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Mr. Michael Redlinger

Assistant City Administrator 

City of Fargo

225 4th St N

Fargo, North Dakota, 58102

MRedlinger@FargoND.gov

Dear Mr. Redlinger:

Provided in this document is a synthesis of the work completed by the 2019 Fargo Performing 
Arts Center (PAC) Task Force. This document serves as an update to the 2015 Fargo 
Performance Center Feasibility Analysis; primarily documenting the work completed by the 
re-engaged Fargo PAC Task Force and confi rming that the general interest, commitment and 
market viability found in 2015 remains and is only more viable in 2019.  

JLG Architects, and HVS Convention, Sports and Entertainment Facilities Consulting certifi es 
that we have no undisclosed interest in the properties studied, and our employment and 
compensation are not contingent upon our fi ndings. This study is subject to the comments 
made throughout this report and to all assumptions and limiting conditions set forth herein. 

Thank you for the opportunity to revisit this incredible eff ort. The City of Fargo has many great 
projects in progress. The consideration of this one-of-a-kind endeavor remains exciting to imagine 
the opportunities it would be bring to the community and region. It will be a game changer. 

It is a pleasure working with you and your team. We look forward to the evolution of this project.

Sincerely,

JLG Architects
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1.0 INTRODUCTION TO 
2019 FEASIBILITY ANALYSIS UPDATE

Updated Feasibility Study 2015 | 2019
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2015 STUDY

Original study conducted in the spring of 2015

    Analyzed market for a performance center

   Interview stakeholders

   Evaluated alternative building programs

   Projected event demand

    Analyzed fi nancial operation

   Provided project costs estimates

   Recommended and approach to fi nancing

   Estimated economic impact

2019 UPDATE

Revisited 2015 study in 2019 to confi rm market viability remained 

    Additional site considerations, verifi ed site selection 

   Surveyed new and existing stakeholders 

   Analyzed market for a performance center (2019 update)

   Projected event demand (2019 update)

    Analyzed fi nancial operation (2019 update)

   Provided project costs estimates (2019 update)

   Caste study fi nancing approaches 

   Fargo specifi c fi nancing approaches 

   Recommended approachs to fi nancing

   Preliminary fundraising discussions

   Estimated economic impact

FARGO PERFORMING ARTS CENTER

1.0 INTRODUCTION

In early 2019 the City of Fargo commissioned a local task force to re-engage in the discussion  
of the Fargo Performance Center. The primary charge of the task force was to revisit the  
2015 Fargo Performance Center Feasibility Analysis to verify that market viability of the  
perspective project remained in 2019. Additionally, with the time elapsed from the previous  
study and the immense City-wide development, the 2019 Fargo Performing Arts Task Force  
was also charged with confi rming the site selection, surveying new and existing stakeholders, 
updating the proposed project development costs to future escalated costs and discussing 
prospective fi nancing and fundraising options.



 © 2019 JLG ARCHITECTS 2

FARGO PERFORMING ARTS CENTER

1.0 INTRODUCTION

AERIAL VIEW OF THE FARGO CIVIC CENTER - PROPOSED LOCATION FOR FUTURE FACILITY



2.0 USERS & STAKEHOLDERS VERIFICATION

2019 updated stakeholders survey description, 
questions and summary
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FARGO PERFORMING ARTS CENTER

2.0 USERS & STAKEHOLDERS VERIFICATION

In 2015, user and stakeholder engagement were the critical avenue to establish the 
appropriate project goals and proposed building program. The building goals and program 
was then utilized to propose building size, amenities, and operating cost, in order to accurately 
perform feasibility proformas and lastly to determine viability. 

In 2019, for the update to the 2015 Feasibility Analysis, it was determined that the PAC task 
force would not be updating the previously established building program but would use that 
program to confi rm viability remained in escalated construction cost. 

To confi rm the project continued to have community support from users and stakeholders, the 
2019 PAC task force distributed a digital survey to both the 2015 stakeholder group as well 
as a new group of potentially interested parties.  

In response to the survey, six existing stakeholders from the 2015 study responded and twenty-
two (22) new individuals responded with comments and feedback. In summary, the feedback 
remained consistent with the responses of the 2015 interviews of stakeholders. A sample of 
comments received are noted below.

EXISTING STAKEHOLDERS:
   One indicated growing audiences
   Some new concerts series have been established since 2015
   Continued interest in Performance Center (if aff ordable)

NEW STAKEHOLDERS:
   Student and parents audiences
   High level of interest for school performances and graduations
   Emphasize the need for a multi-purpose venue 
   Aff ordability is an issue raised by many respondents
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FARGO PERFORMING ARTS CENTER

2.0 USERS & STAKEHOLDERS VERIFICATION

2015 EXISTING USER AND STAKEHOLDER SURVEY GROUP INCLUDED:
   Jade Presents
   Fargo/ Moorhead Opera
   Fargo/Moorhead Symphony Orchestra
   Jam Theatricals
   Haney School of Dance
   Red River School of Dance
   Arts Partnership
   Theater B
   Fargo/Moorhead CVB
   Downtown Community Partnership
   Fargo/Moorhead Economic Development Corporation
   Fargo/Moorhead/West Fargo Chamber of Commerce
   Kilbourne Group
   Fargo/Moorhead Community Theater
   Trollwood Performing Arts School
   Scheels Arena
   Fargo Theater
   NDSU: Festival Concert Hall, Beckwith Recital Hall, Arkanase Auditorium, Walsh Studio Theater
   MSU Moorhead: Hanson Theater, Gaede Stage, Weld Hall, Fox Recital Hall
   Concordia College: Memorial Auditorium, Frances Frazier Cornstock Theater, Recital Hall

2019 NEW USER AND STAKEHOLDER SURVEY GROUP INCLUDED:
   City of Fargo
   City of Moorhead
   City of West Fargo
   Fargo Public Schools
   Moorhead Public Schools
   West Fargo Public Schools
   NDSU
   MSU Moorhead
   Concordia College
   Fargo Moorhead Area Youth Symphonies
   Fargo Moorhead Ballet
   Fargo Moorhead Choral Artists
   Lake Agassiz Concert Band
   Jam Productions
   Jam Productions
   Gate City Bank Theatre - FargoDome
   Fargo Moorhead Community Theater
   Fargo Moorhead Community Theater

*Note, PAC task force members also did send the survey to additional perspective users and stakeholders 



3.0 2019 VERIFICATION OF MARKET 
& PROJECT VIABILITY

Drive time analysis Fargo-Moorhead venues, 
regional venues, suitability analysis, event  demand, 

fi nancial operations, spending



JUNE 20199

FARGO PERFORMING ARTS CENTER

3.0 VERIFICATION OF MARKET & PROJECT VIABILITY

DRIVE TIME ANALYSIS

*UPDATE TO 2015 FEASIBILITY ANALYSIS - SECTION 2.3
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FARGO PERFORMING ARTS CENTER

3.0 VERIFICATION OF MARKET & PROJECT VIABILITY

FARGO/MOORHEAD VENUES CAPACITY AND USES

*UPDATE TO 2015 FEASIBILITY ANALYSIS - SECTION 2.12

DRIVE TIME POPULATION AND INCOME

*UPDATE TO 2015 FEASIBILITY ANALYSIS - SECTION 2.4
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FARGO PERFORMING ARTS CENTER

3.0 SITE STUDY AND VERIFICATION

COMPARABLE REGIONAL VENUES

TENANTS OF COMPARABLE VENUES

*DIAGRAM FROM 2015 FEASIBILITY ANALYSIS - SECTION 4-3

*DIAGRAM FROM 2015 FEASIBILITY ANALYSIS - SECTION 4.1
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FARGO PERFORMING ARTS CENTER

3.0 SITE STUDY AND VERIFICATION

COMPARABLE REGIONAL VENUES

SUITABILITY ANALYSIS

*UPDATE TO 2015 FEASIBILITY ANALYSIS - SECTION 4.4
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FARGO PERFORMING ARTS CENTER

3.0 2019 VERIFICATION OF MARKET & PROJECT VIABILITY

SUITABILITY ANALYSIS (CONTINUED)

SUITABILITY ANALYSIS (CONTINUED)
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FARGO PERFORMING ARTS CENTER

3.0 2019 VERIFICATION OF MARKET & PROJECT VIABILITY

EVENT DEMAND ESTIMATES

*UPDATE TO 2015 FEASIBILITY ANALYSIS - SECTION 6.4
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FINANCIAL OPERATIONS

*DIAGRAM FROM 2015 FEASIBILITY ANALYSIS - SECTION 7.9

GROSS DIRECT SPENDING

FARGO PERFORMING ARTS CENTER

3.0 VERIFICATION OF MARKET & PROJECT VIABILITY
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VISITOR SPENDING UPDATE

*UPDATE TO 2015 FEASIBILITY ANALYSIS - SECTION 6.4

TOTAL SPENDING IMPACT

FARGO PERFORMING ARTS CENTER

3.0 VERIFICATION OF MARKET & PROJECT VIABILITY



4.0 SITE STUDY AND VERIFICATION

Comparison of sites with scorecard, 
parking and walking distances
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FARGO PERFORMING ARTS CENTER

4.0 SITE STUDY & VERIFICATION

SITE SCORECARD
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As part of the 2019 update to the 2015 feasibility analysis, the PAC task force was request-

ed to study and review three prospective site locations. The three site locations studied were: 

the site currently occupied by the Fargo Civic Center, the current parking lot located south 

of Fargo City Hall at the corner of 1st Avenue and 2nd Street, and the current Mid America 

Steel site. This work was completed in collaboration with Bishop Land Design and the PAC 

task force. At the time of the site analysis, Bishop Land Design was working closely with 

the City on the design of the current and future Fargo Civic Plaza. With their study they had 

relevant insight into the future development of the potential sites. During the analysis, the 

process concluded that the parking lot south of City Hall, as well as, the Civic Center location 

were the most viable sites for further study. The scorecard and diagrams illustrate the 

approach the PAC task force utilized to analyze the sites and concluded that the Civic Center 

location is the recommend site.
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PARKING & WALKING RADIUS

FARGO PERFORMING ARTS CENTER

4.0 SITE STUDY & VERIFICATION
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PUBLIC PARKING

CIVIC CENTER RAMP
BLOCK 9  GARAGE
ROCO GARAGE
GTC GARAGE
CITY CENTER SURFACE
CITY HALL/LIBRARY SURFACE
PROPOSED MERCANTILE

EVENT STAFF PARKING

CITY HALL - INDOOR
CITY CENTER - INDOOR

DISTANCE

    300 FEET
    700 FEET
 1,200 FEET
 1,200 FEET
   700 FEET
   200 FEET
1,350 FEET

AVAILABLE PARKING

100
200
200
150
100
149
200

AVAILABLE PARKING

50
60

FACILITY SIZE

250
379
454
185
111
149
370

FACILITY SIZE

80
110



5.0 BUILDING PROGRAM & 
ESTIMATED DEVELOPMENT COSTS

Proposed building program and budget summary
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FARGO PERFORMING ARTS CENTER

5.0 BUILDING PROGRAM & ESTIMATED DEVELOPMENT COSTS

* FROM 2015 FEASIBILITY ANALYSIS - SECTION 5.8
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FARGO PERFORMING ARTS CENTER

5.0 BUILDING PROGRAM & ESTIMATED DEVELOPMENT COSTS

*PROGRAM FROM 2015 FEASIBILITY ANALYSIS - SECTION 5.9
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FARGO PERFORMING ARTS CENTER

5.0 BUILDING PROGRAM & ESTIMATED DEVELOPMENT COSTS

*PROGRAM FROM 2015 FEASIBILITY ANALYSIS - SECTION 5.10
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FARGO PERFORMING ARTS CENTER

5.0 BUILDING PROGRAM & ESTIMATED DEVELOPMENT COSTS
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DEVELOPMENT COSTS

*UPDATE TO 2015 FEASIBILITY ANALYSIS - SECTION 5.21

The work of the 2019 PAC task force did not include updating or modifying the proposed  
2015 Feasibility Analysis building program of spaces. The program tables provided in this 
report are copies of the tables provided in the original 2015 report. The copied program is  
for reference of building size and is intended to be utilized to compare the suggested 2015 
development cost with estimated development costs that have been escalated to the middle 
of the 2022 construction year. Escalation in building costs from year to year range based 
on economic and market nuances at a local, regional, national, and global level. Typically, 
the construction industry projects 3-4% annual infl ation in industry costs. The range of low/
medium to medium escalated development costs provided are suggested budget ranges 
from comparable facilities case studied in the region. Performing Arts Centers are developed 
in all types of sizes, shapes and costs. The development numbers provided are suggested 
values that align with the intent of the development costs proposed in the 2015 study and are 
aligned with the perspective cost of a facility of this caliber in the Fargo market.



6.0 FINANCING & FUNDRAISING OPTIONS
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FARGO PERFORMING ARTS CENTER

6.0 FINANCING & FUNDRAISING OPTIONS

The fi nal eff ort completed by the 2019 Fargo PAC task force was the review and discussion 
of potential funding strategies and fundraising processes.

A specifi c strategy or funding mechanism was not proposed or agreed to as part of the 2019 
feasibility update. Rather, at the preliminary feasibility stage, options were presented for 
discussion and feedback purposes.

To-date, the Fargo City Commission and the PAC task force have not committed to a 
formula, or balance, of City-backed funds relative to privately raised funds. To progress the 
discussion, Kent Costin, the City of Fargo Director of Finance, presented fi nancing options 
to be considered for the project. Additionally, the city shared an overview of the fi nancing 
models previously executed for the completion of other signifi cant city building projects such 
as the new Fargo City Hall, the Fargo Public Library, and the Fargo Dome, among others. 
Below is an overview of the options for further consideration presented to the Task Force.

TAX EXEMPT FINANCING:

   Use of municipal tax exempt fi nancing
   Provides lowest possible fi xed interest rate
   Backed by City of Fargo fi nancial stability 

DEBT OPTIONS AVAILABLE:

   General Obligation Debt – backed by property tax pledge 

   Backed by full faith and credit of the City of Fargo
   Total GO debt outstanding =   $55,309,257*
   Limited by NDCC to 5% of Cities assessed valuation
   Legal capacity = $ 237,564,491*  
   Current capacity already consumed =  $55,309,257 (23.3%)* 
   Generally requires a vote of the public to issue GO debt.  Preferred location is 

in a renewal district. NDCC does not require public vote under this code section.   
Limited to 20 year amortization period.

   Provides the lowest interest rate possible as secured by property tax authority
   * - Source (2018 CAFR)

   Revenue Debt – backed by cash reserves and dedicated revenue pledge

   Debt backed by dedicated revenue stream or streams
   Typically requires a debt service fund reserve to assure payments
   Higher risk and therefore, higher interest rate
   Risk of default lies with the investor
   Past Examples:

 - Sales tax revenue bonds used to fund the Fargodome    
construction with a 20 year authorization

 - Sales tax revenue bonds issued to fund Fargo Public Library
 - Sales tax revenue bonds issued to fund fl ood control projects

   Annual Appropriation Debt – backed by our promise to repay bonds

   Backed by promise to repay debt
   Slightly higher interest than GO debt
   Can use longer amortization periods (25 years)
   No requirement for public vote
   Has been used in the past for Fargodome facility upgrades
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FARGO PERFORMING ARTS CENTER

6.0 FINANCING & FUNDRAISING OPTIONS

PAST CITY OF FARGO PROJECTS

COMPARABLE FACILITIES FUNDING METHODS

City Project Cost Funding Source Financing Method

Fargodome $52 million Voter approved sales tax Sales tax revenue bonds

Library $13 million Voter approved sales tax Pay-go basis, not bonding

City Hall $31 million General Fund General obligation bonding

ROCO Parking Ramp $13 million Parking Authority Revenues General obligation bonding

Facility Cost Size Funding / Financing 

Globe News Center 
– Amarillo, TX

$32 Million 1,300 seats Majority private donations, City donated land and $1.8m, 
City established “TIRZ” tax increment reinvestment zone 
surrounding site

Fox Cities Performing 
Arts Center 
– Appleton, WI

$45 Million 2,100 + 
450 seats 
25,000SF 
lobby

Donations/Fundraising from local businesses, individuals and 
foundations ($45m), 14 cities in community dedicated $8m 
through hotel room taxes, City pledged 1% of lodging tax 
to cover operational needs, City designated site through its 
economic redevelopment authority and committed $4.2m 
towards site acquisition/preparation

Durham Performing 
Arts Center 
– Durham, NC

$48 Million 2,700 seats Borrowed $33.7m through Certifi cates of Participation 
(COPs), Debt service payments on COPs are subject to 
annual appropriated by the city, Donations ($7.5m), Small 
sponsorships ($200,000)

Richmond 
CenterStage – 
Richmond, VA

$85.5 Million 1,800 + 
200 seats +
80,000 SF

Grants from Commonwealth of Virginia ($8.5m), City of 
Richmond ($25m), Federal and State Historical tax credits 
($18m), New Market credits ($2.5m), and other sources ($18m)

Washington Pavilion 
– Sioux Falls, SD

$30 Million 1,900 seats 1% city entertainment tax pays debt service on bonds, City 
contributes ($1.2m annually) towards operations in addition to 
$50,000 in state and federal grants, City pays capital improvements

Tanger Performing 
Arts Center 
– Greensboro, NC

$65 Million 3,000 seats Public-private partnership: City committing ($30m) over 28 
years through a portion of City’s hotel tax revenue, ticket 
and user fees, and premium parking fees and the Community 
Foundation of Greater Greensboro ($35m)
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FARGO PERFORMING ARTS CENTER

6.0 FINANCING & FUNDRAISING OPTIONS

PROSPECTIVE FUNDRAISING: 

The PAC task force noted that community and private support of the proposed Performing 
Arts Center will be a critical component of the project's funding and development equation 
to implement a project. Initial discussion brought awareness that a two-part fundraising 
approach will be required to achieve success.

Phase 1 will need to be an ambitious locally-backed volunteer fundraising committee. A 
committee of fi ve to seven volunteers inside and outside of the arts community, whom are 
connected to community partners, will be tasked with steering and leading the fundraising 
campaign. An eight week time frame is anticipated to establish and structure this committee.

The scale of the proposed project is anticipated to surpass the capacity and time obligation 
of local volunteers to raise the required project funds. Outside strategy development, and 
campaign consultation, is necessary to eff ectively guide the eff orts of local fundraising 
volunteers and elected offi  cials. The second portion of work- Phase 2 - will require  partnership 
with a professional fundraising agency (or individual) that has experience and resources 
to strategically lead the development, and procurement process of funds. City Staff  has 
taken the direction of the task force to reach out to fundraising agencies to garner further 
information to bring forward to the task force and City Commission for informed discussion.

Next steps for the project development will include the development of the local fundraising 
committee, a pre-design of the perspective project for refi ned budgeting and fundraising 
eff orts, as well as the procurement of professional fundraising support.




