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EXECUTIVE SUMMARY 
Hunden Strategic Partners was engaged by community stakeholders in Racine who are interested in 
determining the feasibility of developing an arena in downtown Racine. As investments and 
improvements in downtown occur, many stakeholders wondered if an arena or event center that is active 
primarily from fall through spring would generate energy, activity and improvement to business in 
downtown Racine, creating year-round set of event facilities. In addition to the arena, the project and 
analysis assumed an attached conference center hotel, likely USHL hockey tenant, potential NBA D-
League tenant, and the need for additional quality function space other key components that will impact 
the overall attractiveness of the event and hospitality package.  

The primary questions that HSP was requested to answer are: 
§ Is there enough potential activity and demand in the market to support the development of a new 

arena downtown, given the proximity to the Milwaukee and Chicago markets? Would concerts, 
family shows and other event be attracted to host an event in a new facility in Racine? 

§ Is there a realistic opportunity to attract an anchor tenant to such a facility? 
§ Are there events that are accepting lesser dates or less ideal accommodations currently that 

would improve or expand their activity at a new, smaller facility?  
§ How much would the arena cost and would it need ongoing financial support beyond the initial 

development? 
§ How would this ongoing arena activity benefit downtown Racine and all of Racine County? What 

impacts are expected? 
§ Is the downtown location critical and if so, why? 

Many cities have used event facilities as activity and demand generators to enhance their downtowns and 
overall development efforts. The activity of arenas can generate consistent usage, which provides consistent 
nearby street-level activity for restaurants and bars and some retail. It also provides downtown employees 
and residents a major activity center nearby to walk to after work. Yet the facility itself must be able to 
generate enough events on the calendar to keep it operating without significant financial support. No arena 
pays completely for itself – the design and operating concept of any new facility should ensure that it can 
maximize revenues and minimize expenses for a net positive operating profile.  

HSP met with key stakeholders, interviewed and surveyed existing and potential arena users, analyzed the 
competition, analyzed the market, and investigated comparable situations to understand the state of art in 
arena design today.  

Based on HSP’s analysis, the following was determined: 
§ The market, while relatively small locally, is situated between to major markets and 

encompasses a larger capture market that is attractive to concert and other event promoters. 
Given Racine’s location nearly equidistant from Milwaukee and Chicago, it makes a logistically 
smart stopover or mid-market arena for many acts, family shows and other events traveling 
between larger metro areas. 
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§ A team owner of a United States Hockey League (USHL has expressed interest in locating a 
team in Racine as soon as a new facility as ready, assuming the facility has the necessary 
seating and premium seating opportunities. 

§ The Milwaukee Bucks are in the process of identifying a city to locate an affiliated D-League 
team. Racine has made the short list of potential locations. Assuming the arena has the 
necessary seating and premium seating opportunities, an arena in Racine would be in a good 
position to secure the affiliated team.  

§ There are numerous examples of small markets similar in size to Racine that have successfully 
developed and supported small arenas (many with hockey teams) over the past several 
decades. Many of these are located in the United States’ Midwest, including lesser-populated 
areas within the region.  

§ Racine’s downtown is working to enhance its reputation as a fun, walkable city with more leisure 
time activities, at least in the warmer months via the development of an active retail, restaurant 
and bar scene. Initiatives such as the RootWorks Redevelopment Initiative will help revitalize the 
Belle Harbor District, Machinery Row District and River Loop, all which are within walkable 
distance to the proposed arena site.  

§ Parking has been shown to be available during event periods (after business hours and on 
weekends, without negatively impacting parking for existing restaurants and retailers. 

§ The addition of quality function space in addition to the events center and hotel will help to host 
higher revenue events, conferences, corporate events, trainings and conventions.  

§ The development of the arena will likely induce the development of a new connected conference 
hotel. This hotel should be a larger, select-service branded hotel relative to the existing 
downtown hotels. Such a hotel will induce more conventions, conferences and other events, in 
addition to what would be generated without such a hotel.  

§ The addition of an arena/event center under one operating entity or management contract will 
allow for combined operations and additional opportunities to minimize any operating loses 
between all facilities. The combined operations will engender cost savings and enhance revenue 
generation, likely lowering the current operating loss sustained by the Civic Centre facilities’ 
operations. 

§ The location of the arena in the downtown and adjoining a new conference hotel is critical for the 
operating success of the two facilities, as they can co-promote and co-host events. Also, the 
combined facility will allow for increased competitiveness for events, bringing more events 
downtown and into the hotels. Finally, there is already plentiful parking in the downtown area 
surrounding the arena site to support a new facility that will simultaneously help downtown 
businesses by having people park and walk by these businesses before and after events. The 
farthest that someone would need to park is minimal, under four blocks from the entrance of the 
facility. Additional wayfinding will help attendees find this plentiful parking nearby. This will also 
help the utilization of garages and lots that sit empty in the evenings. If an arena is developed by 
itself outside of downtown, more parking will need to be developed and the competitiveness of 
both the arena and the downtown hospitality package will be diminished, lowering the economic 
impact to the point of reconsidering the efficacy of the project.  

The following provides more explanation of the findings.  
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SWOT Analysis 

This section presents HSP’s analysis of the arena and event center situation and presents a recommendation 
for Racine.  

A SWOT (Strengths, Weaknesses, Opportunities and Threats) Analysis was conducted leading up to these 
recommendations. A SWOT analysis identifies critical factors that will impact the Project’s overall 
performance. It also suggests implications for the sizing and quality of the project given the current 
environment. Strengths and weaknesses are currently factors impacting the potential project as well as items 
inherent in the project or market, while opportunities and threats are potential and external factors impacting 
the success of the Project. 

This section provides recommendations on the size and quality of the Project based on HSP’s review of the 
market and other factors. In addition, HSP’s experience with similar projects and how they have performed 
played a role in our recommendations and projections.  

Strengths 
§ Strong Community Leadership. Community leadership has demonstrated a commitment to 

stimulating redevelopment and reinvestment in the community, especially the downtown area. 
§ Downtown Redevelopment and Authenticity. Downtown Racine has seen improvement 

based on private and public investment. A vibrant downtown consists of popular restaurants, 
shops and entertainment, providing a more visible face to the city and drawing more visitors 
from the surrounding areas. This helps the community as a whole and proves to visitors, 
residents and business owners that it is serious about a vision for itself. When private interests 
see development occurring on a regular basis downtown, they have more confidence to invest 
as well. The success of the Marina and many restaurants have given downtown very compelling 
life. It is also one of the keys to attracting Millennials, retirees and other new residents to move 
to Racine.  

§ Strong Market Opportunity for Hockey, Concerts and Family Shows. Based on interviews 
and other market analysis, there will be many new events and potential tenant(s) for the arena. 
The facility would fit a size range that is simply not available today and that is attractive to many 
potential events. Promoters were optimistic about bringing events to an arena in Racine due to 
its location between Milwaukee and Chicago. These events are literally already driving by 
Racine now, and would enjoy the opportunity to stop, put on a show and generate revenue. This 
benefits them and benefits Racine. The United States Hockey League (USHL) is eager to 
establish a presence in a new arena in Racine and the team would act as an anchor tenant, 
helping to generate significant revenue for the building.  

§ Net positive impact on a New Connected Hotel. Connecting a new arena to a new hotel 
would create an event complex that would be more competitive for various types of events than 
it is today. A connected arena and hotel will allow for even more events to be attracted to the 
combined complex. Cross-promoting event and function space will create a more appealing 
hospitality package.  

§ Access. Racine’s access off of I-94 gives it easy access to markets both to the north and south. 
A market of more than two million is available within a relatively short drive. Racine, with the new 
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facilities, will be a much better location for this widespread market to attend an event versus 
having to drive to Chicago or Milwaukee. 

§ Business Community Support. The business community supports the development of an 
arena. However, businesses will be cautious when considering partnerships with the facility to 
and other investments that will help the financial viability of the enterprise.  

§ Growing Content for Small Arenas. There has been a boom in small and mid-sized arenas 
across the US for 15 years and there is specific content (family shows, concerts, etc.) that has 
been developed for this size venue. There are many smaller and mid-sized venues across the 
U.S. than major arenas and so this provides the acts a steady stream of opportunity. A new 
facility would provide an opportunity for those acts to come to Racine.  

Weaknesses 
§ Relatively Small Market. While the market is ideal in many ways, it also has a similar or smaller 

population than many markets that support similar arenas. However, as HSP has determined, 
there are numerous examples of arenas in small markets (many smaller than Racine) that have 
successfully supported hockey franchises and arenas.   

Opportunities 
§ New Events for Racine.  Currently, there is no opportunity for major or minor sports, concerts, 

family shows and other events to come to Racine. There is also very limited opportunity for 
many conventions and conferences to come to the market and even for local business to host 
meetings and tradeshows. There simply is no facility able to accommodate them. These events 
have very special needs and buildings without the technology and other amenities required by 
teams and promoters will not suffice. With the recommended enhancements, the number of 
events and activity to the facilities and downtown will be immense compared to the few events 
coming downtown to the Civic Centre now.  

§ Opportunity for Events Covered by Television. With a new facility, the community would 
have the opportunity to attract professional sports’ exhibition events that may be nationally 
televised, as well as collegiate and other major games that are also nationally televised. This will 
provide additional free positive press for the city that currently does not exist. When regional 
competitors play in the new facility, which will be covered on the news in the other markets. 

§ Catalytic Development. The proposed arena can serve as a catalytic development to retain 
and attract businesses, groups and visitors to downtown Racine. An event center/arena can be 
the catalytic development that generates year-round activity to support the development of 
restaurants and other downtown businesses, as well as residential growth. Businesses and 
entrepreneurs notice when the city is aggressive and takes an active role in improving itself via 
public-private partnerships, key public investments and other quality of life enhancements. 
These create an environment where others are then more willing to invest time, money, talent 
and effort into a new business in downtown, move there as residents, or visit with their group. 
New conventions that would not consider the area now, may be swayed if the event facilities are 
expanded in such a way, more restaurants exist and the hotel package is larger.  
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§ Economic, Fiscal and Employment Benefits. The Project will entice visitors to visit Racine 
businesses, restaurants and meeting/event facilities. These visits result in increased downtown 
spending, and in turn, an improved local business environment, additional tax collections and an 
increased number of employment opportunities. The visibility that visitors will have of the 
downtown from the new arena will show off the community to a new population that may 
consider visiting again or even moving to the community. Currently, many people outside Racine 
simply are not visiting as there are few places to hold events.  

§ Strong Relationship & Synergy with Neighboring Projects. A new arena project in Racine 
can benefit and partner with the Festival Hall and Memorial Hall to accommodate larger events 
which cannot be held in either of those two facilities. 

Threats 
§ Cost – The cost of the project is not insignificant and will require a strong commitment from the 

public sector, along with private partner commitments for naming rights and other sponsorships.  
§ Locating the Project outside of Downtown – The arena will not succeed in terms of impact on 

the community if it is not downtown near the areas of activity, near other event and hotel 
properties and adjacent to Lake Michigan. It will be more expensive to build and parking will 
need to be built and paid for. Investments in the arena should be made to generate the higher 
event and revenue levels and minimize the operating expenses. In addition, pre- and post-event 
spending will be minimized if the arena is developed in an easy in/out location. By locating it 
downtown, the impact on the quality of life downtown and businesses will be dramatic. That 
same impact will simply not occur if the arena is not located within walking distance of the 
central business district. 

Implications and Recommendations 

As has been demonstrated in this report, the Racine market, its citizens, and events would benefit from a 
venue that fits a sizing need that is not currently being offered. There are a number of events that will come to 
such a facility that are not currently considering Racine as a destination.  

Location. The 3.5-acre parcel in Downtown Racine on the southeast corner of Lake Avenue and Gas Light 
Drive. The area directly to the west of the DoubleTree Hotel Racine Harbourwalk is recommended, due 
primarily to its ability to connect to the hotel and Lake Michigan, as well as its proximity to existing nodes of 
restaurants, bars and entertainment along Gas Light Drive, Main Street, Lake Avenue and Sixth Street. The 
size allows the arena to have some attached loading opportunities as well as a connected hotel along Lake 
Avenue. There is an opportunity to extend Third Street east of Lake Avenue to create a plaza or pedestrian 
area that would provide more connectivity to the street.  One of the primary purposes of this Project is to act 
as an economic development generator for downtown.  

Event and Hospitality Package. Quality function space, ballrooms and meeting rooms above what is 
projected for the events center and hotel will help to attract more and larger meetings, conferences and 
conventions. Smaller markets can attract groups that do not like being one of many events in a larger 
facility/market or forced into accommodations that are not an ideal size or setting type. Enhancing the overall 
hospitality package will help opportunities to attract events such as citywide events.  
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Total Capacity.  A facility with approximately 3,800 seats in a hockey configuration is recommended, with the 
ability to accommodate approximately 5,000 for concerts.  

Parking. There are two parking garages that flank the proposed arena site. The first parking garage is 
adjacent to the east of the site and fronts Gas Light Drive. The second parking garage is located on the west 
side of Lake Avenue between Third Street and Fourth Street. There are additional surface parking lots 
between Festival Park and Memorial Hall that are within walking distance of the site. It is assumed most arena 
events will take place during the evenings and on weekends. The downtown workforce will used the parking 
garages and lots during the day while the arena will primarily use them during the evening and weekends, 
increasing utilization. The incremental parking revenue generated from arena events could be used to service 
project funding.  

Premium Seating. Premium seating supports the financial viability of the facility and provides local 
businesses and other organizations the opportunity to socialize with their stakeholders, clients and customers.  
Recommended premium seating includes:  

§ Six 16-seat suites with six barstools each 
§ Six 12-seat suites with four barstools each 
§ 16 total loge suites with four seats and four barstools each 
§ Additional club seating on the west and east ends 

Additional food and beverage opportunities are available at the premium seating level, with the lounge, loge 
and suites all featuring food and beverage before and during events. As is standard with all new facilities, a 
premium lounge/restaurant at the loge level is critical to attracting higher spending attendees and corporate 
users.  

In terms of support amenities, all the modern amenities, including locker rooms, offices, large and numerous 
restrooms and other support facilities are recommended. Connection to the assumed 135-room conference 
hotel is recommended so that more events can be lured to a shared, larger facility than if the two were 
separated.  

Budget. Based on the recommended seating, amenities and finishes, an estimated budget for the 
recommended facility would be approximately $40 million The estimated costs is expected to vary based on 
site and development factors. Development costs for comparable facilities have ranged between $30 and $70 
million over the last five to 15 years based on the size, amenities and quality of finishes.  
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Demand and Impact Projections for Two Scenarios 

Scenario One: USHL Hockey and D-League Tenants 

The following table shows the expected number of events, by type.  

Table 1 
Projected Schedule of Events by Category and Year

Category Year 1 Year 2 Year 3 Year 4 Year 5 Year 6 Year 7 Year 8 Year 9 Year 10

Minor League Hockey 31 31 31 31 31 31 31 31 31 31
NBA-D League 24 24 24 24 24 24 24 24 24 24
Family Shows 7 6 6 6 6 6 6 6 6 6
Concerts 7 6 6 6 6 6 6 6 6 6
Other Sporting Events 7 8 9 9 9 9 9 9 9 9
Graduations 3 3 4 4 4 4 4 4 4 4
Flat-Floor Events (Conventions, Other) 9 10 11 11 11 11 11 11 11 11
Meetings/Banquets 24 30 36 36 36 36 36 36 36 36

Total 112 118 127 127 127 127 127 127 127 127

Source: Hunden Strategic Partners  

The assumed tenants, a USHL hockey team and an NBA D-League team, are expected to combine to host 55 
home games. Family shows are projected to stabilize at six per year, with six concerts per year and nine other 
sporting events. Graduations, flat-floor events and meetings/banquets are expected to add 51 other annual 
events.  

The next table shows the expected annual attendance by type of event. 

Table 2 
Projected Paid Attendance by Category and Year

Category Year 1 Year 2 Year 3 Year 4 Year 5 Year 6 Year 7 Year 8 Year 9 Year 10

Minor League Hockey 103,700 93,000 93,000 93,000 93,000 93,000 93,000 93,000 93,000 93,000
NBA-D League 90,000 79,200 79,200 79,200 79,200 79,200 79,200 79,200 79,200 79,200
Family Shows 29,400 25,200 25,200 25,200 25,200 25,200 25,200 25,200 25,200 25,200
Concerts 29,400 25,200 25,200 25,200 25,200 25,200 25,200 25,200 25,200 25,200
Other Sporting Events 14,000 16,000 18,000 18,000 18,000 18,000 18,000 18,000 18,000 18,000
Graduations 2,700 2,700 3,600 3,600 3,600 3,600 3,600 3,600 3,600 3,600
Flat-Floor Events (Conventions, Other) 8,100 9,000 9,900 9,900 9,900 9,900 9,900 9,900 9,900 9,900
Meetings/Banquets 2,400 3,000 3,600 3,600 3,600 3,600 3,600 3,600 3,600 3,600

Total 279,700 253,300 257,700 257,700 257,700 257,700 257,700 257,700 257,700 257,700

Source: Hunden Strategic Partners  

Attendance is projected to start at 279,700 and stabilize at approximately 257,700 annually, led by hockey 
attendance and followed by D-League, concerts, and family shows.  
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Financial Projection 

The following table shows the revenue and expenses expected for the arena, based on the above and other 
assumptions. 

Table 3 

Fiscal Year

Item Year 1 Year 2 Year 3 Year 4 Year 5 Year 6 Year 7 Year 8 Year 9 Year 10

Operating Revenue
Rent $399 $396 $418 $429 $439 $450 $462 $473 $485 $497
Concessions 445 386 399 409 419 430 440 451 463 474
Merchandise 33 28 30 30 31 32 33 33 34 35
Catering 91 95 98 100 103 103 105 108 111 113
Parking 122 120 122 122 142 142 142 142 162 162
Premium Seating 77 52 64 68 72 82 86 89 93 97
Advertising and Sponsorship 228 233 239 245 251 258 264 271 278 284
Naming Rights 384 394 405 415 426 437 448 460 472 484
Facility Service Fee 400 358 361 361 361 361 361 361 361 361
Other Revenue 102 93 96 98 100 102 105 108 111 113

Total Revenue $2,281 $2,154 $2,232 $2,277 $2,345 $2,396 $2,445 $2,497 $2,569 $2,622

Operating Expense
Fixed

Salary - Permanent Staff $601 $616 $632 $647 $664 $680 $697 $715 $732 $751
Benefits - Permanent Staff 204 210 215 220 226 231 237 243 249 255
General and Administrative 215 220 226 232 237 243 249 256 262 269
Utilities 180 185 189 194 199 204 209 214 219 225
Repairs and Maintenance 145 149 152 156 160 164 168 172 177 181
Insurance 125 128 131 135 138 141 145 149 152 156
Communications 108 111 113 116 119 122 125 128 132 135
Advertising 60 62 63 65 55 57 58 59 61 62
Misc. 20 21 21 22 22 23 23 24 24 25

Variable

     Utilities $77 $80 $85 $87 $89 $92 $94 $96 $99 $101
     Hourly Salaries and Benefits 350 363 388 398 408 418 428 439 450 461

Total Expenses $2,086 $2,143 $2,215 $2,271 $2,317 $2,375 $2,434 $2,495 $2,557 $2,621

Net Operating Income (Deficit) $195 $12 $16 $6 $28 $22 $11 $2 $12 $1

Deposit to Maintenance Reserve $68 $65 $67 $68 $70 $72 $73 $75 $77 $79

Management Fee $150 $154 $158 $162 $166 $170 $174 $178 $183 $187
Net Operating Income ($24) ($207) ($208) ($224) ($208) ($220) ($236) ($251) ($248) ($265)

Racine Events Center Financial Projection (thousands of inflated dollars)*

Source: Hunden Strategic Partners

* Assumes shared operations with existing event facilities

 

Total revenue is projected to increase from $2.3 to $2.7 million over the period. This includes the annual 
naming rights payment, which is not always counted as an operating revenue item, but instead used to 
support initial debt service. After accounting for all operating expenses, net operating income is projected to 
be negative $24,000 in the first year, increasing to $265,000 by the tenth year.  
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Impact Analysis 

The gross operations of the Project will generate a significant amount of economic activity and various taxes 
and will support a number of new jobs onsite. However, the critical analysis is the amount of net new 
spending generated by the Project in the community. The recapture of impact from residents having to travel 
less to Chicago and/or Milwaukee for meetings and entertainment is part of the net new spending generated 
by the Project. This scenario assumes the impact of a new downtown arena with a USHL Hockey team and 
NBA D-League team as tenants. 

The arena is expected to generate more than 11,000 room nights per year. However, since there will be a 
135-room hotel with function space, HSP has also assumed that there will be new hotel room nights to Racine 
due to the hotel/conference/arena package. It is assumed that nearly 33 percent of the room nights generated 
are new to Racine. Assuming a 65 percent occupancy rate at the hotel, then this is an additional 10,300 room 
nights per year in impact due to the project and approximately 21,500 new room nights per year, not to 
mention the more than 70,000 day trips per year from outside the County. 

The fiscal impact of the Project is the benefit to the county and city via taxes generated, essentially through 
new lodging taxes. There is 5.1 percent sales tax levied in Racine County. However, five percent consists of 
state sales tax and the remaining 0.1 percent is a stadium tax.   

Of the 71 counties in Wisconsin, 62 counties levy the 0.5 percent county tax allowable by state law. Racine is 
one of the nine counties in the state that has yet to levy the 0.5 percent county tax. 

The following table shows the projections of the various taxes.  

Table 4 
Estimated Fiscal Impact - Tax Impacts from Net New Spending (000s) - Arena

 

Local Taxes Collected

Estimated Fiscal Impact - Tax Impacts from Net New Spending (000s) - Arena

Year 1 Year 2 Year 3 Year 4 Year 5

Estimated Fiscal Impact - Tax Impacts from Net New Spending (000s) - Arena

Year 10

Estimated Fiscal Impact - Tax Impacts from Net New Spending (000s) - Arena

Year 20

Estimated Fiscal Impact - Tax Impacts from Net New Spending (000s) - Arena

Year 30 Total

Lodging Tax (6% to County/2% to City)

Total

* First year includes construction period spending on the project
Source:  Hunden Strategic Partners

$156 $77 $84 $87 $89
$156 $77 $84 $87 $89

$103
$103

$140
$140

$189 $3,864
$189 $3,864

 

Total net new taxes that benefit the city, county is expected to total $3.9 million over the first 30 years, led by 
the local lodging tax.  
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The following table shows the summary of impacts for the Project. 

Table 5 
Summary of Impact (First 30 Years) - Arena

Net New Spending
Direct
Indirect 
Induced
Total 

Net New Earnings
From Direct
From Indirect
From Induced
Total 

Net New FTE Jobs
From Direct
From Indirect
From Induced
Total 

Local Taxes Collected

Summary of Impact (First 30 Years) - Arena

(millions)
$224
$77
$90
$391

(millions)
$75
$24
$27
$126

Actual
92
32
37
161

(millions)
Lodging Tax (6% to County/2% to City)
Total 

Construction Impact
New Materials Spending
New Labor Spending

Job-Years, From Construction

Source:  Hunden Strategic Partners 

$3.9
$3.9

(millions)
$16.0
$24.0

443

 

The net new spending for the Project totals $391 million over the 30-year period, $126 million in new 
earnings, 161 new full-time equivalent jobs (Year 4) and $3.9 million in taxes collected from the ongoing 
operations and the one-time construction project impact.  

The impacts on the community and ability to capture and host events and thousands of attendees during that 
time, not to mention the 161 ongoing full-time equivalent jobs, has additional value for the city and county 
when compared to the projected operating deficit of the facility.  
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Scenario Two: USHL Hockey Tenant Only 

The following table shows the expected number of events, by type.  

Table 6 
Projected Schedule of Events by Category and Year

Category Year 1 Year 2 Year 3 Year 4 Year 5 Year 6 Year 7 Year 8 Year 9 Year 10

Minor League Hockey 31 31 31 31 31 31 31 31 31 31
Family Shows 7 6 6 6 6 6 6 6 6 6
Concerts 7 6 6 6 6 6 6 6 6 6
Other Sporting Events 7 8 9 9 9 9 9 9 9 9
Graduations 3 3 4 4 4 4 4 4 4 4
Flat-Floor Events (Conventions, Other) 9 10 11 11 11 11 11 11 11 11
Meetings/Banquets 24 30 36 36 36 36 36 36 36 36
Total 88 94 103 103 103 103 103 103 103 103

Source: Hunden Strategic Partners  

With only one tenant, the arena is expected to host 88 events in year one and stabilize at approximately 103 
events. The assumed tenants, a USHL hockey team only, is expected to host 31 home games. Family shows 
are projected to stabilize at six per year, with six concerts per year and nine other sporting events. 
Graduations, flat-floor events and meetings/banquets are expected to add 51 other annual events.  

The next table shows the expected annual attendance by type of event. 

Table 7 
Projected Paid Attendance by Category and Year

Category Year 1 Year 2 Year 3 Year 4 Year 5 Year 6 Year 7 Year 8 Year 9 Year 10

Minor League Hockey 103,700 93,000 93,000 93,000 93,000 93,000 93,000 93,000 93,000 93,000
Family Shows 29,400 25,200 25,200 25,200 25,200 25,200 25,200 25,200 25,200 25,200
Concerts 29,400 25,200 25,200 25,200 25,200 25,200 25,200 25,200 25,200 25,200
Other Sporting Events 14,000 16,000 18,000 18,000 18,000 18,000 18,000 18,000 18,000 18,000
Graduations 2,700 2,700 3,600 3,600 3,600 3,600 3,600 3,600 3,600 3,600
Flat-Floor Events (Conventions, Other) 8,100 9,000 9,900 9,900 9,900 9,900 9,900 9,900 9,900 9,900
Meetings/Banquets 2,400 3,000 3,600 3,600 3,600 3,600 3,600 3,600 3,600 3,600

Total 189,700 174,100 178,500 178,500 178,500 178,500 178,500 178,500 178,500 178,500

Source: Hunden Strategic Partners  

Attendance is projected to start at 189,700 and stabilize at approximately 178,500 annually, led by hockey 
attendance and followed by concerts and family shows.  
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Financial Projection 

The following table shows the revenue and expenses expected for the combined operations of the arena and 
Civic Centre facilities as well as a hockey team as the sole tenant.  

Table 8 

Fiscal Year

Item Year 1 Year 2 Year 3 Year 4 Year 5 Year 6 Year 7 Year 8 Year 9 Year 10

Operating Revenue
Rent $327 $322 $343 $351 $360 $369 $378 $388 $397 $407
Concessions $296 $264 $275 $281 $288 $296 $303 $311 $318 $326
Merchandise $33 $28 $30 $30 $31 $32 $33 $33 $34 $35
Catering $63 $66 $70 $72 $73 $73 $75 $77 $79 $81
Parking $83 $81 $83 $83 $96 $96 $96 $96 $110 $110
Premium Seating $77 $52 $64 $68 $72 $82 $86 $89 $93 $97
Advertising and Sponsorship $228 $233 $239 $245 $251 $258 $264 $271 $278 $284
Naming Rights $334 $343 $352 $361 $371 $380 $390 $400 $411 $422
Facility Service Fee $265 $239 $242 $242 $242 $242 $242 $242 $242 $242
Other Revenue $75 $69 $71 $73 $74 $76 $78 $80 $82 $84

Total Revenue $1,781 $1,698 $1,768 $1,806 $1,860 $1,904 $1,945 $1,988 $2,045 $2,090
Operating Expense

Fixed
Salary - Permanent Staff $601 $616 $632 $647 $664 $680 $697 $715 $732 $751
Benefits - Permanent Staff $204 $210 $215 $220 $226 $231 $237 $243 $249 $255
General and Administrative $220 $226 $231 $237 $243 $249 $255 $262 $268 $275
Utilities $135 $138 $142 $145 $149 $153 $157 $160 $164 $169
Repairs and Maintenance $110 $113 $116 $118 $121 $124 $128 $131 $134 $137
Insurance $125 $128 $131 $135 $138 $141 $145 $149 $152 $156
Communications $108 $111 $113 $116 $119 $122 $125 $128 $132 $135
Advertising $60 $62 $63 $65 $55 $57 $58 $59 $61 $62
Misc. $20 $21 $21 $22 $22 $23 $23 $24 $24 $25

Variable
     Utilities $59 $61 $66 $68 $69 $71 $73 $75 $77 $79
     Hourly Salaries and Benefits $259 $269 $292 $299 $307 $315 $322 $330 $339 $347
Total Expenses $1,902 $1,954 $2,022 $2,073 $2,113 $2,166 $2,220 $2,276 $2,333 $2,391
Net Operating Income (Deficit) ($120) ($256) ($254) ($266) ($253) ($262) ($275) ($288) ($287) ($301)
Deposit to Maintenance Reserve $53 $51 $53 $54 $56 $57 $58 $60 $61 $63
Management Fee $150 $154 $158 $162 $166 $170 $174 $178 $183 $187
Net Operating Income ($324) ($461) ($465) ($482) ($475) ($489) ($508) ($526) ($532) ($551)

Racine Events Center Financial Projection (thousands of inflated dollars)*

Source: Hunden Strategic Partners
* Assumes shared operations with existing event facilities

 

Total revenue is projected to increase from $1.8 to $2.1 million over the period. This includes the annual 
naming rights payment, which is not always counted as an operating revenue item, but instead used to 
support initial debt service. After accounting for all operating expenses, net operating income is projected to 
be negative $324,000 in the first year, increasing to $551,000 by the tenth year. 
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Impact Analysis 

The gross operations of the Project will generate a significant amount of economic activity and various taxes 
and will support a number of new jobs onsite. However, the critical analysis is the amount of net new 
spending generated by the Project in the community. The recapture of impact from residents having to travel 
less to Chicago and/or Milwaukee for meetings and entertainment is part of the net new spending generated 
by the Project. This scenario assumes impact of the downtown arena with only a USHL Hockey team as a 
tenant. 

The arena is expected to generate more than 10,000 room nights per year. However, since there will be a 
135-room hotel with function space, HSP has also assumed that there will be new hotel room nights to Racine 
due to the hotel/conference/arena package. It is assumed that nearly 33 percent of the room nights generated 
are new to Racine. Assuming a 65 percent occupancy rate at the hotel, then this is an additional 10,300 room 
nights per year in impact due to the project and approximately 10,300 new room nights per year, not to 
mention the more than 50,000 day trips per year from outside the County. 

The fiscal impact of the Project is the benefit to the county and city via taxes generated, essentially through 
new lodging taxes. There is 5.1 percent sales tax levied in Racine County. However, five percent consists of 
state sales tax and the remaining 0.1 percent is a stadium tax.   

Of the 71 counties in Wisconsin, 62 counties levy the 0.5 percent county tax allowable by state law. Racine is 
one of the nine counties in the state that has yet to levy the 0.5 percent county tax. 

The following table shows the projections of the various taxes.  

Table 9 
Estimated Fiscal Impact - Tax Impacts from Net New Spending (000s) - Arena

 

Local Taxes Collected

Estimated Fiscal Impact - Tax Impacts from Net New Spending (000s) - Arena

Year 1 Year 2 Year 3 Year 4 Year 5

Estimated Fiscal Impact - Tax Impacts from Net New Spending (000s) - Arena

Year 10

Estimated Fiscal Impact - Tax Impacts from Net New Spending (000s) - Arena

Year 20

Estimated Fiscal Impact - Tax Impacts from Net New Spending (000s) - Arena

Year 30 Total

Lodging Tax (6% to County/2% to City)
Total

* First year includes construction period spending on the project
Source:  Hunden Strategic Partners

$148 $73 $80 $83 $85
$148 $73 $80 $83 $85

$99
$99

$133
$133

$180 $3,682
$180 $3,682

 

Total net new taxes that benefit the city, county is expected to total $3.7 million over the first 30 years, led by 
the local lodging tax.  
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The following table shows the summary of impacts for the Project. 

Table 10 
Summary of Impact (First 30 Years) - Arena

Net New Spending
Direct
Indirect 
Induced
Total 

Net New Earnings
From Direct
From Indirect
From Induced
Total 

Net New FTE Jobs
From Direct
From Indirect
From Induced
Total 

Local Taxes Collected

Summary of Impact (First 30 Years) - Arena

(millions)
$185
$63
$74
$322

(millions)
$62
$20
$22
$104

Actual
75
26
30
131

(millions)
Lodging Tax (6% to County/2% to City)
Total 

Construction Impact
New Materials Spending
New Labor Spending

Job-Years, From Construction

Source:  Hunden Strategic Partners 

$3.7
$3.7

(millions)
$16.0
$24.0

443

 

The net new spending for the Project totals $322 million over the 30-year period, $104 million in new 
earnings, 131 new full-time equivalent jobs (Year 4) and $3.7 million in taxes collected from the ongoing 
operations and the one-time construction project impact.  

The impacts on the community and ability to capture and host events and thousands of attendees during that 
time, not to mention the 131 ongoing full-time equivalent jobs, has additional value for the city and county 
when compared to the projected operating deficit of the facility.  

Conclusion 

Essentially, the event complex is capturing economic spending from outside the county and supporting 
employment in Racine. By concentrating this currently disparate spending in one place, Racine, the downtown 
arena is creating a stronger economic engine and center of activity in Racine. This makes the community 
more sustainable and attractive to businesses and residents.  
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SUMMARY OF CHAPTER CONCLUSIONS 
The following is a summary of the primary data analyzed and results of each chapter in this report. 

Project Overview 

Hunden Strategic Partners was engaged by community stakeholders in Racine who are interested in 
determining the feasibility of developing an arena in downtown Racine. The development of a new 
downtown arena is assumed to be the home to a USHL hockey franchise and possibly an NBA D-
League team. In addition to the arena, the project and analysis assumed an attached conference center 
hotel would be developed as part of the event and hospitality package, but not necessarily at the same 
time.  

The analysis will help to understand how the Project can enhance the community as a destination for visitors, 
residents and businesses with the possible development of an arena and conference center hotel to provide 
sports, meeting, conference and large event opportunities. HSP understand the desire to offer citizens 
facilities that can be utilized in a number of ways so that it best serves the community, generate, incremental 
room nights in hotels, and economic activity from outside the area, and can retain and attract new residents 
by providing an improved quality of life. 

By the end of the study, HSP will have gathered all available demand and competitive supply data, as well as 
comparable facility and industry design trend data to understand and recommend the optimal facility for the 
market and the likely tenants and other users. HSP has recently completed very similar studies for Fort 
Wayne, Indiana and Grand Junction, Colorado, with many of the same elements. 

HSP met with key stakeholders, interviewed and surveyed existing and potential arena users, analyzed the 
competition, analyzed the market, and investigated comparable situations to understand the state of art in 
arena design today. The proposed Project is intended to optimize Racine’s ability to attract meetings, 
sports and entertainment to the community. HSP considered various elements when developing 
potentially a new event facility. The factors considered included: 

§ The demand and needs for indoor event and meeting facilities. 
§ The supply of meetings, sports and entertainment facilities in the market.  
§ The size and amenities needed to recapture, attract and support more events. 
§ Programming the proposed site in order to maintain a synergistic relationship with surrounding 

businesses, hotels and services. 
§ Enhancing the event facility supply and overall downtown experience to attract and support 

more destination events. 
§ Current conditions, size limitations and functionality of the proposed site. 

The goal is to integrate critical elements that will optimize a downtown event facility that also increases 
economic activity from beyond the local area. Given the quality and capacity of the recommended new 
facility, opening the door to inducing new major events should be achievable. The Project assumes the 
following factors as baseline components.  
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§ An approximately 135-room, conference hotel connected to the arena will be developed as part 
of the Project. 

§ There are two existing parking garages that flank the proposed arena site located southeast at 
Fourth Street and Lake Avenue, and east along Gas Light Circle. The parking garages would be 
utilized for evening events. Additional parking is located near Festival Park. 

§ A USHL hockey team will be a tenant of the facility.  
§ A NBA D-League team will be a tenant of the facility. 
§ The new arena and Civic Centre’ facilities will be operated under one entity or management 

contract.  
§ The existing street grid is maintained to the greatest extent possible.  

The proposed Project is intended to address the necessary needs to support increased visitation to Racine. 
The Project entails various components that can be considered in developing a downtown arena.  

Site Analysis 

A downtown arena will focus event activity downtown and leverage existing strengths, provide a unique and 
interesting site and walkable location and will be amongst other community assets. A downtown arena is a 
public asset and infrastructure that contributes to the quality of life and such facilities help to attract and retain 
employers, employees, students and visitors. All of these groups contribute to the economic vitality of an area 
and as such, an event center becomes a catalyst and driver of economic growth for an area if well conceived 
and located.  

The ultimate site for a downtown arena should be highly visible and easily accessible from the major 
approaches into the downtown. Many of the attendees are visiting from outside the core downtown area, and 
wayfinding through signage and landmarks should be as simple as possible. For a downtown arena to be 
perceived as a public asset, strong design imagery can instill a sense of civic pride, which reinforces the high 
degree of Racine’s historic culture. 

Based on the analysis, the optimal site is the approximately 3.5 acre site on the southeast corner of Lake 
Avenue and Gas Light Drive. It will focus event activity downtown and leverage existing strengths, provide a 
unique and interesting site and walkable location and will be amongst other community assets. It should be 
noted that the preliminary illustrative concept was developed to provide a visual sense of what could potential 
fit on the approximately 3.5-acre downtown site. The recommended development plan will slightly vary 
compared to the illustrative concept shown below.  
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The following figure shows the overall site layout on the ground level. 

Figure 1 

 

Economic & Demographic Analysis 

Racine is the county seat of Racine County, which comprises the Racine Metropolitan Statistical Area. The 
city is located on the shore of Lake Michigan between Milwaukee and Chicago. As of the 2015 census 
estimate, the population in Racine was 77,742. Racine is part of the Milwaukee Combined Metropolitan Area, 
which is home to more than two million people. Just south of the Racine city limits is Kenosha County, which 
is officially part of the Chicago Combined Metropolitan Area, with nearly ten million people. The entire region 
along the southern tip of Lake Michigan, from Benton Harbor/St. Joseph, Michigan, northwestward to 
Milwaukee contains over ten million people. Racine is one of the oldest and historically largest of the cities 
along this corridor. The county is a mix of suburban homes for Racine, Milwaukee’s south side, and Kenosha, 
industrial plants, and farms to the west. The median home value of $114,800 and a median household income 
of $55,055 make it an affordable place to live. 

The following figure shows a map of the Racine area. 
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Figure 2  

 

Racine County’s population has grown substantially in the past 25 years, close to an estimated 195,000 
people. Set between and amongst the metropolitan cities of Milwaukee and Chicago, home to more than ten 
million people, any attraction has a fair shot at drawing a crowd. Although most of the large attractions are set 
within visual sight of I-41/I-94, several highways such as Wisconsin Route 11 and 20 make it easy for people 
to travel off the Interstate to get to the core of these Lake Michigan cities such as Racine, Kenosha and 
Waukegan. The strong mix of employment centers in many sectors keeps the local economy stable. Racine 
lies 25 miles south of Milwaukee and is part of its media market. Racine is 65 miles north of Chicago’s city 
limits. It will not take much prompting for people to drive for an event in Racine from most of the Milwaukee 
metro area. If people in the northern Chicago suburbs are willing to drive to General Mitchell International 
Airport for flights, then they will likely be willing to buy tickets to events of interest at a downtown Racine 
Arena, especially if the route is well-marked. The reason so many regional attractions are located along I-41/I-
94 near Racine and Kenosha is because of the heavy traffic and ease of drivability. The only challenges to 
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face are getting the word out about events at a new Racine arena, especially in Chicago’s crowded media 
market, and the public’s possible reticence to driving into downtown Racine due to a lack of familiarity. Over 
time, as people become more familiar with downtown Racine, this will be less of an issue, especially if parking 
is easy, inexpensive, and a relatively quick in-and-out. Although the folks in Racine County would heavily use 
an arena in Racine, it is really positioned to have a more regional draw, depending on the type of event. And 
downtown Racine featuring a first-rate arena gives the city a demand generator and an influx of people before 
and after shows or events to dine, shop and stroll. 

Local & Regional Event, Meeting, Sports & Entertainment Market Analysis 

Analysis of the local and regional sports and entertainment supply indicates that there is a gap in the market 
that is not currently being accommodated. The local venues in Racine primarily consist of small meeting 
banquet/reception facilities. Festival Hall and Memorial Hall accommodate some sporting events currently, but 
the size, design, and age of the venues presents too many challenges to entirely overcome. The regional 
market does have many arenas within 100 miles of Racine, but the majority of these facilities are much larger 
indoor facilities made for professional and collegiate sporting events. A 3,500- to 5,000-seat venue located in 
downtown Racine would accommodate a gap in the existing market. HSP also believes there is enough 
support from the local corporate community to support a modest number of suites, club seats and 
advertising/sponsor opportunities in a facility.  

Sports and Entertainment Industry Analysis & Trends 

Communities and markets of all sizes across the country are upgrading, expanding and improving sports, 
entertainment and event facilities for a variety of reasons. For small markets with or without a university, small 
arenas provide an opportunity to host sports teams, concerts, family and ice shows, community events, trade 
shows and conventions, all of which draw attendees who have the potential to spend money in the community 
in the form of meals, lodging and recreational activities. There is growing demand by the sports and 
entertainment market as well as large multi-day events like festivals, so having a place to host these events is 
a way of enriching the community both socially and economically. Events are being programmed in smaller 
arenas up to large NBA and NHL arenas that can accommodate more than 20,000 visitors. Many of these 
venues are being designed as versatile entertainment and activity centers in order to maximize use. Events 
for smaller arenas continue to be developed. These events can find success in small metropolitan areas. 
These new venues are complex projects and require significant support from the business, political and civic 
leadership as well as from the entire community.   

Case Studies and Comparable Market Metrics 

There have been a number of new, smaller arenas built in the U.S over the past decade that offer similarities 
to the situation in Racine. HSP sought out similarly sized and designed arenas in smaller markets that have 
been built or renovated in the past 15 years to determine how the market could support the facility.  

Tenants provide a stable event schedule and help to supplement each facility’s usage and financials. Newer 
venues integrating flexible function space are able to support and attract new groups and events, which 
generates positive and new economic impact on the city. In addition, maximizing revenue-generating features 
such as naming rights, sponsorships, premium seating and concessions in the venue not only benefits the 
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bottom line, but also provide opportunities to develop partnerships in the community. Although large market 
cities are developing single purpose venues, small market cities have the challenge of developing flexible 
multipurpose venues that can attract a variety of events, while keeping the setting intimate for spectators. 

The Project’s success will depend on how well the facility’s management and staff can meet the standards set 
by these comparable facilities. Not only do these venues offer insight into the usage and financial 
performance, they will also serve to benchmark industry competitive trends. For Racine, a new facility should 
include the amenities expected by both users (performers, event coordinators, talent, teams, etc.) and visitors.  

As it relates to supportable seats, suites and premium seats, the comparable market metrics help confirm 
Racine’s initial thoughts in regards to the size of the arena. Based on the metrics, an arena of approximately 
3,800 seats with hundreds of premium seating options is suggested.  
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About Hunden Strategic Partners 

Hunden Strategic Partners is a full service real estate development advisory practice specializing in 
destination assets. The firm provides a variety of services for all stages of destination development in the 
following primary areas: 

§ Real estate market and financial feasibility and financial consulting 
§ Owner’s representation and operating consulting 
§ Strategy and master planning 
§ Public incentive analysis 
§ Economic, fiscal and employment impact analysis (cost/benefit) 
§ Economic and tourism policy/legislation consulting 
§ Organizational development 
§ Research and statistical analysis 
§ Developer solicitation and selection; Private management company solicitation and selection 

Hunden Strategic Partners professionals have provided all of the above services for hundreds of client 
projects worldwide for the public, non-profit and private sectors. In addition, our professionals have prior 
professional career experience in municipal and state government, economic and real estate development, 
hotel operations and non-profit management. Over 80 percent of our clients are public entities, such as 
municipalities, counties, states, convention bureaus, authorities and other quasi-government entities 
empowered to conduct real estate, economic development and tourism activities. 
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Limiting Conditions 

HSP relied on primary and secondary sources of information for the assumptions made in this report and 
assumes these sources to be accurate. Assumptions created for the analysis were based on the data 
available to HSP during the study period as well as professional judgment. 

The Projects are assumed to be owned and operated in a first-class manner by parties who have operated 
similar facilities. 

No responsibility is taken for unforeseen events occurring after the date of the analysis, including war and 
terror attacks, natural disasters and major economic recessions. 

This report is intended to be used as a tool for decision-making by the contracting parties related to this 
Project and for no other purpose.  

 

 


