
Regional 
Sports Complex
Feasibility Study 

Chelan Douglas Regional Port Authority 

March 15, 2023



2

CONSULTING TEAM 



3

CHARLES JOHNSON
PRESIDENT & CEO

BRANDON DOWLING
SPORTS PRINCIPAL

JUSTIN CARON
PRINCIPAL

TOM SHERRY
PRINCIPAL

RYAN JOHNSON
PRINCIPAL

SARAH EMMERTON
DIRECTOR OF RESEARCH 

DENNIS BERKSHIRE
PRINCIPAL

PAUL ROSS CURTIS
PRINCIPAL

EMILY WHEELER
PRINCIPAL

KEN VAN VOORHIS
PRINCIPAL

SUB CONSULTANTS 



4

750+
Sports & 

Recreation Projects 

99+
Assignments in 

Central Washington
Aquatic Assignments 

in Washington

85+

COMBINED TEAM EXPERIENCE
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25+
Years

In the Industry

$100 
billion

In Projects Built

100+ 
Years

Combined Experience
of Senior Leadership 

300+

Combined Sports 
Projects/Assignments

50+

RFQ/P
Solicitations
Managed

250+ Speaking 
Engagements
/Publications 
Participated 

400+ Municipalities
Served 

11 Dedicated  
Professionals

Johnson Consulting, founded in 1996, is specialized in the strategic
planning and development advisory services for Sports,
Convention, Hospitality, and Real Estate industries. Our keen
processes utilize appropriate market data and precise analytics so
that our Clients receive innovative and visionary recommendations
that are financially sustainable. We aim to empower our clients to
make the most informed decision in relation the risks and rewards
of the project.

SERVICES

Experts in Convention, Hospitality,
Sports and Real Estate Consulting.

JOHNSON CONSULTING



WASHINGTON COMMUNITIES
35+ YEARS / 25+ PROJECTS 

SUNCADIA RESORT CORE

ANNIE WRIGHT SCHOOL

WILLIAM SHORE MEMORIAL POOL 

INDUSTRY LEADERSHIP

Thought Leadership 1984-2023

Industry panels and boards: Colorado Time Systems, 
ISPSC Drafting Committee, MAHC, NSF Standard 50, 
PHTA Commercial Council, World Waterpark 
Association Government Relations & Innovation and 
Technology Committees 

Presentations at: Association of Aquatic Professionals, 
Athletic Business, NIRSA, NRPA, Ultimate Pool 
Conference, World Waterpark Association, 
WASHINGTON RECREATION AND PARK ASSOCIATION, 
14 Regional / State Conferences

Articles Authored or Heavily Quoted: Athletic Business, 
Aquatics International, CPRS, Parks and Rec Business, 
Recreation Management, World Waterpark Association 

AQUATIC DESIGN GROUP
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SHORE AQUATIC CENTER

EASTSIDE COMMUNITY CENTER + POOL

SHORE AQUATIC CENTER

AQUATICS & RECREATION
45 YEARS / 50+ PROJECTS

RAINIER BEACH COMMUNITY CENTER + POOL

FIRCREST COMMUNITY CENTER + POOL

ARC ARCHITECTS 
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SPVV Landscape Architects

▸ Conceptual Design & Master Planning

▸ Public Input Processes

▸ Final Project Design

▸ Cost Estimating

▸ Construction Documents

▸ Construction Administration
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▸ Clear and Concise Communication

▸ Detailed Workplan

▸ Proven Approach

1. What is your plan to working with the 
steering committee – suggested check 
ins, in person vs virtual, gathering 
feedback, etc.?
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Kickoff 
Coordination Call 

(Virtual)

Suggested Workplan(Phase I)

Aug 14, 2023 (Tasks 1 - 6)
Feasibility Study - Phase I

April 12, 2023

Data Request 
Review 

& Site Visit 
Coordination 

(Virtual) 

Community 
Involvement 

Strategy
(Virtual)

Project Kickoff 
& Site Visit 
(In-person) 

Phase I Market 
Analysis Finding 

(Virtual)

Public 
Presentation 

of Phase I 
Findings 

(In-Person)

Site Visit Recap
(Virtual) 

Community 
Survey

(Virtual)
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Phase II 
Goals & Objectives

Suggested Workplan(Phase II)

Phase II
Midpoint Check In

(Virtual)

Draft Report Final Report Public Presentation 
of Final Findings

(In-Person)

Aug 28, 2023 - Jan 5, 2024 (Tasks 7 - 12)
Feasibility Study - Phase II  

Jan 10, 2024
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▸ Analyze Key Demographic 
Characteristics (Population, Age, 
MHI, Unemployment, etc.)

▸ Third Party Resources (Esri, US 
Census & CoStar)

▸ Analysis aims to identify trends, 
patterns and relationships that can 
inform decision-making

2. Outline your experience with 
socio-economic data gathering 
and analysis.
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Demographic Review 
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▸ Client Engagement and Collaboration

▸ Robust Experience within the Region

▸ Proven Approaches in Similar 
Markets 

3. How will your outreach approach 
ensure the study has an accurate 
representation of our region’s population?
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▸ Analyzed the capture rate of demand in El Paso Market, 
looking at trends and quality of demand

▸ Studied hotel development trends and patterns in 
several benchmark cities

▸ Developed a conceptual return on investment model
▸ Drafted policy regarding how the City could provide an 

incentive to hotels for growing quality inventory

El Paso, TX

Selected Case Studies 

▸ Stakeholder and community outreach
▸ Development of request for proposals
▸ Assessment and ranking of responses
▸ Developer negotiations

Dallas Fair Park, TX 
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▸ Public Meetings, Focus Groups and 
Open House (In-Person and Virtual);

▸ Web Based Survey; Outreach to 
Local and Travelling Sports Groups 
by Sport; 

▸ State Associations and NGBs

4. How will you engage local and 
out of area sporting communities 
to determine demand?
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Case Study: Bellingham Whatcom County Survey Analysis  
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Public Meetings
Focus Groups, Open Houses

(In-person & Virtual)

Web Based Survey Outreach to Local Sports Group, 
Travelling Sports Group and 

Sports League by Sport

Stakeholder Outreach
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▸ Regional Audit of Existing and 
Planned Venues both Public and 
Private

▸ Interviews with Facility Management

▸ Detailed Gap Analysis

5. Describe your approach to the 
existing facility assessment –
reach, unbiased data, etc.
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Venue Audit
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Competitive Market Facility Audit
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Area of Opportunity

 

  
* Brentwood Union (Middle School only) and Liberty Union school districts
Source:  Pollstar, Johnson Consulting

Capacity (Persons)

Existing Regional Facilities and Area of Opportunity

Class C

Class B

Class A

12 4
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40%

50%

60%

70%

80%

90%

100%
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OPPORTUNITY

LOCAL VENUES
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100%

12
,0

00

13
,5

00

15
,0

00

1. Liberty Highschool 2. Other School Theaters*
3. Concord Pavilion 4. Woodmister @ Joaquin
5. Wente Vineyards Miller Park
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▸ Market Penetration/
Utilization Analysis

▸ Pricing Sensitivity Analysis & 
Equitable Access Strategies 

▸ Operational Assumptions-
Bottom Up/Top Down

6. Describe the analytics you will use 
to create the financial pro-forma.
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Total Participant Population 
(Ages 5-44)

Regional/National 
Sports Participation 

Rates

Market 
Penetration

Market Demand & Penetration Analysis
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Demand Calculator Sample  
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Price Sensitivity Analysis



Detailed Proforma

29

Detailed Proforma 
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§ Economic and demographic 
analysis

§ Review of SOZO sports 
development & business plan

§ Comparable facilities analysis
§ Economic & fiscal impacts 

analysis

Case Study: SOZO Sports Complex, Yakima, WA
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▸ Significant Local and Central 
Washington Experience

▸ National Experience in both Urban 
and Rural Communities

▸ Knowledge in assisting client 
develop successful market 
strategies in a wide range of 
settings

7. Market experience working in 
urban vs. rural urban communities. 
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Drive Time Map  

Rural vs. Urban
Market and Trade Area Catchment
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Meydenbauer Center Expansion
Bellevue, WA

Washington State Convention Center
Seattle, WA

Seattle Supersonics
Seattle, WA

Gig Harbor Performing Arts Center 
Feasibility Study
Gig Harbor, WA

Tacoma Convention Center
Tacoma, WA

Performing Arts & Conference Center
Federal Way, WA

Sports Complex Feasibility Study, 
Business Plan Review, Comparable Facilities 
Analysis, Economic/Fiscal Impacts Analysis
Yakima, WA

Colville Federated Tribes 
Tourism Management
Nespelem, WA

Wenatchee Convention Center 
Planning Services
Wenatchee, WA

Spokane Public Facilities District Expansion 
Analyses, Compensation Study, Hotel 
Strategy, Economic Impact Analysis
Spokane, WA

Spokane Indians & Avista Stadium 
Economic Impact Analysis
Spokane, WA

Spokane Downtown Multi-Purpose 
Soccer Stadium
Spokane, WA

Eastern Washington University Ross Field-
Market and Financial Analysis
Cheney, WA

Tri-Cities Sports Tourism Market Study
Kennewick, Pasco & Richland, WA

Outdoor Sports  Complex Feasibility Study
Richland, WA

Three Rivers Convention Center
Kennewick, WA

Central Washington University Athletics 
Masterplan
Ellensburg, WA

Feasibility Study for a Multi-Purpose 
Indoor/Outdoor Events Center 
Bellingham, WA

17+
Rural & Urban Assignments 
Completed in Washington

Nespelem

Cheney

Wenatchee
BellevueSeattle

Gig Harbor
Federal Way

Tacoma Ellensburg

Yakima Kennewick

Spokane

State of Washington Experience

Cowlitz

JOHNSON CONSULTING



WASHINGTON COMMUNITIES
45YEARS / 50+PROJECTS

Bellevue 
BonneyLake 
Carnation 
Covington
EastWenatchee
Ellensburg 
Kent 
Kirkland
KittitasCounty
KitsapCounty 
Leavenworth 
Monroe
MountlakeTerrace 
Mukilteo
NorthBend
PortAngeles 
PortTownsend 
Puyallup 
Redmond 
Richland 
Sammamish 
Seattle 
Snohomish 
SouthWhidbey 
Toppenish 
Tacoma
UnionGap
Wenatchee 
WhiteSalmon

CommunitiesCommunities Throughout 
Washington



WASHINGTON COMMUNITIES
35+ YEARS / 25+ PROJECTS 

Washington Experience

▸ Annie Wright School, Tacoma

▸ Bellevue Aquatic Center Study Update, Bellevue

▸ Bremerton Naval Complex, Bremerton

▸ Davenport Centennial, Spokane

▸ Freeway Park Water Feature Improvements Study, Seattle

▸ Glacier Pointe Indoor Pool and Spa, Bony Lake 

▸ Green Hill School Aquatic Center, Chehalis

▸ Henry Moses Aquatic Center, Renton 

▸ Kirkland Aquatic Center Feasibility Study, Kirkland

▸ Lifebridge Senior Center Aquatics, Kirkland

▸ Lopez Pool Peer Review, Lopez Island 

▸ Magnuson Park Pool Feasibility Study, Seattle 

▸ North Bend Aquatic Center Feasibility Study, Bend

▸ NSBOSC Navy Natatorium, Everett

▸ PenMet Aquatics Center, Gig Harbor 

▸ Puyallup Tribe of Indians Elder Center, Puyallup

▸ Ray Williamson Pool Feasibility Study, Bainbridge Island

▸ Ray Williamson Pool Needs Assessment, Bainbridge Island 

▸ Redmond Pool Phase 2 Renovation, Redmond

▸ South Kitsap High School Swimming Pool Renovation, 
Port Orchard 

▸ South Whidbey Island Aquatic Wellness Center, South Whidbey Island 

▸ Suncadia Resort Core, Cle Elum

▸ Tumble Creek Activity Center, Roselyn

▸ Waterfront Seattle Pool Barge, Seattle

▸ Wild Waves Theme and Water Park Improvements, Federal Way

▸ William Shore Memorial Pool Concept Study and Full Design, Port Angeles

▸ YMCA Camp Colman Outdoor Aquatic Center, Longbranch

WILLIAM  SHORE  MEMORIAL POOL SOUTH WHIDBEY ISLAND 
AQUATIC CENTER

RAY WILLIAM POOL
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Central Washington projects

SPVV 
Local/Regional 
Experience

Projects local to the 
Wenatchee area

§ Eastmont School District: Eastmont 
High School, Sterling and Eastmont 
Junior High, Grant, Lee, Kenroy, Clovis 
Point Elementaries

§ City of Wenatchee: Pioneer Park 
(Applesox baseball stadium) master 
plan

§ Wenatchee Valley College
§ Private development projects for 

commercial and religious clients

Sports Complexes/Recreation 
Centers/Sports Venues:

§ Avista Spokane Indians Stadium, Spokane
§ City of Davenport Sports Complex, 

Davenport
§ City of Airway Heights Recreation Center, 

Airway Heights
§ Eastern Washington University Student 

Recreation Center, Cheney
§ Gonzaga McCarthey Athletic Center, 

Spokane
§ Luger Soccer Field, Gonzaga University, 

Spokane
§ Spokane Veterans Memorial Arena, 

Spokane
§ Columbia Basin College Student 

Recreation Center, Pasco
§ Plante’s Ferry Sports Complex, Spokane
§ Washington State University 

Football/Track Practice Facility

Aquatics Projects:

§ North Spokane Family Aquatic 
Center/Bidwell Park, 
Spokane County

§ Prairie View Aquatic Center, 
Spokane County

§ Valley Mission Park, 
Spokane Valley

§ City of Walla Walla Memorial 
Pool, Walla Walla

§ Asotin County Aquatic Center, 
Clarkston

Artificial Turf Field Projects:

§ Gonzaga University Baseball Stadium
§ Gonzaga University Intramural Field
§ Eastern Washington University Roos 

Field
§ Washington State University Martin 

Stadium
§ Whitworth University Pine Bowl
§ Spokane Public Schools Downtown 

Stadium
§ Eastern Washington University Track 

and Field Relocation
§ Central Valley and University High 

School Artificial Turf Fields, Spokane
§ Kennewick High School, Track, 

Artificial Turf Field, Baseball and 
Soccer, Kennewick

§ Southridge High School Expansion, 
Artificial Turf Fields, Kennewick

§ New Pasco High School, Pasco

Park and Open Space Projects:

§ City of Richland West Village Park, 
Richland

§ City of College Place Lions Park, College 
Place

§ Spokane River Centennial Trail, Spokane
§ Moses Lake Centennial Amphitheater, 

Moses Lake
§ An additional 100+ parks projects

K-12 and Higher Education 
Projects with Outdoor 
Recreation Opportunities
§ 125+ K-12 and higher education projects
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▸ Further Understanding of Proposed 
Sites/Perceived Challenges

▸ Potential Ownership Structure

▸ Willingness to collaborate with other 
synergistic Our Valley action items:

8. Provide feedback on our suggested 
scope of work – what is missing, what is 
unnecessary, should something have 
more emphasis, etc.

‒ Mixed-Use Planning
‒ Sustainable Tourism
‒ Soccer Complex
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Additional Questions for Further Directions on Project

Regional Focus Collaboration Opportunities Outreach & Engagement
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DISCUSSION 
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THANK YOU! 


