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March 28, 2012 
 
Mr. David G. Davies 
University of Arkansas 
Assistant Vice Provost for Student Affairs Finance and Administration 
325 Administration Building 
Fayetteville, Arkansas 72701 
 
Dear Mr. Davies: 
 
We have completed our analysis of the potential market demand and projected five-year 
operating performance for a recommended 125-room university conference center, with 
13,600 square feet of conference space, to be located on the University of Arkansas 
Fayetteville campus.  Further, we recommend the project be developed on a site 
located east of the Donald W. Reynolds Center for Enterprise Development and be 
connected to it. Our recommendation would create synergies with a combined total of 
approximately 25,000 square feet of conference space, representing 200 square feet of 
conference space per guestroom. This recommended development is contingent upon 
the availability of adequate and proximate parking for the combined facilities.   
 
The market study and conclusions reached are based on our current knowledge of the 
conference center industry and area lodging market as of the completion of our 
fieldwork as of March 16, 2012.  During our fieldwork we toured the campus of the 
University of Arkansas and selected campus facilities, meet with a number of university 
representatives, toured the surrounding area, visited selected hotels and met with those 
familiar with the hotel industry and area economy. 
 
As in all studies of this type, the estimated results are based upon competent and 
efficient management and presume no significant changes in the university conference 
center and area lodging markets in the immediate area from that as set forth in this 
report.  Since our results are based on estimates and assumptions which are subject to 
uncertainty and variation, we do not represent them as results which will actually be 
achieved.  
 
The terms of our engagement are such that we have no obligation to revise this report 
to reflect events or conditions, which occur subsequent to the date of the completion of 
our fieldwork.  However, we are available to discuss the necessity for revision in view of 
changes in the economic or market factors affecting the proposed project. 
 



University of Arkansas -2- March 28, 2012 

 

This report has been prepared for your use in evaluating the recommended university 
conference center development opportunity.  As is customary in assignments of this 
type, neither our name nor the material submitted may be included in any prospectus or 
as part of any printed material, or used in offerings or representations in connection with 
the sale of securities or participation interests to the public, without prior written consent. 
 
We appreciate the cooperation extended to us during the course of our engagement 
and would be pleased to hear from you if we could be of further assistance in the 
interpretation of our findings and recommendations. 
 
 
 
 
PKF Consulting 
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Introduction 

PKF Consulting has been retained by the University of Arkansas to conduct a market 

study for a university conference center on the main campus in Fayetteville.  Three 

possible sites on the campus were identified during the course of our fieldwork for this 

development. Our study concludes with a recommended 125-room university 

conference center with 13,600 square feet of conference space, on a site east of the 

Donald W. Reynolds Center for Enterprise Business Development. Our recommended 

site has two distinct advantages in that it is proximate to both the Reynolds Center and 

the Harmon Avenue Parking Garage. This site would make possible the recommended 

development to be connected with the 41,000 square foot Reynolds Center, for a 

combined total of approximately 25,000 square feet of conference and event space, 

equaling 200 square feet per guest unit. Based on our recommendations, we have made 

projections of operating performance for the 125 room university conference center for 

the first five years of operation, estimated to commence on January 1, 2015.   

 

The Reynolds Center, as currently operated, has a number of limitations to meeting the 

needs of existing and potential users. Our recommendations are contingent upon 

sufficient parking to support the envisioned new development as combined with the 

Reynolds Center, which has no parking provision. The Harmon Avenue Parking Garage 

has 2,149 parking spaces and is well located across Harmon Avenue from the 

recommended site which could accommodate the required parking for the hotel and 

conference center.  Based on a review of local zoning, the combined project could require 

as many as 500 parking spaces.   

 

It is recommended the entire project be positioned as International Association of 

Conference Center (IACC) affiliated university conference center providing full-service 

amenities to include a restaurant and lounge, recreation facilities, and high quality 

conference and event space complimenting the existing space in the Reynolds Center. 

The quality level is recommended to be at a minimum that of a three star or diamond 

hotel property. The hotel and conference center will have competitive advantages in 

serving the University of Arkansas generated conferences and events, as well as 

capturing higher rated peak period transient demand to the campus for athletic and 

special events.  Further, it will be the highest quality and newest full-service hotel in the 

Fayetteville area upon opening.   

 

The recommended site is not on a major roadway which will provide the project with a 

desirable less traveled location for its intended use, to primarily serve conference 

demand. Located in the central southernmost part of the campus, it will be within 
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walking distance of Dickson Street to the north, where to the east is the Dickson Street 

Entertainment District where there are a plethora of restaurants, lounges and 

entertainment venues for guests to explore during evening hours. The site is also within 

walking distance of major academic buildings and sports venues on campus.  

 

This report represents the culmination of our market research, economic analysis, and 

evaluation of the market demand for the proposed hotel. 

 

Scope and Methodology 

We have compiled an overview of the conference center industry drawing upon 

statistical data from the publication, Trends in the Conference Center Industry, A 

Statistical and Financial Profile for 2010, North American 2011 Edition, presented by the 

International Association of Conference Centers and PKF Consulting.  We have also 

provided an overview of  the national and area lodging markets which included visiting 

selected hotels and interviewing upper management, utilizing PKF Consulting’s Trends 

database (which contains confidential operating data for hundreds of hotels and 

conference centers), interviews at the University of Arkansas to gather data about 

university demand for conferences and events, a review of data collected by the 

university through interviews regarding this demand, meetings with those persons 

familiar with development patterns in Fayetteville, surveying a variety of literature and 

reports on the area and interviewing city and chamber leaders in order to develop 

conclusions and recommendations regarding: 

 
 the area lodging market in which the proposed facility will be operating; 

 
 levels of demand that may be expected from the university; 
 
 the appropriate market position of the proposed facility; 
 
 and estimates of annual operating results for the proposed property’s first five 

years of operation. 
 

 Area Review and Site Description 

We have gathered and analyzed relevant economic and other data to determine 

whether the overall economic environment in the area and at the university appears 

suitable for the development of the proposed facilities. 

There were three sites considered for the proposed development which have been 

described along with its accessibility, visibility, site characteristics and relationship to 



Section I: Executive Summary    I-3 
 

 

demand generators.  We conclude with our recommendations for the most appropriate 

site for the proposed development. 

 

 Primary Research 

We have conducted primary market research in the area, including an inspection, 

evaluation, and/or interviews with the management of area lodging properties, and 

discussion with people familiar with development patterns in the area, including local 

hotel developers and various city and government officials.  We also interviewed a 

number of persons at the University of Arkansas regarding their demand and need for 

on campus conferences and events, and reviewed data provided by the university. 

 

 Hotel Supply and Demand 

We have analyzed the historical growth in supply and demand for lodging 

accommodations in the Fayetteville area to gain an understanding of the market 

dynamics with respect to occupancy and average daily room rates and profiled selected 

lodging facilities in the area.  

 

 Recommended Facilities and Market Position 

We identified and summarized the operating performance for five comparable university 

conference centers for the purposes of making facility recommendations for the 

proposed university hotel and conference center and estimating its market position.  

With consideration given to the Fayetteville market the proposed university conference 

center will operate within, and based on comparable input, we estimated the stabilized 

hotel performance with respect to occupancy and average daily room rate. The 

comparable university conference centers provided us with a plethora of data useful in 

making estimates of market orientation and package rates for conferences.   

 

 Estimated Annual Operating Results 

We have also prepared Statements of Estimated Annual Operating Results for the 

proposed hotel based on the actual financial performance of five university conference 

centers. The statements include revenues and expenses for the first five years of 

operation, resulting in a “bottom line” of income before, debt service, depreciation, 

amortization, and income taxes.  

 



Section I: Executive Summary    I-4 
 

 

Summary of Conclusions 
 

 Fayetteville is the economic and cultural hub of Washington County, as well 
as being the county seat. Fayetteville’s economic vitality is directly tied to the 
University of Arkansas which employs 4,090, making it by far the largest 
employer in Washington County.  As of the fall of 2011, there were 23,199 
students enrolled on the main campus in Fayetteville. Researchers from the 
Center for Business and Economic Research reported that the University of 
Arkansas delivered an economic impact to Arkansas, in excess of $725.0 
million in 2009, the most recently available estimate. To the north in 
Bentonville, Wal-Mart is headquartered representing the number one Fortune 
Five Hundred Company in the nation and heavily influences the economy of 
Benton County and the region. Although Wal-Mart’s headquarters are located 
30 miles north of Fayetteville, the company has considerable impact on 
Fayetteville as a result of significant donations made by the founding family to 
the University of Arkansas and the Walton Arts Center. Further, the city hosts 
the annual Wal-Mart Shareholders Meeting at the Bud Walton Arena on the 
campus of the University of Arkansas. 
 

 Interstate 540 (I-540) links Fayetteville to the north with Springdale, Rogers 
and Bentonville.  These four cities are the largest in Northwest Arkansas. The 
area is also served by the Northwest Arkansas Regional Airport that opened 
in 1998 in Bentonville, serving over 1.1 million passengers in 2011. The 
Fayetteville population grew at a compound annual rate of 2.1 percent 
between 2000 and 2010, outpacing population growth in Bentonville, Benton 
and Washington County, as well as the state and nation. Commercial real 
estate markets are showing improvement. Given the significant and growing 
student population in Fayetteville, multi-family housing vacancy rates have 
declined and there are reportedly 3,000 rental units either under construction 
or planned in Fayetteville.   There are currently $294.2 million in construction 
projects underway in Fayetteville, that include an expansion of the Veterans 
Hospital, an addition and renovation of the Fayetteville High School, and a 
variety of projects on the University of Arkansas campus that include new 
development, expansion and/or renovations.   
 

 The University of Arkansas is home to an extensive collection of collegiate 
athletic venues as part of the Southeastern Conference (SEC) and its teams, 
known as the Razorbacks, are Division I. The cornerstone of these venues is 
the 72,000 seat Donald W. Reynolds Razorback Stadium, hosting home 
football games in the fall. As noted, Dickson Street is considered one of the 
two most popular entertainment districts in the state, along with the River 
Market district in downtown Little Rock. West Dickson Street is notably home 
to the Walton Arts Center, and serves as the focal point of the annual Bikes, 
Blues, and BBQ bike festival.   

 
 Our research of demand generated by the University of Arkansas for 

conferences, events and hotel accommodations revealed a wide range of 
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potential demand for an on campus university hotel and conference center.  
The Walton College currently hosts over 140 events, with over 8,700 attendees, 
and potentially over 3,000 room nights of hotel demand.  Most of these events 
occur in February, March, April, September and October.  Engineering was 
another primary driver of demand for conference space along with numerous 
other entities.  Given recent growth in enrollment, there is a growing level of 
frustration with the lack of available space to hold meetings and conferences.  
Further, there appears to be a level of dissatisfaction with the one lodging facility 
on campus, the 49-room Inn at Carnall Hall that operates as a historic property 
with limited meeting and event space.  

 
 It is our opinion that the environment, infrastructure, and location associated 

with the University of Arkansas campus, notably its location on the campus 
within walking distance of an entertainment district, along with the positive 
business climate in Fayetteville and the Washington County areas, create a 
healthy environment for the proposed conference center to sustain successful 
operations in the longer term.   

 
 A supply and demand analysis for lodging accommodations in the greater 

Fayetteville area identified twelve existing properties that provide an 
indication of how the better quality hotels in the market have performed 
historically. This includes one property in Johnston, two hotel properties in 
Springdale and one in Rogers. The historical results of this group of twelve 
hotels are shown in the following table. 

 
Historical Market Performance of the Selected Fayetteville Area Lodging Supply

Annual Percent Occupied Percent Market Average Percent Percent

Year Supply Change Rooms Change Occupancy Daily Rate Change REVPAR Change

2008 493,480 - 269,198 - 54.6% 111.31 - 60.72 -

2009 523,410 6.1% 264,239 -1.8% 50.5% 104.53 -6.1% 52.77 -13.1%

2010 535,090 2.2% 271,353 2.7% 50.7% 102.96 -1.5% 52.21 -1.1%

2011 529,615 -1.0% 276,415 1.9% 52.2% 104.56 1.6% 54.57 4.5%

CAAG 2.4% 0.9% -2.1% -3.5%

Source: PKF Consulting  
 

 These Fayetteville area lodging facilities performed better in 2008 prior to the 
severe recession that gripped the nation and the region.  This group of hotels 
achieved a more modest RevPAR (Revenue per Available Room) decline, 
than the national hotel market during the recession impacting the hotel 
industry most severely in 2009.  Occupancy increased in 2010 and during 
2011 the market stabilized. In late 2011 the 91-room Cosmopolitan Hotel, 
included in the supply above, closed under new ownership for renovations. 
The hotel is to re-open at the beginning of 2013 with 210 rooms as a full-
service hotel with over 14,000 square feet of meeting and function space, 
approximately a mile southeast of University of Arkansas Campus and 
connects physically to the Global Campus. There are two additional hotel 
projects in the planning stages.  
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 Based on our research we recommend the development of a 125-room 
university conference center on a site east of the Reynolds Center, providing 
the opportunity to both connect with it, and utilize parking in the 2,149 space 
Harmon Avenue Garage located across Harmon Avenue from the site. The 
hotel is recommended to have a 40-seat lounge, 150-seat restaurant, fitness 
facilities with indoor pool and whirlpool, a gift shop, business center in the 
conference center and guest access to campus fitness facilities.  Our 
recommended conference space is summarized in the following table 
comprised of flat floored space, in consideration of the already existing 
function space in the Reynolds Center totaling an estimated 11,450 square 
feet, which includes three tiered conference rooms. 

 

Square 
Conference Room Feet Theater Banquet Classroom Conference

SF/Per Person 12 18 25 40
Ballroom 6,000 500 333 240 -

Subdivisions:
Three Sections A, B & C 2,000 167 111 80 50

End A & C Subdivisions:
Sections D, E, F & G 1,000 83 56 40 25

Meeting Rooms
Meeting Room I 1,600 133 89 64 40
Meeting Room II 1,600 133 89 64 40
Meeting Room III 1,200 100 67 48 30
Meeting Room IV 1,200 100 67 48 30

Divisible Breakout Rooms
  Four Rooms - Average Size 500 - 28 20 -
    Divisible - 8 Average Size 250 - 14 10 -
Total Conference Space 13,600

Total Space per Guestroom 109
Reynolds Center (estimated) 11,450
Total Proposed/Reynolds 25,050

Total Space per Guestroom 200

Recommended Conference Space and Capacities
Proposed Conference Center at the University of Arkansas

Source: PKF Consulting

Person Capacities

 
 

 Our recommendations for development together with the combined facilities 
within the Reynolds Center are contingent upon the provision there be 
adequate parking for patrons of the hotel and conference center. 
Preliminarily, the amount of parking required could be in the 500-space range.  

 
 We have recommended the development of a full-service university conference 

center that is IACC affiliated meeting all of its standards. We have assumed this 
property would open January 1, 2015 based on both planning requirement and 
a reasonable development time line. Our estimate of annual occupancy 
considers the following: 

 
 The selected local area hotel supply has achieved historical occupancies 

between 2008 and 2011 ranging from approximately 50 to 55 percent, 
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with average room rates ranging from approximately $105 to $111.  Over 
the same period, the Inn at Carnall Hall, located on the campus of the 
University of Arkansas, has achieved an occupancies ranging from 50 to 
64 percent with average daily room rates ranging from $114 to $125.  
Carnall Hall achieved an ADR in 2011 that was the highest of the twelve 
properties included in the selected competitive supply.   

 
 Of the five selected university conference centers the average 

occupancy was 50 percent in 2010, considered a poor year for the 
lodging industry overall, and expressed a range of from 40 to 70 percent, 
and an average daily room rate of $140. 

 
 Our demand research indicates there is already considerable demand 

being served by the Reynolds Center, along with a broad range of 
conference, meeting and hotel demand generated by the university. The 
University of Arkansas has grown in recent years and is poised to 
continue to grow in the near term. The Sam M. Walton College of 
Business has an excellent reputation and is housed in a four building 
complex and is soon to be under new leadership.  The potential for the 
creation of executive education is considerable.      

 
 Based on a campus student and faculty count at the University of 

Arkansas as the fall 2011 semester of 24,286, and applying a factor of 
1.0 room nights to this based on the ratio range demonstrated by other 
university conference centers, this results in a total of approximately 
24,300 potential room nights of demand, or using a 1.1 factor results in 
26,700 room nights.  Based on the proposed number of rooms, totaling 
125, this indicates an annual occupancy of between 53 to 59 percent, 
bracketing our estimated occupancy of 55 percent in a stabilized year of 
operation for the recommended facility. Although some will prefer off 
campus facilities, we anticipate a lot would prefer an on campus location. 

 
 Based on these inputs, we believe a stabilized occupancy of 55 

percent is a reasonable expectation for the proposed conference 
center and hotel. All lodging facilities, including conference centers, 
require a period of both pre-marketing prior to opening, as well as a 
significant marketing effort during the initial years of operation to 
develop a reputation and build repeat business. We have estimated in 
the case of the subject proposed conference center this will represent 
a three year period. In calendar year terms we estimate the property 
will achieve first and second year occupancy of 45 and 52 percent, 
before reaching a stabilized level of performance in the third year, of 
55 percent. 

 
 The location and proposed university conference center is anticipated 

to be well received on the campus where there is an underserved 
market for a high quality full-service hotel with conference and event 
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space. We estimated the following average daily room rates and 
occupancies for the proposed hotel based on the facilities as 
described: 

 

Estimated Rooms Revenue
Average Annual Rooms

Year Daily Rate Occupancy Revenue
2015 $147.50 45.0% $3,028,000
2016 152.00 52.0% 3,607,000
2017 156.50 55.0% 3,927,000
2018 161.25 55.0% 4,046,000
2019 166.00 55.0% 4,165,000

Source: PKF Consulting

Proposed 125-Room Hotel and Conference Center at the University of Arkansas

 
 
Summary of Operating Results 

 
 Based on the occupancies and average daily room rates we estimate can be 

achieved as presented in the previous table, as well as our projections of 
other hotel revenues and expenses, we have projected the Net Operating 
Income After Reserves for the hotel for the first five years of operation, as 
summarized in the following table: 

 
Proposed 125-Room Hotel and Conference Center at the University of Arkansas

Summary of Estimated Annual Operating Results
Total Net Operating Ratio to

Year Revenue Income Total Revenues
2015 $6,572,000 $1,291,000 20%
2016 7,827,000 1,761,000 22%
2017 8,521,000 2,048,000 24%
2018 8,779,000 2,113,000 24%
2019 9,040,000 2,177,000 24%

Source: PKF Consulting  
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Overview 

The University of Arkansas, where the proposed university conference center is planned to 

be developed on the main campus, is within the City of Fayetteville, Washington County, 

Arkansas.  Fayetteville is the county seat of Washington County, and the third largest city in 

Arkansas. Fayetteville is best known as home to the University of Arkansas representing 

one of the leading economic drivers in the region.  Located centrally in the County, 

Fayetteville is 35 miles south of the Arkansas-Missouri border and 25 miles east of the 

Arkansas-Oklahoma border.  Benton County abuts Washington County to the north and 

forms the northwest corner Arkansas. Fayetteville is located in the Fayetteville-

Springdale-Rogers AR/MO MSA which consists of Benton, Madison and Washington 

Counties in Arkansas, and McDonald County in Missouri.  

 

Washington County is also part of the Northwest Arkansas Economic Development 

District comprised of nine Arkansas Counties that include Baxter, Benton, Boone, 

Carroll, Madison, Marion, Newton, Searcy and Washington.  The principal cities in this 

region include Bentonville, Rogers, Fayetteville and Springdale. Washington County’s 

location within the Northwest Arkansas Region (yellow) is identified in red in the following 

map of Arkansas counties. 

 

Washington County’s economic activity centers on Fayetteville where the University of 

Arkansas in Fayetteville is located.  It is not only the largest employer in the area 

employing 4,090 persons, but also as of the fall of 2011 had a student enrollment of 

23,199.  Wal-Mart is headquartered to the north in Bentonville, representing the number 

one Fortune Five Hundred Company in the nation and it heavily influences the economy 

of Benton County and the region.  Although Wal-Mart’s headquarters are located 30 

miles north of Fayetteville, the company has considerable impact on Fayetteville as the 

result of significant donations made by the founding family to the University of Arkansas 
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and the Walton Arts Center. The city hosts the annual Wal-Mart Shareholders Meeting at 

the Bud Walton Arena on the campus of the University of Arkansas. 

 

Economic and Demographic Indicators 

A review of relevant economic and demographic trends provides an indication of the relative 

health of the overall market area. 

 

Population 

The cities of Bentonville and Fayetteville have experienced greater population growth 

between 1990 and 2010, than the counties they are located within, and the other areas 

of comparison at rates ranging from 1.5 to 2.1 percent compounded annually.  

Bentonville has a much smaller population as compared with Fayetteville, experiencing a 

higher rate of growth than Fayetteville between 1990 and 2000.  However Fayetteville 

outpaced Bentonville’s population growth from 2000 to 2010.  As of 2010 Fayetteville 

had a population of 73,580, up from 42,099 in 1990.  Benton and Washington Counties, 

along with the MSA experienced similar rates of growth between 1990 and 2010, 

outpacing population growth within the state.  

 

A summary of population trends within Northwest Arkansas, together with the State of 

Arkansas between 1990 and 2010, are presented in the following table. 

 
Population Trends 

  

1990 

 

2000 

CAC1 

90 to 00 

 

2010 

CAC1 

00 to 10 

Bentonville 11,257 19,730 2.0% 35,301 1.6% 

Fayetteville 

Benton County 

Washington County 

MSA 

42,099 

97,499 

113,409 

210,908 

58,047 

153,406 

157,715 

311,121 

1.5% 

1.4% 

1.4% 

1.2% 

73,580 

221,339 

203,065 

463,204 

2.1% 

1.1% 

1.0% 

1.0% 

Arkansas 2,295,000 2,673,400 0.9% 2,915,918 0.7% 

Note: 1 CAC = Compound Annual Change 

Source: U.S. Census 

 

While population trends are not directly related to hotel market performance, they provide 

an indication of overall growth in the area, which has been positive. 

 

Income 

Median Household Income increased 2.7 percent compounded annually in Benton 

County, surpassing the rates of growth for the areas of comparison from 2000 to 2010, 
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to $52,417.  By contrast, Washington County experienced growth of 1.4 percent resulting 

in 2010 Median Household Income of $39,692, above the state.   
 

Median Household Income by Area 

 2000 and 2010 

 

Area 

 

Median Household Income 

CAC1 

00 to 10 

 2000 2010  

Benton County 

Washington County 

$40,281 

$34,691 

$52,417 

$39,692 

 2.7% 

1.4% 

Arkansas $32,182 $38,413  1.8% 

United States $41,990 $50,046  1.8% 

Note: 1 CAC = Compound Annual Change 

Source: U.S. Census 

 

Employment 

Recent trends in relevant employment statistics are summarized in the table on the 

following page comparing labor market trends from 2008 to 2011 for Washington and 

Benton Counties, the Fayetteville-Springdale-Rogers AR-MO MSA, the State of 

Arkansas and the United States. 
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Selected Labor Market Trends 

 

Area 

  

2008 

 

2009 

 

2010 

 

CAC1 

December 

2010 

December 

2011 

 

CAC1 

         

Washington County         

  Labor Force  103,753 99,393 99,939 (1.9)% 100,324 100,268 (0.1)% 

  Employed   99,515 93,510 93,678 (3.0)% 94,356 94,981 0.7% 

  Unemployment Rate  4.1% 5.9% 6.3% -- 5.9% 5.3% -- 

         

Benton County         

  Labor Force   106,576 107,586 108,148 0.7% 108,478 109,147 0.6% 

  Employed   102,308 101,075 101,256 (0.5)% 101,989 102,665 0.7% 

  Unemployment Rate  4.0% 6.1% 6.4% -- 6.0 5.9 -- 

         

Fayetteville-Springdale 
-Rogers AR-MO MSA 

        

  Labor Force   229,208 225,028 226,358 (0.6)% 227,051 227,779 0.2% 

  Employed   219,833 211,333 211,708 (1.9)% 213,145 214,915 0.8% 

  Unemployment Rate  4.1% 6.1% 6.5% -- 6.1 5.6 -- 

         

Arkansas         

  Labor Force  1,373,026 1,356,372 1,353,193 (0.7)% 1,350,547 1,354,562 0.1% 

  Employed  1,300,420 1,256,136 1,246,647 (2.1)% 1,245,495 1,253,867 0.7% 

  Unemployment Rate  5.3% 7.4% 7.9% -- 7.8% 7.4% -- 

         

United States         

  Labor Force (000’s)  154,287 154,142 153,889 (0.1)% 153,156 153,373 0.1% 

  Employed (000’s)  145,362 139,877 139,064 (2.2)% 139,159 140,681 1.1% 

  Unemployment Rate  5.9% 9.3% 9.6% -- 9.1% 8.3% -- 

Note: 1 CAC = Compound annual change 

Source: Bureau of Labor Statistics 

 

Labor market trends deteriorated between 2008 and 2010 in all five areas of comparison 

due to the severe recession that gripped the nation.  During this period, declines in both 

the labor force and the number employed deteriorated the most in Washington County, 

of the areas of comparison. However, the unemployment rate was lowest in Washington 

County of the areas of comparison in both 2009 and 2010, at 5.9 and 6.3 percent, 

respectively.  Comparing the month of December in 2010 and 2011, indicates declines in 

unemployment levels for all the areas of comparison, as economic conditions improved 

modestly, with Washington County having the lowest level of unemployment, or 5.3 

percent in December 2011.  The national unemployment level declined to 8.3 percent in 

December 2011, the highest of the areas of comparison, followed by the State of 

Arkansas at 7.4 percent.   
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Benton and Washington Counties, along with the MSA, have shown healthier levels of 

employment as compared with the State of Arkansas and the United States. 

 

The major employers in the Fayetteville area include the following private and public 

sector companies ranked by number of employees.  The University of Arkansas is the 

largest employer in the area. 

 

Top 10 Fayetteville Private Sector Employers 
by Number of Employees

 
Employer 

Number of 
Employees 

Washington Regional Medical Center 1,400 
Superior Industries 900 
Wal-Mart Optical Mart 780 
Tyson’s Mexican Original 600 
Pinnacle Foods 500 
Wal-Mart # 144 Store 360 
Wal-Mart # 359 Store 330 
Tyson Administration  300 
Proctor & Gamble 200 
Ayrshire Electronics 200 
Source: Fayetteville Chamber of Commerce 

 

Top Five Fayetteville Public Sector Employers 
by Number of Employees

 
Employer 

Number of 
Employees 

University of Arkansas 4,090 
Fayetteville School District 2,000 
Veterans Administration Hospital 1,000 
City of Fayetteville 740 
Washington County 200 
Source: Fayetteville Chamber of Commerce 

 

In addition to the above, there are several employers located in the Northwest Arkansas 

Region that dominate economic activity within the region including Wal-Mart Stores, Inc., 

the number one Fortune 500 Company for the past five years with 2011 revenues of 

$421,489.0 million, headquartered in Bentonville; Tyson Foods, Inc., the 93rd Fortune 

500 Company with 2011 revenues of $28,430.0 million, headquartered in Springdale; 

J.B. Hunt Transportation Services, Inc., ranked 605th in the Fortune 1000 Company list in 

2010, headquartered in Lowell; Arvest Bank Group, Inc. that is headquartered in Rogers; 

George’s, Inc., a poultry processing company is headquartered in Springdale; and Harp’s 

Food Stores, Inc., a regional grocery store chain is headquartered in Springdale.   As a 
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result of these and other companies located in the region there are additionally hundreds 

of consumer product (or “supplier”) companies as well as thousands of third-party 

suppliers, professional services and small businesses that influence the area economy. 

 
Real Estate Markets 
 

 Commercial Real Estate 

The Skyline Reports are sponsored by Arvest Bank, and are prepared by the Center for 

Business and Economic Research at the Sam M. Walton College of Business at the 

University of Arkansas in Fayetteville.  The 26th edition of the Commercial Real Estate 

Market Summary dated February 2012 provides a comprehensive indication of 

commercial real estate for Benton and Washington Counties.  The report provides 

statistics for commercial space in the Northwest Arkansas region by type of commercial 

space that includes: Office, Medical Office, Office/Retail, Office/Warehouse, Retail and 

Warehouse; and by submarkets that include: Bella Vista, Bentonville, Fayetteville, 

Lowell, Rogers, Siloam Springs and Springdale, with totals for the Northwest Arkansas 

region.  The following provides an indication of the how Fayetteville compares with the 

region and the other major submarkets having significant concentrations of commercial 

space. 

 

 Commercial Office Space 

During the 4th Quarter of 2011, commercial office space in the region had an overall 

vacancy rate of 19.5 percent, the same as the 2nd Quarter of 2011, down from 20.5 

percent as of the 4th Quarter of 2010.  There were 1,858,841 square feet of available 

office space in the region during the 4th Quarter.  The most significant office markets, 

based, on available space, include Bentonville with a vacancy rate of 18.8 percent, 

totaling 592,495 square feet of available space and representing 32 percent of available 

space in the region; Fayetteville with a vacancy rate of 19.7 percent, totaling 550,086 

square feet of available space and representing 30 percent of total available space in the 

region; and Rogers with a vacancy rate of 23.4 percent, totaling 563,588 square feet of 

available space and representing 30 percent of available space in the region.  These 

statistics indicate Fayetteville had less overall square feet of office space available with a 

modestly higher vacancy rate as compared with Bentonville. The net absorption for the 

12 months ending in the 4th Quarter of 2011 for the region was 162,486 square feet.  

Included within this total, by submarket, are Bentonville, Fayetteville and Rogers which 

absorbed 39,377, 3,924 and 87,052 square feet, respectively.     
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 Commercial Office/Retail Space 

Commercial office/retail space in the region during the 4th Quarter of 2011, had an 

overall vacancy rate of 18.8 percent, down from 19.9 percent during the 2nd Quarter of 

2011, and down from 20.8 percent as of the 4th Quarter of 2010.  During the 4th Quarter 

of 2011 there were 782,860 square feet of available office/retail space in the region.  The 

most significant office/retail markets, based on available space, during the 4th Quarter of 

2011, included Bentonville with a vacancy rate of 21.1 percent with 181,570 square feet 

available; Fayetteville with 266,072 square feet vacant equaling a vacancy rate of 17.6 

percent of total space; and Rogers with a vacancy rate of 23.0 percent totaling 80,803 

available square feet.  Fayetteville had the largest inventory of office/retail space of the 

top three markets and the lowest vacancy.  The net absorption for the 12 months ending 

in the 4th Quarter of 2011 for the region was 96,566 square feet.  Included within this 

total, by submarket, are Bentonville, Fayetteville and Rogers which absorbed 2,757, 

43,030 and 26,157 square feet, respectively.         

 

 Medical Office Space 

Medical office space within the region was greatest in the Fayetteville submarket with 

147,816 square feet of available space representing a vacancy of 16.2 percent during 

the 4th Quarter of 2011, up modestly from 16.1 percent during the 2nd Quarter of 2011, 

and up more as compared with the 4th Quarter of 2010 when vacancy was 13.8 percent. 

The region had a vacancy during the 4th Quarter of 2011 of 15.7 percent, with 248,943 

square feet available.   

 

 Retail Space 

The most significant amounts of retail space within the region are found in both 

Fayetteville and Rogers, where as of the 4th Quarter of 2011 there were 355,406 and 

314,322 square feet of available space, respectively.  The vacancy rate in Fayetteville 

and Rogers was 11.3 and 12.5 percent, respectively, and 13.1 percent for the region. 

The retail space net absorption for the 12 months ending in the 4th Quarter of 2011 for 

the region was 123,904 square feet.  Included within this total, by submarket, are 

Bentonville, Fayetteville and Rogers which absorbed 9,382, 29,462 and 98,492 square 

feet, respectively.         

 

 Office/Warehouse Space 

Office/Warehouse space is concentrated in Fayetteville, Rogers and Springdale within 

the region, where vacancy rates for the 4th Quarter 2011 were 23.8, 25.3 and 16.9 

percent, respectively.  Fayetteville had 269,651 square feet of available space with a 
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total inventory of approximately 1,133,000 total square feet, indicating the least amount 

of total space of these three submarkets.  Rogers had 554,438 square feet available with 

a total inventory of 2,191,000 square feet, the most of any submarket.  Springdale, with 

the lowest vacancy rate had 295,539 square feet of available space and a total inventory 

of approximately 1,749,000 square feet.  The office/warehouse net absorption for the 12 

months ending in the 4th Quarter of 2011 for the region was 398,296 square feet.  

Included within this total, by submarket, are Fayetteville, Rogers and Springdale that 

absorbed 124,365, 22,474 and 311,668 square feet, respectively.  The Lowell submarket 

had a negative absorption of 226,174 square feet. 

 

 Multifamily Housing 

Apartment rental spaces are dwindling, according to the Northwest Arkansas Apartment 

Market Survey conducted by CB Richard Ellis of Tulsa, OK. The firm surveyed 9,312 of 

the area's approximate 28,000 units and the survey included complexes with at least 50 

units or more. Occupancy reached 95 percent at the end of 2011, an increase from 92 

percent as of July 2011. Because there are fewer available units, increased rental rates 

are anticipated. The average rental rate of all apartments in the four largest cities was 

$607, up from $601 six months ago. Rogers had the highest overall rent at $725.  The 

following table summarizes rental rates by location and unit type. 

 

Apartment Complexes with 50 or More Units  
Located in Northwest Arkansas 

Average Rental Rates by Unit Type 

 
Community 

1 Bed/ 
1 Bath 

2 Bed/ 
2 Bath 

3 Bed/ 
2 Bath 

4 Bed/ 
2 Bath 

Bentonville  $513 $592 $670 None 

Fayetteville $474 $657 $821 $901 

Rogers  $618 $845 $939 None 

Springdale $399 $543 $751 None 

Source: CB Richard Ellis 

 

Current multi-family construction projects in the region include a new senior apartment 

complex in Rogers and The Grove, a 632-unit project in Fayetteville being developed by 

Campus Crest anticipated to open for the 2012-2013 academic year, providing additional 

student housing for those attending the University of Arkansas.  According to the 

February 2012 The Skyline Report on multifamily housing, in Fayetteville there are a 

total of 3,000 rental units that have been announce for development.  
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There are a number of significant construction projects underway in Fayetteville, the 

most significant and noteworthy of these totals $294.2 million in construction costs.  

These projects are summarized as follows noting those in the Fayetteville community or 

at the University of Arkansas Fayetteville.  
 

Fayetteville Construction Projects: 

 Fayetteville Veterans Administration Hospital is being expanded at a cost of $62.5 
million adding a 140,000 square foot clinical addition.  The expansion will add 
diagnostic and ancillary services, as well as outpatient clinics at the hospital. 

 
 The Fayetteville High School addition and renovation project began in 2009 and is 

expected to be completed in 2015 at a total cost of $100.0 million.  Plans include 
designing the building to LEED environmental standards, a new front door facing 
Martin Luther King Boulevard, developing a student commons area, green spaces 
for outdoor classrooms, flexible instructional spaces and increasing security by 
limiting access points. 
 

University of Arkansas Construction Projects:  

 The renovation of, and addition to, Vol Walker Hall, home to the Fay Jones School 
of Architecture is underway with an expected completion in 2013. The 34,320-
square-foot design center addition is being funded in part by a $10.0 million gift 
from the Donald W. Reynolds Foundation, a generous supporter of the university, 
and will be named in honor of the foundation’s president, Steven L. Anderson, a 
university alumnus and friend.  The renovation costs are reportedly $19.8 million 
and the addition cost is estimated at $13.0 million, bringing the total project cost to 
$31.8 million. 

 The Ozark Hall Renovation and addition is scheduled for completion in August 
2013. An approximately 21,000-square-foot addition to the south wing of the 
building will provide a permanent home for the Honors College along with a 275-
seat auditorium. A landscaped courtyard has been designed to accommodate 
special events and recreation. The $27.1 million project is possible through the 
support of the Walton Family Charitable Support Foundation and a bond 
supported by student facility fees. 

 The construction underway of the Hillside Auditoriums will replace the existing 
Science and Engineering Auditorium with a two-part Hillside Auditorium. The 
smaller auditorium will seat approximately 275 students, with the larger auditorium 
seating approximately 500 students.  The reported budgeted cost is $12.0 million 
and completion is anticipated for the fall of 2012. 

 Holtz Hall renovation will transform the administrative uses within the building to a 
residence hall housing 416 beds with flex space for 32 beds for overflow at a cost 
of $13.9 million. The University of Arkansas Honors quarters will move to Hotz 
Hall as soon as renovations are complete in 2013.  
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 The Football Center construction commenced in November 2011 that will be 

completed at a cost of $40.3 million, funded by donations that currently total $32.5 
million, of which $10.0 million were given by the Donald W. Reynolds Foundation. 
The 82,000 square foot facility is located on the site of the existing practice fields, 
which were relocated.  The facilities will include locker rooms, office space for 
coaches and staff, training facilities, study areas, a player’s lounge, meeting 
space and a Razorbacks museum. 

 Jean Tyson Child Development Center, now under construction with a total 
project cost of $6.55 million will be part of the School of Human Environmental 
Sciences in the Bumpers College.  Construction of the 22,800-square-foot facility 
at the intersection of Douglas and Oakland on the north side of the campus was 
made possible by gifts from donors, including $2.5 million from the Tyson Family 
Foundation and the Tyson Foods Foundation.   

 

University of Arkansas 

The University of Arkansas was founded in 1871 in Fayetteville and represents the 

flagship institution of the University of Arkansas system. Today, the University of 

Arkansas encompasses more than 130 buildings on 345 acres and provides nearly 200 

academic programs.  As of the fall of 2011, there were a total of 23,199 students 

enrolled at the university, inclusive of full and part time students, which totaled 19,027 

undergraduates, 399 law students and 3,773 graduate students.  In 2010 and 2011 total 

student enrollment increased 7.8 and 8.4 percent, respectively, and between 2001 and 

2011 total student enrollment increased at a 3.9 percent compound annual growth rate.  

In 2011, 62 percent of students were from Arkansas, followed by Texas students 

representing 13 percent of the student body, and international students represented 5 

percent of the student body.  Of the in-state students, 17 percent came from within 

Washington County and 11 percent were from Benton County.   

 

Undergraduate in-state tuition and fees were $7,174 in 2011/12, up 6.0 percent from 

$6,768 in 2010/11, as compared with out-of-state undergraduate tuition and fees that 

were $17,606 in 2011/12, up 10.0 percent from $16,000 in 2010/11.  In 2011 there were 

4,361 total degrees awarded as compared with 3,940 in 2010, indicating an increase of 

10.7 percent.  

 

The University offers more than 200 undergraduate and graduate degree programs in 

nine schools and colleges:  

 

 Food and Life Sciences, Dale Bumpers College of Agricultural  
 Fay Jones School of Architecture  
 J. William Fulbright College of Arts and Sciences  
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 Sam M. Walton College of Business  
 College of Education and Health Professions  
 College of Engineering  
 Honors College  
 School of Law  
 Graduate School  

 

US News and World Report ranked the University of Arkansas' Sam M Walton College of 

Business and the School of Law in the top tier of its 2011 edition of America's Best 

Graduate Schools. Further the Walton College is ranked in the top 30 among public 

undergraduate business schools in the nation, according to the U.S. News and World 

Report 2012 “America’s Best Colleges.”  Other distinctions either tied to the University of 

Arkansas or to Fayetteville due to the influence of the university are summarized as 

follows: 

 

 No. 7: Top College Sports Towns, 2010 Forbes  
 No. 4: Best Places for Business and Careers, 2009 Forbes  
 No. 9: Healthiest Housing Markets, 2009, Builder magazine  
 No. 6: Top College Sports Towns, 2009 Forbes  
 No. 7: Best Places to Live, Work and Play, 2008, Kiplinger  

 

The University of Arkansas is the state’s only research university within the top tier 

represented by 150 research universities out of the nation’s more than 4,000 post-

secondary institutions.  Research expenditures at the University of Arkansas exceed 

$117.0 million per year, making research activity a significant academic element at the 

University and an economic engine for the state.  It is classified by the Carnegie 

Foundation for the Advancement of Teaching as a research institution with “high 

research activity.”  

 

The University of Arkansas completed its "Campaign for the 21st Century" in 2005, 

raising more than $1.0 billion for the school.  Among these gifts were the largest 

donation given to a business school at the time ($50 million), and the largest gift given to 

a public university in America ($300 million), both given by the Walton Family Charitable 

Support Foundation.   

 

Researchers from the Center for Business and Economic Research reported that the 

University of Arkansas delivered an economic impact to the state of Arkansas, in excess 

of $725 million in 2009.   

 

A map on the following page depicts the University of Arkansas campus. 
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University of Arkansas Sports Facilities 

The University has numerous sporting event venues that draw significant levels of 

visitation to the Fayetteville area, supporting local area hotels.  The University is part of 

the Southeastern Conference (SEC) and its teams, known as the Razorbacks, are 

Division I. The University of Arkansas hosts some of the greatest track and field 

competitions in the nation, hosting the NCAA Indoor events since 2000.  The following 

summarizes sports venues serving the needs of the athletic programs and teams. 

 

 Donald W. Reynolds Razorback Stadium: This football stadium is the cornerstone 
of the University of Arkansas athletic programs. It underwent a major expansion 
and renovation project completed prior to the 2001 season at a cost of $110.0 
million increasing seating from 51,000 to 72,000. Football is also supported by the 
Willard and Pat Walker Pavilion and Indoor Football Practice Field complimented 
by the 38,000 square foot Walker Family Training Center opened in 2005. 

 
 Bud Walton Arena: The Razorbacks basketball team plays in Bud Walton Arena, 

named for the Wal-Mart founder who donated half the cost of this 1993 
development. The arena has a seating capacity for 19,400 persons. 

 

 Baum Stadium at George Cole Field: In 2007 the completion of the baseball 
stadium’s third renovation added another 20 luxury boxes and more than 1,200 
chair back seats along with additional restrooms and an expanded Hog Pen and 
picnic area.  The additions brought the total Baum Stadium capacity to roughly 
10,500 seats with 9,200 chair backs and 34 luxury boxes.  Arkansas became the 
first team in NCAA history to average more than 8,000 tickets sold per game 
(8,069) with a total of 266,270 tickets sold for the 33 home games in 2007.  

 

 John McDonnell Field: Home to the most successful program in NCAA history, 
John McDonnell Field is considered one of the top outdoor track and field facilities 
in the nation. The facility is one of only two IAAF Class 1 certified track and field 
complexes in the U.S. and the first such facility on a collegiate campus.  Capacity 
is currently set at 7,000 but has the potential to hold 10,000 with additional 
construction. 

 
 Randal Tyson Track Center:  Considered one of the best indoor facilities in the 

world, the Tyson Center has been the home of the NCAA Men's and Women's 
Indoor Track & Field Championships since its completion in the winter of 2000. 
The six-lane banked oval is considered the one of the fastest indoor track in the 
world thanks to its steep curves and long straight-aways. More than 5,000 seats 
are provided for spectators who visit the arena and each is filled during major 
championships. 
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 Barnhill Arena: Originally opened in 1953, Barnhill Arena officially closed its doors 

as a basketball facility in 1993 when it was re-configured into one of the largest 
volleyball-only arenas for the 1994 season. The volleyball-only facility welcomed 
the addition of gymnastics for the 2003 season when the facility was renovated. 
The facility capacity is 8,500. 

 
 Bogle Park:  Opened in October 2009 at a cost of $8.5 million with a seating 

capacity of 1,200.  The park is home the Arkansas softball team. 
  
 Razorback Field:  This women’s intercollegiate soccer field originally opened in 

1992 and has a seating capacity of 1,500. 
 
 George M. Billingsley Tennis Center: Completed in April 2008, the $2.8 million 

expansion and renovation provides the Razorback men's and women's tennis 
teams a facility combining the outdoor courts of the Billingsley Center and the 
indoor courts of the Dills Indoor Stadium. 

 
 Blessings: The Razorback Golf team uses the Fred W. and Mary B. Smith 

Razorback Golf Training Facility opened in 2004 at Blessings, the Razorback’s 
golf course located in Johnson, Arkansas. The training facility features six indoor-
outdoor practice bays, an indoor video swing analysis station, office space and 
men’s and women’s locker room facilities for the Arkansas golf teams.  
 

 The University of Arkansas Natatorium:  The Natatorium is an indoor, eight-lane, 
50-meter pool with a complete timing system and scoreboard. The diving area has 
two one-meter boards, two three-meter boards and a five- and 10-meter platform.  

 

There are a number of notable buildings or significant monuments on the Fayetteville 

campus summarized as follows: 

 

 Old Main, built in 1875, represents an excellent example of Second Empire 
architecture which was refurbished in 1991 at a cost of $10.0 million. The building 
is well lighted enhancing its visibility on campus and to surrounding areas after 
dark. 

 Fulbright Peace Fountain erected and dedicated in 2002, the Fulbright Sculpture, 
a 7-foot bronze sculpture of Sen. Fulbright dedicated in October 2002. The statue 
commemorates the legacy of the late U.S. Senator and former University of 
Arkansas student and president J. William Fulbright.  

 The David W. Mullins Library is the cornerstone of the University Libraries with 1.6 
million volumes, 3.3 million microforms, 24,000 audio-visual items, over 17,000 
periodical subscriptions, and houses the Special Collections Division with more 
than 20,000 linear feet of manuscript collections for research in the history, 
culture, and literature of Arkansas and surrounding regions. 
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 Chi Omega Greek Theater is located off Dickson Street, designed as a replica of 

one built 2,400 years ago at the foot of the Acropolis in Athens, was a gift to the 
University in 1930 by Chi Omega, the largest women’s fraternity in the nation.  

 The University of Arkansas campus is the home of three state-of-the-art, 
interactive tributes to Razorback men’s and women’s athletics that include the Jim 
Lindsey/Jerry Jones Hall of Champions in the Broyles Athletic Center, within the 
Bud Walton Arena the Tommy Boyer Hall of Champions and the Lady Razorback 
Museum located Barnhill Arena. 

 

The University of Arkansas has several additional facilities in the Fayetteville area that 

support education and research that include the following.  

 

Arkansas Agricultural Experiment Station (AAES) 

The AAES is the statewide research component of the University of Arkansas' Division of 

Agriculture. Research topics include issues that impact the families, communities and 

natural resources associated with Arkansas agriculture and related enterprise. 
 

Arkansas Agricultural Research and Extension Center (AAREC) 

The mission of AAREC is to create and provide optimum conditions for research and for 

educational programs at the undergraduate and graduate levels, and to provide superior 

service at all levels for basic and applied research in agriculture and related sciences 

and technologies. 

 

The Center is located two miles north of campus on 725 acres located on both sides of 

State Highway 112, with 70 percent of the land used for research and 30 percent 

developed with roads, grounds and buildings.  The Center is partitioned into areas that 

are administered by departments of the Arkansas Agricultural Experiment Station, which 

are also academic departments in the Dale Bumpers College of Agricultural, Food and 

Life Sciences. This provides a strong linkage between teaching, research and extension 

in the College and Experiment Station. 

 

The following entities are located at AAREC: Departments of Agricultural and Extension 

Education; Animal Science; Biological and Agricultural Engineering; Crop, Soil, and 

Environmental Sciences; Entomology; Food Science; Horticulture; Plant Pathology; and 

Poultry Science conduct field and laboratory research at the Center; Washington County 

Cooperative Extension Service; the Biomass Research Center; the Watershed Research 

and Education Center; the Leland Tollett Veterinary Diagnostic Laboratory; and the 

Arkansas Archeological Survey. 
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University of Arkansas Technology Park 

Accessible from School Street to Research Center Drive, approximately 2.5 miles from 

the main campus, the technology park is managed by the University of Arkansas 

Technology Development Foundation, a university-affiliated non-profit foundation that 

also provides technology transfer functions to corporate partners.  The University of 

Arkansas Technology Park was established to stimulate a knowledge-based economy in 

the state of Arkansas through partnerships that lead to new opportunities for learning 

and discovery, that build and retain a knowledge-based workforce and that spawn the 

development of new technologies that enrich the economic base of Arkansas. 

 

Key features of the existing facilities and master plan include: 

 Total build out to encompass 100 acres with 25 acres of open space; currently 
there are 67 acres with an additional 33 acres to be acquired. 

 Existing buildings: 
o Engineering Research Center (ENRC) Building - 173,566 square feet 

- Includes the Genesis Technology Incubator facilities 
o High Density Electronics Center (HiDEC) Building - 7,500 square feet 
o Innovation Center - 35,500 square feet 
o Enterprise Center – 65,000 square feet 
o National Center for Reliable Electric Power Transmission (NCREPT) - 

7,000 square feet 
 Currently under construction, square feet not determined: 

o Hazardous Waste Storage Facility  
o The Areon Building 

 
The master plan includes a total build-out of 948,766 square feet with 1,250 parking 
spaces upon completion. 
 

Transportation 

The Northwest Arkansas region has a well developed transportation network.    
 

 Highways 

Interstate 540 serves as Washington County's main thoroughfare, and connects 

Fayetteville with Fort Smith and Interstate 40. There are long term plans for Interstate 49 

to be extended along current Interstate 540 through Washington County to ultimately 

connect New Orleans, Louisiana with Kansas City, Missouri.  The county is also served 

by U.S. Routes 62, 71 and 412.  State Routes in Washington County include 16, 45, 59, 

74, 112, 156, 170 180, 220, 244, 265 and 303.    
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  Railroad 

The Arkansas & Missouri Railroad has its headquarters in Springdale; passes through 

Fayetteville, Greenland, West Fork, and Winslow; and junctions with the Kansas City 

Southern Railroad in Fort Smith, with the Union Pacific Railroad in Van Buren, Arkansas, 

and with the Burlington Northern Santa Fe Railroad in Monette, Missouri.  

 

Air  

The Northwest Arkansas Regional Airport was developed and opened in 1998 at a cost 

of $107.0 million on 2,185 acres in Bentonville, replacing Drake Field in Fayetteville as 

the region’s primary commercial airport. The selected site of the airport is centrally 

located within close proximity to downtown Bentonville (13.5 miles) and Rogers (16 

miles) to the northeast, Lowell (13 miles) to the east, and Fayetteville (26 miles) and 

Springdale (18 miles) to the southeast, while also being far enough away from populated 

areas so as to minimize any adverse impact from aircraft operations. A planned, but yet 

to be funded, airport bypass route around Springdale is in the planning stages is to be 

located four miles south of the airport and connect to I-540 east, with a connector 

roadway from the airport to this bypass route.  

The airport was expanded with the construction of a new 54,000 square foot concourse 

with moving walkway costing $20.0 million that was completed in September 2011, 

adding 8 new passenger gates, bringing total gates to 22.  This project completes a five 

year planned expansion of the airport.  

 

Airlines serving the airport include Allegiant with flights to Las Vegas, Los Angeles and 

Chicago; American Airlines/American Eagle with flights to Chicago, Dallas Fort Worth 

and New York; Continental Express with flights to Houston and Newark; Delta with flights 

to Atlanta, Cincinnati, Detroit, Memphis and Minneapolis/St. Paul; US Airways Express 

with flights to Charlotte; and United with flights to Chicago and Denver. 

 

The table on the following page summarizes passenger traffic from 2005 to January 

2012.  
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Northwest Arkansas Regional Airport – Passenger Traffic 

Year Enplanement Deplanement Total Passenger Traffic 

2005 583,940 584,918 1,168.858 

2006 586,320 585,729 1,172,049 

2007 598,886 601,236 1,200,122 

2008 571,845 575,109 1,146,954 

2009 540,918 543,553 1,084,471 

2010 570,625 569,176 1,139,801 

2011 562,747 565,162 1,127,909 

CAGR (0.6) (0.6) (0.6) 

1/11 42,088 42,897 84,985 

1/12 37,711 40,738 78,449 

Change (10.4) (5.0) (7.7) 

Source: Northwest Arkansas Regional Airport Authority 

 

The airport achieved a peak level of passenger traffic totaling approximately 1.2 million in 

2007. This was followed by declines in 2008 and 2009 due to recessionary pressures on 

the national and regional economy.  During the first half of 2011 passenger traffic 

increased substantially over the previous year, however with renewed economic 

uncertainty for the nation mid-year, passenger traffic declined during the second half of 

the year and this trend continued into January 2012.  Approximately 70 percent of travel 

to XNA is business related due to the presence of Wal-Mart and other major employers 

including the University of Arkansas.  As a result, when national economic conditions 

deteriorate it has a direct and negative impact on passenger traffic to XNA.  Further, a 

result of the high volume of business travel occurring on weekdays, passenger fares at 

the airport are on average higher than most other airports in the region. Tulsa now has 

service from Southwest Airlines that provides discounted fares, but is located 90 minutes 

away.   

 

In addition, here are two additional airports serving Washington County, Drake Field 

Airport and Springdale Municipal Airport. Drake Field Airport, located three miles south of 

Fayetteville and Springdale Municipal Airport, located one mile southeast of Springdale, 

both have two runways and a control tower. 

 

Tourism and Visitation 

The Fayetteville Convention & Visitors Bureau (CVB) actively organizes events and 

promotes the area and businesses throughout the year.  There is one meeting venue in 

downtown Fayetteville supported by the CVB, Fayetteville Town Center, located at 15 

West Mountain Street on the Fayetteville Square.  This 13,570 square foot divisible 
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space allows clients to select a catering company to provide food service for events.  

There are no hotel rooms associated with this facility. There are a number of potential 

group leads that could generate group demand in Fayetteville by the proposed 

Chancellor Hotel or other proposed projects with meeting and event space.  Estimates of 

this demand, based on six months lead time, and at least an additional 200 rooms could 

include an additional 9,500 room nights at an average daily room rate of $85 in the first 

year, and by the fifth year could represent an additional 24,500 room night at an average 

daily room rate of $109.      

 

Tourism is an important component to the area economy and is an economic driver for a 

variety of businesses, most notably the lodging facilities in the area.  Some of the more 

noteworthy attractions in the area, aside from the University of Arkansas, that generate 

visitation in the area and region are summarized as follows.  

 

 Dickson Street 

West Dickson Street is part of the Dickson Street Entertainment District, an eclectic 

colorful area where Dickson Street is lined with bistros, restaurants, clubs, galleries and 

the Walton Arts Center. The District commences at Arkansas Avenue to the west at the 

University of Arkansas campus and extends east to Saint Charles Avenue.  Dickson 

Street is notably home to the Walton Arts Center, and serves as the focal point of the 

annual Bikes, Blues, and BBQ bike festival.  Dickson Street is considered one of the two 

most popular entertainment districts in the state, along with the River Market district in 

downtown Little Rock. 

 

 Walton Arts Center 

Opened in April 1992, the Walton Arts Center is located one block east of the Subject on 

West Dickson Street which draws world class artists and entertainers from around the 

world.  The diversity of programming, the scale of touring productions and the variety of arts 

opportunities are unparalleled anywhere in the state. Walton Arts Center is the product of an 

unusual partnership between public and private sectors. Today the Center is known as 

Arkansas' premier center for the performing arts and entertainment, featuring a full season 

of week-long Broadway shows, a jazz series, kids and family programming, dance, music 

and theatrical performances, spring and summer performing arts-based camps, the summer 

AWE (Arts with Education) teacher's professional development Institute, plus a host of 

community based events, including productions by the University of Arkansas and 

TheatreSquared.  Walton Arts Center has entered into a partnership with the Symphony of 

Northwest Arkansas to revive the local professional symphony, while also expanding 
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concerts and events at Bud Walton and Barn Hill Arenas.  The facility hosts primarily social 

events for outside users in various spaces.  In mid-February 2011, Walton Arts Center 

purchased The AMP at Northwest Arkansas Mall.  

 

In 2008, Walton Arts Center commissioned a feasibility study to look at the need for 

additional theater space in Northwest Arkansas. That study indicated a need for a 

2,200+ seat and a 600-seat venue, in addition to the existing 1,200-seat theater. These 

expansion plans are still under study.  It is anticipated that within the next decade, 

capacity, events and audiences could more than double. The cultural vibrancy and 

economic activity that comes from this activity will have a significant impact on the 

neighborhood, area, region and the State of Arkansas. 

  

 Fayetteville Downtown Square and Gardens 

Located in downtown Fayetteville several blocks south of Dickson Street is the 

Fayetteville Downtown Square and Gardens bordered by Block, Mountain, East and 

Center Streets.  It is a convenient location for a number of local activities, and the square 

is home to unique shops, restaurants, historic buildings and modern offices and garden. 

A farmers market is held at this location during warm weather months.  The under 

renovation Chancellor Hotel and the University of Arkansas Global Campus is located in 

this area of Fayetteville. 

 

 Crystal Bridges Museum of American Art 

Located in Bentonville on a 105-acre wooded site, Crystal Bridges Museum of American Art 

is the dream of founder Alice Walton, daughter of Sam Walton the founder of Wal-Mart, to 

provide the nation's heartland a spectacular new venue for American art. The museum is 

located north of the downtown Bentonville square.  The museum represents a national art 

institution dedicated to American art and artists, the museum complex encompasses 

approximately 100,000 square feet of gallery, library, meeting, and office space, a Great 

Hall, areas for outdoor concerts and public events, gallery rooms suitable for large 

receptions, as well as sculpture gardens and walking trails.   

 

The permanent collection includes signature paintings and sculptures from American artists 

from the Colonial period to the present. The museum’s acquisitions include Hudson River 

School masterwork "Kindred Spirits" by Asher B. Durand and "George Washington (The 

Constable-Hamilton Portrait)" by Gilbert Stuart. The museum is open every day of the week 

and has galleries dedicated to regional art and artists, including American Indian art.  Since 

the museum opened in November 2011 and reportedly has attracted over 130,000 visitors 
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during the first three months of operation.  There is currently no charge for admission to the 

museum. 

 

NWA Naturals Baseball 

The arrival of Double-A Minor League Baseball to Springdale and Northwest Arkansas 

provided a new amenity with the 2008 opening of the Arvest Ballpark, a $33.0 million 

stadium built by the city of Springdale that is home to the Texas League's Northwest 

Arkansas Naturals.  The 6,500-seat stadium has attracted residents and visitors to see 

future Major League stars play baseball. The Arvest Ballpark is well located west of 

Interstate 540 in southwest Springdale. 

  

The Botanical Gardens of the Ozarks 

Located on 86 picturesque acres in northeast Fayetteville, The Botanical Garden of the 

Ozarks opened to the public in 2007 and has become one of Arkansas' premiere visitor 

locales.  Situated on Arkansas Highway 265, the attraction feature nine themed gardens. 

 

The Rotary Peace Arbor, designed by Zed Johnson, emulates the work of noted 

architect Fay Jones and provides seating for approximately 800 people for special 

events such, which includes weddings. 

  

 Camp War Eagle  

Camp War Eagle is a Christian, sports, adventure and recreation summer camp for boys 

and girls ages 7 to 17 from Benton, Washington, Carroll and Madison counties in 

Northwest Arkansas. Located on the shores of Beaver Lake, Camp War Eagle is the 

place for children from Northwest Arkansas to gain a greater appreciation for God, 

themselves and others in a beautiful setting. Camp War Eagle has over 70 different 

activities. Through the generosity of the Walton Family Foundation, most Camp War 

Eagle campers' fees are paid in advance.  

 

Special Events 

One of the most noteworthy special events is the Bikes, Blues and BBQ (BBBBQ) 

festival is an annual motorcycle rally held in Fayetteville since 2000, typically on the last 

weekend in September. The center of the rally is on Dickson Street and features a rib 

eating contest. The organizers consider the event one of the fastest growing and largest 

motorcycle rallies that benefits local charities.  Attendance is estimated to have grown 

from 200,000 participants in 2004 to 400,000 between 2008 and 2010. In addition to the 
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rally, there are numerous bands, a parade, a bike show, a bike giveaway, barbecues, the 

Bikes, Blues, and BBQ Babes contest, and many other official and unofficial events. 

 

Market Area Conclusions 

The Fayetteville and Washington County areas have experienced growth in population, 

business activity, recent and ongoing significant capital investments in the community, 

and substantial increases in the student population at the University of Arkansas and 

together with major sporting events that draw visitation, there are several noteworthy 

tourist attractions in the area.  Wal-Mart headquarters are located approximately 30 

miles north in Bentonville which has a positive impact on the Fayetteville area, in part 

due to the founding family's generosity to the University of Arkansas and the Walton Arts 

Center, both located in Fayetteville. Further, these areas have weathered the recent 

economic downturn better than many areas in the region and the nation. Our outlook is 

for continued economic growth in the foreseeable future.  

 

Location maps are presented on the following pages. 
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Proposed Sites 

There are three potential sites on the University of Arkansas campus for the development of 

the proposed hotel and conference center.  These include the following: 

 

Site 1: This site is located east of the Donald W. Reynolds Center for Enterprise 

Development, part of a four building complex serving the Walton College of Business, north 

of Fairlawn Street and west of Harmon Avenue. The Reynolds Center is a 41,000 square 

foot facility which functions as a limited service, non-residential conference center, with 

professional meeting spaces for both on and off-campus organizations.  On the east side of 

Harmon Avenue, across from this site is the entrance to the Harmon Avenue Parking 

Garage opened in August 2005 with 2,149 parking spaces, developed at a cost per space 

of $13,650.  The advantages of this site include the potential to connect with the Reynolds 

Center which would provide significant potential enhancements to this facility, and the 

potential to take advantage of existing parking within the Harmon Avenue Parking Garage.  

The site is located centrally in the southern most area of the campus, within a reasonable 

walking distance of West Dickson Street.  We learned that utilities are in place and the site 

could support a multi-story building with 75,000 to 90,000 square feet. 

 

Site 2: The Nanoscale Material Science and Engineering Building’s existing surface parking 

area is the location of this site.  The parking area is located west of the building, fronting on 

Dickson Street to the north, and Duncan Avenue to the west.  The site is proximate to the 

back of the Harmon Avenue Parking Garage. This site is the closest to the West Dickson 

Street area which is considered an advantage. 

 

Site 3: This site is located on the western edge of the campus, south of the Alumni House 

fronting on the west side Razorback Road, across from Razorback Stadium.  This site 

would be advantaged in potentially supporting the Alumni House.  However, it is the furthest 

site of the three from the Fayetteville’s entertainment district and is the most distant from 

potential academic users of the proposed facility.      

 

We recommend the proposed university conference center be developed on Site 1 which 

presents an opportunity to create synergies with the Reynolds Center and potential to utilize 

parking in the Harmon Street Parking Garage. 

 

A University of Arkansas campus map indicating the location of the three sites and a 

photograph of Site 1 are found on the following two pages. 
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University of Arkansas Fayetteville Campus Map – Proposed Site Locations 

 

Site 1-Reynolds Center 

Site 2 

Site 3 
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Site 1 – West View with the Reynolds Center in the Background 
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Accessibility 

All three sites are located on the campus of the University of Arkansas where finding the 

sites will require directions or a GPS device for those unfamiliar with the campus and the 

area. This is similar to other university conference centers located within a campus 

environment.  Site 1 will be more difficult to find than either Site 2 or 3 given their 

locations on better know roadways in the area.  Access to the campus from I-540 

traveling south from the airport is via Exit 66 to State Route 112 to a variety of streets 

that provide access to the campus, a distance of approximately 3.5 miles.  There are a 

number of other potential access routes to either of the sites from various points in the 

Fayetteville area.  All will require proximate parking. 

 

Visibility 

Visibility is considered an important factor for roadside lodging facilities and much less so 

for purpose-built facilities like a university conference center where the majority of guests 

will be part of group.  The potential for visibility for the proposed development is likely 

greatest for Sites 2 and 3, again due to their locations on more prominent roadways, 

although the elevation of Site 1 may be beneficial in providing visibility for the 

development.  Outside the neighborhoods in which the conference center will be located, 

there will be limited or no visibility to travelers in the area.   

 

Size, Shape and Topography 

We were not provided with site details on lot size or shape.  Site 3 appears to be long 

and narrow and Site 2 appears to be fairly level.  Site 1 has a sloping topography from 

the highest point by the Reynolds Center sloping down to Harmon Avenue.  It appears all 

have sufficient land area for the potential development.     

 

Relationship to Demand Generators 

The three sites are extraordinarily well located to accommodate demand generated by 

the University of Arkansas, as well as visitors to the Dickson Street Entertainment 

District. The University of Arkansas generates demand for ongoing business activities, 

job candidates, visiting faculty, athletic teams, spectators to sporting events, groups 

holding meetings or events at the Reynolds’s Center and other campus venues. Leisure 

demand to the area tends to be more weekend oriented and represents a source of 

demand for the hotel rooms that can balance out group room blocks.  Generally we 

believe the subject sites are all well located to capture demand at these locations. 
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Advantages of the Site/Project Versus Major Competitors 

As will be noted in the following section of this report, the majority of hotels are located 

along the I-540 corridor, north and west of campus. These properties offer better 

Interstate accessibility, a greater quantity of franchised or chain dining options and 

traditional retail shopping outlets.  However, there are several lodging facilities located in 

the downtown area of Fayetteville, most notably the now under redevelopment project, 

the former Cosmopolitan Hotel that will reopen as The Chancellor by the Global 

Campus.  The proposed university conference center will primarily serve university 

related demand, with the majority of this demand conference oriented.  All three sites 

under consideration are considered to be equidistant from I-540.  Relative to many of the 

lodging facilities in the area, these sites are disadvantaged in capturing traditional hotel 

demand based on location. However, given the University of Arkansas is the largest 

employer in the area, is the primary economic driver in Fayetteville, together with having 

high profile sporting venues on campus and proximity to Fayetteville’s entertainment 

district, the sites on campus will represent a competitive advantage for those who are 

coming to conferences or to events at the University of Arkansas.  
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Introduction 

The proposed hotel and conference center to be located on a site at the University of 

Arkansas in Fayetteville and will primarily serve demand generated by the university, as 

well as demand generated in the local market area. The property is conceived as a full-

service university conference facility with amenities more typical of a first class, full-service 

hotel. The Northwest Arkansas region is home to a number of companies as previously 

described, where Wal-Mart is the most significant, ranked the number one Fortune 500 

Company over the past five years in the United States.  The university conference center 

concept is the result of the highly specialized conference space recommended for the 

facility that will provide meetings with a distraction free dedicated environment with full-

service amenities preferred by meeting planners. The nature of the property will be to 

provide a professional environment with limited on-site recreational amenities that will 

benefit guests during the course of their stay and appealing characteristics for meeting 

planners and conference attendees, as well as transient commercial and leisure travelers.  

 

As a result of the described market position of the property, we have researched 

comparable International Association of Conference Centers (IACC) affiliated university 

conference centers to gauge the potential performance of the proposed project.  We also 

gained an understanding of the hotel market in Fayetteville to evaluate lodging market 

conditions.   

 

In this section of the report we will provide an overview of the conference center industry, 

the meetings market conditions, and a discussion of the selected IACC affiliated university 

conference centers. We also present the overall Fayetteville hotel market performance, the 

performance of 12 selected hotels located in Fayetteville to Rogers, and discuss several 

smaller properties near campus, and summarize area additions to the lodging supply we 

learned of during the course of our research.   

  

Conference Center Industry Overview 

Within North America, the earliest conference centers were begun in the 1960’s with the 

adaptive re-use of mansions, typically proximate to urban markets. From that point forward 

North America experienced a surge of conference center development, which included 

both new construction and the continued adaptive re-use of mansions. Growth in 

conference centers during the early years was primarily focused on corporate proprietary 

centers, as well as learning centers owned by not-for-profit institutions, public sector 

institutions, as well as colleges and universities.  It has been estimated that by 1975, there 
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were more than 80 U.S. based corporately owned or operated proprietary learning centers. 

  

 

By the mid-1980’s, it was generally assumed that a world class conference center offered 

well-designed meeting rooms that featured excellent acoustics, lighting, climate control 

systems and furnishings designed to maximize productivity with technology which focused 

on facilitating presentations to groups of less than fifty executives.   

 

During the last 20 years, the corporate conference center market has experienced 

significant changes. Within North America, it is now estimated that less than 15 conference 

centers owned by corporations are for the exclusive use of their employees.  Most 

corporate conference centers market their excess capacity to other corporations and 

associations seeking high quality meeting venues. Further, as the conference center 

industry has expanded, conference centers have been differentiated based on demand 

served and location.   

 

According to IACC, a conference center is defined as a “facility whose primary purpose is 

to accommodate small to medium-size meetings.”  The primary difference between a 

conference center and a hotel or resort with meeting space, is its ability to accommodate 

groups in a self-contained, dedicated meeting environment.  Conference centers tailor their 

facilities and services to the specific needs of the meeting planner, and provide all the 

necessary arrangements for a complete schedule of activities from arrival to departure.  

Pricing structures for conference centers typically include a single rate per conferee for 

necessary services, the Complete Meeting Package (CMP).  Included within the CMP are 

lodging accommodations, meals, beverage and snack breaks, meeting services, and most 

audio/visual equipment services, as well as other items such as transportation. 

 

Conference centers are classified into four general categories, described as follows citing 

2010 operating statistics: 

 

Executive Conference Centers generally cater to corporations, associations, and other 

organizations that emphasize quality of accommodations and services over price, and 

were developed primarily to satisfy demand for upper-level management meetings and 

education/training seminars.  Executive conference centers typically include sophisticated 

audio visual and presentation technical capabilities and are staffed with professional 

conference coordinators. Examples of these types of centers include the following: 
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 Hamilton Park Executive Conference Center is located in Florham Park, New 
Jersey, featuring 219 guest rooms and 40,000 square feet of meeting space. The 
market segmentation of accommodated overnight demand includes 65 percent 
conference demand, 26 percent commercial transient demand and 9 percent leisure 
demand.  Of the conference demand, it primarily accommodates continuing 
education, management and other training, as well as sales/incentive meetings.  It 
also accommodates between 245 and 265 social functions annually. 

 
 Tarrytown House Estate and Conference Center is located in Tarrytown, New York 

with 212 guest rooms and 23,000 square feet of meeting space. The market 
segmentation of accommodated overnight demand includes 49 percent conference 
demand, 7 percent commercial transient demand, 24 percent leisure demand, with 
the rest from miscellaneous sources, or 20 percent. The conference demand is 
primarily comprised of continuing educational and management meetings, and this 
property also accommodates between 170 and 190 social events annually.    
 

Corporate Conference Centers are corporate-owned, and generally used for in-house 

conferences. Size, facilities, and overall quality vary with the individual corporation’s needs 

for meetings and lodging accommodations.  Examples of these types of centers include the 

following: 

 

 IBM Learning Center, located in Armonk, New York, has 182 guest rooms and 
15,000 square feet of meeting space. The market segmentation of overnight-
accommodated demand includes 44 percent conference demand and 56 percent 
commercial transient demand. Conference demand consists primarily of continuing 
education, management and other training, and secondarily professional and 
technical seminars.  The property does not accommodate social functions. 

 
 American Airlines Training Center is located in Fort Worth, Texas with 299 guest 

rooms and 75,000 square feet of meeting space. The market segmentation of 
overnight-accommodated demand includes 98 percent conference demand and 2 
percent leisure transient demand. Most of the conference demand is continuing 
educational and management meetings, and secondarily some other management 
meetings. This property does not host social events.    

 

Conference Resorts satisfy similar needs to those of executive or corporate centers, with 

greater emphasis on recreation and social activities for conferees, and are typically in 

resort locations.  Examples of these types of centers include the following: 

 

 Cheyenne Mountain Conference Center is located in Colorado Springs, Colorado 
with 316 guest rooms and 33,600 square feet of meeting space. The market 
segmentation of accommodated overnight demand includes 60 percent conference 
demand, 5 percent commercial transient demand and 35 percent leisure demand.  
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While in 2006 conference demand was lead by sales/incentive meetings followed by 
other management meetings, in 2010 the mix of conferences has shifted to 
management meetings, followed by professional and technical seminars and lastly 
with sales/incentive meetings.  The property accommodates a significant number of 
social functions, or well over 300 annually. 

 
 Estancia La Jolla Hotel & Spa is located in La Jolla, California, with 210 guest rooms 

and 21,500 square feet of meeting space. The market segmentation of 
accommodated overnight demand includes 45 percent conference demand, 17 
percent commercial transient demand and 38 percent leisure demand. Conference 
demand consisted mostly of management meetings. The property also 
accommodates over 100 social events annually.    
 

College/University Conference Centers are developed by and/or are associated with 

colleges or universities, and typically cater to technical, academic or university-related 

meetings demand.  Users of college/university centers are generally more price-sensitive 

than those of the other three types of centers.  Examples of these types of centers include 

the following: 

 

 Fluno Center for Executive Education, located in Madison, Wisconsin, it features 
100 guest rooms and 13,700 square feet of meeting space. This property 
accommodated only conference group overnight demand in 2010.  Conference 
demand was lead by management meetings, followed by continuing education and 
professional and technical seminars. The property does not accommodate social 
events. 

 
 University Place Conference Center & Hotel is located in Indianapolis, Indiana, with 

278 guest rooms and 25,000 square feet of meeting space. The market 
segmentation of accommodated overnight demand includes 48 percent conference 
demand 37 percent commercial and 15 percent leisure transient demand. 
Conference demand was lead by continuing education and management training, 
and was followed by other management meetings.  The property also hosts social 
events.    
 

The following table summarizes typical conference center facilities for all centers and by 

classification of conference centers.  
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Summary of Typical Conference Center Facilities 

 Average Number of  

  
Guest 
Rooms 

 
Dining Room/ 
Lounge Seats 

 
# Of Meeting 

Rooms

SF of 
Meeting 
Space 

SF of Meeting 
Space/Guest 

Room 
All Centers 240 327/81 37 38,588 161 

Executive Centers 257 294/85 47 46,386 180 

Corporate Centers 395 399/174 70 62,500 158 

Resort Centers 257 357/67 26 33,953 132 

College/University Centers 154 299/50 25 27,017 175 

Source:  PKF Consulting, Trends in the Conference Center Industry, 2011 Edition 

 

The Subject will be most closely aligned with the attributes of University Conference 

Centers (due to its location, facilities, amenities and rate positioning). The previous table 

indicates university conference centers have the second highest ratio of meeting space 

with 175 square feet per guest room, of the four types of conference centers, lower, but 

similar to the Subject’s recommended 200 square feet per guest room.  

 

The proposed university conference center will be designed and positioned to derive 

approximately 70 percent of its annual occupancy from the groups, with most conference 

related groups, and 30 percent from transient demand that includes primarily leisure 

transient guests followed by commercial transient guests. Although the mix of business will 

vary both during the week and seasonally, the conference resort has been designed to 

provide facilities and services equivalent to that of a full-service, university style conference 

center with limited amenities.   

 

The Median 2010 CMP rates, along with median allocations, by type of conference center 

are summarized in the following table. 
 

2010 Median CMP Rates & Allocations 
 Type of Center 

CMP Allocation Executive Corporate Resort College/University 
CMP Rate $278 $249 $298 $262 

Allocated to:     

Rooms 155 145 172 143 

Food 82 62 89 80 

Conference Services 34 43 29 30 

Other 6 0 8 9 

Note: Medians, may not foot 

Source:  PKF Consulting, Trends in the Conference Center Industry, 2011 Edition 
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As summarized in the previous table, median CMP rates are highest at executive and 

resort centers, with both corporate and college/university centers generally achieving lower 

rates, an indication of differences in their market orientations. Additionally, it is noteworthy 

that wholly owned corporate centers by a specific company, and University centers, where 

the company or the university is the primary user, the CMP rate is often artificially 

suppressed relative to the high-quality facilities offered.  

 

As an additional gauge of conference center performance, the following table summarizes 

average occupancy and average daily room rate (ADR) levels, and resulting room revenue 

per available room (RevPAR), as well as Total RevPOR, (total revenue per occupied 

room), achieved in 2010. The demonstrated patterns of performance indicate university 

centers experienced the second highest average daily room rate and occupancy levels in 

2010, behind resort centers.  As a result, university centers also achieved the second 

highest level of RevPAR. Resort centers had the highest total RevPOR and university 

centers ranked 3 out of the 4 conference center types.  Overall, university centers fared 

well during 2010, a year that was just beginning to show signs of recovery from the 

recession.  This is in part attributable to the stabilizing influence of the university 

environment.  
 

2010 Average Occupancy, ADR, RevPAR and Total RevPOR 
Type of Center Occupancy ADR RevPAR 1 Total RevPOR 2

All 51.7% $129.47 $66.94 $330.16 

Executive 46.4% $126.55 $58.72 $286.09 

Corporate 46.6% $96.85 $45.13 $323.90 

Resort 57.7% $144.88 $83.60 $387.80 

College/University  55.4% $133.81 $74.13 $297.66 

Note: (1) Room revenue per available room. 

Note: (2) Total of all revenue sources per occupied room. 

Source:  PKF Consulting, Trends in the Conference Center Industry, 2011 Edition 

 

With respect to demand, conference demand is the major source of business for all types 

of centers, though commercial and leisure transient demand is a consistent source of 

additional business for most centers. The levels of transient demand are driven by property 

location followed by individual property marketing efforts to fill during off peak periods. The 

distribution of occupied rooms by type of center is presented in the following table. 
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2010 Distribution of Occupied Rooms 
 Market Segmentation (%) 
 

Type of Center 
 

Conference 
Commercial 

Transient 
Leisure 

Transient 
 

Other 
All 68.5 12.1 17.4 1.9 

Executive 69.7 14.8 13.1 2.3 

Corporate 93.9 5.6 0.5 0.0 

Resort 58.1 10.4 29.7 1.8 

College/University 63.9 16.3 16.6 3.1 

Source:  PKF Consulting, Trends in the Conference Center Industry, 2011 edition. 

 

Within the university conference center market, demand is predominantly derived from 

conference demand, followed by an almost evenly split demand between commercial and 

leisure transient travelers, which is influenced by the market the center is location within as 

these segments are considered to be location dependent. However, commercial travelers 

to resort areas is usually limited, and commercial travelers typically will not stay at resorts, 

but rather seek accommodations at more traditional hotels where possible. The Subject’s 

location in Fayetteville is removed from the primary interstate highway serving the region, 

and commercial demand is anticipated to be lower with higher levels of leisure travel as a 

result of the characteristics of demand at the university and location proximate to West 

Dickson Street, a well known entertainment district.  

 

The following table summarizes the sources of conference demand by meeting type for all 

conference centers and each of the four types of centers.  University conference centers, 

not surprisingly, captured most of their demand from academic institutions followed by 

business organizations. 

 

2010 Conference Demand Sources 
 Type of Center 

Source All Executive Corporate Resort College/University 
Business Organizations 33.8% 41.1% 24.7% 61.9% 18.5% 
Trade Associations 11.6% 18.8% 6.3%  7.7% 11.5% 
Academic Institutions 33.9% 17.0% 3.9% 7.7% 55.9% 
Professional Seminars 1.9% 2.5% 0.9% 3.2% 1.3% 
Government Organizations 8.3% 12.1% 10.9% 6.2% 7.7% 
In-House 6.8% 3.2% 50.7% 7.9% 2.1% 
Other 4.0% 5.4% 2.7% 5.4% 3.1% 

    Total 100% 100% 100% 100% 100% 
Source:  PKF Consulting, Trends in the Conference Center Industry, 2011 edition. 

 

Within the conference industry, demand can be segmented by meeting type, which varies 

by conference center classification. However, training/continuing education represented the 
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leading source of demand for all conference center types. At university centers, the largest 

segment was training/continuing education, followed by management planning meetings 

and professional/technical related conferences.  Corporate centers had a much higher ratio 

of training/continuing education demand and resort centers had a comparatively higher 

ratio of sales meetings.  The following figures are indicative of each category of conference 

center's demand by meeting type. 
 

2010 Conference Demand by Meeting Type 

 Type of Conference Center 

Type of Conference All Executive Corporate Resort College/University 

Training/Continuing Ed. 50.5% 46.4% 77.4% 42.1% 52.5% 

Management Planning 25.4% 29.5% 16.7% 27.6% 24.1% 

Professional/Technical 13.4% 8.1% 2.8% 14.9% 15.9% 

Sales Meetings 5.1% 6.6% 0.8% 11.0% 2.3% 

Other  5.6%  9.5% 2.3% 4.4% 5.2% 

Total 100.0% 100.0% 100.0% 100.0% 100.0% 

Source:  PKF Consulting, Trends in the Conference Center Industry, 2011 edition. 

 

The conference center industry has evolved and matured into its own niche, a response to 

increasing demand on the part of groups desiring a dedicated, fully staffed and equipped 

meeting environment. The evolution of the industry has resulted in the development of 

different types of conference centers to satisfy varying needs on the part of users, including 

price and quality levels. 

 

The Meetings Market 

The following paragraphs focus on the number of meetings, expenditures, attendees and 

characteristics of meetings from the perspective of meeting planners for both corporations 

and associations.   

 

Industry Outlook 

Future Watch 2011 was published by Meeting Planners International (MPI), the preeminent 

meeting planners association.  The Executive Summary of this report provides an outlook 

of meeting planning trends from a survey of MPI members.  The following are key 

highlights of this 2011 report based on mid-2010 survey results. 

 
What meeting planners said: 
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 The number of meetings being planned by organizations was estimated to increase 
8.0 percent, from 182.2 in 2010 to 196.1 in 2011.  The number of meetings being 
planned by the respondents was up 3.0 percent from 2010 to 2011. 

 
 Delegates per meeting were anticipated to rise 2.0 percent in 2011 over 2010 

levels.   
 
 Spending per meeting was estimated to increase 5.0 percent from $188,000 in 2010 

to $197,000 in 2011.  
 
 The number of locations being evaluated per meeting rose 6.0 percent between 

2010 and 2011.     
 
 Average net revenue from all meetings by organizations increased 4.0 percent 

between 2010 and 2011.   
 

What suppliers said: 
 

 The number of meetings overall to be served by the organization was up 11.0 
percent from 467.9 to 520.0, respectively, in 2010 and 2011.  
 

 Respondents indicated an increase of 14 percent in the number of proposals being 
prepared in 2011 as compared with 2010. 

 

IMEX in Frankfurt is the essential worldwide exhibition for meetings and incentive travel 

attracting 3,500 exhibitors from 57 countries representing national and regional tourist 

offices, major hotel groups, airlines, destination management companies, service 

providers, trade associations and others.  In October 2011, the first IMEX America 

exhibition is being held in Las Vegas.  IMEX Group and IMEX are trading names of Regent 

Exhibitions Ltd, registered in England.  The organization is a global partner with Meeting 

Planners International (MPI) and publishes research for the meetings industry.  The most 

recent IMEX Global Insights Report indicates optimism is high among senior industry 

professionals for 2011, summarized as follows.   

 

 Surveying a panel of 45 senior meetings industry and corporate professionals about 
their views in 2010 for the year ahead, the results of the report indicate a more 
positive outlook for 2011 with the number of events, as well as available budgets, 
expected to rise. At the same time, green initiatives remain high on the agenda, as 
do developments in virtual meetings. Demonstrating return on investment from 
meetings and events as well as adopting cost-saving policies are important factors 
to decision-making for senior industry professionals. 
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 When asked whether compared to last year participants expected the number of 
meetings, events or incentives they are responsible for to change, 58 per cent said 
they expect the number to rise.  And 37 percent expected volumes to remain the 
same with only 5 percent indicated they anticipate a decrease. 

 
 On the whole, respondents also expect 2011 budgets to increase.  Approximately 

18 percent noted this increase could be significant, while 39 percent anticipate a 
slight increase, and 24 percent said that budgets are likely to remain the same as 
2010.  Approximately 18 percent indicated they anticipate budgets may be reduced. 

 
 Comparing these figures to results from the inaugural IMEX Global Insights survey 

in November 2009, there has been a notable shift from caution towards greater 
confidence. During the final quarter of 2009 the majority of respondents expected 
the number of events to remain the same as the previous year (57 percent) and 
budgets to be cut or remain the same (60 percent).  The apparent new mood in 
these 2010 results seems to support the idea that the industry has emerged from 
the worst of the recession.  While previous uncertainty about the stability of the 
global economy led to a more modest outlook focused on short-term planning, this 
time respondents appear to foresee a stronger industry outlook over the next 12 
months. 

 
 Despite expectations that senior managers might feel under pressure to reduce their 

time away from the office, this IMEX Global Insight survey indicates otherwise. 
Concerns about spending too much time out of the office fell outside of the top five 
priorities for more than 60 percent of respondents. This seems to run contrary to the 
growth in virtual meetings and videoconferencing and suggests that technology is 
not preventing professionals from attending business-critical face to face meetings.  
However, respondents do acknowledge the need to understand how best to blend 
virtual with face-to-face meetings content. 

 
 Return on investment (ROI) continues to be an important consideration. This survey 

reveals that a quarter of respondents feel that demonstrating return on investment 
from meetings, events and incentives in detail and in a way that management fully 
understands is either their most or their second most important priority. 
 

 Fears that increased financial pressures over the last 12 months would have caused 
Corporate Social Responsibility (CSR) policy to take a back-seat were also 
somewhat allayed in this report. Respondents demonstrated high levels of 
appreciation for the importance of sustainable and environmentally-friendly 
practices.  Approximately 42 percent stated they are fully committed to CSR and it 
underpins all they do, while 26 percent said they are currently developing policies to 
fulfill this brief.  Over a quarter of respondents answered that, while they understood 
the importance of CSR, they had yet to introduce policies that embrace and support 
local communities and charitable causes.  
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 Panel members were asked to give individual replies to the question: 'What is the 
greatest challenge likely to face the meetings and events industry in the next five 
years?' Demonstrating ROI and the value of meetings was the most prevalent 
answer.  One respondent commented that the industry should "ensure that all 
activities are fit for purpose, deliver fresh ideas and substantial ROI", while another 
called for professionals to "communicate the value proposition so that meetings are 
not perceived as cost centers but as catalysts supporting innovation and revenue 
growth." 

 
 Embracing virtual meeting capabilities was another area that provoked several 

responses.  One respondent commented on the need to "integrate virtual and face-
to-face meetings and events into a logical, holistic strategy globally."  However, 
another cited the need to "get people out of the office and travelling to a face-to-face 
meeting" as the key challenge moving forward. 

 
 Several responses looked towards strategies that can help to shape the future. "We 

need to convince sponsors to support congresses and become reliable partners", 
said one, while others suggested that more should be done to better integrate 
meetings into the wider business strategy, positioning them in a "business context" 
and as "part of a key business service". 

 

As seen in these two surveys, the outlook is positive for growth in the meetings market in 

2011 and for 2012 with improved economic conditions. The need for face-to-face meetings 

continues to be a critical part of the meetings business.  Further, ROI and justification of 

conferences and meetings is a high priority for meeting planners with an increased 

emphasis on meeting content. 

 

Further signs of optimism come from the diminishing effect that began in the midst of the 

recession when corporations reduced employee travel and cancelled meetings.  This 

downturn in corporate travel and meetings impacted luxury hotels and resorts the most, as 

a result of disclosures regarding a lavish retreat held by the American International Group 

following its acceptance of a government bailout.  This became known as the A.I.G. effect 

and was so wide-spread that some properties rebranded to sound less luxurious dropping  

the word ‘resort’ or  ‘spa’.  Today, corporations are adding education and team building to 

meetings to provide a justification for the selection of resort properties.    

 
With greater emphasis on education as part of conference content, there is an 

opportunity for university conference centers to partner with corporations to develop 

content and provide a more low-profile meeting environment. 
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Meeting Facilities Demand 

Corporate meetings can be divided into several principal categories, including training 

seminars, management meetings, professional or technical meetings, sales-related 

meetings and other miscellaneous activities.  Meetings & Convention Magazine conducts a 

biannual survey of the meetings market, key results of which are presented in the following 

discussion. The average number of various types of meetings planned, average 

attendance and length of stay for these types of corporate meetings are summarized in the 

following table. Training seminars and educational meetings are the category of meetings 

planned the most, or 18.7 on average by meeting planners, followed by sales/marketing 

meetings. Management meetings had the lowest average attendance with an average of 

44 attendees.  Of the eight types of meetings highlighted, five had an average attendance 

in the 93 to 97-person range.    

 

Summary of Types of Corporate Meetings 

 
Type of Meeting 

Average # 
Planned 

Average 
Attendance 

Average 
Number of Days 

Sales/Marketing Meetings 10.3 96 2.8 
Management Meetings 6.6 44 2.2 

Training/Educational Seminars 18.7 93 2.5 

Professional/Technical Meetings 9.1 97 2.3 

New Product Introductions 5.1 97 2.0 

Group Incentive Meetings/Trips 4.6 113 4.1 

Stockholder Meetings 6.4 93 1.8 

Other Meetings 7.8 210 2.2 
Total/Average 17.9 150 2.6 

Source: Meetings Market Report Conducted for Northstar Travel Media by CIC Research, Inc.

 

Larger-scale meetings, as compared with corporate meetings, dominate association 

meetings with hundreds of attendees, on average. However, Board Meetings averaged 30 

attendees and Training/Educational Seminars averaged 122 attendees.  These smaller 

meetings could be accommodated at the proposed conference center. The other three 

types of meetings attracted between 374 and 935 attendees, too large for the proposed 

facility, and better suited for convention centers.   
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Summary of Types of Association Meetings 

 
Type of Meeting 

Average # 
Planned 

Average 
Attendance 

Average 
Number of Days 

Board Meetings 4.8 30 1.9 

Training/Educational Seminars 9.5 122 2.3 

Professional/Technical Meetings 10.5 465 2.4 

Regional/Local Chapter Meetings 5.7 374 1.8 

Other off-premises Meetings 5.9 935 2.5 

Any Meeting - Average 16.2 493 2.2 

Source: Meetings Market Report Conducted for Northstar Travel Media by CIC Research, Inc. 

 

A listing of facility selection criteria by corporate meeting planners for all meetings and for 

group incentive trips is summarized in the following table. 

 

Facility Selection Criteria Considered Very Important - By Corporate Meeting Planners 

 
Selected Factors Considered "Very Important" 

All 
Meetings1 

Group Incentive 
Trips 

   Number, size and quality of meeting rooms   82%   39% 
   Cost of hotel or meeting facility 81 64 

   Negotiable food, beverage and room rates 80 82 

   Number, size and quality of sleeping rooms 72 78 
   Quality of food service 71 90 
   Efficiency of billing procedures 62 67 
   Availability of meeting support services and equipment, i.e., audio visual  58 28 
   High-speed Internet access 58 47 
   Assignment of one staff person to handle all aspects of meeting 57 63 
   Efficiency of check-in and check-out procedures  53 61 
   Meeting rooms with multiple high speed phone lines and computer outlets 52 32 
   Previous experience in dealing with facility and its staff 49 44 
   Convenience to other modes of transportation 38 35 
   Proximity to airport 30 24 
   Availability of exhibit space 26 17 
   Number, size and quality of suites 24 59 
   Proximity to shopping, restaurants, off-site entertainment 21 54 
   Provision of special meeting services such as pre-registration 15 32 
   On-site recreational facilities (i.e. swimming, tennis, spa, etc.) 13 67 
   On-site golf course 10 43 
Note: (1) Except for Group Incentive 
Source: Meetings Market Report Conducted for Northstar Travel Media by CIC Research, Inc. 

 

The previous table indicates that at the top of the list for all meetings are the number, size 

and quality of meeting rooms, followed by the cost of the hotel or meeting facility.  This 

indicates the balance planners seek between price and quality.  The ability to negotiate 

fees, the number size and quality of sleeping rooms, as well as the quality of food service 
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were also top considerations by planners for all meetings.  For group incentive trips, quality 

of food service was at the top of the list and the number, size and quality of meeting rooms 

was not considered very important. Also for group incentive trips, recreational amenities 

were very important considerations for meeting planners. 

 

As this industry-wide review indicates, the meetings market is large and is widely dispersed 

across property types.  Many good-quality hotels offer highly competitive rates and some 

have adopted elements from conference centers, in some cases developing a conference 

services department. As a result, conference centers face continuing competitive pressure 

and are finding that differentiation through quality customer service and superior facilities is 

imperative in order to maintain a competitive advantage and a base of repeat customers.  

Therefore, the proposed university conference center should be planned and designed to 

offer superior conference facilities, coupled with very good service levels, in order to 

enhance and support the successful operation of the facility and make it an appealing 

venue for university users and others who represent potential demand sources.   

 

National Hotel Market Overview 

According to the March to May 2012 edition of Hotel Horizons, produced by PKF 

Hospitality Research (PKF-HR), the return of lodging demand that started in 2010 and 

continued into 2011, will extend into 2012, albeit at more modest levels. The outlook for 

2012 is for a projected increase of 1.6 percent in occupancy and a 4.1 percent increase 

in ADR, resulting in RevPAR growth of 5.8 percent.   

 

Since the last Hotel Horizons® report was released, the nation has experienced a 

continued decline in the unemployment rate, the Dow Jones surpassed 13,000 and the 

crises in Europe appear to be stabilizing.  As the outlook for the economic expansion 

seems to become clear, many economists are still cautious in their expectations for 

2012.   

 

Similar to last year, the uncertainty in the Middle East has led to increases in the price 

of oil. If the situation escalates and gas prices continue to rise, it is expected consumer 

spending will decrease in the coming months (i.e., oil price increases are like a tax on 

consumers). Meanwhile, the uncertainties surrounding the election will likely weigh on 

business investment until an outcome becomes apparent. And, the shrinking labor 

participation rate diminishes the positive signals coming from the unemployment rate 

decline. 
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As a result of these factors, the 5.8 percent forecast increase in RevPAR is 30 basis 

points less than the previous forecast released in December 2011.  Diminished 

prospects for ADR growth are the primary reason for the lowering of our RevPAR 

forecast. Moody’s has reduced its projections for Real Personal Income growth, which 

in turn suppresses both inflation and real ADR growth. 

 

On the other hand, the PKF-HR forecast for increased occupancy in 2012 has improved 

because of Moody’s more bullish outlook for gains in employment.  Better than 

expected increases in occupancy, combined with below expectation ADR growth, are 

consistent with the pattern we observed during the fourth quarter of 2011. 

Upper-tier hotels are projected to continue to lead the way in RevPAR growth in 2012. 

Relatively high occupancy levels allow managers at these hotels to be more aggressive 

with their pricing policies.  

 

The last year of declines in ADR and occupancy levels was in 2009 when RevPAR 

declined 16.7 percent.  RevPAR grew in 2010 and 2011, at 5.4 and 8.3 percent, 

respectively.  The outlook for 2012, as noted, is for RevPAR growth of 5.8 percent with 

2013 to be higher as a result of an occupancy increase of 1.8 percent to 62.2 percent, 

and ADR growth of 4.7 percent to an ADR of $110.83, which results in RevPAR growth 

of 6.6 percent.  In 2014 and 2015, RevPAR is forecast to increase 6.9 and 4.4 percent, 

respectively, before stabilizing at 0.4 percent in 2016.   

 

Area Hotel Supply and Demand 

 

 Fayetteville Hotel Supply and Demand 

The majority of the existing hotels in Fayetteville are located along the I-540 corridor, and 

several properties located in the downtown area of Fayetteville, with only one on the 

University of Arkansas campus.  There were a total of 1,956 rooms available in Fayetteville 

in 2011.  This includes the 91-room Cosmopolitan Hotel that closed at the end of October 

2011 since it was acquired and is now undergoing extensive renovations. These hotels are 

summarized in the following table. 
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Date Number 
Hotel Opened of Rooms

Best Western Windsor Suites 7/1996 68
Candlew ood Suites 4/2008 78
Chief Motel 6/1980 31
Clarion Inn 6/1987 197
Comfort Inn & Suites 3/2003 65
Cosmopolitan Hotel 6/1981 91
Courtyard Fayetteville 10/2007 114
Days Inn Fayetteville 3/1962 149
Fairf ield Inn Fayetteville 8/1996 61
Hampton Inn 2/2004 95
Hi Way Inn Motel n/a 24
Holiday Inn Express 5/1990 110
Homew ood Suites 5/2009 96
Inn at Carnall Hall 8/2003 49
Motel 6 6/1972 98
Quality Inn 6/1995 60
Red Roof Inn 6/1941 104
Regency 7 Inn 7/1992 32
Sleep Inn 11/1995 61
Staybridge Suites 3/2008 109
Super 8 5/1993 83
Travelodge & Suites 2/1996 60
Value Place 12/2007 121
  Total Rooms 1956
Source: Smith Travel Research

Fayetteville Hotel 2011 Supply

 
  

The following table summarizes the most recent additions to the area lodging supply.   

 

Hotel Opened Rooms
Courtyard Oct-07 114
Value Place Dec-07 121
Staybridge Suites Mar-08 109
Candlew ood Suites Apr-08 78
Homew ood Suites May-09 96
  Total 518
Note: Cosmopolitan Hotel Closed 10-31-11

Additions to Supply Since January 2007
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 Market Performance of the Fayetteville Hotel Supply 

The performance of the defined Fayetteville set of hotels declined in terms of achieved 

occupancy levels between 2007 when occupancy was 50.3 percent, and 2010 when 

occupancy was 41.9 percent, with an increase in 2011 to 44.1 percent.  Overall demand 

grew 1.9 percent compounded annually between 2007 and 2011.  However, supply growth 

far exceeded demand growth during this period as a result of the noted additions to the 

competitive supply, growing at a compound annual rate of 5.3 percent from 2007 to 2011.  

The most significant supply growth occurred in 2008 when supply increase 15.3 percent. In 

2011 supply declined 0.4 percent as a result of the closure of the Cosmopolitan Hotel.  

Average daily room rates declined during this same period a modest 0.1 percent, declining 

in 2009 by 4.8 percent, remaining flat in 2010 and 2011.  The combined impact of 

occupancy and rates over this five year period resulted in a decline in RevPAR on a 

compound annual basis of 3.3 percent.   RevPAR declined 6.3 percent in 2008, better than 

was experienced nationally, followed by a decline of 9.0 percent in 2009, well below the 

decline the nation experienced that year. During 2010 there was a further RevPAR decline 

of 2.6 percent in 2010.  The Fayetteville market appears to have stabilized in 2011 with a 

4.8 percent increase in demand and no real increase in ADR, resulting in positive RevPAR 

growth. 

 

Historical market occupancies, average daily room rates and RevPAR over the past five 

years are summarized in the following table. 

 

Historical Market Performance of the Fayetteville Lodging Supply

Annual Percent Occupied Percent Market Average Percent Percent

Year Supply Change Rooms Change Occupancy Daily Rate Change REVPAR Change

2007 577,694 - 290,580 - 50.3% $74.31 - $37.38 -

2008 665,814 15.3% 299,616 3.1% 45.0% 77.84 4.8% 35.03 -6.3%

2009 702,785 5.6% 302,198 0.9% 43.0% 74.09 -4.8% 31.86 -9.0%

2010 713,940 1.6% 299,141 -1.0% 41.9% 74.06 0.0% 31.03 -2.6%

2011 711,119 -0.4% 313,603 4.8% 44.1% 74.07 0.0% 32.66 5.3%

CAAG 5.3% 1.9% -0.1% -3.3%

Source: PKF Consulting  
 

The overall market performance was challenged by supply increases and the recession 

which gripped the nation fully in 2009, when the defined Fayetteville market realized a 9.0 

percent decline in RevPAR,  a much better performance as compared with the nation in 

that year.  With the closure of the 91-room Cosmopolitan in late 2011, the supply of rooms 
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have decreased somewhat and this combined with positive economic growth is expected 

to result in growth in both demand and ADR in 2012.   

 

We have also considered the Fayetteville hotel set’s monthly and daily trends in occupancy 

and average room rate over the 12 months ending in December 2011, summarized in the 

following table. 

 

Month Occupancy ADR RevPAR Day Occupancy ADR RevPAR
January 29.5% $68.25 $20.15 Monday 38.0% $69.60 $26.47
February 41.9% $70.36 $29.48 Tuesday 46.6% $72.77 $33.91
March 39.2% $68.74 $26.95 Wednesday 46.7% $72.80 $34.02
April 44.6% $70.77 $31.56 Thursday 43.7% $72.00 $31.45
May 55.5% $72.45 $40.23 Friday 53.8% $79.98 $43.04
June 57.7% $70.05 $40.42 Saturday 53.6% $80.95 $43.35
July 42.6% $65.68 $28.00 Sunday 26.0% $62.03 $16.13
August 47.9% $68.40 $32.73
September 46.9% $90.02 $42.23
October 49.9% $84.12 $41.97
November 42.0% $86.58 $36.36
December 30.9% $69.75 $21.56
Source: Smith Travel Research

Overall Fayetteville Hotel Supply 
2011 Average Monthly Performance 2011 Average Daily Performance

 
 

The monthly and weekly data indicate the following: 
 

 Occupancy levels were highest in May and June, followed by the August to 
October period, ranging from 46.9 to 57.7 percent due to leisure travel in the 
area for University of Arkansas graduation, weddings and in the fall months 
football games and other events. December and January represent off-peak 
months when occupancy ranged from 29.5 to 30.9 percent as a result of 
winter break at the University of Arkansas when travel to the area slows 
considerably.  Average daily room rates were generally within a narrow range 
on a monthly basis ranging from $68.25 to $72.45, with the exception of the 
fall months of September to November when rates were much higher, ranging 
from $84.12 to $90.02, primarily due to high demand for special event fall 
football weekends.   

 

 On a daily basis, Sunday and Mondays achieved the lowest occupancy levels 
of 26.0 and 38.0 percent, respectively. Tuesday and Wednesday achieved 
similar occupancies of 46.6 and 47.7 percent, respectively, due to commercial 
travel to the area on those days, with occupancy falling off somewhat on 
Thursday to 43.7 percent.  Both Friday and Saturday nights were the strongest 
days of the week in the market area with occupancies of 53.8 and 53.6 
percent, respectively, due to strong leisure demand in the area on weekends, 
influenced by events at University of Arkansas.  Average room rates followed 
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a similar pattern as occupancy levels, weakest on Sunday and Monday nights 
when ADRs were $62.03 and $69.60, respectively.  By contrast, Friday and 
Saturday nights were strongest due to University of Arkansas generated 
demand at $79.98 and $80.95, respectively.  

 

There are a number of events that fill hotels in the market area that include the Wal-

Mart shareholders meeting held in June in Fayetteville, football weekends during fall 

months, new student orientations and other events at the University of Arkansas that 

draw student families to Fayetteville.  These special event periods have a direct 

impact on seasonality in the Fayetteville market area.  
 

Selected Fayetteville Area Hotel Supply 

We selected the better quality branded and unbranded lodging supply in the Fayetteville 

area that included two properties in Springdale, one in Johnson and one in Rogers, to gain 

an understanding of how these properties performed historically from 2008 to 2011.  We 

included the Cosmopolitan and estimated its historical performance levels and excluded 

the 197-room Clarion which is in poor condition and has achieved very low occupancy 

levels and ADR’s in recent years.  These twelve hotels are summarized in the following 

table. 
  

Year Meeting

Property Rooms Built Restaurant Space ‐ SF Occupancy ADR
Inn at Carnall Hall 49 2003 Yes 3,100 47 - 52% $123 - 128

The Cosmopolitan 1 76 1981 Yes 14,000 43 - 48% $68 - 73
Comfort Inn & Suites 65 2003 No 625 30 - 35% $79 - 84
Courtyard 114 2007 No 1,500 54 - 59% $113 - 118
Hampton Inn 95 2004 No 900 54 - 59% $102 - 107
Holiday Inn Express 110 1990 No 375 47 - 52% $86 - 91
Homewood Suites 96 2009 No 756 52 - 57% $102 - 107
Inn at The Mill 46 1992 Yes 1,400 52 - 57 $95 - $100
Staybridge Suites 109 2008 No 1,050 56 - 61% $91 - 96
DoubleTree Club - Springdale 85 1997 Yes 738 54 - 59% $92 - 97
Holiday Inn - Springdale 206 1989 Yes 44,000 44 - 49% $91 - 96
Embassy Suites - Rogers 400 2003 Yes 70,000 54 - 59% $120 - 125

Competitive Set Totals 1,451 52.2% $104.56

Source: PKF Consulting, Property Management and Smith Travel Research

Selected Fayetteville to Rogers Hotels

Performance 2011

Note: (1) Closed on 10/31/11, reducing the room count from 91 to 76 in 2011.

 
 

A map identifying each hotel location, along with the location of the University of Arkansas, 

is presented on the following page. 
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Selected Fayetteville Area Hotels Location Map 
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 Market Performance of the Selected Hotels 

The performance of this set of hotels was much better than that of the entire Fayetteville 

supply, but indicates a similar pattern of decline and stabilization between 2008 and 2011. 

Supply and demand grew at a compounded annually rate of 2.4 and 0.9 percent, 

respectively, from 2008 to 2011.  Average daily room rates declined at a compound annual 

rate of 2.1 percent for the same period with a decline in RevPAR of 3.5 percent.  Supply 

increased most in 2009 with a 6.1 percent increase, and demand was down only in 2009 at 

1.8 percent.  Average daily rates and occupancy levels declined in 2009 resulting in a 

RevPAR decline of 13.1 percent, closer, but still below the level of decline experienced by 

the nation during the same year. In 2011 these properties collectively achieved growth in 

both demand and ADR resulting in RevPAR growth of 4.5 percent, the result of a 1.9 

percent increase in occupancy to 52.2 percent, and an ADR increase of 1.6 percent to 

$104.56.  This indicates a positive trend that we believe will extend into 2012.   

 

Historical market occupancies, average daily room rates and RevPAR over the past four 

years from 2008 to 2011 are summarized in the following table. 

 

Historical Market Performance of the Selected Fayetteville Area Lodging Supply

Annual Percent Occupied Percent Market Average Percent Percent

Year Supply Change Rooms Change Occupancy Daily Rate Change REVPAR Change

2008 493,480 - 269,198 - 54.6% 111.31 - 60.72 -

2009 523,410 6.1% 264,239 -1.8% 50.5% 104.53 -6.1% 52.77 -13.1%

2010 535,090 2.2% 271,353 2.7% 50.7% 102.96 -1.5% 52.21 -1.1%

2011 529,615 -1.0% 276,415 1.9% 52.2% 104.56 1.6% 54.57 4.5%

CAAG 2.4% 0.9% -2.1% -3.5%

Source: PKF Consulting  

 

 Additions to the Fayetteville Lodging Supply 

We learned of three potential additions to the Fayetteville area lodging supply based on our 

research.  These projects are summarized as follows: 

 

 The Cosmopolitan Hotel closed at the end of October 2011 following acquisition by 
Thrash Development, LLC for a total renovation which is underway.  The property is 
estimated to reopen by January 1, 2013 with 210 guest rooms, approximately 
14,000 square feet of meeting and banquet space, a restaurant and lounge, and 
other full service amenities, as the Chancellor Hotel.  The hotel was originally built in 
1981 together with the Global Campus building housing the University of Arkansas 
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School of Continuing Education and Academic Outreach, both located on East 
Center Street proximate to the Fayetteville Downtown Square.    
 

 Legacy Hospitality, LLC has plans to develop a 110-room Hilton Garden Inn with 
10,000 square feet of meeting space proximate to the Homewood Suites and 
Holiday Inn Express, both under the same ownership.  The project was approved 
two years ago, and renewed approvals at the end of 2011. The project, if it comes to 
fruition, is anticipated to open in July of 2013. 

 
 Under consideration is the development of The Hotel at The Dickson, an 11 unit 

luxury inn.  It would be developed on the 9th floor of the The Dickson, a mixed-use 
project primarily with condominiums and a 268 space parking garage located at 609 
West Dickson Street. This location is approximately a block east of the University of 
Arkansas campus. The project is considered preliminary at this time.    
 
Selected Downtown Fayetteville Lodging Supply 

There are several independent properties located proximate to the University of Arkansas 

and downtown Fayetteville, that include the 49-room Inn at Carnall Hall located on the 

University of Arkansas campus, discussed as follows.  We have noted the former 

Cosmopolitan Hotel is closed for renovations in the downtown area but will reopen as fully 

renovated as the 210-room Chancellor Hotel in 2013.  

   

 The Dickson Street Inn 

The building that houses the Dickson Street Inn was built in 1894 as a Victorian style 

private residence. Later it was commercially used until the building underwent a complete 

renovation becoming a bed and breakfast establishment in 2009. The lodging facility 

functions as a traditional bed and breakfast with 10 guest units, with varying sizes and 

layouts, located at 301 West Dickson Street within the southwest corner of West Dickson 

Street and North Locust Avenue.  Rooms are located on two floors and are considered 

relatively small but well appointed with an eclectic mix of furnishings.  Rooms include a 32” 

flat panel television, coffee maker, mini-refrigerator, in-room Honor Bars with snacks, hair 

dryers and iron and ironing boards. Room rates for the property vary widely depending on 

day and time of year but generally mid-week room rates are $135 with weekend room rates 

ranging from $214 to $292 and higher on peak special event weekends.  We estimate the 

property achieved an occupancy of 55 to 60 percent in 2011, with an ADR of $175 to $180.  
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The Inn at Carnall Hall 

Originally built on the University of Arkansas campus to serve as the first women’s 

dormitory with Colonial Revival and Victorian architecture, the Ella Carnall Hall was 

completed in 1906, named after a university professor, the building had several other 

uses before it was fully renovated and opened as a hotel in 2003.  It is located in the 

northwestern most portion of the campus at 465 Arkansas Avenue on the corner of 

West Maple Street where it has surface parking.  Today the property features 49 guest 

rooms on floors two and three with public space on the first and lower levels.  Each 

room is unique in size and guests may have a complementary continental breakfast at 

Ella’s the hotel restaurant, and guest rooms are equipped with wireless high-speed 

Internet, in-room coffee makers, hairdryers, iron and ironing boards, “Spa Therapy” 

toiletries, robes, in-room desks and complimentary newspaper.  Guests also have 

access to the University of Arkansas fitness facilities.  There are two event spaces in 

the hotel, the West Dining Room with banquet seating for 120, and the Classroom with 

banquet seating for 60 or theater seating for 80.  These two rooms have a total of 

approximately 3,100 square feet.  There is a veranda where events are held and 

outdoor space for tents to facilitate larger events during warmer weather months.   

Across the foyer from Ella’s is the Lambeth Lounge, an intimate setting with fireplace 

and comfortable seating. Overall, the property has a historic feel and look that is 

pleasant.   

 

The Inn at Carnall Hall is part of the University’s on-campus hospitality center, through a 

use agreement with the operator of the facility. The inn and restaurant serve as a learning 

laboratory for the hospitality and restaurant management academic program in the Dale 

Bumpers College of Agricultural, Food and Life Sciences.  

 

The performance of the property indicates declining occupancy levels from the mid 60 

percent range in 2008 to approximately 50 percent in 2011.  ADR has increased to 

approximately $125 in 2011. 

 

Pratt Place Inn and Barn 

This seven room inn, with cottage that houses two of the seven units, is located on 

Sassafras Hill at 2231 West Markham Road in Fayetteville, situated on 140 acres that 

encompass pastures and woodlands.  This country inn property with Victorian features is 

well located to access the University of Arkansas. The property features an old world décor 

with Asian and European antiques and an expansive veranda. Guest rooms feature flat 

screen televisions with Blue–ray disc players, safety deposit boxes, gas fireplaces and 
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robes with marble bathrooms with whirlpool tubs and large walk-in showers. Amenities 

include complimentary Internet, breakfast service and afternoon refreshments.  The 

property provides Spa Services in one treatment room from East Meets West offering 

selected in-house spa services for hotel guests upon request.   

 

The Pratt Place Barn with 5,450 square feet includes banquet facilities for up to 350 

persons, a kitchen, storage room and restrooms that is fully heated and air conditioned.  

Outdoor tents may be added to increase capacity and there are 200 parking spaces 

associated with this facility.  According to management this venue is popular for a variety of 

events, but notably weddings with eight weddings scheduled over the upcoming Memorial 

Day weekend.      

 

Room rates range from $275 to $595 and the Cottage with two units has a rate of $795 

depending on the day and time of year.  The Inn primarily serves leisure weekend and 

holiday demand to Fayetteville.  We estimate the property achieved an average daily room 

rate of $415 to 425 with an estimated occupancy of 10 to 15 percent in 2011.      
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Selected Downtown Fayetteville Lodging Facilities 
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Conclusion 

The conference center industry has evolved into four general categories, with university 

conference centers representing one of which includes university conference centers.  

Universities are ideal environment for a conference center because they not only generate 

conferences and events, but also have the capacity to become the providers of content 

through executive education and a wide variety of additional programming. Further, they 

provide a level of stability and consistency of demand for their conference centers. In 2010, 

Trends in the Conference Center Industry indicated the average college/university center 

had 154 rooms, 25 meeting rooms having a total of approximately 27,000 square feet of 

meeting space, representing 175 square feet per guest room and achieved an average 

occupancy of 55.4 percent with an average daily room rate of $134.  This level of 

performance was above the average for all centers reporting in the survey during 2010.   

 

The Fayetteville area lodging market is largely dependent upon the University of Arkansas, 

which is by far the largest employer in the area that is continuing to grow, as well as being 

part of the SEC and Division I Athletics.  While there are other employers and commercial 

activity in the Fayetteville area, the overall lodging market is primarily driven by leisure 

travel that generates the highest occupancies and rates on weekends and during certain 

months of the year.  December and January are particularly bad months for the hoteliers in 

this market as the university is effectively closed and student are away on break during this 

period.  New additions to the lodging supply in 2007 and 2008 preceded the recession, and 

the market is just now showing signs of recovery.  

 

The outlook for the Fayetteville area lodging market is positive.  The additions to supply will 

likely have a short term negative impact on overall occupancy levels.  However, given 

these hotel additions will include meeting and function space, with the exception of The 

Dickson 11-room project, we believe with appropriate marketing efforts by management, 

these properties are anticipated to generate new demand in the market place mitigating 

impact in the longer term.   
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Introduction 

As part of our study of the proposed hotel and conference center development to be 

located on the Fayetteville campus of the University of Arkansas, we conducted in person 

demand interviews with key facility and staff members.  In addition, previously gathered 

data by university representatives regarding meeting and events obtained through 

interviews was provided to us for consideration in our study.  The purpose of these 

interviews and data provided, was to gain an understanding of the scope of meeting, 

conference and events, as well as demand for lodging the University of Arkansas in 

Fayetteville generates, and may generate in the future with the addition of a campus hotel 

and conference center.  During the course of our fieldwork in Fayetteville, we toured the 

main campus and visited various event venues on campus including the Reynolds Center 

and Global Campus, as well as selected area hotels.   

 

Summary of the University of Arkansas Demand 

Highlights from our interviews and discussions, together with the data provided are 

presented in the following narrative providing insights as to the type of demand and 

demand levels, and summarize various event facilities on and off campus.  

 

 Sam M. Walton College of Business 

The University of Arkansas recently announced that Eli Jones, the current dean of 

Louisiana State University’s E.J. Ourso College of Business, will become the dean of 

the Sam M. Walton College of Business, effective July 1.  New leadership is anticipated 

to bring positive changes to the school of business.  The Walton College is ranked in 

the top 30 among public undergraduate business schools in the nation, according to the 

U.S. News and World Report 2012 “America’s Best Colleges.”  

 

The Walton College of Business is comprised of a four building complex that includes: 

  

 The main Business School Building which connects to; 

 The Donald W. Reynolds Center for Enterprise Development opened in 1998; 

 J.B. Hunt Transport Services, Inc. Center for Academic Excellence; and 

 Willard J Walker Hall opened in the summer of 2007;  

 all four buildings are joined by the Linda Sue Schollmier Plaza. 

 

The Reynolds Center is a 41,000 square foot facility which functions as a limited service, 

non-residential conference center, with professional meeting spaces for both on and off-

campus organizations.   
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Housed within the Reynolds Center are offices for several entities that include the 

following: 

 

 Center for Business and Economic Research 
 Center for Management and Executive Development and as of September 2011, 

the Alpha Institute joined Executive Development 
 Bessie B. Moore Center for Economic Education 
 Small Business Development Center 
 Arkansas Business Hall of Fame 
 

As a leading college of business, the school has more than 40 external advisory board 

members representing more than 250 organizations.  There are also 10 outreach centers 

connecting scholarships to practice through partnerships with industry leaders.  

 

The meeting spaces within the Reynolds Center are summarized in the following table. 

 

Estimated Maximum 

Room  Comment Square Feet Capacity

First Floor
Auditorium Tiered Fixed Seating 3,000 300
Seminar Rooms 103 - 107 Divisible into Four Rooms 1,500 100
Seminar Room - 111 Irregular Shape 1,200 40
Media Training Classroom - 117 Irregular Shape - Set Seating 1,200 24
Board Room - 108 250 10

Second Floor
Distance Education Classroom - 202 Tiered Fixed Seating 1,500 40
Distance Education Classroom - 203 Tiered Fixed Seating 1,600 40
Executive Boardroom 700 28
Dean's Conference Room 500 10
  Estimated Square Feet - Exclusive of the Auditorium 11,450

Source: The Donald W. Reynolds Center and PKF Consulting

The Donald W. Reynolds Center for Enterprise Development

Sam M. Walton College of Business

 
 

These rooms are well equipped with technology for multi-media presentations, including 

video and computer presentations, videoconferencing and audio conferencing.  Any 

combination of rooms can be electronically linked together.  Other features include 

individual audio and lighting controls; Ethernet connections; rear projection and drop down 

projector screens; LCD data projectors and notebook computers, multi-media development 

workstations, digital cameras and camcorders; tracking instructor cameras with wireless 

microphone; and instructor workstations with touch screen. 
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To provide food and beverage service to larger groups using the facility, caterers can 

combine Seminar Rooms 103-107 with the hexagonal Arkansas Business Hall of Fame.  

These combined spaces on the first floor, proximate to the auditorium, provide a make-shift 

area where tables and chairs can be arranged.  Doing so limits both circulation space and 

use of the building event space by other groups. Typical charges for food service are $35 

per day, per person, inclusive of breakfast and lunch, and $19.95 per person for a 

continuous break station plus sales taxes.  

 

In addition to the Reynolds Center, there are several meeting rooms within the business 

school complex that include a room on the second and fifth floors of Walker Hall.   

 

We observed the Reynolds Center facilities may need some level of updating in the future 

and we noted the two distance education classrooms 202 and 203 lack windows.  This 

facility has been an important and useful resource serving a wide range of users and needs 

since it was opened officially in 1999.  However, the building as currently used has some 

noteworthy limitations which include the following: 

 

 While there are two kitchens for catering, there is no dedicated food service 
provided in the building. 

 As noted, there is no dedicated space for the delivery of larger scale food and 
beverage service, especially awkward considering the facility can host groups of up 
to 300 using the Auditorium. 

 Alcohol is not served in the building. 
 Given the building layout, it could be challenging to holding multiple meetings or 

events at one time. 
 Three of the venues within the building have fixed seating, one for 300 and two for 

40, with limited flexible flat floored meeting space. 
 There is no dedicated parking for the facility and there are parking fees. 
 While Chartwells Catering, the on campus food service provider, along with outside 

catering companies provide food service to the facility, there isn’t a suitable loading 
dock for their use. 

 Finding the building, parking, as well as locating the main entrance to the building 
may be challenging for off-campus users. 

 Outside companies using the Reynolds Center, or other campus venues, prefer to 
have the entire program under one roof and prefer not use multiple locations on 
campus for meetings and events. 

 

Demand generated by the Walton College of Business includes a variety of meetings and 

programs that typically range from 10 to 50 participants and conferences for 100 and 

above. The Reynolds Center is the most used on-campus event facility for meetings and 

conferences, suitable for this facility.  As noted, there are a number of off-campus meeting 
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venues and hotels located in the community, as well as the University of Arkansas Global 

Campus. 

 

The Walton College currently hosts over 140 events, with over 8,700 attendees, and 

potentially over 3,000 room nights of hotel demand.  Most of these events occur in 

February, March, April, September and October, as summarized in the table on the 

following page.   
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Potential 

Time of Year Attendance Hotel Use

External Relations - Totals 620 195
 DEAB, WCAS, BAAC April, October 260 160

Bon Appétit Fall 40

Alumni/Student Banquet Spring 250 30

Wednesdays with Walton Quarterly 60

AK Business Hall of Fame-committee Fall 10 5

Graduate School - Totals 540 354
Orientations July/Aug/Jan 200 60

MMBA/MIS Classes Monthly 14/Year 140 294

Prof. Development-training/workshops Fall/Spring 12/Year 200

Undergraduate Programs - Totals 2,450 1,025
Orientations Summer-18/year 2,250 1,000

Business Day Spring 200 25

Executive Education - Totals 1,150 373
Programs Varies 400 125

Alpha Institute - 10 to 40 Participants 30/Year 750 248

Center for Retailing Excellence - Totals 845 260
Fall Conference November 350 125

Spring Conference April, October 175 25

Board Meetings Fall/Spring 200 100

Vendors for Education Summer 120 10

AR Small Business and Technology Center - Totals 392 10
Programs Varies 392 10

Center for Business and Economic Research - Totals 1,198 270
Business Forecast February 975 250

Quarterly Breakfasts Quarterly 140 10

AK Economic Index Breakfast 83 10

Information Technology Research Institute - Totals 230 71
IT Day - Students March 15 8

ITRI Board Meeting Feb/Sept 50 25

Technology Awareness Program July 15 8

Topical Roundtables June/October 50 15

Brown Bag Luncheons Feb/Sept 50 10

IT Night for Parents and Educators December 50 5

Radio Frequency ID Certificate Program - Totals 220 130
RFID Board Meeting 3 Times/Year 90 30

RFID Conference´´´´´´´ October 130 100

Supply Chain Management Research Center - Totals 670 170
Board Meetings Sept/March 120 25

Int'l Graduate Case Competition October 150 75

Supply Chain Conference March 180 35

Women in Logistics Spring/Fall 80 10

Industry Tours Spring/Fall 80 10

Executive Committee Quarterly 60 15

Department - Totals 50 50
Faculty Recruitment Fall/Spring 40 40

Guest Lectures Fall/Spring 10 10

Diversity Program - Totals 20 20
Business Leadership Program Summer 20 20

Career Center - Totals 365 135
Career Fairs Fall/Spring 195 80

Company Interviews Fall/Spring 150 50

Information Sessions Fall/Spring 20 5

TOTALS 8,750 3,063
Source: Theres W. Stiefer, Ed.D., Vice President of Programs

Department/Event

Donald W. Reynolds Center Summary of Demand
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Of the events noted, Executive Education currently represents a small portion of the 

demand generated.  In September 2011, the largest Latino association for business 

professionals and students, and the University of Arkansas, formed an Alpha Institute at 

the Sam M. Walton College of Business.  As noted in the previous table, the Alpha 

Institute will contribute to the growth of executive education. The Alpha Institute hosts 

two events; one is the Leadership Summit with 400 attendees which is moving from Las 

Vegas to Fayetteville.   

 

Javier Reyes, Associate Dean for Undergraduate Studies and Associate Professor of 

Economics indicated there are 400 board members associated with the school who hold 

meets, and the Retail Center, as noted holds a conference for 350, along with other 

larger scale events indicating a need for a larger meeting venue on campus. Currently, 

the largest on campus event space is the 600 capacity Verizon Ballroom located in the 

Student Union.  There was a consensus there is a need for a banquet facility that can 

accommodate a minimum of 300 persons, up to 500 persons.  Typically these larger 

events go to either Town Center or to the Embassy Suites in Rogers. Also noted were 

the Walton Managerial MBA which meets one Saturday per month for working 

professionals and could be expanded to include three Saturdays per month with the 

addition of the proposed facility.  

 

Kathy Deck, Director of the Center for Business and Economic Research located in the 

Reynolds Center, noted the Reynolds Center is not as economic as using a hotel 

because there are meeting room charges, catering charges for food and beverage and 

parking fees of $10 per vehicle. There are tiers of potential users which range from 

industry sponsors who are the least price sensitive, followed by government entities 

seeking per diem rates which in Fayetteville for 2012 are $77 for lodging and $46 for 

meals, and by departments within the university representing the most price sensitive 

potential demand source.  It was also noted by Kathy Deck that a proposed hotel and 

conference center on campus will need to be the driver of additional programs to 

generate demand for the proposed facility. 

 

The Sam M. Walton College of Business Executive Education programs have served 

clients that include Wal-Mart, Inc, Sam’s Club, Arkansas Blue Cross Blue Shield, Tyson 

Foods, NASA Kennedy Space Center, Dillard’s, JB Hunt, Heifer International, ILOS, 

Massmart, McKee Foods and the United States Marines, among others.  With over 26 

years of experience delivering executive education, the school has access to academic 
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and industry experts in the retail and other industries, as well as business strategies, to 

create and deliver programs for executives.   

 

Our experience in the conference center industry indicates that schools of business are 

typically the primary driver of demand for a university hotel and conference center through 

executive education programming.  We believe this is also true at the University of 

Arkansas where the future development of executive education programming by the Sam 

M. Walton College of Business will be critical in generating demand at an appropriate price 

point to support the development of a hotel and conference center.  

 

 College of Engineering  

This college has a wide range of needs.  An annual conference is held in spring for 

approximately 200 or more persons, typically arriving on a Friday evening for the two day 

event which has been held at the Embassy Suites in Rogers. There are eight meetings 

annually for 30 to 150 persons over one to two days primarily on weekends for the 

academies within the college, plus eight executive committee meetings for five to six 

persons.  Some of these meeting may be concurrent with the larger spring conference.  

 

Some of the College’s smaller conferences are held at Petit Jean State Park, 

approximately 145 miles from Fayetteville.  Facilities at this location include two meeting 

rooms, one for 20 to 25 and another 35 to 40, food and beverage service and 24 guest 

rooms in the main lodge plus 32 cabins.  Grants have made the use of these facilities 

possible, although it is considered an inconvenient location.  Most of their alumni events 

are held in Bentonville or Rogers because Carnall Hall and other venues more proximate to 

campus are either/or not large enough or are already booked.  Typically three to four 

positions within the College are filled annually making it necessary to host candidates 

overnight in Fayetteville representing potential demand for the proposed facility.  

  

In the future it would be desirable to potentially host one to two conferences annually, one 

for 200 to 300 persons and another for 300 to 500, both for four to five days. The larger of 

these would be rotating regional event that might rotate to Fayetteville three out of five 

years.  These conferences require 18 months to plan.  Another regional event for 100 

persons now held at Arkansas Tech University in Russellville could meet in Fayetteville in 

the future.  Professors are members of various professional societies and could host 

events on campus if there were an appropriate facility.  National Science Foundation (NSF) 

workshops are another possibility that could attract 30 to 50 persons, however, the current 
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lack of classrooms or meeting space limits this potential and those that are hosted are 

done so off-campus.   

 

Other potential demand for an on-campus hotel and conference center include the 

following: 

 

 Short-courses for 30 to 40 students in specialized areas with a focus on Nano-

Engineering and Engineering Management, for instance, which could be held 

evenings or during the summer months. 

 The Technology Expo currently held at the University of Arkansas for Medical 

Sciences (UAMS) Northwest in Little Rock could be improved if held on-campus in 

Fayetteville, providing the opportunity to cultivate startup companies. 

 Career Fairs and Expo are held each semester in the Bell Engineering Center 

drawing 75 to 100 companies who send between 1 and 6 representatives to 

campus. Carnall Hall is unable to accommodate many of the representatives within 

walking distance of Bell Engineering Center.  

 

Typically events require a room for all participants in a general session and flat floored 

meeting rooms for 15 to 25 persons for breakout sessions with movable tables and chairs. 

 Technology needs include computer projection and document readers. Usually there is a 

reception held the night before, or the first night of the meeting, and daily breakfast and 

lunch service and one dinner during the course of the event.  Room rates typically range 

from $120 to $200 for hotel accommodations.   

 

It was noted there has been a need for many years for a professional venue with hotel 

rooms in Fayetteville to host meetings and conferences rather than going to various 

facilities in the region.    

 

Associate Vice Chancellor for Administration - Judy Schwab 

The Fayetteville campus has insufficient event space.  The campus needs a variety of 

room types and sizes suitable for meetings and luncheons with on-site food and beverage 

service.  In terms of hotel rooms, at this point a room rate of $150 is considered the 

breaking point for university sponsored events.  Towers of Old Main is comprised of 600 

members recognized for their contributions the University of Arkansas, with an annual 

banquet, typically for 250 persons.  This event could be hosted in the proposed facility 

along with numerous other social events.  The hotel rooms in the proposed facility would 

benefit from the enormous amount of overnight visitation to campus generated by athletic 
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events from alumni and others who travel to Fayetteville for home baseball, basketball, 

football and track games and competitions. 

   

 Research and Economic Development – James M. Rankin, Vice Provost 

There are a number of small meetings held by the vice provost hosted at the Global 

Campus, Alumni House or the Reynolds Center with overnight guests accommodated at 

the Staybridge Suites in Fayetteville.  If there were a hotel and conference center on 

campus, there would be an incentive to generate conferences for 25 to 50 persons.  

Currently it is difficult to find meeting and event space on campus.  There are 56 

interdisciplinary centers and institutes reporting to the vice provost, and it is estimated 

that half of these have a meeting or conference once a year, with many of these 

representing potential demand for a proposed hotel and conference center.  

 

International Students & Scholars/Programs 

There are a variety needs represented by international students and programs that may be 

suitable for the proposed hotel and conference center summarized as follows: 

 

 International students arrive in Fayetteville two weeks prior to the beginning of the 

semester with approximately 50 students in the fall and 25 for the spring semester 

who need temporary housing. Historically these students have been accommodated 

at the Cosmopolitan Hotel and at Candlewood Suites where students are provided 

double occupancy rooms paying $30 per person plus tax per night.   

 It is difficult to find on and off campus banquet space for three events held per year 

that require special ethnic foods for 500 plus persons. The Town Center is not 

considered a convenient location for these events. 

 A regional conference is held every four years, which rotates to Fayetteville every 

eight years that is held in Rogers at the Embassy Suites for 500 attendees, most 

requiring hotel accommodations for this 3 day, two night conference. The 

conference has a general session and breaks out into groups of 30 necessitating 

about 17 breakout rooms.   

 There are 50 Short Term Scholars coming staying in Fayetteville for three to four 

months annually, and this number is growing.  Typically housing is shared with 

international students and faculty, with some staying temporarily at the Staybridge 

Suites. 

 An international orientation is held over one week in both the fall and spring.  There 

are also training sessions for 10 to 15 people who come to campus from one 

country.  Some executive education has been programmed in conjunction with 



Section IV: Demand, Recommended Development and Market Position IV-10 
 

Poultry Sciences.  Extension Centers provide recurring programs typically once per 

year for 20 to 30 persons for one night and one day.  

 Most international students are coming from China, India, Korea, Vietnam and 

Bolivia.  Bolivian citizens, through a partnership, are entitled to in-state tuition at the 

University of Arkansas. 

 

There is potential to develop international executive education by leveraging the strengths 

of Food Science, Poultry Science, Nano and Micro Electronics, Protronics Technologies, 

and Physics.  An annual immigration law seminar is held annually and this program could 

be expended to two per year. The International Culture Team presents cooking 

demonstrations that could also be expanded.   

 

Special Events – Beth Saviers, Director of Special Events  

 Two small scholarship banquets per year held at the University House. 

 A Scholarship and Benefactor luncheon for 250 to 300 attendees is held typically in 

the Verizon Ballroom in the Student Union with five to six guest rooms booked at 

Carnall Hall or the Dickson Street Inn. 

 The Honors Program holds an event at Town Center in April for 300 to 400 with 

invitations extended to alumni. 

 The University House is used for the Women’s Giving Circle programs. 

 The Faculty & Staff Back-to-School Party is typically held for 200 at the UARK Bowl 

because alcohol is available there. 

 The Athletic Training Scholarship event is held at Alumni House bringing 

approximately 100 out-of-town guests, primarily alumni and only a few athletes. 

 The Alumni Awards Reception is held at Carnall Hall for 50 persons requiring two to 

four hotel rooms. 

 

 Department of International Relations 

There are two to three conferences held per year drawing 12 to 20 out-of-town guests.  

Larger 200 person conferences held on campus are typically drawing from the local area 

with a small number from out-of-town attracting media attention with C-SPAN covering 

lectures from Giffels Auditorium.  Guests needing hotel accommodations typically stay at 

Carnall Hall, the Holiday Inn Springdale or the Embassy Suites in Rogers.  
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Recommendations for a proposed hotel and conference center include: insure media has 

access to built-ins for equipment; smaller conference rooms have tele-conferencing 

capabilities; and the facility includes a lounge 

 

 Music Department 

This department would be unlikely to use a facility requiring a charge. The most frequently 

held events are for student recitals held every weekend with three to six concerts.  

Throughout the year there are 35 to 40 guest concerts.  Typically any guests staying 

overnight are on a budget and use the Clarion in Fayetteville at a nightly rate of $70.  Any 

facility used would need to have a stage and a piano. 

 

 Department of Anthropology 

The Rob Stigler Lectureship holds a program for 100 attendees in the fall and spring in 

Giffels Auditorium which is free, but has inadequate equipment for broadcasting.  Dr. Peter 

Unger’s lectures and conferences draw media to campus that includes The Discovery 

Channel and BBC World News. Typically guests use Carnall Hall for accommodations, but 

at times bookings are unavailable.  The department is completely supportive of the 

proposed development and recommends it provide adequate technology for guest 

speakers and outside media in addition to reasonably priced parking.   

 Department of Journalism 

Journalism Days is held during a week in April drawing speakers from across the nation for 

events held at Alumni House that are open to the public, student and faculty,  Last year a 

reporter from the New York Times spoke at this event and was housed at Carnall Hall.  

Lemke Journalism Project (LIP) is held on consecutive Saturdays providing a lecture to 

high school students regarding media outlets and is typically held in Kimpel Hall, but 

sometimes at various high schools. At the end of this series of lectures, a reception honors 

students with family members and the public is invited.  Journalism Days speakers could 

be accommodated at the proposed facility and the LIP awards ceremony could be held at 

the facility. 

 

   College of Education and Health Professionals 

 Continuing Education brings 30 to 70 educators from around Arkansas to campus. 

 The Literacy Conference is held in June or July for two to three days drawing 200 

attendees and features a keynote speaker requiring breakout sessions,   

 Curriculum Instruction is part of a national writing project that lasts several weeks 

and bring some educators to campus. 
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 Future events that would be suitable for the proposed facility include speaker 

events, graduate school orientation, as well as the potential to generate many more 

workshops on campus.  This department is very supportive of the proposed 

development. 

 

Through the director of outreach and events the following events are hosted: 

 

 There are 17 lectures per year requiring 20 guest rooms per year. 

 Three conferences during the current year and one planned for the upcoming year 

utilize a total of 10 rooms per year.   

 A national Research Advisory Board meeting is held over two days with 25 to 30 

attendees requiring overnight accommodations.   

 

While supportive of the proposed development, it is preferred there is a selection of 

catering companies that provide easy billing.  Facilities used by this college include Global 

Campus, Town Center, and the Clarion Hotel and Staybridge Suites for overnight guests.    

 Dale Bumpers College Agricultural Food & Life Sciences -  

 Food Sciences and Administration  

 The Rice Processing Conference is held in Spring with 75 out-of-town guests in 

attendance typically housed at Carnall Hall, the Courtyard and the Holiday Inn 

Express. 

 Arkansas FFA/High School Food Sciences Competition is a two to three day event 

on campus that draws students and faculty from highs schools in Arkansas.  

 Hotel overnight stays are generated by recruitment for open positions, graduate 

recruitment and commencement. 

 

Latin American Studies 

Typically on campus events for student organizations are held in Giffels Auditorium, the 

multi-cultural center or the Union Theater, all no-cost venues.  However, occasionally the 

Reynolds Center is used.  They have out-of-town visitors three to six times per year who 

stay at Carnall Hall or in the past the Cosmopolitan. 

   

 Physics 

It was indicated the Nano Building brings people to campus that stay at Carnall Hall. 

Physics hosts 10 events per year for 10 to 20 persons, of which 10 require overnight 

accommodations for three nights for each event. 
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 Center for Advanced Spatial Technologies (CAST) 

CAST holds two to three small conferences per year, typically with 50 out-of-town guests to 

Fayetteville. These conferences are often held in conference space located in the J.B. Hunt 

Building. In the future, there may be additional events best accommodated in the proposed 

facility that may include: 

 

 The AR GIS User Conference is held once a year for 300 attendees and has not 

been held in Fayetteville due a lack of facilities 

 Mid-America GIS is a regional conference that includes 600 attendees from Texas, 

Missouri, Kansas and Arkansas. 

 Other national conferences throughout the year. 

 Regional memberships meetings that are currently held in other locations and 

states. 

 ASPRE is a nationwide organization that holds two conferences per year and 

rotates throughout the nation. 

 ASPRS regional conference is held once annually for 100 to 200 attendees drawing 

attendance from various regional locations. 

 

 Art Department 

This department has previously hosted a Ceramics and Sculpture Symposium at the 

Global Campus with 200 to 300 out-of-town attendees. With an appropriate facility on 

campus it may be possible to host the National Photo Conference held every few years 

drawing 200 to 300 out-of-town guests.  Generally, the Global Campus is perceived as 

being too far from the main campus to be a desirable venue and the use of outside 

catering companies is a benefit in arranging conferences.  Recommendations for a 

proposed facility would be to include a variety of room sizes for meetings, breakout 

sessions and labs. 

 

 Mathematical Sciences 

 Spring Lecture Series is a day event held in April hosted on campus for the past 38 

years with 35 speakers and requires 45 to 75 overnight accommodations that have 

been booked at the Cosmopolitan in the past, considered an inconvenient location 

given the event is held on campus.  The event is funded through an NSF $75,000 

grant. 

 Mathematical Association of America (MAA) holds a conference every three to four 

years for three to four days drawing 1,000 attendees from all over the U.S. which 

rotates to various locations nationally. 
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 College Ready Workshops are held three times during the spring for one week 

brining 90 participates and generating 270 room nights of demand, historically 

staying at the Cosmopolitan Hotel. 

 Colloquium Speakers brings a speaker every two weeks on average drawing some 

out-of-town guests that have typically stayed at the Cosmopolitan. 

 Other events generating some overnight stays include the Math Club, Arkansas 

Women in Science and Math, Awards/Alumni Picnic and the Fall Picnic.   

 

 Chemistry and Biochemistry 

 The Arkansas Inbre Conference attracts 550 attendees over two days in the fall and 

books 330 rooms in the area, including rooms at Carnall Hall, the Dickson Street Inn 

and the Cosmopolitan.  Fayetteville is the preferred location for the conference 

rather than in Rogers at the Embassy Suites. 

 There are 26 to 30 seminars held by the Chemistry and Biochemistry Department 

each year hosting one guest speaker who typically stays Sunday and Monday 

nights at Carnall Hall.   

 The Honors Night banquet is held in Spring for 140 students, donors and parents 

generating some overnight stays. 

 Graduate recruitment requires about 20 rooms historically staying at Carnall Hall or 

the Cosmopolitan. 

 

This department believes with the proposed facility on campus, it would most likely 

generate more seminars and conferences by this department. 

 

 Political Science 

 The Arkansas Public Management Association has a small conference in 

Fayetteville arriving Wednesday and departing on Friday with nine out-of-town 

guests booked at the Cosmopolitan for overnight accommodations.   

 Constitution Days is held in Giffels Auditorium annually for 50 to 100 attendees who 

are typically from the local area. 

 The Association of Fundraising Professionals has a meeting monthly for 50 

attendees, typically from the local area and is held at Arvest Ballpark in Springdale. 

They also host Philanthropy Day annually at the Hammons Center in Bentonville, a 

day event in November for 300 to 400 attendees. 

 Non-Profit Certificate Training, a non-departmental event is held once a month at 

the public library for 50 attendees at the public library because it is a free venue with 

ample parking. 
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 The annual Life Science Conference is a three to four day event for 300 to 400 

attendees not hosted on campus because there are no facilities available to 

accommodate the conference.  The Arkansas Political Science Association a two 

day conference that meets in Fayetteville every four to five years for 100 attendees 

from various locations in Arkansas, who have stayed at the Cosmopolitan. 

 

 Graduate Recruitment  

 International New Graduate Orientation held in January 

 The Attracting Intelligent Management (AIM) conference is held in February with 40 

out-of-town attendees who have been accommodated at the Candlewood hotel for 

a Friday and Saturday night. 

 A small 50 person conference held in March occurs from Wednesday to Friday with 

10 out-of-town attendees accommodated at the Candlewood Suites. 

 The Carver Summer Research Program brings approximately 100 students to 

campus each summer. 

 The McNair Conference is held in October or November for 120 attendees who stay 

from Tuesday through Saturday. 

 Orientation for graduate students, inclusive of international students is held in 

August annually which could be hosted in the proposed facility along with overnight 

demand from family members who may accompany students. 

 If there were a hotel and conference center on campus, it could be used to 

accommodate Graduate Education Week that would bring a few hundred educators 

from within the region to the facility.  The NASFA – International Educators is a 

regional conference held on a rotating schedule in the region previously held at the 

Hammons Center in Rogers.    

 

 Division of Student Affairs – Housing 

 Housing hosts 16 sessions for student orientation during the summer with 350 

students in each session for a total of 5,600 students.  It has been estimated that 

each student brings one or two adults, either parents or guardians accompanying 

them during orientation. Students typically stay on campus while adults 

accompanying them stay overnight at area hotels. 

 Wal-Mart Shareholder meeting is held on-campus annually in June with some 

visitors staying from Saturday to Saturday generating considerable demand for 

function space and overnight accommodations. 



Section IV: Demand, Recommended Development and Market Position IV-16 
 

 Admissions would like a hotel on campus where people could stay for $119 to $139 

per night.  There has been disappointment over the condition of Carnall Hall that is a 

deterrent to using this campus lodging facility. 

 

This department looks for competitive pricing and note they have used University House for 

events for $300 per event.  They would like to have a choice of caterers for events. 

 

 Suzanne McCray 

 Provost and Vice Chancellor for Academic Affairs 

With enrollment up significantly meeting rooms on campus are now being used for 

classroom purposes.  Increasingly there is a need for additional conference space on 

campus. The following summarizes potential demand for the proposed hotel and 

conference center: 

 

 American Association of Collegiate Registrars and Admissions Officers 
(AACRAO) – Both a national and state association, the state association met during 

2011 in Little Rock for two days hosting 60 to 70 attendees and could be hosted at 

the proposed facility.  Additional meetings this association holds includes a day 

meeting for 25 attendees and a workshop for 40 to 50 persons for a day, both 

meetings would generate one night of hotel room night demand.   

 Other potential meetings include new student information systems for the Higher 

Education Users Group (HEUG) regional conference.  PeopleSoft meetings for 20 

to 40 attendees.   

 

Athletics 

As part of the SEC and Division I, the University of Arkansas athletics draws a significant 

amount visitation. Aside from visiting teams and spectators, the following areas were 

brought to our attention that may generate demand for the proposed hotel and conference 

center: 

 

 Recruitment generates overnight lodging from each division and their families during 

a typical two day visit to campus in December and January 

 Letterman Reunion for coaches host clinics bringing alumni from around the 

country, typically attracting 200 attendees who have stayed at the Clarion in the 

past. 

 The under development football complex will include meeting space and catering 

capabilities. However, football recruitment brings in platoons of candidates of 10 to 
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20 at a time who would be likely users of the proposed hotel.  Since the football 

program generates a significant number of meetings, some of these could be 

hosted at the proposed facility.   

 Hosting NCAA events for Track and Field brings a number of VIP’s to campus who 

would be potential users of the proposed hotel. 

 Other NCAA events bring officials as well as oversight committees who require 

proximate good quality accommodations.  

 

Alumni House 

Located west of the football stadium on the western edge of the Fayetteville campus, the 

Alumni House has several meeting and banquet venues.  The facility offers internal and 

external rates for facility use along with a list of outside catering companies that can serve 

liquor with a licensed bartender.  The following table summarizes the meeting space found 

at the Alumni House. 

 

Square Capacity

Room  Feet Banquet/Reception

First Floor
Boyer Hall Divisible 3,354 186

Division I 2,262 126
Division II 1,092 61

William H. Sturgis Hall - 50 Banquet/150 Reception
Second Floor Capacity

Greenwood Conference Room 357 18
Rutledge Conference Room 240 12

Total Square Feet 3,951
Source: Alumni House and PKF Consulting

University of Arkansas

Janelle Y. Hembree Alumni House 

 
 

In 2010 the facility began holding wedding receptions at the facility.  Typically weddings in 

the area are for no fewer than 200 and can be in the 500 to 800 person range.  It hosts a 

number of university related meetings and events due to the limited facilities available on 

campus.  Typical banquets are for 200 persons.  They do not recommend the Inn at 

Carnall Hall due to the condition of the rooms.  The Alumni House refers business to the 

Dickson Street Inn and historically used the Cosmopolitan for hotel guests. The Embassy 

Suites in Rogers offers a room rate of $190.  It was noted there is a need for a 500 to 800 

person banquet venue.   

 



Section IV: Demand, Recommended Development and Market Position IV-18 
 

Global Campus  

Located at 2 East Center Street on the downtown Fayetteville Square, the Global 

Campus was developed in the early 1980’s along with, and attached to what was most 

recently the Cosmopolitan Hotel, now closed and under renovations to reopen as The 

Chancellor Hotel. Originally conceived to serve as the School for Continuing Education 

as well as other programming, today it incorporates distance learning as part of its 

mission.  

 

The following table summarizes the space for classes and functions at the Global 

Campus.  The facilities connect directly what will be the Chancellor Hotel to have 14,000 

square feet of meeting and banquet space, along with restaurant and lounge.  Our tour 

of the Global Campus indicated the facilities are somewhat dated.  

 

Square Capacity

Room  Feet Fixed or Classroom

First Floor ‐ Lobby Level 
Auditorium 107 1,520 70

Second Floor
Auditorium 204 3,300 350
Executive Boardroom 525 14

Third Floor Classroom
Divisible Ballroom 4,155 166
Divisions:

3 Divisions 402 - 404 720 40
3 Divisions 405 - 407 520 30

Divisible Meeting Room 2,432 100
Divisions 411 and 409 768 32
Division 410 896 37

Total Square Feet 11,407

Source: Global Campus Website and PKF Consulting

University of Arkansas Global Campus Fayetteville

School of Continuing Education and Academic Outreach

Note: (1) Based on 25 square feet per person

 
 
Most of the programs hosted at the Global Campus are for professional development and 

training, certificate programs, human resource and accounting courses and Lifelong 

Learning programs.  Programs offered are both non credit and credit programs. Most 

attendees do not require hotel accommodations.  Over the years the peak room rate at the 

attached hotel was never over $100.  The facility offers a variety of package rates for use.  

The staff of the facility can provide conference services in planning conferences that are all 

inclusive for clients.  It also provides state-of-the-art technology that is mobile. 
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Demand Conclusion 

The University of Arkansas existing and potential meeting and conference demand, along 

with associated and transient lodging demand, is varied with a concentration of demand 

generated by the Sam M. Walton College of Business together with the Reynolds Center. 

The Reynolds Center is available for public use and is connected to the business school as 

part of a four building complex.  It provides the most professional meeting space on the 

campus, for a fee, but has some limitations.  The relative success of the Reynolds Center 

as configured, combined with the desire by the business school and other entities to grow 

executive education, programs and conferences, along with the considerable growth in 

enrollment and stature of the University of Arkansas in Fayetteville, there is ample 

indication the university can support a hotel and conference center in the future.  

 

Recommended Hotel and Conference Center and Market Position 

The proposed conference center will be positioned similar to other IACC affiliated university 

conference centers, together with considerations specific to the University of Arkansas and 

Fayetteville. 

 

  Comparable University Conference Centers and Recommendations 

The table on the following page summarizes five university conference centers that are 

to varying degrees comparable for the purposes of estimating market position and 

facility recommendations for the proposed hotel and conference center. The data 

summarized is based on 2010 operations. Note the comparable conference center input 

was provided in confidence and the identities of the conference centers are not 

revealed.  All five comparable conference centers offer a wide range of conferencing 

and event facilities and amenities.  We present our recommendations for the proposed 

conference center and estimated market position based on the comparable properties 

and their averages, in the column on the right.  We also have considered the lodging 

market conditions in the Fayetteville area and the characteristics of demand at the 

University of Arkansas in making our recommendations.   
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U of A 1

University Conference Centers A B C D E Recommended
Number of Rooms 252 100 113 120 175 152 125
2010 Occupancy (%) 65 to 70 40 to 45 45 to 50 50 to 55 40 to 45 50% 55%
2010 ADR ($) 125 to 130 148 to 153 97 to 102 153 to 158 158 to 163 140 135
Total Day Guests 21,000 9,000 7,400 15,000 14,500 13,380 13,500
Mix of Guest Rooms
 Single Bedded Room 58% 96% 84% 80% 19% 67% 55 - 44%
 Two Bedded Room 40% 0% 14% 19% 69% 28% 68 - 53%
 Suites 2% 4% 2% 1% 13% 4% 3 - 2%
Meeting Space (SF) 21,000 13,700 15,500 20,000 22,500 18,540 25,000
SF of Meeting Space per Guest Unit 83 137 137 167 129 131 200
Conference Room Nights/Per SF of Space 1.8 1.1 1.0 1.0 1.1 1.2 1.0
Dining Room Seats 330 125 235 150 356 239 200
Lounge Seats 60 43 45 25 58 46 45
Fitness Center Yes No Yes Yes Yes - Yes
Overall Market Segmentation
 Conference/Group 60% 100% 77% 94% 77% 82% 70.0%
 Transient Commercial 24% 0% 0% 4% 10% 8% 8.0%
 Transient Leisure 17% 0% 23% 2% 13% 11% 22.0%
 Other 0% 0% 0.0%
Number of Conferences 975 556 640 3,842 967 1,396 975
Sources of Conferences
Business Organizations 30% 17% 10% 5% 35% 19% 20%
Professional and Trade Associations 25% 7% 5% - 5% 8% 5%
Academic Institutions 30% 72% 80% 80% 40% 60% 70%
Professional Seminars 0% 4% 5% - 8% 3% 0%
Government 5% 0% 0% 15% 0% 4% 5%
Other 10% 0% 0% - 20% 6% -
Types of Conferences (% of total)
 Continuing Education/Training 40% 32% 75% 80% 19% 49% 50%
 Other Management Meetings 20% 51% 10% 3% 59% 29% 30%
 Professional Technical Seminars 25% 17% 10% 15% 0% 13% 15%
 Sales/Incentive 5% 0% 5% 2% 0% 2% 0%
 Other Management Meetings 10% 0% 0% - 22% 6% 5%
Scope of Conferences (% of total)
 Local/State 59% 100% 80% 40% 92% 74% 75%
 Regional 30% 0% 20% 15% 1% 13% 15%
 National 10% 0% 0% 44% 7% 12% 10%
 International 1% 0% 0% 1% 0% 0% 0%
Number of Social Events 126 0 0 210 12 125
Comprehensive Meeting Package $249 $209 $297 $273 $335 $273 $240
 CMP Allocation
Room 129 144 125 155 186 148 135
Food and Beverage 70 38 94 85 119 81 70
Conference Services 12 27 78 33 30 36 35
Other 38 0 - - - 8 0
Conference Guests on a Package 87.0% 59.0% 78.0% 85.0% 80.0% 78% 80.0%
Day Package Rate $95.00 $65.00 $80.00 $77.00 $99.00 $83.20 $70.00
 DMP Allocation
Meeting Room - 15.00 - 21.00 30.00 -
Conference Planning 25.00 - 36.00 - - 17.00
Basic A/V 14.00 12.00 - 13.00 - 13.00
Food and Beverage 36.00 38.00 44.00 43.00 69.00 40.00
Other 20.00 - - - - -
Note: (1) Based on a stabilized year with ADR stated in 2012 dollars.
Source: PKF Consulting

Selected Comparable University Conference Centers
Physical Features, Market Position and 2010 Operating Statistics

and Estimated Market Position of the Recommended Hotel and Conference Center at the University of Arkansas
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Recommended Facilities 

The area Fayetteville and area lodging market has not performed well over the past 

several years, in part due to the development of new hotels at the time a severe 

recession took hold of the region and nation.  Additional lodging supply is to open in 

2013.   This will include the now under renovation full-service, 210-room Chancellor 

Hotel, to reopen at the beginning of 2013 in downtown Fayetteville.  It is anticipated to 

benefit from having a significant amount of meeting and function space, and connection 

with the Global Campus, as well proximity to the Fayetteville Town Center meeting 

venue.   

 

We recommend Site 1 for the development of the hotel and conference center, east of 

the Reynolds Center, north of Fairview Street and west of Harmon Avenue.  We also 

recommend the proposed hotel and conference center be connected with the Reynolds 

Center.  This would provide complimentary additional conference space and amenities, 

notably food and beverage service for the Reynolds Center, creating synergies between 

the existing and proposed facilities.   

 

The University of Arkansas is the primary driver of lodging demand in the area.  The 

recommended development will provide an additional hotel on the campus with 

competitive advantages. However, the primary function of a university hotel and 

conference center is to host executive education along with other conferences and 

events.  There are a number of successful university conference centers with between 

90 and 150 guest units.  Based on the overall lodging market the property will become 

part of, and the characteristics of demand at the university, we recommend the property 

have 125 guest rooms providing a variety of hotel accommodations as summarized in 

the following table.     

 

% of
Room Type Number Total Features

Two-Bay Suites 3 2% King bed and living area 
King Bedded 55 44% King bed and convertible sofa
Double Queen Bedded 68 54% Two queen beds
  Total 125 100%
Source: PKF Consulting

Proposed 125-room Conference Center and Hotel
at University of Arkansas - Guest Room Types

 
 

We recommend a higher ratio of Double Queen Bedded rooms to provide flexibility to 

accommodate conference groups and leisure travelers who wish to share a room. 
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To be operated as a full-service facility, the conference center will provide food and 

beverage service in a restaurant and lounge, as well as recreational amenities, as 

summarized in the following table. 

 

Food and Beverage Facilities Square Feet Capacity
  Lobby Lounge 1,000 40
  Restaurant with Lounge 3,000 150
Indoor Recreational Facilities 4,500 -
  Indoor pool with whirlpool 
  Fitness Center - Equipped with exercise machines and weights
Other

Business Center - Proximate to conference rooms
Gift and Sundry Retail Store - Proximate to lobby area
Access to University of Arkansas Recreation Center

Source: PKF Consulting

Proposed Conference Center and Hotel
at the University of Arkansas - Amenities

 
 

Our recommended seating capacities for the lounge and restaurant relate well to the 

number of guest units the proposed facility will have.  It also considers the extensive 

conference space available to provide food and beverage service to conferees and a 

variety of banquet events. 

 

The proposed conference center will have 13,600 square feet of conference and 

function space, representing 109 square feet of conference space per guest room, 

exclusive of prefunction space.  All of this space is recommended to be flat floored to 

provide flexibility and compliment the fixed seating spaces in the Reynolds Center.  We 

recommend the development of a divisible ballroom with 6,000 square feet that will 

compliment the 300-seat auditorium in the Reynolds Center allowing guest to meet in 

the auditorium and have food service provided in the ballroom. The ballroom will provide 

a larger, but higher quality facility on campus for banquets and events, as well as 

meetings with the capacity to be broken out for larger break-out spaces, or to 

accommodate groups for a conference in one space and food service in another, and 

provides the opportunity to hold multiple conferences simultaneously.   

 

Four additional fixed wall meeting rooms with 1,200 to 1,600 square feet are 

recommended to accommodate groups in a classroom configuration of 48 to 64 

persons, or with conference seating for 30 to 40 persons.  Four dividable breakout 

rooms provide four or eight break out rooms. 
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Each meeting room will meet IACC standards to include lighting, HVAC, audio-visual 

equipment, Internet access, both wired and wireless and ergonomic chairs.  State-of-the 

art acoustics and technology, communications, and multi-media capabilities are to good 

quality and compliment the Reynolds Center. 

   

The proposed space added to our estimated square feet of conference space in the 

Reynolds Center totaling 11,450 square feet, brings the total amount of space to 25,050 

square feet, or 200 square feet per guest unit.  This amount of space is above what 

would typically be found in a university conference center but considers the existing 

space in the Reynolds Center that can be made more productive through the addition of 

the proposed space. The recommended conference space is summarized in the 

following table.   

 

Square 
Conference Room Feet Theater Banquet Classroom Conference

SF/Per Person 12 18 25 40
Ballroom 6,000 500 333 240 -

Subdivisions:
Three Sections A, B & C 2,000 167 111 80 50

End A & C Subdivisions:
Sections D, E, F & G 1,000 83 56 40 25

Meeting Rooms
Meeting Room I 1,600 133 89 64 40
Meeting Room II 1,600 133 89 64 40
Meeting Room III 1,200 100 67 48 30
Meeting Room IV 1,200 100 67 48 30

Divisible Breakout Rooms
  Four Rooms - Average Size 500 - 28 20 -
    Divisible - 8 Average Size 250 - 14 10 -
Total Conference Space 13,600

Total Space per Guestroom 109
Reynolds Center (estimated) 11,450
Total Proposed/Reynolds 25,050

Total Space per Guestroom 200

Recommended Conference Space and Capacities
Proposed Conference Center at the University of Arkansas

Source: PKF Consulting

Person Capacities

 
 

We have estimated a ratio based on the number of occupied guest units for five selected 

university conference centers, per the total of students and faculty, establishing a 

comparative ratio, along with our calculated ratio for the University of Arkansas as 

presented in the following table. 



Section IV: Demand, Recommended Development and Market Position IV-24 
 

University Occupied Rooms per
Conference Center Student/Faculty

A 2.9
B 0.5
C 1.2
D 0.7
E 7.8

Calculated Ratio for the
University of Arkansas 1.0

Source: PKF Consulting

Selected University Conference Centers
2010 Conference Center Occupied Rooms per

Total Students and Faculty and
Recommendation for the University of Arkansas

 
 

Based on a total of 24,286 students and faculty at the University of Arkansas as of the fall 

2011, and based on our estimated occupancy for the proposed conference center, the ratio 

of guest rooms per student and faculty total is 1.03, rounded to 1.0.  This ratio is well 

supported by three of the five estimated ratios for similar university conference centers. 

 

Our analysis and projections of occupancy and utilization for the recommended university 

conference center, as combined with the Reynolds Center, are contingent upon adequate 

proximate parking for the facility as described.  While the recommended development may 

not be subject to the City of Fayetteville zoning requirements, a review of the zoning code 

and our own calculations of hotel, restaurant and conference center capacities, indicate a 

parking requirement for about 500 vehicles.  There are a number of variables that will 

ultimately come into play when determining the appropriate number of parking spaces as 

the project moves forward.  Our report assumes these will be provided.  We have not 

included any revenue or expenses associated with parking in our analysis.    

 

 Recommended 125-room Residential IACC-Affiliated Conference Center 

We have recommended the development of a full-service university conference center that 

is IACC affiliated meeting all of its standards. We have assumed this property would open 

January 1, 2015 based on both planning requirement and a reasonable development time 

line.  
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Our estimate of annual occupancy considers the following: 

 

 The selected local area hotel supply has achieved historical occupancies between 
2008 and 2011 ranging from approximately 50 to 55 percent, with average room 
rates ranging from approximately $105 to $111.  Over the same period, the Inn at 
Carnall Hall, located on the campus of the University of Arkansas, has achieved an 
occupancies ranging from 50 to 64 percent with average daily room rates ranging 
from $114 to $125.  The high end of this range represents the highest average rate 
of the twelve properties included in the selected competitive supply.   

 
 Of the five selected university conference centers the average occupancy was 50 

percent in 2010, considered a poor year for the lodging industry overall, and 
expressed a range of from 40 to 70 percent. 

 
 Our demand research indicates there is already considerable demand being served 

by the Reynolds Center under less than ideal circumstances, along with a broad 
range of conference, meeting and hotel demand generated from the university. The 
University of Arkansas has grown in recent years and is poised to continue to grow 
in the near term. The Sam M. Walton College of Business has an excellent 
reputation and is housed in a four building complex and is soon to be under new 
leadership.  The potential for the creation of executive education is considerable.      

 
 Based on a campus student and faculty count at the University of Arkansas as the 

fall 2011 semester of 24,286, and applying a factor of 1.0 room nights to this based 
on the ratio range demonstrated by other university conference centers, this results 
in a total of approximately 24,300 potential room nights of demand, or using a 1.1 
factor results in 26,700 room nights.  Based on the proposed number of rooms, 
totaling 125, this indicates an annual occupancy of between 53 to 59 percent, 
bracketing our estimated occupancy of 55 percent in a stabilized year of operation 
for the recommended facility. Although some will prefer off campus facilities, we 
anticipate a lot would prefer an on campus location. 

 

 Based on these inputs, we believe a stabilized occupancy of 55 percent is a 
reasonable expectation for the proposed conference center and hotel. All lodging 
facilities, including conference centers, require a period of both pre-marketing 
prior to opening, as well as a significant marketing effort during the initial years of 
operation to develop a reputation and build repeat business. We have estimated 
in the case of the subject proposed conference center this will represent a three 
year period. In calendar year terms we estimate the property will achieve a first 
and second year occupancy of 45 and 52 percent, before reaching a stabilized 
level of performance in the third year, of 55 percent.   

 

The following table summarizes our previously estimated market segmentation for the 

proposed conference center upon stabilization, based on input from comparable university 

conference centers, projected to occur in the property’s third year of operation. 
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Segment Percent Room Nights
Group 70% 17,600
Transient

Corporate 8% 2,000
Leisure 22% 5,500

Total 100% 25,100
Source: PKF Consulting

University of Arkansas
Proposed 125-Room Conference Center

Estimated Market Segmentation

 
 

The following table presents our projection of average daily room rates in calendar year 

terms based on our estimate of a $135 average rate in 2012 dollars, if the property were 

fully open and stabilized in 2012. Our projection assumes an overall inflation rate of 3.0 

percent during the projection period.  Our estimated room rate is above those of the 

competitive properties and eight percent higher than that achieved by the Inn at Carnall 

Hall in 2011.  The property will represent a newly constructed full-service hotel with a 

significant amount of conference space on the University of Arkansas campus.  Room 

rates will vary by time of year and source of business and we believe our estimated 

average room rates are reasonable.  However, our estimated room rate is below the 

average for the five selected conference centers of $140 stated in 2010 dollars. We have 

considered the market in which the property will operate, along with anticipated 

improvements in the market in the foreseeable future.    

 

Estimated Rooms Revenue
Average Annual Rooms

Year Daily Rate Occupancy Revenue
2015 $147.50 45.0% $3,028,000
2016 152.00 52.0% 3,607,000
2017 156.50 55.0% 3,927,000
2018 161.25 55.0% 4,046,000
2019 166.00 55.0% 4,165,000

Source: PKF Consulting

Proposed 125-Room Hotel and Conference Center at the University of Arkansas
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Conclusion 

The University of Arkansas has been challenged by a lack of good quality conference 

space and hotel rooms in close proximity.  The Inn at Carnall Hall has limitations both in 

terms of physical facilities and does not have broad market appeal given its historic 

nature.  The Reynolds Center has been limited by the amount of fixed seating in the 

conference space and lack of on-site food service.  Demand for conference space is 

varied but concentrated in the business school with hotel demand generated both from 

conferences, but also from campus visitation. The proposed 125-room hotel and 

conference center represent an opportunity for the development of executive education, 

an enhancement to the Reynolds Center and a convenient location for university wide 

demand for conferences and hotel rooms to be accommodated.  
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Bases of Assumptions 

The projected annual operating results for the proposed university conference center are 

based on assumptions that reflect industry trends and historical operating results achieved 

by comparable university conference centers. We have considered the effects of inflation, 

sales volume or utilization, fixed and variable expense components, on operating revenues 

and expenses for the first five years of operation. All amounts are rounded to the nearest 

thousand dollars. The underlying rationale and assumptions used in preparing these 

statements are presented in the following paragraphs. 

 

Operating data for five selected comparable university conference centers, stated in 2010 

dollars, are summarized herein.  Note the comparable conference center input was 

provided in confidence and the identities of the conference centers are not revealed.  All 

five comparable university conference centers offer a range of conference facilities, with 

generally comparable performance levels and market orientations.   

 

The Uniform System of Accounts for Conference Centers, recommended by the 

International Association of Conference Centers and in general use throughout the 

industry, has been used in the classification of the various items of income and expenses. 

In conformity with this system of classification, direct expenses, or departmental expenses, 

are charged to the appropriate revenue-producing departments of the center.  General 

overhead items, applicable to the operations of the center as a whole, are classified as 

undistributed expenses and include administrative and general expenses, marketing, 

property operations and maintenance, and utility costs.  Fixed expenses are those 

necessary to maintain the property's availability to potential guests and include property 

taxes, insurance, and management fees. 

 

 Inflation 

While we are unable to provide a definitive estimate of future inflationary trends, we do 

believe that the inflation rate will continue to be a significant factor in the ongoing 

performance of a conference center operation.  In general, conference centers tend to 

adapt more easily to inflation than other major investments, since both CMP and other 

room rates can usually be adjusted in response to changes in costs.  To more accurately 

assess the potential operating performance of the proposed university conference center, 

we have projected operating income and expenses in inflated dollars. 

 

Economists differ in their estimates of inflationary pressure in the foreseeable future.  To 

portray price level changes, we have assumed a 3.0 percent annual inflation rate over the 
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projection period. This rate reflects the current long-term outlook for the future movement 

of prices.  

 

 Management 

Fundamental to the estimate of operating results is our assumption that the proposed 

university conference center will be competently and efficiently managed and marketed by 

an operator with a proven track record in managing similar facilities. 

 

Departmental Revenues and Expenses 

On the basis of our estimates of the future occupancies and average daily room rates for 

the proposed university conference center, together with our analysis of selected 

comparable university conference centers, we have prepared a statement of projected 

annual operating results for the proposed university conference center over a five year 

analysis period beginning January 1, 2015, the date the property is assumed to open, 

through December 31, 2019.  The following is a discussion of the assumptions attendant to 

our projections.   

 

 Departmental Income 

Rooms Revenue.  Room revenue is a result of two primary factors - occupancy level, or 

occupied room nights, and average daily room rate.  Based on data presented in the 

previous section of this report, estimated occupancy levels, average daily rate, and 

resulting rooms revenue for the proposed university conference center are as follows. 

:  

Estimated Rooms Revenue
Average Annual Rooms

Year Daily Rate Occupancy Revenue
2015 $147.50 45.0% $3,028,000
2016 152.00 52.0% 3,607,000
2017 156.50 55.0% 3,927,000
2018 161.25 55.0% 4,046,000
2019 166.00 55.0% 4,165,000

Source: PKF Consulting

Proposed 125-Room Hotel and Conference Center at the University of Arkansas

 
 

Food and Beverage Revenue. Food and beverage revenue was estimated at $110.00 per 

occupied room in 2012 dollars, or 37.5 percent of total projected revenue.  The comparable 

2010 input indicates a range of $75.58 to $173.13 per occupied room, with a weighted 

average of $95.47.  Our estimate is above the weighted average and bracketed by the 

range of comparable input. We have considered the food and beverage facilities to be 

included within the property, as well as the extent of the proposed conference space. 
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Food & Beverage Revenue

Total Amount Per Occupied Room
Comparables

Conference Center A $4,754,029 75.58
Conference Center B 1,510,906 97.68
Conference Center C 2,904,500 130.45
Conference Center D 6,511,608 76.13
Conference Center E 4,666,843 173.13
Weighted Average N/A 95.47
Subject Stabilized Year $2,760,000 $110.00  

 

Conference Services Revenue.  Conference services revenue is that revenue allocated to 

the conference services department from the CMP rate attributable to audio-visual 

equipment, the business center, media center and presentation services, charges for 

multimedia presentations, decorations and meeting coordination and oversight provided by 

the conference services department.  Revenue from conference services was estimated at 

approximately $40.00 per occupied room, or 13.7 percent of total projected revenue, in 

2012 dollars.  Comparable input indicates a range of $27.09 to $48.24 per occupied room 

with a weighted average of $33.76.  Our estimate is bracketed by comparable input. 

 
Conference Services Revenue

Per Occupied Room
Comparables

Conference Center A $30.38
Conference Center B 39.51
Conference Center C 48.24
Conference Center D 27.09
Conference Center E 47.53
Weighted Average 33.76
Subject Stabilized Year $40.00  

 

Other Operated Departments.  Other operated departments at the proposed university 

conference center include primarily guest valet laundry service, in-room movies, telephone 

revenues and sundry gift shop sales.  These revenues have been estimated to be $5.00 

per occupied room in 2012 dollars, or 1.7 percent of total revenue.  Comparable input 

indicates a range of $0.05 to $8.23 per occupied room, with a weighted average of $4.84.  

Other operated departmental revenue is estimated slightly above the weighted average for 

the comparable input and bracketed by range demonstrated by the comparable input.   
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Other Operated Departments Revenue
Per Occupied Room

Comparables
Conference Center A $8.23
Conference Center B 0.05
Conference Center C 1.22
Conference Center D 5.58
Conference Center E 0.32
Weighted Average 4.84
Subject Stabilized Year $5.00  

 

Rentals and Other Income (Net). Rentals and other income at the property include income 

from vending commissions, miscellaneous interest and other income, as well as 

cancellation fees.  Our estimate of $3.00 per occupied room is considered reasonable and 

is bracketed by comparable input ranging from $0 to $12.82 per occupied room, with a 

weighted average of 7.43 based on the three properties with income from rentals and other 

income. 

 
Rentals and Other Income

Per Occupied Room
Comparables

Conference Center A $6.67
Conference Center B 0.00
Conference Center C 3.06
Conference Center D 0.00
Conference Center E 12.82
Weighted Average 7.43
Subject Stabilized Year $3.00  

 

Total Revenue in 2012 dollars for a representative year, is therefore estimated at 

$7,352,000, equivalent to $293 per occupied room. Comparable input indicates a range of 

$234 to $395 per occupied room. Our estimate of total revenues appears to be a 

reasonable expectation given the scope of the proposed university conference and is 

bracketed by comparable input. 

 

Departmental Expenses 

Departmental expenses are those which are chargeable to specific revenue producing 

department, in this case Rooms, Food and Beverage, Conference Services and Other 

Operated Departments.   

 

Rooms Expense.  Rooms expense has been estimated at 22.0 percent of room revenues 

in the stabilized year, or $29.75 per occupied room.  Comparable input indicates a range of 
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18.3 to 31.7 percent of room revenues, indicating a weighted average of 21.7 percent, and 

a range of $23.23 to $47.82 per occupied room, and a weighted average of $29.40 per 

occupied room.  Our projected level of expense is bracketed by the per occupied room and 

ratio to rooms revenue demonstrated by the comparable input, and is just above the 

weighted average. We have considered the positive impact of increased occupancy levels 

on this expense comprised of fixed and variable costs during the projection period. 

 
Rooms Expense
Per Occupied Room Ratio to Rms Revenue

Comparables
Conference Center A $23.23 18.3%
Conference Center B 47.82 31.7%
Conference Center C 33.92 21.8%
Conference Center D 27.23 21.8%
Conference Center E 36.34 22.5%
Weighted Average 29.40 21.7%
Subject Stabilized Year $29.75 22.0%  

 

Food and Beverage Expenses.  Food and beverage expenses have been estimated at 

66.0 percent of food and beverage revenue in a stabilized year of operation, or $72.61 per 

occupied room.  Comparable input indicates a range of 61.6 to 86.4 percent of food and 

beverage revenues, or $46.88 to $112.00 per occupied room.  Based on the levels of 

projected food and beverage revenues, our estimated expense ratio is considered a 

reasonable expectation and is bracketed by comparable input approximating the weighted 

average. We have also considered the positive impact of increased occupancy levels on 

this expense comprised of fixed and variable costs during the projection period. 

 
Food & Beverage Expense

Ratio to F&B Rev.
Comparables

Conference Center A 67.5%
Conference Center B 86.4%
Conference Center C 63.7%
Conference Center D 61.6%
Conference Center E 64.7%
Weighted Average 65.8%
Subject Stabilized Year 66.0%  

 

Conference Services Expenses.  Conference services expenses include department 

payroll, operation of audio-visual equipment, supplies and conference planning costs.  The 

comparable input indicates a range of 31.6 to 56.3 percent, with a weighted average of 

41.7 percent.  We have projected this expense to approximate 42.0 percent of revenues 
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during the projection period, bracketed by comparable input and is in line with the weighted 

average. 

 
Conference Services Expense

Ratio to Parking Rev.
Comparables

Conference Center A 56.3%
Conference Center B 44.9%
Conference Center C 43.8%
Conference Center D 31.6%
Conference Center E 35.1%
Weighted Average 41.7%
Subject Stabilized Year 42.0%  

 

Other Operated Departments.  Expenses associated with other operated departments 

have been estimated to approximate 85.0 percent.  Comparable input indicates a range of 

64.0 to 800.4 percent, a broad range, with our estimated expense level during the 

projection period moderately higher than the weighted average of 79.6 percent.   

 
Other Operated Departments Expense

Ratio to O.O.D. Rev.
Comparables

Conference Center A 64.0%
Conference Center B 800.4%
Conference Center C 257.4%
Conference Center D 81.2%
Conference Center E 298.4%
Weighted Average 79.6%
Subject Stabilized Year 85.0%  

 

Total departmental expenses are therefore estimated at $3,096,000, or 42.1 percent of 

total revenue, in a representative year stated in current value dollars (2012).  Comparable 

input indicates a range of 37.3 to 52.2 percent, bracketing our ratio of total departmental 

expenses to total revenues in a representative year. 

 

Undistributed Operating Expenses 

Undistributed operating expenses are those necessary to the operation of the property 

though not directly chargeable to a revenue-producing department. 
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Administrative and General Expenses.  Expenses in this category include those for the 

administrative staff salaries and related costs, data processing, liability insurance, 

administrative telephone expenses, postage, provision for doubtful accounts, professional 

fees, association dues and other items normally associated with this classification.  

Administrative and general expenses were estimated at $5,176 per available room, or 8.8 

percent of total revenue, in 2012 dollars. Comparable input indicates a range of $2,851 to 

$5,812 per available room, with a weighted average of $4,250, and a range of 6.2 to 13.0 

percent of total revenue.  Our estimate is above the weighted average and bracketed by 

the comparable input range on a per available room basis. 

 
Administrative and General

Per Available Room Ratio to Total Rev.
Comparables

Conference Center A $5,319 8.6%
Conference Center B 5,812 13.0%
Conference Center C 5,148 8.2%
Conference Center D 2,851 6.2%
Conference Center E 4,654 7.6%
Weighted Average 4,250 7.9%
Subject Stabilized Year $5,176 8.8%  

 

Marketing.  Marketing expenses reflect the level of expenditure necessary to properly 

promote and maintain the estimated market position of the proposed university conference 

center. Marketing expenses have been projected at $3,200 per available room, or 5.4 

percent of total revenue, in 2012 dollars.  Comparable input indicates a range of $0 to 

$3,630 per available room, with a weighted average of $2,351 per available room, and a 

range of 0 to 6.0 percent of total revenue.  Our estimate is above the comparable weighed 

average and bracketed by the comparable input range.  During the first two years of 

operation we have increased marketing expenses by 15 and 10 percent, respectively, to 

provide additional marketing during these first two years to effectively establish the 

conference center in the market place. 
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Marketing
Per Available Room Ratio to Total Rev.

Comparables
Conference Center A $2,488 4.0%
Conference Center B 0 0.0%
Conference Center C 2,991 4.8%
Conference Center D 1,575 3.4%
Conference Center E 3,630 6.0%
Weighted Average 2,351 4.0%
Subject Stabilized Year $3,200 5.4%  

 

Property Operations and Maintenance (POM).  Property operations and maintenance 

expenditures were estimated at $2,801 per available room in 2012 dollars. Comparable 

input indicates a range of $1,878 to $3,388 per available room, with a weighted average of 

$2,527.  Our selected level of expense during the projection period considers that the 

property will represent new construction as compared with the comparables that are older 

existing properties.  During the first two years of operation we have reduced this expense 

level by 10 and 5 percent, respectively, to reflect the new condition of the property during 

these early years. 

 
Property Operation and Maintenance

Per Available Room Ratio to Total Rev.
Comparables

Conference Center A $2,662 4.3%
Conference Center B 3,177 7.1%
Conference Center C 3,388 5.4%
Conference Center D 1,878 4.1%
Conference Center E 2,971 4.9%
Weighted Average 2,527 4.7%
Subject Stabilized Year $2,801 4.8%  

 

Utility.  Utility costs to operate the university conference center have been estimated at 

$2,851 per available room, or 4.8 percent of projected total revenue, in 2012 dollars.  

Comparable input indicates a range of $1,891 to $2,984 per available room and 3.8 to 6.5 

percent of total revenues, with a weighted average of 4.5 percent.  We have considered 

the property will represent new construction incorporating energy saving systems, as well 

as energy costs in estimating this expense.  Our selected level of expense is bracketed by 

comparable input and just above the weighted average on a per available room basis and 

as a ratio to total revenues as presented in the following table. 

 



Section V:  Statement of Projected Annual Financial Results             V-9 
 

 

Utility Costs
Per Available Room Ratio to Total Rev.

Comparables
Conference Center A $2,762 4.5%
Conference Center B 2,880 6.5%
Conference Center C 2,380 3.8%
Conference Center D 1,891 4.1%
Conference Center E 2,984 4.9%
Weighted Average 2,418 4.5%
Subject Stabilized Year $2,851 4.8%  

 

Total undistributed expenses are therefore estimated at $1,753,000, or 23.8 percent of total 

revenue, in 2012 dollars, resulting in projected gross operating profit (GOP) of $2,503,000, 

or 34.0 percent of total revenue. Comparable input indicates a GOP range of 21.1 to 45.0 

percent, bracketing the ratio of GOP for the Subject as a percent of total revenues. 

 

Fixed Expenses 

Fixed expenses are necessary to maintain the property's availability to potential guests 

and, with the exception of management fees, do not necessarily vary with performance. 

 

 Management Fee.  A management fee equal to 3.0 percent of total revenues for a 

professional management company has been included.  This amount is based on industry 

norms for this line item. Comparable input indicates a range of management fees ranging 

from 2.2 to 3.6 percent.   

 
Management Fee

Ratio to Total Rev.
Comparables

Conference Center A 2.0%
Conference Center B 3.6%
Conference Center C 2.5%
Conference Center D 2.2%
Conference Center E 3.3%
Weighted Average 2.5%
Subject Stabilized Year 3.0%  

 

Property Taxes.  Property taxes have been estimated to be $161,000 or $1,288 per 

available room in a representative year, stated in 2012 dollars, representing 2.2 percent of 

total revenues. Property taxes are property specific, based on the taxing jurisdiction the 

property is located within and if personal property taxes are assessed.  It is assumed the 

proposed conference center will be on University of Arkansas land which is tax exempt.  

However the improvements will be subject to real estate taxes and personal property taxes 
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on furniture, fixtures and equipment (FF&E). In making our estimate we considered the real 

estate tax assessments, exclusive of land, and personal property assessments of the most 

comparable hotels in Benton and Washington Counties.  We also considered the proposed 

improvements and FF&E will be new, along with the current tax rates in Washington 

County.  Since taxes in Washington County are paid in arrears, the Subject property will 

not be subject to property taxes during the first year of operation.   

 

Building and Contents Insurance.  Building and Contents insurance premiums were 

estimated at $472 per available room in 2012 dollars, or 0.8 percent of total revenues.  

Comparable input indicates an expense range of $0 to $913 per available room, with a 

weighted average of $446.  The projected level of expense is considered a reasonable 

expectation for building and content insurance costs for the proposed property based on 

comparable input. 

 
Insurance

Per Available Room
Comparables

Conference Center A $409
Conference Center B 0
Conference Center C 645
Conference Center D 223
Conference Center E 913
Weighted Average 446
Subject Stabilized Year $472  

 

Net operating income before reserve, in a representative year of operation is estimated at 

$2,062,000, or 28.0 percent of total revenue, in 2012 dollars. Comparable 2010 input 

indicates NOI before reserve ranging from 17.5 to 38.3 percent of total revenues.  Our 

estimate, as percent of total revenue, is bracketed by the comparable input.  

 

Reserve for Replacement.  A cash reserve for replacement of furniture, fixtures, and 

equipment has been included.  This expense provision is estimated at 2.0 percent of total 

revenues in the first year of operation, 2015, increasing to 3.0 percent in 2016 and 

stabilizing at 4.0 percent in 2017, the third year of operation, for the duration of the 

projection period.  This amount should be sufficient for the continual refurbishment of the 

property, which is typically funded from the operation's cash flow. 

 

Net operating income after reserve, in a representative year of operation is estimated at 

$1,768,000, or 24.0 percent of total revenue, in 2012 dollars.  Net operating income after 

reserves during the projection period will range from $1,291,000, or 19.6 percent of total 
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revenue during the first year, to $2,177,000 in the fifth year, or 24.1 percent of total 

revenue.   

 

Comparable Conference Center Financial Results 

We have compiled information from our national hotel and conference center industry 

database resulting in five comparable university conference centers that are similar in 

market position to that of the proposed university conference center.  Note the comparable 

conference center input was provided in confidence and the identities of the conference 

centers are not revealed.  These five comparable conference center financials are 

presented on the following two pages.  
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Proposed Hotel and Conference Center at the University of Arkansas
Operating Results of Comparable Conference Centers

Conference Center A Conference Center B Conference Center C
Ratio Per Room P.O.R. Ratio Per Room P.O.R. Ratio Per Room P.O.R.

Revenues
  Rooms 51.3% $31,755 $127.22 52.3% $23,319 $150.75 46.0% $28,898 $155.74
  Food & Beverage 30.5% 18,865 75.58 33.9% 15,109 97.68 38.5% 24,204 130.45
  Conference Services 12.2% 7,584 30.38 13.7% 6,112 39.51 14.2% 8,951 48.24
  Other Operated Departments 3.3% 2,054 8.23 0.0% 8 0.05 0.4% 227 1.22
  Rentals and Other Income 2.7% 1,665 6.67 0.0% 0 0.00 0.9% 567 3.06
    Total Revenues 100.0% 61,923 248.08 100.0% 44,548 288.00 100.0% 62,847 338.71

Departmental Expenses
  Rooms 18.3% 5,798 23.23 31.7% 7,396 47.82 21.8% 6,294 33.92
  Food & Beverage 67.5% 12,738 51.03 86.4% 13,053 84.39 63.7% 15,415 83.08
  Conference Services 56.3% 4,266 17.09 44.9% 2,746 17.75 43.8% 3,917 21.11
  Other Operated Departments 64.0% 1,314 5.26 800.4% 66 0.43 257.4% 585 3.15
    Total Departmental Expenses 38.9% 24,116 96.61 52.2% 23,262 150.39 41.7% 26,211 141.26

Departmental Profit 61.1% 37,807 151.46 47.8% 21,286 137.61 58.3% 36,636 197.45

Undistributed Expenses
  Administrative & General 8.6% 5,319 21.31 13.0% 5,812 37.58 8.2% 5,148 27.75
  Marketing 4.0% 2,488 9.97 0.0% 0 0.00 4.8% 2,991 16.12
  Property Operation and Maintenance 4.3% 2,662 10.66 7.1% 3,177 20.54 5.4% 3,388 18.26
  Utility Costs 4.5% 2,762 11.07 6.5% 2,880 18.62 3.8% 2,380 12.83
    Total Undistributed Operating Expenses 21.4% 13,231 53.01 26.6% 11,869 76.73 22.1% 13,907 74.95

Gross Operating Profit 39.7% 24,576 98.46 21.1% 9,417 60.88 36.2% 22,729 122.50

  Management Fees 2.0% 1,239 4.96 3.6% 1,617 10.45 2.5% 1,572 8.47

Fixed Expenses
  Property Taxes 4.2% 2,591 10.38 0.0% 8 0.05 0.0% 0 0.00
  Insurance 0.7% 409 1.64 0.0% 0 0.00 1.0% 645 3.48
  Equipment Leases 0.0% 0 0.00 0.0% 0 0.00 0.4% 223 1.20
    Total Fixed Expenses 4.8% 3,000 12.02 0.0% 8 0.05 1.4% 868 4.68

Net Operating Income 32.8% 20,336 81.47 17.5% 7,792 50.38 32.3% 20,289 109.35

  FF&E Reserve 4.0% 2,478 9.93 0.9% 404 2.61 5.0% 3,144 16.94

Net Operating Income After Reserve 28.8% $17,858 $71.54 16.6% $7,388 $47.76 27.3% $17,145 $92.40

Source: PKF Consulting
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Proposed Hotel and Conference Center at the University of Arkansas
Operating Results of Comparable Conference Centers

Conference Center D Conference Center E Weighted Average 1
Ratio Per Room P.O.R. Ratio Per Room P.O.R. Ratio Per Room P.O.R.

Revenues
  Rooms 53.5% $24,760 $125.05 40.8% $24,826 $161.18 49.5% $26,731 $135.33
  Food & Beverage 32.6% 15,073 76.13 43.8% 26,668 173.13 34.9% 18,858 95.47
  Conference Services 11.6% 5,365 27.09 12.0% 7,321 47.53 12.4% 6,669 33.76
  Other Operated Departments 2.4% 1,104 5.58 0.1% 49 0.32 1.8% 956 4.84
  Rentals and Other Income 0.0% 0 0.00 3.2% 1,974 12.82 1.4% 1,523 7.43
    Total Revenues 100.0% 46,302 233.85 100.0% 60,838 394.98 100.0% 53,985 273.31

Departmental Expenses
  Rooms 21.8% 5,392 27.23 22.5% 5,597 36.34 21.7% 5,806 29.40
  Food & Beverage 61.6% 9,282 46.88 64.7% 17,251 112.00 65.8% 12,413 62.84
  Conference Services 31.6% 1,698 8.57 35.1% 2,571 16.69 41.7% 2,783 14.09
  Other Operated Departments 81.2% 896 4.53 298.4% 146 0.95 79.6% 760 3.85
    Total Departmental Expenses 37.3% 17,268 87.21 42.0% 25,565 165.98 40.3% 21,763 110.18

Departmental Profit 62.7% 29,034 146.64 58.0% 35,273 229.00 59.7% 32,222 163.13

Undistributed Expenses
  Administrative & General 6.2% 2,851 14.40 7.6% 4,654 30.21 7.9% 4,250 21.52
  Marketing 3.4% 1,575 7.95 6.0% 3,630 23.56 4.0% 2,351 11.64
  Property Operation and Maintenance 4.1% 1,878 9.48 4.9% 2,971 19.29 4.7% 2,527 12.79
  Utility Costs 4.1% 1,891 9.55 4.9% 2,984 19.38 4.5% 2,418 12.24
    Total Undistributed Operating Expenses 17.7% 8,195 41.39 23.4% 14,239 92.44 21.0% 11,327 57.35

Gross Operating Profit 45.0% 20,838 105.25 34.6% 21,034 136.56 38.7% 20,895 105.79

  Management Fees 2.2% 1,042 5.26 3.3% 2,001 12.99 2.5% 1,356 6.86

Fixed Expenses
  Property Taxes 3.7% 1,728 8.73 0.0% 0 0.00 2.4% 1,786 8.54
  Insurance 0.5% 223 1.13 1.5% 913 5.92 0.7% 446 2.21
  Equipment Leases 0.3% 129 0.65 0.0% 0 0.00 0.1% 150 0.77
    Total Fixed Expenses 4.5% 2,080 10.51 1.5% 913 5.92 3.3% 1,779 9.01

Net Operating Income 38.3% 17,717 89.48 29.8% 18,120 117.64 32.9% 17,760 89.92

  FF&E Reserve 0.0% 0 0.00 0.0% 0 0.00 1.8% 2,208 10.36

Net Operating Income After Reserve 38.3% $17,717 $89.48 29.8% $18,120 $117.64 31.1% $16,794 $85.03

Source: PKF Consulting
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Statements of Projected Annual Operating Results 

The statement on the following page presents the estimated annual operating results for a 

representative year’s operating results, stated in 2012 value dollars, for presentation 

purposes based on the stabilized occupancy and deflated projected average daily room 

rate.  This is followed by the inflated cash flow projections for the five-year period from 

January 1, 2015 to December 31, 2019, for the proposed 125-room university conference 

center to be located on the campus of the University of Arkansas, and connect to the 

Reynolds Center. 
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Proposed Hotel and Conference Center at the University of Arkansas
Representative Year of Operation

Stated in 2012 Dollars
Number of Units: 125
Number of Annual Rooms Available: 45,625
Number of Rooms Occupied: 25,094
Annual Occupancy: 55.0%
Average Daily Rate: $135.00
Revenue Per Available Room: $74.25

Amount Ratio Per Room P.O.R.
Revenues
  Rooms $3,388,000 46.1% $27,104 $135.01
  Food & Beverage 2,760,000 37.5% 22,080 109.99
  Conference Services 1,004,000 13.7% 8,032 40.01
  Other Operated Departments 125,000 1.7% 1,000 4.98
  Rentals and Other Income 75,000 1.0% 600 2.99
    Total Revenues 7,352,000 100.0% 58,816 292.98

Departmental Expenses
  Rooms 745,000 22.0% 5,960 29.69
  Food & Beverage 1,822,000 66.0% 14,576 72.61
  Conference Services 422,000 42.0% 3,376 16.82
  Other Operated Departments 107,000 85.6% 856 4.26
    Total Departmental Expenses 3,096,000 42.1% 24,768 123.38

Departmental Profit 4,256,000 57.9% 34,048 169.60

Undistributed Expenses
  Administrative & General 647,000 8.8% 5,176 25.78
  Marketing 400,000 5.4% 3,200 15.94
  Property Operation and Maintenance 350,000 4.8% 2,800 13.95
  Utility Costs 356,000 4.8% 2,848 14.19
    Total Undistributed Operating Expenses 1,753,000 23.8% 14,024 69.86

Gross Operating Profit 2,503,000 34.0% 20,024 99.75

  Management Fees 221,000 3.0% 1,768 8.81

Fixed Expenses
  Property Taxes 161,000 2.2% 1,288 6.42
  Insurance 59,000 0.8% 472 2.35

  Ground Rent (1) 0 0.0% 0 0.00
    Total Fixed Expenses 220,000 3.0% 1,760 8.77

Net Operating Income 2,062,000 28.0% 16,496 82.17

  FF&E Reserve 294,000 4.0% 2,352 11.72

Net Operating Income After Reserve $1,768,000 24.0% $14,144 $70.46

Note: (1)  Ground rent has not been negotiated and therefore has not been included.

Source: PKF Consulting
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Proposed Hotel and Conference Center at the University of Arkansas
Projected Operating Results
Calendar Years

2015 2016 2017 2018 2019
Number of Units: 125 125 125 125 125
Number of Annual Rooms Available: 45,625 45,625 45,625 45,625 45,625
Number of Rooms Occupied: 20,530 23,730 25,090 25,090 25,090
Annual Occupancy: 45.0% 52.0% 55.0% 55.0% 55.0%
Average Daily Rate: $147.50 $152.00 $156.50 $161.25 $166.00
Revenue Per Available Room: $66.38 $79.04 $86.08 $88.69 $91.30

Amount Ratio Amount Ratio Amount Ratio Amount Ratio Amount Ratio
Revenues
  Rooms $3,028,000 46.1% $3,607,000 46.1% $3,927,000 46.1% $4,046,000 46.1% $4,165,000 46.1%
  Food & Beverage 2,468,000 37.6% 2,938,000 37.5% 3,199,000 37.5% 3,295,000 37.5% 3,394,000 37.5%
  Conference Services 897,000 13.6% 1,068,000 13.6% 1,163,000 13.6% 1,198,000 13.6% 1,234,000 13.7%
  Other Operated Departments 112,000 1.7% 134,000 1.7% 145,000 1.7% 150,000 1.7% 154,000 1.7%
  Rentals and Other Income 67,000 1.0% 80,000 1.0% 87,000 1.0% 90,000 1.0% 93,000 1.0%
    Total Revenues 6,572,000 100.0% 7,827,000 100.0% 8,521,000 100.0% 8,779,000 100.0% 9,040,000 100.0%

Departmental Expenses
  Rooms 740,000 24.4% 816,000 22.6% 864,000 22.0% 890,000 22.0% 916,000 22.0%
  Food & Beverage 1,774,000 71.9% 1,984,000 67.5% 2,112,000 66.0% 2,175,000 66.0% 2,240,000 66.0%
  Conference Services 377,000 42.0% 449,000 42.0% 489,000 42.0% 503,000 42.0% 518,000 42.0%
  Other Operated Departments 95,000 84.8% 114,000 85.1% 124,000 85.5% 127,000 84.7% 131,000 85.1%
    Total Departmental Expenses 2,986,000 45.4% 3,363,000 43.0% 3,589,000 42.1% 3,695,000 42.1% 3,805,000 42.1%

Departmental Profit 3,586,000 54.6% 4,464,000 57.0% 4,932,000 57.9% 5,084,000 57.9% 5,235,000 57.9%

Undistributed Expenses
  Administrative & General 678,000 10.3% 719,000 9.2% 750,000 8.8% 773,000 8.8% 796,000 8.8%
  Marketing 503,000 7.7% 495,000 6.3% 464,000 5.4% 478,000 5.4% 492,000 5.4%
  Property Operation and Maintenance 338,000 5.1% 372,000 4.8% 404,000 4.7% 416,000 4.7% 428,000 4.7%
  Utility Costs 383,000 5.8% 399,000 5.1% 413,000 4.8% 426,000 4.9% 438,000 4.8%
    Total Undistributed Operating Expenses 1,902,000 28.9% 1,985,000 25.4% 2,031,000 23.8% 2,093,000 23.8% 2,154,000 23.8%

Gross Operating Profit 1,684,000 25.6% 2,479,000 31.7% 2,901,000 34.0% 2,991,000 34.1% 3,081,000 34.1%

  Management Fees 197,000 3.0% 235,000 3.0% 256,000 3.0% 263,000 3.0% 271,000 3.0%

Fixed Expenses
  Property Taxes 0 0.0% 181,000 2.3% 187,000 2.2% 193,000 2.2% 198,000 2.2%
  Insurance 65,000 1.0% 67,000 0.9% 69,000 0.8% 71,000 0.8% 73,000 0.8%

  Ground Rent (1) 0 0.0% 0 0.0% 0 0.0% 0 0.0% 0 0.0%
    Total Fixed Expenses 65,000 1.0% 248,000 3.2% 256,000 3.0% 264,000 3.0% 271,000 3.0%

Net Operating Income 1,422,000 21.6% 1,996,000 25.5% 2,389,000 28.0% 2,464,000 28.1% 2,539,000 28.1%

  FF&E Reserve 131,000 2.0% 235,000 3.0% 341,000 4.0% 351,000 4.0% 362,000 4.0%

Net Operating Income After Reserve $1,291,000 19.6% $1,761,000 22.5% $2,048,000 24.0% $2,113,000 24.1% $2,177,000 24.1%

Note: (1)  Ground rent has not been negotiated and therefore has not been included.

Source: PKF Consulting
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 STATEMENT OF GENERAL ASSUMPTIONS AND LIMITING CONDITIONS 
 
 
Economic and Social Trends - The consultant assumes no responsibility for economic, 
physical or demographic factors which may affect or alter the opinions in this report if said 
economic, physical or demographic factors were not present as of the date of the letter of 
transmittal accompanying this report. The consultant is not obligated to predict future 
political, economic or social trends. 

Information Furnished by Others - In preparing the report, the consultant was required to 
rely on information furnished by other individuals or found in previously existing records 
and/or documents. Unless otherwise indicated, such information is presumed to be 
reliable. However, no warranty, either expressed or implied, is given by the consultant for 
the accuracy of such information and the consultant assumes no responsibility for 
information relied upon later found to have been inaccurate. The consultant reserves the 
right to make such adjustments to the analyses, opinions and conclusions set forth in this 
report as may be required by consideration of additional data or more reliable data that 
may become available. 

Title - No opinion as to the title of the any property is rendered. No data related to 
ownership and legal description was obtained from conversations, and no materials were 
provided.  Further no documents were provided or reviewed in relation to any proposed 
sites. 

Hidden Conditions - The consultant assumes no responsibility for hidden or unapparent 
conditions of the property, subsoil, ground water or structures that render any sites more 
or less valuable. No responsibility is assumed for arranging for engineering, geologic or 
environmental studies that may be required to discover such hidden or unapparent 
conditions. 

Hazardous Materials - The consultant has not been provided any information regarding 
the presence of any material or substance on or in any portion of any property or 
improvements thereon, which material or substance possesses or may possess toxic, 
hazardous and/or other harmful and/or dangerous characteristics. Unless otherwise 
stated in the report, the consultant did not become aware of the presence of any such 
material or substance during the consultant's site visit. However, the consultant is not 
qualified to investigate or test for the presence of such materials or substances. The 
presence of such materials or substances may adversely affect the value of the Subject 
property. This report is based on the assumption that no such material or substance is 
present on or in any proposed sites or in such proximity thereto that it would cause a loss 
in value. The consultant assumes no responsibility for the presence of any such 
substance or material on or in any potential sites, nor for any expertise or engineering 
knowledge required to discover the presence of such substance or material. Unless 
otherwise stated, this report assumes the selected site for development is in compliance 
with all federal, state and local environmental laws, regulations and rules. 
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Zoning and Land Use - Unless otherwise stated, it is assumed the selected site will at 
some point in the future prior to completion, be in full compliance with all applicable zoning 
and land use regulations and restrictions. 

Licenses and Permits - Unless otherwise stated, it is assumed the proposed property, 
during the development process and prior to occupancy, will have all required licenses, 
permits, certificates, consents or other legislative and/or administrative authority from any 
local, state or national government or private entity or organization have been or can be 
obtained or renewed for any use for which the proposed property will require in order to 
operate as described in this report. 

Engineering Survey - No engineering survey has been made by the consultant. Except as 
specifically stated, data relative to size and area of any property was taken from sources 
considered reliable and no knowledge of encroachment of the considered sites exists. 

Subsurface Rights - No opinion is expressed as to the value of subsurface oil, gas or 
mineral rights or whether the property is subject to surface entry for the exploration or 
removal of such materials. 

Maps, Plats and Exhibits - Maps, plats and exhibits included in this report are for 
illustration only to serve as an aid in visualizing matters discussed within the report. They 
should not be considered as surveys or relied upon for any other purpose, nor should they 
be removed from, reproduced or used apart from the report. 

Legal Matters - No opinion is intended to be expressed for matters which require legal 
expertise or specialized investigation or knowledge beyond that customarily employed by 
real estate consultants. 

Right of Publication - Possession of this report, or a copy of it, does not carry with it the 
right of publication. Without the written consent of the consultant, this report may not be 
used for any purpose by any person other than the party to whom it is addressed. In any 
event, this report may be used only with properly written qualification and only in its 
entirety for its stated purpose. 

Testimony in Court - Testimony or attendance in meetings or at any hearing is not required 
by reason of rendering this report, unless such arrangements are made a reasonable time 
in advance of said hearing. Further, unless otherwise indicated, separate arrangements 
shall be made concerning compensation for the consultant's time to prepare for and 
attend any such hearing. 

Archeological Significance - No investigation has been made by the consultant and no 
information has been provided to the consultant regarding potential archeological 
significance of the Subject property or any portion thereof. This report assumes no portion 
of any sites under consideration has archeological significance. 

Compliance with the Americans with Disabilities Act - The Americans with Disabilities Act 
("ADA") became effective January 26, 1992. We have not reviewed any plans or drawings 
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for the proposed development as completed and therefore assume for the purposes of 
this report, the property will be ADA compliant.   

Definitions and Assumptions - The definitions and assumptions upon which our analyses, 
opinions and conclusions are based are set forth in appropriate sections of this report and 
are to be part of these general assumptions as if included here in their entirety. 

Utilization of the Land and/or Improvements - It is assumed that the utilization of the land 
and/or proposed improvements is within the boundaries or property described herein and 
that there is no encroachment or trespass. 

Dissemination of Material - Neither all nor any part of the contents of this report shall be 
disseminated to the general public through advertising or sales media, public relations 
media, news media or other public means of communication without the prior written 
consent and approval of the consultant(s). 

Distribution and Liability to Third Parties - The party for whom this report was prepared 
may distribute copies of this report only in its entirety to such third parties as may be 
selected by the party for whom this report was prepared; however, portions of this report 
shall not be given to third parties without our written consent. Liability to third parties will 
not be accepted. 

Use in Offering Materials - This report, including all cash flow forecasts, market surveys 
and related data, conclusions, exhibits and supporting documentation may not be 
reproduced or references made to the report or to PKF Consulting in any sale offering, 
prospectus, public or private placement memorandum, proxy statement or other 
document ("Offering Material") in connection with a merger, liquidation or other corporate 
transaction unless PKF Consulting has approved in writing the text of any such reference 
or reproduction prior to the distribution and filing thereof. 

Limits to Liability - PKF Consulting cannot be held liable in any cause of action resulting in 
litigation for any dollar amount which exceeds the total fees collected from this individual 
engagement. 

Legal Expenses - Any legal expenses incurred in defending or representing ourselves 
concerning this assignment will be the responsibility of the client. 
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