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Background 

December 2012:  Goody Clancy Master Plan recommended a PAC and meeting space 
be a part of the City Center development 

January 2014: City commissioned Johnson Consulting to perform a feasibility study 
for a PAC 
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Feasibility Study Objectives 

Existing Market and Industry Potential:  Based on demand, competitive facilities and 
uses 

Facility Program Considerations: Facility size, physical attributes  and optimal 
configuration  

Operations 

Funding alternatives 
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Sandy Springs Market Analysis: Demographics 

 Growing population 

 Big enough of a community to 
warrant its own cultural 
facilities 

 
 

 Younger median age 
when compared to 
national average  
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Sandy Springs Market Analysis: Demographics 

 Highly educated 
population 

 High median 
household income 

 Both indicate the 
desire and ability for 
increased 
entertainment and 
arts options 
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Sandy Springs Market Analysis 

 Crowne Plaza has largest 
amount of hotel rooms 
and meeting space, 
followed by the Westin 

 It also has largest 
contiguous amount of 
meeting space with a 
12,000 square foot 
ballroom 

 Hotels interviewed were 
supportive of a PAC and 
the City Center project 
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Market Analysis Implications 

The City of Sandy Springs has many of the key characteristics and requirements 
necessary to support a multi-PAC: 

 Significant population base, over 100,000 

 Highly educated population 

 Steady population growth 

 Strong corporate sector 

 Accessible from a transportation perspective 

 Higher median household income in comparison to the broader metropolitan area  

 Strong correlation between education and the pursuit of arts and cultural activities, 
evident by the number of arts groups that have organized in the City 
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Industry Trends 

 Entertainment industry consolidation since 2005 

 Small venues of 500 to 5,000 seats becoming important component in the 
industry 

 Many local promoters are turning to these smaller venues as baby boomers and 
other attendee categories are finding entertainment events and facilities more 
enjoyable in a more intimate setting 

 Many facilities are municipally operated and are provided as a service to residents 
and as a way to attract visitors 

 

 

8 K e y  F i n d i n g s  o f  A n a l y s i s  f o r  S a n d y  S p r i n g s  P e r f o r m i n g  
A r t s  C e n t e r  



Comparable Facilities Analysis 

Examine case studies for comparable regional and national facilities to gain insight 
into parameters within which a new PAC could reasonably be expected to operate 

Size, program space, demand and financial profiles for each venue vary 

 Buckhead Theater (Atlanta, GA) 

 Ames Center (Burnsville, MN) 

 Peace Center (Greenville, SC) 

 Metropolis PAC (Arlington Heights, IL) 

 Meydenbauer (Bellevue, WA) 
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Comparable Facilities Analysis 
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Study Interview Summary 

 The City of Sandy Springs (the City) 

 Act 3 productions 

 Sandy Springs Hospitality & Tourism   

 Atlanta Lyric Theater 

 Area Chambers of Commerce 

 Live Nation 

 The Buckhead Theater 

 Area Hotels 

 Heritage Sandy Springs 

 Arts Sandy Springs 

 Regional Event Promoters & Meeting 
Planners 

 Punchline Management 

 Gwinnett Center Management 
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Study Interview Results: Current Market Dynamics 

 A number of arts and culture groups have developed in Sandy Springs organically.  

 There are a limited number of facilities for these groups to use, and those that 
exist limit the number of people that can attend any one event. 

 The private sector has utilized empty retail space as black box performance space 
for theater productions and classes.  

 
- This space is at capacity and there are waitlists for classes.  
- Space is typically limited to 100 people for productions and events. 

 
 The community is also lacking space to hold art exhibitions and small art shows. 

 The ability to offer Sandy Spring residents entertainment and arts options closer 
to home with convenient parking will be a significant service that the City can help 
provide to improve the quality of life. 

 A proposed City Center project will create a destination hub/Main Street corridor 
that is currently lacking in Sandy Springs. 
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Study Interview Results: Current Market Dynamics 
(cont.) 

 The City should consider using a component of the proposed facility for City 
Council and City meetings about 10 times / month. Between the space provided 
at the PAC and the meeting space this should not be a detriment to the financial 
viability of the project. 

 Given the City’s reputation for quality, it is important that the proposed venue be a 
first class facility. 

 A variety of arts groups and promoters think a venue with 500 to 1,000 seats 
would serve an area of opportunity for the market.  

 Management at the Gwinnett Center regrets not having a PAC that is larger than 
its current 700-seat size. They would recommend a facility the City can grow into. 
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Regional Facility Supply Analysis 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

Footnote: Facilities under 200 seats and over 10,000 seats excluded from analysis. 
See full report for detailed listing of facilities in the region 
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  5 miles 
radius 

10 mile 
radius 

2014 
Population 

210,000 1,103,500 

Median 
Household 

Income 

$76,456 $64,030 

Regional Facility Supply Analysis 
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PAC Facility Program Recommendations 

750 to 1,000 seats; leaning towards 1,000 seats as a larger theater broadens 
market opportunities and allows the market to mature into the facility as the 
community continues to grow. 

The notion of removable seats on at least half the lower level should be explored.  

A proscenium stage, orchestra pit that can be raised/lowered, fly and wing space, 
trapdoors and the other program elements that are found in a top tier facility should 
be considered for inclusion in the project. 

A large lobby/concourse is essential. It must be able to host at least as many patrons 
as will be seated in the theater in a comfortable cocktail format. 

We encourage the inclusion of a full service kitchen to serve primarily social and 
conference oriented demand. 

We strongly encourage a full service bar/lounge as part of the lobby area, which will 
have significant revenue potential.  
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PAC Facility Program Recommendations (cont.) 

The community meeting center will get utility out of the theater and its lobby and 
concourse. We recommend the following program for the community meeting center: 
a 15,000 square foot ballroom, divisible; a 7,500 square foot junior ballroom, also 
divisible; and 7,500 square feet of additional meeting space should be provided. 

It is recommended that the ballroom or Jr. Ballroom be utilized for the City Council 
and City meetings and allow for the PAC component to be available for use 7 days a 
week by commercial and arts groups. 

The corporate market will be a big source of demand and revenue. Ideally, the 
presence of the theater asset will help corporations continue to justify locating in 
Sandy Springs. 

City Center and the PAC project will help to diversify the demand profile of existing 
hotel properties over the weekend, which is needed. 
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Demand Projections 
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Ticketed Performance Days at Theater 
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Projected Attendance 
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Projected Operating Statements 
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Questions & Next Steps 



Next Steps 

 Post PAC study on website for public review 

 Master Developer team and City Staff to prepare range of PAC facility options 

 Conduct review of PAC options on the Master Development Plan 

 Special called Council meeting to discuss pros, cons and costs of PAC options 
(7/23/14) 

 Host public information open house (7/24/14) 

 City Council to provide direction to development team (August 2014) 
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