meetings and banquets.

HVS analyzed the local markets surrounding the competitive in-state and
comparable national venues presented in this report. All venues are a part of a
university campus. The following figures compare population and median
household income data for the area within a one-hour drive of each comparable
facility and the Florida Poly campus.

FIGURE 4-6
ONE-HOUR DRIVE TIME POPULATION

Comparable In-State Conference Centers

Florida International 4,613,431

Florida Poly 3,066,881

U. of Central Florida 2,762,445

U. of North Florida 1,470,405

U. of West Florida 713,857

U. of Florida 675,388

Florida State 476,986

Comparable National Venues

GA Tech 5,400,454

Worcester Poly 3,507,514

Florida Poly 3,066,881

U. of Wisconsin-Stout 571,858

VA Tech 441,819

LA Tech 339,562

NM Tech 62,433

Market Population and
Income
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FIGURE 4-7
ONE-HOUR DRIVE TIME MEDIAN HOUSEHOLD INCOME

Comparable In-State Conference Centers

U. of North Florida 53,087

U. of Central Florida 50,800

Florida International 48,496

Florida Poly 48,055

U. of West Florida 48,030

Florida State 42,775

U. of Florida 40,262

Comparable National Venues

Worcester Poly 70,021

U. of Wisconsin-Stout 59,842

GA Tech 58,555

Florida Poly 48,055

VA Tech 46,208

NM Tech 40,202

LA Tech 38,179

At over three million residents, the one-hour drive time markets surrounding
Florida Poly is one of the highest in comparison to the comparable venues. The
median household is below average when compared to the national venues but
around average for the other venues in the state of Florida.

The density and breadth of a city’s corporate base indicates demand potential in
the meetings industry. Businesses generate demand for conventions, conferences,
training, and other industry-specific events. The following figures demonstrates
how the area compares with the other markets with respect to the total number of
business establishments.

Corporate Comparison
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FIGURE 4-8
NUMBER OF BUSINESS ESTABLISHMENTS

Comparable In-State Conference Centers

Florida International 235,494

Florida Poly 115,282

U. of Central Florida 110,362

U. of North Florida 60,799

U. of West Florida 29,536

U. of Florida 27,593

Florida State 20,951

Comparable National Venues

GA Tech 236,531

Worcester Poly 157,702

Florida Poly 115,282

U. of Wisconsin-Stout 23,518

VA Tech 18,916

LA Tech 14,526

NM Tech 1,883

Polk County’s presence in the regional economy creates a strong corporate base
surrounding Florida Poly from which to draw event demand. The number of
business establishments in the one-hour drive time market is below only the
universities in the major metropolitan areas of Miami, Atlanta, and Boston.

Transportation links, including airports, play a critical role in the success of
conference centers that target regional and national user groups. As one of the
best indicators of an airport’s ability to enhance a convention center’s draw, air
service capacity, generally measured as total annual passenger volume, indicates
the relative convenience of a destination. The following figure presents 2015
passenger traffic data for the primary airports serving the comparable sets of
conference centers.

Air Service Capacity
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FIGURE 4-9
AIR SERVICE AT PRIMARY AIRPORT

Comparable In-State Conference Centers

Florida Poly Orlando & Tampa International Airports 57,624,762

Florida International Miami International Airport 44,350,247

U. of Central Florida Orlando International Airport 38,809,337

U. of North Florida Jacksonville International Airport 6,131,073

U. of West Florida Pensacola International Airport 1,613,310

Florida State Tallahassee International Airport 692,724

U. of Florida Gainesville Regional Airport 432,106

Comparable National Venues

GA Tech Hartsfield-Jackson Atlanta International Airport 101,491,106

Florida Poly Orlando & Tampa International Airports 57,624,762

U. of Wisconsin-Stout Minneapolis St. Paul International Airport 36,582,854

Worcester Poly Boston Logan International Airport 33,440,112

NM Tech Albuquerque International Sunport 4,745,256

LA Tech Shreveport Regional Airport 616,292

VA Tech Roanoke-Blacksburg Regional Airport 596,671

Lakeland has the benefit of being served by two international airports. The
combined passenger counts at Orlando and Tampa International Airports is
significantly higher than most of the comparable markets, suggesting multiple air
options from markets throughout the U.S. and abroad.

While Polk County has a strong corporate base and overall potential in the
meetings industry, there are few options for conference planners. When analyzed
in the context of the overall market characteristics presented in Section 2 of this
report, a study of comparable markets and university-based venues indicates the
appropriate building program for a conference center at Florida Poly. When
compared to the national market, Polk County’s overall market size, growth rates,
and demographics reflect a suburban market with strong economic growth and a
demand potential on par with comparable national markets with university
conference centers. Florida Poly’s smaller enrollment indicates that university-
based events would likely require less function space than comparable
institutions.

HVS recommends that the amount of event space at the proposed conference
center exceed the function space currently offered in Lakeland and the
surrounding markets in Polk county. Function space should resemble that found in
the national comparable set, and the building program should take advantage of
cross utilization of event spaces. For example, divisible ballroom space could serve
multiple purposes as banquet space, meeting rooms, and exhibit space depending
on event needs.

Conclusions and
Implications for Florida
Poly
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5 Building Program Recommendations

In this section, HVS provides a market-driven recommendation for the
development of a Conference Center on the Florida Poly campus (“FPU Conference
Center”). The market area analysis and analysis of comparable and competitive
markets indicate that the development of an FPU Conference Center would allow
the university to accommodate its own event needs and provide Polk County a
much-needed meeting venue for corporate and association based events.

The facility recommendations presented herein describe the floor areas of various
types of function spaces and other important conference center amenities. To
formulate the recommendations for the proposed development, HVS relied on the
following.

 A review of existing meeting and convention infrastructure in Lakeland,
Florida and surrounding Polk County,

 An analysis of event space programming in comparable conference venues in
universities throughout Florida and technical universities throughout the U.S.,

 Interviews with Florida Poly staff, local economic development organizations,
and others responsible for attracting corporate and group business to the area,
and

 Knowledge of standard industry practices.

The development program presented in this section should serve as a guide for
subsequent physical planning aimed at providing the desired facility elements.

In terms of function space, the largest venue in Polk County is the Lakeland Center
in Lakeland. In addition to a 7,000-seat arena and 2,300-seat theater, the Lakeland
Center houses approximately 63,000 square feet of functions space and will soon
undergo an expansion and renovation. The Lakeland Center primarily serves the
SMERFE market and hosts consumer shows. Polk County also contains several
special event venues with large ballroom spaces suitable for weddings, parties,
and other social events. The Polk County market lacks a property which contains a
large banquet space with multiple breakout meeting spaces that are required to
support a conference or large, multi-day meeting.
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Many factors influence planners’ selection processes when considering Polk
County as an event destination. While the region enjoys a strong and growing
economy, it does not currently have the infrastructure to participate actively in the
corporate meetings market. If the development of a conference center at FPU
produced a venue that suited the needs of meeting planners, market factors and
other indicators suggest it would successfully attract a significant number of new
meetings and conferences to the market.

HVS program recommendations for the proposed FPU Conference Center revolve
around the principle that the venue must host simultaneous events with different
venue needs, such as social events that use banquet space and corporate meetings
that use a combination of meeting and banquet space. Banquet and meeting spaces
should have sufficient size to accommodate large conferences with flexible
divisions that can also serve as meeting and banquet space for smaller association
and corporate events. Back of house spaces, including the kitchen and storage
areas, should serve multiple events without hindering the efficiency of another
event’s operation. Specific recommendations include the following elements.

 An 8,000 to 9,000 square foot multipurpose ballroom with a flexible wall
system to allow the space to divide into three sections that could serve as
space for banquets, light exhibition, and large assembly meeting areas, and

 6,000 square feet of meeting space with a variety flexible wall systems to allow
spaces to divide into an assortment of large and small meeting areas.

Depending on the available floor space, HVS recommends that the multipurpose
ballroom, meeting space, kitchen and other supporting back of house areas
detailed below occupy a single floor of the proposed Student Achievement Center.
As an alternate, it would be acceptable to develop the conference center with
approximately half of the breakout meeting space on a floor either directly above
or below the multipurpose ballroom.

The following figure provides a summary of conference center functions spaces.
Detailed descriptions of individual function and support spaces follow.

Program
Recommendations
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FIGURE 5-1
FPU CONFERENCE CENTER BUILDING PROGRAM RECOMMENDATIONS

Total Area (SF) Theatre Banquet Classroom

Exhibit

Booths

(10'x10')

Multipurpose Ballroom 9,000 1,000 530 620 50

Sub-Divisions

Division 1 3,000 330 180 210

Sub-division 1a 1,000 110 60 70

Sub-division 1b 1,000 110 60 70

Sub-division 1c 1,000 110 60 70

Division 2 3,000 330 180 210

Division 3 3,000 330 180 210

Sub-division 3a 1,000 110 60 70

Sub-division 3b 1,000 110 60 70

Sub-division 3c 1,000 110 60 70

Meeting Rooms 6,000

Large (2 at 2,000 sf) 4,000 220 120 140

Divisions (4 at 1,000 sf) 110 60 70

Medium (1 at 1,000 sf) 1,000 30 10 20

Divisions (2 at 500 sf) 10 10 10

Board Rooms (2 at 500 sf) 1,000

TOTAL FUNCTION SPACE 15,000

Capacities

Event Space

Site constraints and other design issues would affect the final layout and size of the
multipurpose ballroom. To allow for maximum flexibility as banquet, meeting, and
light exhibit space, the multi-purpose ballroom should be carpeted with durable
wall finishes and ceilings heights suitable for exhibit and banquet events. The
multi-purpose ballroom should have convenient access to a main lobby and other
pre-function spaces which are either stand-alone or shared with other function
spaces. Service access should be such that each division of the multi-purpose hall
has independent rear access allowing an event to take place in one division while
another is being serviced for a separate event.

The following figure provides of conceptual plan of the proposed multi-purpose
hall.

Multipurpose Ballroom



Convention, Sports & Entertainment
Facilities Consulting
Chicago, Illinois

October 31, 2016 Building Program Recommendations
Market and Feasibility Study FPU Conference Center 5-4

FIGURE 5-2
MULTIPURPOSE BALLROOM CONCEPTUAL LAYOUT

Meeting space is essential to providing breakout space for larger conference and
meeting events and to supporting stand-alone meetings and food and beverage
functions. Many events require banquet space which is separate and distinct from
a meeting room block. While site constraints and other design issues will affect the
final layout of these functional spaces, configuration of the meeting room blocks
should be such that they conveniently support the new multipurpose ballroom.
HVS recommends that the new meeting space be flexible blocks in areas which are
conveniently accessible for attendees and efficiently serviced by event staff.

In addition to the function spaces provided above, the gross floor area of the FPU
Conference Center would include the following elements:

 Lobby and Pre-Function Areas – A well-appointed lobby and pre-
function areas provide meeting planners areas for greeting and
registration, social gatherings, and well-defined public access to the
multipurpose hall and meeting rooms. This space is also appropriate
for receptions, coffee breaks, and other event food service functions.

Pre-Function Area

Service Corridor

Attendee Entrance

Service Entrance

Movable Wall

Meeting Spaces

Event Support and
Service Spaces
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 Circulation – Circulation space provides for the movement of attendees
into and through the conference center. These areas would include
hallways, connecting walkways, and bridges as required. Depending on
the concept plan, these areas could also include vertical circulation
(stairwells, elevators, and escalators).

 Service access – Service corridors provide non-public access to the
multipurpose ballroom and meeting rooms as well as connection to the
offices, mechanical rooms, and storage.

 Kitchen – For this analysis, we assume that Florida Poly would employ
and in-house food service staff that would provide catering for
conference center events. A full-service production kitchen capable of
serving 400 guests should be located adjacent to the multipurpose
ballroom. At a minimum, a pantry kitchen should be incorporated into
the conference center space.

 Storage – Adequate and convenient equipment storage is important to
the efficient operation of the facility.

 Facility Operations – Spaces needed to support facility’s management
and physical plant, including offices, HVAC, plumbing, electrical and
fire protection systems.

 Loading Dock – For the purpose of this analysis, we assume that a
shared first-floor loading dock would support all operations at the
Student Achievement Center.

Including the above spaces, HVS estimates that the total gross size of the
proposed conference center would be approximately 30,000 square feet. A
more precise determination of the floor areas would require a concept plan
created by a design firm that illustrates how the proposed convention
center would fit on the selected site. The process of concept planning
would likely require adjustments to the recommended floor areas.
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6 Demand Analysis

HVS based event demand projections for the proposed FPU Conference Center on
the following research and analysis:

 the program recommendations presented in Section 5 of this report,

 industry data and trends reports,

 key market and economic indicators outlined in Section 2 of this report,

 comparable venue program data, and

 discussions with representatives from Florida Poly, local government and
economic development organizations, and other local stakeholders.

For the purposes of this study, HVS assumes that all recommendations throughout
this report are completed by January 1, 2019. HVS estimates that event demand
would stabilize in 2021, the third year of operation. Demand projections also
assume the presence of a highly qualified, professional sales and management team
for the proposed FPU Conference Center.

HVS’s analysis suggests that the proposed conference center should allow Lakeland
and surrounding Polk County to grow its current meeting and convention demand
despite strengthening competition from other regional markets. The development
could also serve the local commercial customer base currently unable to book in
Lakeland due to insufficient space and unavailable venues. The conference center
would provide these businesses with a nearby meeting site rather than traveling to
venues in Tampa or Orlando.

The Florida Department of Transportation and Florida Poly recently announced a
partnership to develop a Suntrax Test Facility near the Florida Poly campus. The
Suntrax facility will include a 2.25-mile oval track used for development and testing
of emerging transportation technologies. The 400-acre Suntrax site will be in the
City of Auburndale, approximately three miles from the Florida Poly campus. With
an expected completion date in 2019, the Suntrax facility would provide an
additional source for conference and meeting demand at the FPU Conference
Center.

In addition to attracting outside users, the proposed conference center at Florida
Poly could become a valuable public asset to the university providing event space
to a variety of student and faculty groups. The multipurpose ballroom and meeting

Conference Center
Demand Projections
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spaces would support student government and staff meetings, exams, job fairs,
career seminars, banquets, dances, recitals, concerts, lectures, graduations, and
many other university activities.

Our demand projections recognize the lack of proximate hotel rooms as a primary
deterrent to attracting high impact events which require attendee lodging. While
multiple properties are expected to open in Polk County over the next two years, all
are more than ten miles from the Florida Poly campus. Long-term master plans
include the development of nearby parcels which will likely contain lodging
properties. To account for this long-term potential, HVS developed an alternate
demand scenario that assumes an adequate supply of nearby lodging.

The figure below breaks down convention center event projections by type of event.
Projections begin in the 2019 calendar year and go through 2022, one year following
stabilized demand. Total attendance figures represent individual event attendees. A
brief description of event types and demand assumptions follows.

FIGURE 6-1
FPU CONFERENCE CENTER DEMAND PROJECTIONS

2019 2020 2021 2022

Events

Conferences 19 22 24 24

Meetings 69 77 86 86

Faculty/Student Meetings 40 45 50 50

Banquets/Social 20 23 25 25

Assemblies 10 11 12 12

Special Events 4 5 5 5

Total 162 183 202 202

Average Attendance

Conferences 250 250 250 250

Meetings 60 60 60 60
Faculty/Student Meetings 30 30 30 30

Banquets/Social 250 250 250 250

Assemblies 400 400 400 400

Special Events 500 500 500 500

Total Attendance

Conferences 4,750 5,500 6,000 6,000

Meetings 4,140 4,620 5,160 5,160

Faculty/Student Meetings 1,200 1,350 1,500 1,500

Banquets/Social 5,000 5,750 6,250 6,250

Assemblies 4,000 4,400 4,800 4,800
Special Events 2,000 2,500 2,500 2,500

Total 21,090 24,120 26,210 26,210
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Conferences—Conferences are multi-day events that require a mix of banquet and
breakout space set-up and occasional assembly space, but they typically do not
require a large exhibit set-up. Lobbies and portions of the multipurpose ballroom
could service as light exhibit space as needed. Academic and technical based
conferences would likely make up much of conference demand. Other sources of
conferences would be local and regional corporations as well as state and regional
association groups.

Meetings—Meetings require breakout meeting space but would not use banquet or
exhibit space. Food service is limited to coffee breaks, breakfasts, or luncheons in
meeting rooms. Academic and technical groups along with local and regional
corporations, state associations, religious groups, and government agencies all host
meetings. Although the size of the meetings may range from ten to over 500 persons,
many meetings are small events that have fewer than 100 attendees and take place
in breakout meeting space. Ballroom divisions could also handle larger meetings or
several smaller simultaneous meetings as needed.

Faculty/Student Meetings—University groups would book the venue for a variety
of meetings and events. These events would typically not generate significant food
and beverage revenue and would largely attract local attendees.

Banquets/Social—Banquets are stand-alone social events, weddings, luncheons,
and other meals typically booked by local corporations, social and civic
organizations, and private clients. The flexibility of the ballroom and pre-function
spaces would allow for a variety of banquet sizes and multiple simultaneous events.
Since the ballroom must accommodate the needs of the venue’s conference clients,
this flexibility is crucial to operating the facility with minimal scheduling conflicts.

Assemblies—Assemblies require large amounts in seating in a theater set up.
Assemblies include graduations, lectures, religious ceremonies, and speeches.

Special Events—Special events include robotics and other competitions, job fairs,
festivals and other events that would attract university and local attendees.

HVS calculated the potential generation of room nights by the proposed FPU
conference center. These room nights represent the total room nights generated in
the Polk County market by the operations of the conference center. The following
figure presents HVS’s assumptions used to generate room night estimates. We based
room night assumptions on comparable venue data and industry research.

Room Night
Projections
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FIGURE 6-2
ROOM NIGHT ASSUMPTIONS

Type of Event
Lodgers per

Room

Percent

Lodgers

Conferences 1.25 70%
Meetings 1.25 30%
Faculty/Student Meetings 1.00 0%
Banquets/Social 1.50 10%
Assemblies 1.50 5%
Special Events 1.00 5%

The introduction of the proposed conference center could attract a greater share of
high impact conferences and meetings to the Polk County market and allow Florida
Poly to host local-based events that would otherwise move to competing markets.
Conferences and meetings would bring a greater number of out-of-town visitors
who require lodging. The following figure presents an estimate of room nights for
conference center events through calendar year 2022, one year following stabilized
demand.

FIGURE 6-3
FPU CONFERENCE CENTER ROOM NIGHT PROJECTIONS

Type 2019 2020 2021 2022

Conferences 5,320 6,160 6,720 6,720
Meetings 990 1,110 1,240 1,240
Faculty/Student Meetings 0 0 0 0
Banquets/Social 330 380 420 420
Assemblies 130 150 160 160
Special Events 100 130 130 130

Total 6,870 7,930 8,670 8,670

The Williams DRI and Auburndale master planning efforts suggest future hotel
development near Florida Poly. While the timetable for these developments is
unknown at this time, we have reviewed demand and room night projections
assuming there is adequate proximate hotel supply to support the FPU Conference
Center. The following figures present the event demand and room night projections
under this alternate hotel supply scenario.

Alternate Demand
Scenario



Convention, Sports & Entertainment
Facilities Consulting
Chicago, Illinois

October 31, 2016 Demand Analysis
Market and Feasibility Study FPU Conference Center 6-5

FIGURE 6-4
EVENT DEMAND PROJECTIONS – ALTERNATE SCENARIO

2019 2020 2021 2022

Events

Conferences 26 29 32 32

Meetings 69 77 86 86

Faculty/Student Meetings 40 45 50 50

Banquets/Social 24 27 30 30

Assemblies 10 11 12 12

Special Events 4 5 5 5

Total 173 194 215 215

Average Attendance

Conferences 250 250 250 250

Meetings 80 80 80 80
Faculty/Student Meetings 30 30 30 30

Banquets/Social 250 250 250 250

Assemblies 400 400 400 400

Special Events 500 500 500 500

Total Attendance

Conferences 6,500 7,250 8,000 8,000

Meetings 5,520 6,160 6,880 6,880

Faculty/Student Meetings 1,200 1,350 1,500 1,500

Banquets/Social 6,000 6,750 7,500 7,500

Assemblies 4,000 4,400 4,800 4,800

Special Events 2,000 2,500 2,500 2,500

Total 25,220 28,410 31,180 31,180

FIGURE 6-5
ROOM NIGHT PROJECTIONS – ALTERNATE SCENARIO

Type 2019 2020 2021 2022

Conferences 10,400 11,600 12,800 12,800
Meetings 2,650 2,960 3,300 3,300
Faculty/Student Meetings 0 0 0 0
Banquets/Social 800 900 1,000 1,000
Assemblies 130 150 160 160
Special Events 100 130 130 130

Total 14,080 15,740 17,390 17,390

Nearby hotel supply would significantly increase the attractiveness of the FPU
Conference Center for events that require lodging. We project eight additional
multi-day conferences and a corresponding decrease in the number of local
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meetings to accommodate the scheduling of these events. By a stabilized year, the
number of room nights generated in the market would more than double.

HVS intends demand projections to show smooth growth over time. However, event
demand and booking cycles do not always move smoothly. Business can shift due to
unpredictable local and national economic factors. Event demand often runs in
cycles based on rotation patterns and market conditions. HVS demand projections
should be interpreted as a mid-point of a range of possible outcomes and as an
average of multiple years.
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7. Financial Analysis

HVS uses a proprietary financial operating model to estimate revenues and
expenses at conference centers. This model quantifies the key variables and
operating ratios that determine revenue potential and expense levels. Unless
otherwise indicated, the model assumes an annual inflation rate of 2.5% applied to
both revenues and expenses.

The conference center industry does not use a standardized set of accounting
principles for reporting financial performance. Conference center operators employ
a variety of accounting methods. Financial statements from different venues
organize revenues and expenses differently. However, a few major revenue and
expense categories are common to most conference facilities. HVS developed a
financial operating model that organizes financial operations according to these
primary revenue and expense categories.

Operating revenue line items include facility rental, food and beverage sales, and
event services. The model uses a series of revenue assumptions based on
attendance, floor area utilization, or occupied days. Attendance is measured in the
actual number of delegates attending an event. Floor area utilization is measured in
Gross Square Foot Days (“GSFD”)—the amount of floor area rented times the
number of days it is rented, including move-in and move-out days. Occupied days
only include those days in which attendees are present.

To formulate the revenue assumptions, HVS relied on historical operations data
from comparable venues, industry information, and information on price levels
from local area sources. We adjusted the assumptions for inflation and other
anticipated trends in price levels.

The figure below summarizes the operating income assumptions for the proposed
conference center by type of event. A brief description of each revenue item follows.

Operating Revenues
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FIGURE 7-1
REVENUE ASSUMPTIONS

Facility

Rental

Event

Services

(Gross)

Food &

Beverage

(Gross)
per per per

GSFD GSFD Attendee

Conferences $0.15 $0.08 $60.00

Meetings 0.20 0.08 12.00

Faculty/Student Meetings 0.08 0.04 10.00

Banquets/Social 0.10 0.08 35.00

Assemblies 0.15 0.04 -

Special Events 0.15 0.08 2.50

Type

Facility Rental—Facility rental revenue includes the revenue the proposed
conference center would receive from clients that reserve one or more function
areas in the facility. Despite having published rates, conference centers typically
charge rental fees based on negotiated daily rental fees. Not all events incur a facility
rental fee. A facility may reduce or waive the room rental charges in order to book
an event that has a strong economic impact on the local market or that has high food
and beverage revenues. The above rates are based on the number of gross square
foot days consistent with industry averages and comparable venues.

Event Services—Event Services include the fees charged to tenants for services
that could include business services, audio and video technical assistance, set-up
and take down of function spaces, cleaning services, security services, electricity
and other utilities, commissions from decorators and other services provided by
third-party contractors at events. Many events also require audio, video,
communications and internet services. Banquets and other upscale events can
require elaborate decorating services. Service charges vary by type of event. Some
of these services may be included in the rental charges for using the facility, but
others will be add-on service charges. The HVS model estimates event services
revenues based on the number of gross square foot days consistent with industry
averages.

Food and Beverage—Most events that would use the conference center’s function
space would also arrange for food service for their attendees during their events.
This food service includes catering which can range from coffee breaks associated
with a meeting to a full dinner associated with a conference or banquet. Most
conferences generate demand for multiple meals during these multi-day events.
Meetings and banquets generally include a single meal or refreshment services. HVS
projects estimated gross food and beverage revenues on a per delegate-day basis
depending on the type of event.
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HVS estimated direct departmental expenses for the operations of the proposed
conference center as a blend of fixed costs and variable percentage of operating
revenues as summarized in the figure below. We based these fixed and variable
assumptions on multiple years of comparable venue revenue and expense data and
other industry standards. A brief description of each expense line item follows.

FIGURE 7-2
EXPENSE ASSUMPTIONS

Expenditure Percentage Revenue Fixed Expense

DEPARTMENTAL EXPENSES
Event Services Costs 85.0% of Event Services (Gross) $0
Food & Beverage Costs 60.0% of Food & Beverage (Gross) 0
Repair & Maintenance 4.0% of Total Operating Rev 0
Administrative & General 3.0% of Total Operating Rev 90,000
Marketing & Sales 2.0% of Total Operating Rev 25,000
Utilities 3.0% of Total Operating Rev 40,000

Event Services Costs—Event services costs are the costs incurred by the facility for
client reimbursed expenses such as audio-visual set-up, security, cleaning, and
event set-up. HVS estimated event services costs as a percentage of gross event
service revenue based on industry standards.

Food & Beverage Costs—HVS assumes that the food and beverage services would
be operated in-house with occasional catering by a third-party provider. Caterers
would be made available to clients via a list of approved caterers that would contract
directly with event organizers. HVS assumes food service costs including event
labor, raw materials, and other supplies would be 60% of gross sales.

As a department of the university, the development of the proposed conference
center would also result in incremental departmental expenses associated with its
day-to-day operation. HVS quantified these variable expenses as a function of the
incremental operating revenues generated by the conference center. Expenses
assumptions include staffing and other costs.

Repair & Maintenance—This category includes both routine and one-time facility
maintenance expenses that are primarily the responsibility of in-house facility
operations personnel. It also includes more specialized activities, such as HVAC
system maintenance, electrical work, and maintenance of other mechanical systems
often contracted out to third parties.

Operating Expenses
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Administrative & General—Office and administrative operations incur day-to-day
facility expenses. Such expenses typically include travel, telephone, printing,
permits, and other miscellaneous services.

Marketing & Sales—This category includes the production of event marketing
materials, travel, advertising, other costs associated with event sales.

Utilities—Utilities, including electricity, gas, water, and other charges often
represent one of the largest expenses incurred by facility operators.

The figures below present the detailed five-year departmental projections for the
proposed FPA Conference Center including the multi-purpose ballroom and
meeting spaces. The first figure presents the base scenario and the second figure
presents the alternate hotel supply scenario. The projections are in inflated dollars
beginning January 1, 2019, the assumed opening of the facility.

FIGURE 7-3
CONFERENCE CENTER FINANCIAL PROJECTIONS

2019 2020 2021 2022 2023

$
% of

Total
$

% of

Total
$

% of

Total
$

% of

Total
$

% of

Total

OPERATING REVENUE
Facility Rental $225,000 25% $263,600 24% $295,600 24% $303,000 24% $310,500 24%
Event Services (Gross) 109,200 12% 128,500 12% 143,800 12% 147,400 12% 151,100 12%
Food & Beverage (Gross) 581,400 64% 686,100 64% 767,600 64% 786,800 64% 806,500 64%

Total $915,500 100% $1,078,200 100% $1,207,000 100% $1,237,200 100% $1,268,100 100%

DEPARTMENTAL EXPENSES
Event Services Costs $92,800 10% $109,200 12% $122,200 13% $125,300 14% $128,400 14%
Food & Beverage Costs 348,800 38% 411,700 45% 460,600 50% 472,100 52% 483,900 53%
Repair & Maintenance 36,600 4% 43,100 5% 48,300 5% 49,500 5% 50,700 6%
Administrative & General 126,800 14% 134,200 15% 140,600 15% 144,100 16% 147,700 16%
Marketing & Sales 45,900 5% 49,800 5% 53,100 6% 54,500 6% 55,800 6%
Utilities 71,600 8% 77,600 8% 82,600 9% 84,700 9% 86,800 9%

TOTAL NET INCOME (LOSS) $193,000 21% $252,600 23% $299,600 25% $307,100 25% $314,800 25%

Operating Pro Forma
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FIGURE 7-4
CONFERENCE CENTER FINANCIAL PROJECTIONS – ALTERNATE SCENARIO

2019 2020 2021 2022 2023

$
% of

Total
$

% of

Total
$

% of

Total
$

% of

Total
$

% of

Total

OPERATING REVENUE

Facility Rental $303,400 25% $347,800 25% $393,000 25% $402,800 25% $412,900 25%
Event Services (Gross) 151,700 13% 174,100 13% 196,700 13% 201,600 13% 206,600 13%
Food & Beverage (Gross) 754,200 62% 865,400 62% 981,500 62% 1,006,000 62% 1,031,100 62%

Total $1,209,200 100% $1,387,300 100% $1,571,100 100% $1,610,400 100% $1,650,700 100%

OPERATING EXPENSES
Event Services Costs $128,900 11% $148,000 11% $167,200 11% $171,400 11% $175,600 11%
Food & Beverage Costs 452,500 37% 519,300 37% 588,900 37% 603,600 37% 618,700 37%
Repair & Maintenance 48,400 4% 55,500 4% 62,800 4% 64,400 4% 66,000 4%
Administrative & General 135,600 11% 143,400 10% 151,500 10% 155,300 10% 159,200 10%
Marketing & Sales 51,800 4% 56,000 4% 60,400 4% 61,900 4% 63,500 4%
Utilities 80,400 7% 86,900 6% 93,500 6% 95,900 6% 98,300 6%

TOTAL NET INCOME (LOSS) $311,600 26% $378,300 27% $446,800 28% $458,000 28% $469,400 28%

HVS intends for financial projections to show the expected levels of revenues and
expense. Projections show smooth growth over time. However, event demand and
booking cycles are not always smooth. Unpredictable local and national economic
factors can affect business. Event demand is often cyclical, based on rotation
patterns and market conditions. Therefore, HVS recommends interpreting the
financial projections as a mid-point of a range of possible outcomes and over a
multi-year period rather than relying on projections for any one specific year.
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8. Economic Impact

Based on the demand projections presented in this report, HVS identified the new
spending that would occur in the local economy due to the proposed development
of the FPU Conference Center. HVS estimated the amounts of income and
employment that new visitors and event organizers would generate in Polk
County.

Spending falls into three categories:

 Direct spending includes the new spending of event attendees and organizers.
For example, an attendee’s expenditure on a restaurant meal is a direct
spending impact. Direct spending includes only new spending that originates
from outside Polk County. Spending by attendees who live within the market
area is a transfer of income from one sector of the area’s economy to another;
therefore, this analysis does not count spending by local residents as a new
economic impact.

 Indirect spending follows from the business spending resulting from the
initial direct spending. For example, an event attendee’s direct expenditure on
a restaurant meal causes the restaurant to purchase food and other items from
suppliers. The portion of these restaurant purchases that remains within Polk
County counts as indirect impacts.

 Induced spending represents the change in local consumption due to the
personal spending by employees whose incomes change from direct and
indirect spending. For example, a waiter at a local restaurant may have more
personal income as a result of an event attendee dining at the restaurant. The
amount of the increased income that the waiter spends in the local economy is
an induced impact.

To generate direct spending estimates, HVS applied assumptions about the
amounts of new spending generated by FPU Conference Center events. HVS used
the IMPLAN input-output model of the local economy to estimate indirect and
induced spending. The sum of direct, indirect, and induced spending estimates
make up the total estimated spending impact of the FPU Conference Center.

Some analysts refer to indirect and induced impacts as multiplier effects. The
relationship between direct spending and the multiplier effects vary based on the
specific size and characteristics of a local area’s economy.

Direct, Indirect, and
Induced Spending
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HVS identified four sources of new direct spending impact:

 Overnight Guests: Visitors to the FPU Conference Center who require
overnight lodging, including conference delegates, meeting attendees, and
attendees at other events. Overnight delegate spending includes the
spending on lodging, meals, shopping, local transportation, recreation and
entertainment, and other goods and services while in town.

 Daytrip Attendees: Visitors to the FPU Conference Center who do not
require paid lodging. In most markets, day-trippers typically spend money
on meals, shopping, local transportation, recreation and entertainment,
and other goods and services while in town.

 Event Organizers: Individuals, associations, or other organizations that
plan, sponsor, organize, and coordinate events that take place at FPU
Conference Center facilities. In addition to facility spending, event
organizers also spend on lodging, meals, local transportation, facility
rentals, equipment rentals, and other goods and services required to plan
and organize a successful event.

Estimations of new spending of each of these sources involves three sets of
assumptions: 1) the number of new visitors to the market, 2) the geographic
location of their spending, and 3) the amounts typically spent by each of the
sources.

HVS estimated the percentage of each visitor type that would come from outside
the market rather than from the local area. The spending estimates only include
new visitor spending because non-residents import income, whereas residents
transfer income already in the market area.

 Overnight Guests – HVS assumes that 90% of overnight guests are new to
Polk County. Some overnight guests may stay with friends and family or
outside the market.

 Day Trips – Estimates are based on the population for the market area as a
percentage of the one-hour drive time population.

 Organizer spending on Attendees/Delegates – HVS based estimates on the
percentage of events organized by companies that would otherwise not
hold or participate in an event in Polk County.

The product of the visitor forecasts and the percent of demand new to the market
yields an estimate of the sources of impact shown in the table below. That is:

Sources of Direct
Spending

New Visitors
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Total Overnight Guests X Percent New = New Overnight Stays

Total Day Trips X Percent New = New Day Trips

Total Delegate Days X Percent New = New Delegate Days

For the purpose of this analysis, HVS considered the base case the existing hotel
scenario and an alternate scenario detailed in the demand and financial
projections. The alternate scenario recognizes the potential future hotel
development proximate to the FPU campus. The figures below show the number of
new visitors to Polk County who generate new spending.

FIGURE 8-1
SUMMARY OF DIRECT SPENDING - BASE

Event Type
Overnight

Visitor Days
Day Trips

Convention

Delegate

Days*

Polk County

Conferences 7,560 5,216 13,500

Meetings 1,238 4,649 6,966

Banquets/Social 375 2,766 0

Assemblies 216 3,301 0

Special Events 113 1,689 0

Total 9,502 17,621 20,466

*Used to estimate organizer spending.

FIGURE 8-2
SUMMARY OF DIRECT SPENDING – ALTERNATE SCENARIO

Event Type
Overnight

Visitor Days
Day Trips

Convention

Delegate

Days*

Polk County

Conferences 14,400 6,829 21,600

Meetings 3,302 4,241 9,288

Banquets/Social 900 3,082 0

Assemblies 216 3,301 0

Special Events 113 1,689 0

Total 18,931 19,142 30,888

*Used to estimate organizer and exhibitor spending.

Delegates, attendees, event organizers, and exhibitors spend locally on lodging,
meals, local transportation, facility rentals, vendor services, meeting room rentals,
equipment rentals, and other goods and services.

Spending Parameters
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The “Daily Spending Parameters” include the daily spending by individual
overnight delegates, day-trippers, and event organizers. Adjusted DMAI data
provides estimates of exhibitor and organizer spending per attendee day. Facility
revenue estimates include event organizer and exhibitor spending on facility
rental, facility services, and event food and beverage. The figure below states all
daily spending parameters in 2016 dollars.

FIGURE 8-3
VISITOR SPENDING PARAMETERS

Daily Spending Per Overnight Stay $247.44

Hotel Average Daily Room Rate 33%

Food services and drinking places 23%

Hotels and motels, including casino hotels 20%

Retail stores - general merchandise 11%

Museums, historical sites, zoos, and parks 4%

Automotive equipment rental and leasing 3%

Transit and ground passenger transportation 3%

Scenic and sightseeing transportation 2%

Retail stores - gasoline stations 1%

State and local government passenger transit 1%

Motion picture and video industries 1%

Total 100%

Daily Spending Per Day-trip Visitor $102.33

Food services and drinking places 55%

Retail Stores - General Merchandise 27%

Museums, Historical Sites, Zoos, and Parks 9%

Scenic and sightseeing transportation 4%

Retail Stores - Gasoline Stations 2%

State and local government passenger transit 2%

Motion picture and video industries 1%

Total 100%

Organizer Spending per Delegate Day $3.11

Retail Stores - General Merchandise 40%

Hotel Room Rate 26%

Advertising and Related Services 31%

Automotive Equipment Rental and leasing 2%

State and local government passenger transit 1%

Transit and ground passenger transportation 1%
Total 100%

Sources: DMAI, CITI, STR, and HVS

Event organizers and exhibitors create additional spending impacts through
spending at the FPU Conference Center through facility rentals, the purchase of
event food and beverage services, and other spending at the venue. Using

Facility Revenue from
Outside Spending
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operating revenue histories, HVS estimated future spending by exhibitors and
event organizers at the including:

Facility Rental—Facility rental revenue includes the revenue the FPU Conference
Center receives from clients that would reserve one or more function areas in the
conference center. Despite having published rates, facilities typically charge rental
fees based on negotiated daily rental fees. Not all events incur a facility rental fee.
A facility may waive the space rental charges if the event meets a certain minimum
of food and beverage charges.

Food and Beverage—Most events that use the conference center’s function space
would also arrange for food service for their attendees during their events. This
food service includes catering, which can range from coffee breaks associated with
a meeting to a full dinner associated with a convention or banquet. Consumer
shows, theatre performances, and arena events may generate concession revenue.
Most conventions and conferences generate demand for multiple meals during the
course of these multi-day events. Meetings and banquets generally include a single
meal or refreshment services. Conferences typically generate the most spending
per attendee.

Event Services—Event Services include the fees charged to tenants for services
that could include business services, audio-visual rental and technical assistance,
information technology set-up and take down of function spaces, cleaning services,
security services, electricity and other utilities, commissions from decorators, and
other services provided by third-party contractors at events. Banquets and other
upscale events often require elaborate decorating services. Almost all events
require cleaning services; cleaning of common areas may be complimentary for
most events, while cleaning services offered to individual exhibitors can represent
a significant source of revenue. Service charges vary by type of event. Some of
these services may be included in the rental charges for using the facility, but
others will be add-on service charges.

HVS applied the previous sources of spending impacts and spending parameters to
estimate gross direct spending for a stabilized year. See the figure below.

Gross Direct Spending
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FIGURE 8-4
GROSS DIRECT SPENDING - BASE

Polk County

Direct overnight visitor spending = 9,502 overnight visitors x $247.66 = $2.4 M

Direct day trip spending = 17,621 daytrip visitors x $102.33 = $1.8

Organizer Spending = 20,466 attendees x $3.11 = $0.1

Facility Revenue = $0.9

Total Gross Direct Spending = $5.2 M

*For the stablized year of 2022 and stated in 2016 dollars.

Sources: DMAI, CITI, STR, and HVS

FIGURE 8-5
GROSS DIRECT SPENDING – ALTERNATE SCENARIO

Polk County

Direct overnight visitor spending = 18,931 overnight visitors x $247.54 = $4.7 M

Direct day trip spending = 19,142 daytrip visitors x $102.33 = $2.0

Organizer Spending = 30,888 attendees x $3.11 = $0.1

Facility Revenue = $1.2

Total Gross Direct Spending = $8.0 M

*For the stablized year of 2022 and stated in 2016 dollars.

Sources: DMAI, CITI, STR, and HVS

HVS uses the IMPLAN input-output model to estimate indirect and induced
spending and employment impacts. IMPLAN is a nationally recognized model
developed at the University of Minnesota and commonly used to estimate
economic impacts. An input-output model generally describes the commodities
and income that normally flow through the various sectors of a given economy.
The indirect and induced spending and employment effects represent the
estimated changes in the flow of income, goods, and services caused by the
estimated direct spending. The IMPLAN model accounts for the specific
characteristics of the local area economy and estimates the share of indirect and
induced spending that it would retain.

HVS categorized new direct expenditures into spending categories that we provide
inputs into the IMPLAN model. Specifically, the IMPLAN model relies on spending
categories defined by the U.S. Census according to the NAICS. Because the
spending data from the surveys used by HVS do not match the NAICS spending
categories, HVS translates the spending categories into the NAICS spending
categories that most closely match.

IMPLAN Impact
Modeling
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Not all of the gross direct spending counts as an economic impact because some of
the spending does not generate income within the market. HVS adjusts gross
direct spending to account for income that leaks out of the local economy by
estimating retail margins and local purchase parentages. As a result, the realized
direct spending (“net direct spending”) is lower than the gross direct spending in
the market area.

Spending at retailers creates a smaller economic impact compared to spending in
other industries. Retailers add value equal to the margin or price increase of the
good above the original price paid to obtain the good. The IMPLAN model is
product based, so HVS uses IMPLAN margin numbers to account for the
discrepancy between retail purchaser prices and producer prices.

To accurately measure spending impacts, HVS counts spending on products and
services located in the market area. Some of the direct spending demand in the
market area cannot be accommodated. For example, an event organizer may need
to buy novelty items for all attendees, but find that the market area does not
produce these items. This effect occurs for direct, indirect, and induced spending.
HVS uses the IMPLAN SAM model values to track the percentage of a good
purchased within the market area.

The relationship between direct spending and the multiplier effects can vary based
on the specific size and characteristics of a local area’s economy. HVS enters the
gross direct spending estimate into the IMPLAN input-output model of the local
economy to estimate the net direct, indirect and induced spending. HVS obtained
the most recent available data from IMPLAN for Polk County.

The following figures present the output of the IMPLAN model–the net new direct,
indirect, and induced economic impacts and that are attributable to the proposed
development of the FPU Conference Center. HVS also used IMPLAN to estimate the
jobs created based on the direct, indirect, and induced spending estimates.

The figure below shows the annual net direct, indirect and induced spending
generated for Polk County in the base and alternate scenarios.

Annual Net Direct
Spending

Retail Margins

Local Purchase
Percentage

Indirect and Induced
Spending

Annual Net Spending
Impacts
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FIGURE 8-6
ANNUAL ECONOMIC IMPACT ESTIMATES

Impact ($ millions) Base
Alternate

Scenario

Spending Estimates

Net Direct $5.0 $7.7

Indirect 1.2 1.8

Induced 1.6 2.3

Total $7.7 $11.8

The proposed capital investment in the development of the FPU Conference center
would likely be repaid over a 20-year period that coincides with the useful life of
the asset. As a point of comparison with the capital investment, HVS calculated the
present value of the net spending that it would generate over a 20-year period. We
assumed a 5% discount rate that approximates the weighted cost of public sector
capital. The figure below shows the present value of spending over a 20-year
period.

FIGURE 8-7
PRESENT VALUE OF NET SPENDING

$ Millions

Base $113

Alternate Scenario $173

*Stated in constant 2016 dollars.

In the baseline scenario, the present value of net spending impact approaches
$113 million. We estimate $173 million in the alternate scenario. The amounts of
impact should be compared to the potential capital investment in the project.

HVS calculated the full-time equivalent jobs supported by the spending in each
economic sector. The figure below summarizes the results.

FIGURE 8-8
EMPLOYMENT IMPACT IN A STABILIZED YEAR

Full-Time Equivalent Jobs Base
Alternate

Scenario

Direct 30 50

Indirect 10 10

Induced 10 10

Total Permanent Jobs 50 70

Present Value of Net
Spending

Employment Impacts
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By a stabilized year of operation, the project would support approximately 50
permanent full-time equivalent jobs in the base scenario and 70 jobs in the
alternate scenario.

Fiscal impacts represent the public sector share of the economic impacts from tax
collections on new spending. The previously discussed spending estimates provide
a basis for estimating potential tax revenue, as Polk County would collect some of
the spending through taxation.

The IMPLAN analysis results in direct, indirect, and induced spending classified
into hundreds of detailed spending categories. HVS evaluated each of these
spending categories to determine which taxes would apply to each type of
spending output. HVS then used the appropriate tax rates to estimate the amount
of tax revenue.

HVS applied these nominal tax rates to a detailed breakdown of spending and
income categories that result from direct, indirect, and induced spending through
operation of the FPU Conference Center. HVS then estimated the potential annual
revenue from each tax source as shown in the following figures.

FIGURE 8-9
FISCAL IMPACTS ON POLK COUNTY IN 2016 DOLLARS - BASE

Tax Category Tax Base
Nominal Tax

Rate

Estimated Tax

Revenue

Local Sales & Use Tax $5,253,435 1.00% $52,530

Auto Fuel 57,375 11 cents/gal 3,010

Local Option Lodging Tax 1,075,040 5.00% 53,750

$109,290

Sources: IMPLAN and HVS

FIGURE 8-10
FISCAL IMPACTS ON POLK COUNTY IN 2016 DOLLARS – ALTERNATE SCENARIO

Tax Category Tax Base
Nominal Tax

Rate

Estimated Tax

Revenue

Local Sales & Use Tax $7,532,355 1.00% $75,320

Auto Fuel 82,253 11 cents/gal 4,310

Local Option Lodging Tax 2,132,240 5.00% 106,610

$186,240

Sources: IMPLAN and HVS

Fiscal Impacts
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Three tax sources would generate approximately $109,000 for Polk County in the
base case and around $186,000 in the alternate scenario.

The following figure summarizes recurring annual economic and fiscal impacts in
a stabilized year for the base case and alternate scenario.

FIGURE 8-11
SUMMARY OF ECONOMIC AND FISCAL IMPACTS

Summary of Impacts* Base
Alternate

Scenario

Economic Impact (millions) $7.8 $11.8

Fiscal Impact (millions) $109,290 $186,240

Jobs 50 70

*In a stabilized year.

These economic and fiscal impact estimates are subject to the assumptions and
limiting conditions described throughout the report. Numerous assumptions about
future events and circumstances form the basis for these estimates. Although we
consider these assumptions reasonable, we cannot provide assurances that the
project will achieve the forecasted results. Actual events and circumstances are
likely to differ from the assumptions in this report and some of those differences
may be material. The readers should consider these estimates as a mid-point in a
range or potential outcomes.
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9. Statement of Assumptions and Limiting Conditions

1. This report is to be used in whole and not in part.

2. All information, financial operating statements, estimates, and opinions
obtained from parties not employed by HVS are assumed to be true and
correct. We can assume no liability resulting from misinformation.

3. Unless noted, we assume that there are no encroachments, zoning
violations, or building violations encumbering the proposed subject
property.

4. The proposed facility is assumed to be in full compliance with all
applicable federal, state, local, and private codes, laws, consents, licenses,
and regulations (including a liquor license where appropriate), and that all
licenses, permits, certificates, franchises, and so forth can be freely
renewed or transferred to a purchaser.

5. We are not required to give testimony or attendance in court by reason of
this analysis without previous arrangements, and only when our standard
per-diem fees and travel costs are paid prior to the appearance.

6. If the reader is making a fiduciary or individual investment decision and
has any questions concerning the material presented in this report, it is
recommended that the reader contact us.

7. We take no responsibility for any events or circumstances that take place
subsequent to the date of our report.

8. The quality of a facility's on-site management has a direct effect on a
property's economic performance. The demand and financial forecasts
presented in this analysis assume responsible ownership and competent
management. Any departure from this assumption may have a significant
impact on the projected operating results.

9. The impact analysis presented in this report is based upon assumptions,
estimates, and evaluations of the market conditions in the local and
national economy, which may be subject to sharp rises and declines. Over
the projection period considered in our analysis, wages and other
operating expenses may increase or decrease due to market volatility and
economic forces outside the control of the hotel’s management.
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10. We do not warrant that our estimates will be attained, but they have been
developed on the basis of information obtained during the course of our
market research and are intended to reflect reasonable expectations.

11. Many of the figures presented in this report were generated using
sophisticated computer models that make calculations based on numbers
carried out to three or more decimal places. In the interest of simplicity,
most numbers have been rounded. Thus, these figures may be subject to
small rounding errors.

12. It is agreed that our liability to the client is limited to the amount of the fee
paid as liquidated damages. Our responsibility is limited to the client, and
use of this report by third parties shall be solely at the risk of the client
and/or third parties. The use of this report is also subject to the terms and
conditions set forth in our engagement letter with the client.

13. Although this analysis employs various mathematical calculations, the final
estimates are subjective and may be influenced by our experience and
other factors not specifically set forth in this report.

14. HVS, is not a municipal advisor and HVS is not subject to the fiduciary duty
set forth in section 15B(c)(1) of the Act (15 U.S.C. 78o-4(c)(1)) with
respect to the municipal financial product or issuance of municipal
securities. The reader is advised that any actual issuance of debt would be
done under the advice of its bond counsel and financial advisors. Financial
advisor would provide advice concerning the specific structure, timing,
expected interest cost, and risk associated with any government loan or
bond issue. Potential investors should not rely on representations made in
this report with respect to the issuance of municipal debt.

15. This report was prepared by HVS Convention, Sports & Entertainment
Facilities Consulting. All opinions, recommendations, and conclusions
expressed during the course of this assignment are rendered by the staff of
this organization, as employees, rather than as individuals.

16. This report is set forth as an impact study of the proposed subject project;
this is not an appraisal report.
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10. Certification

The undersigned hereby certify that, to the best of our knowledge and belief:

1. the statements of fact presented in this report are true and correct;

2. the reported analyses, opinions, and conclusions are limited only by the
reported assumptions and limiting conditions, and are our personal,
impartial, and unbiased professional analyses, opinions, and conclusions;

3. we have no present or prospective financial or personal interest with
respect to the parties involved;

4. HVS is not a municipal advisor and is not subject to the fiduciary duty set
forth in section 15B(c)(1) of the Act (15 U.S.C. 78o-4(c)(1)) with respect to
the municipal financial product or issuance of municipal securities;

5. we have no bias with respect to the subject of this report or to the parties
involved with this assignment;

6. our engagement in this assignment was not contingent upon developing or
reporting predetermined results;

7. our compensation for completing this assignment is not contingent upon
the development or reporting of a predetermined result that favors the
cause of the client, the amount of the value opinion, the attainment of a
stipulated result, or the occurrence of a subsequent event directly related
to the intended use of this appraisal;

8. Catherine Sarrett personally inspected the property described in this
report.

Thomas Hazinski
Managing Director

Catherine Sarrett
Senior Director


