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Site analysis for potential expansion of the OCCC

2

Although it is a highly constrained urban site along the Coastal Highway, Ocean City Convention
Center’s site has space for potential expansion in accordance with our team’s recommendations. The
following pages will illustrate a series of potential expansion options.
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Site Option 1 building footprint

This option locates a new
exhibition hall in the
existing parking lot in front
of the OCCC. The existing
drop-off drive and front
façade of the OCCC are
maintained by creating a
courtyard entrance off of
Convention Center Drive.
The new building would be
serviced from 41st Street,
as Halls A and B are now.
A new parking structure
would be located in the
surface lot to the south.
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Site Option 1 plan diagram
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Words words words
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Pros:
•Minimal
interface with
existing
eases
construction
and
coordination
•Preserves
existing drop
off and
façade
•Space for
expansion

Cons:
•Midblock site
limits garage
options
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Site Option 2a building footprint

5

Words words words

Option 2a locates a new
exhibition hall in the
existing parking lot in front
of the OCCC. Keeping the
major expansion closely
connected to the existing
building will help to reduce
construction cost and
building area, but will
increase the complexity of
building operations during
construction. The new
building would be serviced
from 41st Street, as Halls A
and B are now. A parking
structure could be located
in front of the expansion,
leaving the south parking
lot open for future
development.
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Words words words

Site Option 2a plan diagram

41st Street

Convention Center Drive
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Pros:
•Minimized
building footprint
lowers cost
•New front door
presence on
Coastal Hwy.
•Preserves
South parking lot
for future use
•Space for
expansion

Cons:
•Maximized
interface will
heighten
complexity of
construction
•Cost of
extending
circulation to
garage



7

Site Option 2b building footprint

7

Words words words

Option 2b locates a new
exhibition hall in the
existing parking lot in front
of the OCCC, tightly
connected to the existing
building, but at a 90 degree
angle to the current facility.
The existing drop-off drive
and front façade of the
OCCC are eliminated,
creating a new front door
presence along Convention
Center Boulevard. The new
building would be serviced
from 41st Street, as Halls A
and B are now. A new
parking structure would be
located in the south surface
parking lot.
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Site Option 2b plan diagram

8

Words words words
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Pros:
•Minimized
building footprint
lowers cost
•Space for
expansion

Cons:
•Maximized
interface will
heighten
complexity of
construction
•Requires use of
South parking lot
for garage



9

Site Option 3 building footprint

9

Words words words

Option 3 locates a new
exhibition hall in the
existing parking lot in front
of the OCCC. The addition
is located close to Coastal
Highway, creating a new
front door for the facility
along Coastal Highway. A
large arrival court is
created on Convention
Center Drive which could
provide space for future
development.
The new building would be
serviced from 41st Street,
as Halls A and B are now.
A parking structure would
be located in the south
parking lot to replace lost
parking and supplement
parking for the facility.
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Site Option 3 plan diagram

10

Words words words

41st Street

Convention Center Drive
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Pros:
•Minimized
interface with
existing simplifies
construction
coordination
•New front door
presence on
Coastal Hwy.
•Space for
expansion in
courtyard

Cons:
•Maximized
building footprint
= highest cost
•Cost of
extending
circulation to
Coastal Hwy.
•Architectural
design challenge
of Coastal Hwy
façade
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Low ceiling height and dense column grid make Hall C a substandard
exhibit space compared to Halls A and B

11

This diagram illustrates
Hall C in its existing
configuration.
Separation from Halls A
and B as well as a lower
ceiling and pervasive
column grid make this
space much less
desirable for exhibits
than Halls A and B.
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An alternative use for Hall C: added meeting room and storage space could
relate usefully to new exhibition space located to the east of the existing

building

12

This diagram illustrates
a proposed renovation
to Hall C. This
renovation would create
approximately 10,800
square feet of new
meeting space, with the
balance of Hall C given
over to support and
building storage. The
new meeting rooms
would be accessed from
a new prefunction
corridor developed in the
easternmost structural
bay of Hall C.
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Cost estimate

The table below reflects probable construction costs for an expansion to the OCCC provided by Hardin
Construction. An allowance has been included for soft costs and a design contingency and all amounts are
escalated to 2011 dollars to give a better picture of the overall project cost involved in undertaking an expansion to
the OCCC.

2008 $s

Option Gross SF Parking (PS)

Building Hard

Cost

Parking Hard

Cost

Visitors

Center

Total Hard

Cost Soft Costs

Total Project

Cost

1 113,243 1,500 $33,521,149 $20,838,945 $0 $54,360,094 $5,164,209 $59,524,303 $68,452,948 $73,214,893
2a 97,980 1,050 $29,365,229 $14,960,267 $909,104 $45,234,600 $4,297,286 $49,531,886 $56,961,659 $60,924,209
2b 93,939 1,500 $31,460,047 $20,590,236 $908,742 $52,959,025 $5,031,108 $57,990,133 $66,688,653 $71,327,864
2c 93,939 1,050 $31,460,047 $14,990,236 $908,742 $47,359,025 $4,405,550 $51,764,575 $58,396,728 $62,459,109
3 126,610 1,500 $35,786,894 $20,589,284 $0 $56,376,178 $5,355,736 $61,731,914 $70,991,702 $75,930,255

Hall C Renovation 30,679 n/a $1,473,875 n/a n/a $1,473,875 $140,018 $1,613,893 $1,855,977 $1,985,089

Notes: Design contingency 7% 10%

Soft costs include design fee and furniture, fixtures & equipment. Escalation 8% 13%

Range of project cost includes a design contingency of 7% to 10% and escalation of 8% to 13%.

Source: Hardin Construction

Range of Project Cost (2011 $s)
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Proposed performing arts center in Ocean City

A local group of interested parties has proposed development of three performing arts venues in the
region: one in Ocean City, a smaller one in Berlin and a third at another site to be determined.
Objectives of the group are to broaden the marketability of Ocean City and create a cultural identity for
both visitors and residents. The group’s proposed venue adjacent to the OCCC would ideally include
1,500 to 1,800 seats in a full-service performing arts center that could accommodate musical and
theatrical performances as well as conferences, lectures, seminars, receptions and other special events.

This group has approached the Town of Ocean City, among other jurisdictions, to pursue potential
opportunities to develop the three venues. As part of the expansion analysis for the OCCC, the Town of
Ocean City asked Crossroads Consulting and HOK Venue to provide input regarding incorporating a
1,000 to 2,000 seat performing arts center either attached to, or separate from, the OCCC.

Specifically, this section of the report presents a brief synopsis of local resident performing arts
organizations; general operating characteristics of performing arts venues; the general ability of the
OCCC site to accommodate this type of facility; and an order of magnitude range of construction costs
for performing arts facilities. It is important to recognize that this analysis is preliminary in nature. Our
observations are based on our collective experience with similar projects, not on primary market
research. As such, the purpose of this analysis is not to assess the market demand for a new
performing arts center in the community but rather to provide a summary of potential challenges and
opportunities associated with constructing a new performing arts center at the OCCC complex.
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Local performing arts organizations

When exploring the issues associated with a proposed new performing arts center at the OCCC site, it is
useful to understand the resident performing arts organizations in the area. The Mid-Atlantic Symphony
Orchestra (MSO), established in 1997, is the only professional symphony orchestra on the Eastern
Shore. It is a traveling orchestra serving the Eastern Shore region which encompasses portions of
Maryland and Delaware.

Currently the MSO performs at multiple venues throughout the Eastern Shore including the Avalon
Theater, St. Joseph Church, Eagle’s Nest Fellowship Church, Mariner’s Bethel United Methodist Church
and Community Church at Ocean Pines. Each weekend during their season they play three venues
throughout the region averaging approximately 300 attendees per performance. According to MSO
representatives, seating capacities at their current venues limit sales. Other challenges presented by
their current situation include date availability and less than ideal amenities (e.g. lack of dressing rooms,
rehearsal areas, lack of reserved seating, etc.). MSO subscription sales are approximately 350 for the
most recent year with anticipated sales for the 2008-09 season likely to reach 400.

In addition, there are other special events that the MSO would like to perform (e.g., holiday concerts) but
is challenged by the lack of available acoustically-sound venues. As demand for MSO events has
increased and continues to in the future, they would prefer a venue that would accommodate a larger
audience.
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According to MSO representatives, an ideal venue would include the following components:

• An auditorium with a minimum capacity of between 450 to 600 permanent seats
• A stage that can adequately accommodate approximately 55 instrumentalists plus percussion space
• A minimum of four dressing rooms
• Two practice rooms
• Excellent acoustics

The MSO is a “per service” symphony defined as one where each member is paid for every
performance and rehearsal. According to MSO representatives, they would like to move to being a
“core” orchestra where a percentage of the members would be salaried which would likely require an
endowment of nearly $1.0 million. It appears that some level of public funding would be required to
construct and operate the proposed performing arts center.

Local performing arts organizations (cont’d)
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Select Maryland/Delaware performing arts venues

When evaluating the merits of a new performing arts center, it is important to consider the competitive
regional market in which the proposed facility would operate in terms of number of facilities, location,
seating capacity, supporting program elements, market focus, operating strategy and financial
commitments required for ongoing operations.

The table below summarizes the seating capacities and ownership/operating structure of select existing
performing arts venues in Maryland and Delaware.

Summary of Select Regional Performing Arts Venues

Sources: Individual facility management; other secondary research.

Venue Location Owner/Operator

Maximum

Seating

Capacity

Lyric Opera House Baltimore, MD Lyric Foundation 2,564

France-Merrick Performing Arts Center Baltimore, MD Hippodrome Foundation/Private Operator 2,280

Strathmore North Bethesda, MD Montgomery Co./Strathmore Hall Foundation 1,976

Ella Fitzgerald Center for the Performing Arts Princess Anne, MD University of MD Eastern Shore 1,200

Todd Performing Arts Center Wye Mills, MD Chesapeake College 904

Chesapeake Arts Center Brooklyn Park, MD Anne Arundel Co. BOE 904

Holloway Auditorium Salisbury, MD Salisbury University 750

Roselle Center for the Arts Newark, DE University of DE 450

Avalon Theater Easton, MD Town/Non-Profit 400

McManis Theatre Baltimore, MD Loyola University 300

Average 1,200
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As shown in the table, there are several performing arts venues throughout Maryland and Delaware with
a maximum seating capacity averaging approximately 1,200 seats. The proposed performing arts center
would compete with larger regional venues for touring Broadway shows. As a point of reference, the
Lyric Opera House and France-Merrick Performing Arts Center at the Hippodrome in Baltimore both offer
a seating capacity greater than 2,200. In addition, performing arts facilities generally have adjustable
acoustics to accommodate a range of events from music ensembles to speech; acoustical separation to
enable all spaces to be used simultaneously; and isolation from ambient noise (i.e., cars, aircraft). As
part of the overall structure, many traditional performing arts centers offer at least one smaller stage
and/or a black box studio to host smaller performances.

The majority of profiled venues host at least one resident company such as a symphony, ballet and/or
opera in addition to Broadway, concerts, children's activities, lectures and comedy events. Five of the
profiled venues are located on collegiate campuses and, as such, are primarily dedicated to meeting the
institution’s fine arts needs. In some cases, venues also offer educational components that draw
students for various performing arts disciplines.

Most of the profiled venues are owned by a University or a private non-profit foundation. Annual
operating budgets for the profiled facilities for which data was available ranged from approximately
$200,000 to $6.0 million. With respect to financial performance, the majority of stand-alone performing
arts centers typically realize an operating deficit. Many of these facilities are able to supplement
operating revenues with funding sources such as endowments, private donations and naming rights. In
some cases, when the theater is part of a larger complex the financial performance of other components
(i.e., arena) can offset the operating deficit of the theater component.

Select Maryland/Delaware performing arts venues (cont’d)
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There is room at the OCCC site to accommodate a medium-sized
performing arts facility along with convention center expansion

HOK Venue’s exploration of expansion options for the OCCC has shown that in addition to land for
facility expansion, there is space, in most configurations, for a medium-sized performing arts facility of
1,000 to 2,000 seats. In some cases, this space would preclude further expansion of the OCCC, which is
a strategic consideration to bear in mind. In every case, a parking structure is assumed as the device
which frees up additional land for both center expansion and/or a performing arts center.

Potential PAC
site

Example of OCCC Expansion using Site Option 2b with potential PAC site
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OCCC expansion option with potential performing arts facility from
1,000 to 2,000 seats

OCCC Expanded with 1,000 seat auditorium
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OCCC expansion option with potential performing arts facility from
1,000 to 2,000 seats (cont’d)

OCCC Expanded with 1,250 seat auditorium
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OCCC expansion option with potential performing arts facility from
1,000 to 2,000 seats (cont’d)

OCCC Expansion with 1,500 seat Auditorium
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OCCC expansion option with potential performing arts facility from
1,000 to 2,000 seats (cont’d)

OCCC Expansion with 2,000 seat Auditorium
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Costs of performing arts venues range widely depending on the level
of finish and amount of ancillary program space provided

The cost of performing arts facilities on a per seat basis varies widely across North America. The primary
variables are the total amount of space constructed (which in some cases includes rehearsal halls,
administrative space, and meeting facilities), and the level of finish, which can vary from fairly modest to the
outer limits of modern construction costs. The total range of cost per seat therefore can vary by a factor of
more than ten from lowest to highest. The chart below illustrates a sample range of recently built
performing arts projects and their cost per seat.

Performing Arts Centers Cost per Seat in 2008 Dollars

Source: HOK Venue research

low
range

mid
range

high
range
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Cost of a new performing arts facility in Ocean City would be highly
dependent on the amount of ancillary space and level of finish

The table below shows a range of probable construction costs for the tested building footprints for
performing arts space. The range of costs is large because performance halls are built with a wide range
of finish levels from fairly spartan to quite opulent. Similarly, the amount of ancillary program space
(rehearsal halls, dressing rooms, VIP lounges, etc.) can vary a great deal depending on the owner, the
lead tenant(s), and the intended range of uses.

The least expensive facilities are those with no resident company (and their attendant requirements for
office, rehearsal and storage space), which are rented to performance groups on a per-event basis. The
facility itself can be well equipped with lighting instruments and sound amplification systems, but can
avoid the cost of creating permanent space for arts groups (whose ability to pay rent is very limited) at
the high cost per square foot associated with performing arts facilities.

Seats Cost: Low Cost: Medium Cost: High

1,000 $17,000,000 $29,500,000 $69,000,000

1,200 $20,400,000 $35,400,000 $82,800,000

1,500 $25,500,000 $44,300,000 $103,500,000

2,000 $34,000,000 $59,000,000 $138,000,000
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Summary of conclusions

The concept of developing the proposed performing arts center adjacent to the OCCC appears to be consistent
with achieving the Town’s objective of creating a vibrant core with entertainment options for residents and
visitors alike. Although we did not conduct a separate market analysis for development of the proposed new
performing arts center, the potential for this type of facility to complement activity at an expanded OCCC was
considered.

Based on findings in the OCCC expansion market analysis, it appears that a multi-purpose auditorium would be
more complementary to convention center uses than a high-end dedicated performing arts center. OCCC user
surveys indicated that an auditorium with a seating capacity of 1,000 to 1,300 could accommodate a variety of
event related activities such as general sessions, lectures, concerts, awards banquets, etc. In addition, Ocean
City’s attributes make it a popular destination to host social/military/educational/religious/fraternal groups that
sometimes require an auditorium-type setting. The majority of profiled comparable convention centers do not
offer a fixed seating component and, as such, developing an auditorium could place the OCCC at a competitive
advantage over similar destinations for certain events.

The pages that follow summarize potential challenges and opportunities associated with a performing arts
facility in Ocean City.
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Summary of conclusions – potential challenges

Our limited research suggests that there may be several challenges associated with development and
operation of a dedicated performing arts center including, but not limited to, the following:

• Ocean City’s relatively limited full-time residential population, corporate base and distance from major
population centers may negatively impact its marketability to attract touring shows

• Event producers would likely prefer to host touring Broadway shows at the two larger performing arts
venues in Baltimore, particularly given its larger population base and better accessibility

• The MSO’s season is not typically in the summer when the tourist base could provide an added market
segment for attendance and other forms of support

• The lack of multiple resident arts organizations to occupy the proposed venue

• Construction and on-going operating costs would likely require a significant investment and as such a
dedicated source of funding should be identified

• Additional parking requirements would likely be required

• Development of the proposed performing arts center and related support structures (e.g. black box)
may limit future expansion opportunities for the OCCC
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Summary of conclusions – potential opportunities

Given the challenges of developing a dedicated performing arts center, a more flexible and affordable
option may be to build an auditorium with a seating capacity of 1,000 to 1,300 which may allow Ocean
City to take advantage of the following opportunities:

• A 1,000 to 1,300 seat auditorium would better accommodate MSO activities and potentially other arts
organizations

• Host general sessions for conventions/tradeshows and other activity at the OCCC

• Event activity could potentially be favorably impacted if some type of booking relationship can be
developed with regional promoters

• Developing the largest non-University auditorium along the Eastern Shore could potentially attract
visitors from outside Worcester County and the State of Maryland, given its proximity to Delaware,
which would generate some additional incremental economic and fiscal impacts
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Potential next steps

If the Town and the State want to further assess the merits of pursuing a dedicated performing arts center,
recommended tasks to be conducted include, but are not limited to, the following:

• Conduct market research to assess demand generators by obtaining input from touring performing
arts events, concerts and other potential users as part of an overall development plan

• Develop a detailed building program

• Assess potential site locations for the proposed facility based on specific criteria (e.g. accessibility,
compatibility with surrounding uses, parking requirements, cost, marketability, etc.)

• Estimate construction costs

• Estimate financial characteristics of a market-driven venue including operating revenues and
expenses as well as a necessary endowment to support programming and future capital
improvements

• Establish a clear mission, operating objectives and booking priority policy for the proposed
performance hall in order to accommodate the various user types (e.g. those that generate visitor
spending versus those that accommodate local needs)


