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INTRODUCTION 

The Tricentennial Commission of South Carolina, en-
trusted by the legislature with the responsibility for carrying 
out observance of the 300th anniversary of the founding of the 
first English speaking colony at Charleston, is interested in the 
possibility of purchasing and developing the original site of the 
first colony at Old Town, Albermarle Point, into a focal point 
for the celebration and an enduring permanent attraction. The 
state's objectives in developing this site include stimulation 
of out-of-state recognition of and travel to South Carolina; 
enhancement of the scope and quality of recreation/tourist 
attractions within the state and preservation of an outstanding 
historic site. 

In June, 1967, the Tricentennial Commission requested 
Economics Research Associates to evaluate the economic potentials 
of purchasing and developing this property. The purposes of this 
research program were to investigate the suitability of the 
site's potential as an historical attraction and the reasonable-
ness of the asking price; to derive a concept and scope of ac-
tivities for the project; to analyze the economic potential of 
the development both for the Celebration and as a permanent 
facility; to define the relationship between the attraction and 
the Tricentennial Celebration, and to recommend an implementation 
program. 

While the site's present name of Old Town undoubtedly 
has local recognition, it is unlikely that outsiders would 
generally be attracted to it. The connotation of Old Town, 
furthermore, cannot be expected to adequately convey the con-
cept proposed for this property. Consequently, Economics Re-
search Associates suggests the name Charles Towne Landing to 
hereinafter identify the development on the basis of its colonial 
identification and connotation of activity. 

Section I of this report presents the summary and 
conclusions of the research program. In Section II, the size 
and characteristics of resident and tourist market supporting an 
historical attraction in Charleston are developed. 
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Attendance and income levels experienced at selected 
competitive and complementary attractions, locally and in other 
states are analyzed in Section III. The site for Charles Towne 
Landing is evaluated in Section IV. In Section V, the concept 
and scope of activities envisioned for Charles Towne Landing are 
derived. Section VI, presents attendance projections and dis-
tributions from which physical planning factors, a prerequisite 
to any detailed architectural design plann~ng, are determined. 
Section VII examines the financial implications of the Charles 
Towne Landing Development including estimates of required in-
vestment, revenues, operating costs, and economic impact. In 
Section VIII, an implementation strategy including development 
procedures and organizatio;nal policies is recommended. 

The research program was conducted under the adminis-
trative supervision of Elliot L. Lewis, Vice President-Eastern 
Operations, of Economics Research Associates. Wayne R. Wilson 
was project manager for the study. 
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Section I 

SUMMARY AND CONCLUSIONS 

The study of conceptualization and economic potentials 
for a proposed historical attraction in Charleston, South Carolina 
details the following conclusions: 

1. Acquisition of the 187 acre Old Town Plantation 
(Charles Towne Landing} is recommended based on 
the site's historical validity, extensive and 
magnificent landscaping and close proximity to 
Charleston. The asking price of $1,750,000 
represents a maximum fair value in consideration 
of the above factors. 

2. Charles Towne Landing is to have a scope of ac-
tivity of considerable breadth based on a creative 
interpretation of research findings and optimizing 
the natural setting. The scope, moreover, is flex-
ible enough to permit the exercise of creative 
individual talent in the subsequent detailed de-
velopment of the attraction. Project recommenda-
tions for the site include the development of three 
complementary visitor interest areas which are 
linked together by means of a minirail which trav-
els above animal habitat areas and a scenic boat 
transportation system using one or more of the 
existing lakes. The first visitor area consists of 
present landscaping with lakes and gardens and can 
be left substantially intact. A historical recon-
struction area is another project component which 
will include a replica of the original ship and 
settlement apropos the Tricentennial Celebration. 
The final element consists of a dynamic and unique 
visitor orientation theater and exhibit building de-
signed to stimulate visitor interest in the recre-
ation/tourism amenities of the State. 

3. Construction cost budgets cannot be precisely de-
fined until detailed physical and architectural 
planning is completed. However, based on the ex-
perience of similar projects and discussions with 
knowledgeable architects, a preliminary construction 
budget of $1,435,000 is considered appropriate for 
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5. 

Charles Towne Landing and results in a total in-
vestment, including land, of $3,185,000. 

Given creative project implementation and manage-
ment, in addition to its market size, locational 
factors and other conditioning criteria, Charles 
Towne Landing has an attendance potential esti-
mated to be 205,000 persons during the Tricen-
tennial Celebration in 1970, 230,000 in 1971 and 
270,000 in 1972. By 1980, visitation levels are 
projected to reach 450,000. Out-of-state tourists, 
particularly those travelling Interstate 95, are 
expected to provide the major impetus for long term 
attendance growth. 

The state's objectives in developing Charles Towne 
Landing have been stated as attendance maximiza-
tion; out-of-state recognition and economic im-
pact in contrast to profit maximization. Conse-
quently, charges at the attraction have been de-
signed for break-even operations during the first 
few years to enhance initial visitor impressions 
and to promote word-of-mouth publicity. Per capita 
spending after concession payments for the snack 
facility, restaurant and proposed hydrofoil ride 
to Charleston proper are estimated at $.87 in 
1970 and $.92 for 1975. This produces revenue of 
$179,000 and $345,000 for 1970 and 1975, respec-
tively. 

6. Operating losses are estimated to be ($34,000) in 
1970, ($24,000) in 1972 and ($8,000) in the third 
year of operation. By 1975, operating profits 
should approach $47,000. 

7. The economic impact of Charles Towne Landing can be 
expressed in terms of visitor spending at the 
attraction,a portion of which helps to support the 
employment created by the project. A less readily 
identifiable benefit is derived from the spending 
of tourists who are attracted to or extend their 
stay in South Carolina because of Charles Towne 
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Landing. Cumulative spending for the period 1970 
to 1980 at Charles Towne Landing proper is esti-
mated at $1,912,000 for salaries and wages; $1,578, 
000 for operating costs and profits and $26,136,000 
in additional tourist community expenditures. 
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SECTION II 

MARKET SUPPORT FOR THE PROPOSED CHARLES TOWNE LANDING DEVELOPMENT 

This section presents estimates of the size and socio-
economic characteristics of the available market for a proposed 
attraction in Charleston, to provide a basis for derfVing an 
appropriate concept for Charles Towne Landing, and for projecting 
attendance. Components of the available market include residents 
and non-resident visitors. 

Attendance at a recreation or cultural attraction is 
a function of the size of the available market and the enter-
tainment value offered by the project itself. These two factors 
are interrelated to the extent that a larger market will support 
a larger and more varied attraction, which in turn will have a 
greater impact on the available market. Thus the size of the 
market is a key ingredient of potential success of the project. 

While analysis of market size facilitates estimates 
of reasonable project magnitude, the development concept should 
be framed in part by a comparative evaluation of selected 
economic and demographic characteristics which reveal recreation 
preferences and spending capabilities of potential visitors to 
Charles Towne Landing. A socio-economic profile of the resident 
market is highlighted by an analysis of income, and age levels. 
Non-resident visitors, by contrast, are discussed in terms of 
expenditure patterns, length of stay, state of origin, and routes. 

RESIDENT MARKET 

The resident market for any recreation/tourist attraction 
can be defined as the population residing within varying driving 
times of the site. A one-way driving time of two hours is estab-
lished as the maximum distance the average person would travel 
to an attraction and return home in a single day. The influence 
exerted by Charles Towne Landing is expected to extend to this 
maximum. While many residents will be motivated to travel one 
or two hours to visit Charles Towne Landing# it is more likely 
that this development will generate more visitors by strongly 
complementing existing historical and floricultural attractions 
thereby significantly enhancing the city of Charleston's appeal 
as a primary destination for distant residents and tourists. 
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With the proposed expansion in its scope of activities Charleston 
could expect not only a greater influx of resident visitors but 
a more extended length of stay for the average tourist with 
commensurate economic benefits to Charleston. 

POPULATION 

Experience at successful rec'reation attractions has 
proven that the greatest attendance expectancy at such a project 
is derived from population in the immediate area. Market 
penetration--attendance expressed as a percentage of total popu-
lation within a given radial distance--declines with distance. 
Thus the most important element in estimating resident market 
attendance is the magnitude of the local population. Consequently, 
the resident market has been divided into primary and secondary 
segments representing ~riving times of one · and two - hours, respec-
tively. This delineation is helpful in evaluating tqe relative 
strength of the market. As shown in Tabl~ I, the primary and 
secondary resident markets are estimated at 453,000 and 990~000 
respectively' for a total of 1.44 million persons in 1970. By 
1980, the resident market is expected to reach 1~90 million 
for an annual growth rate of 3.1 percent. 

SOCIO-ECONOMIC CHARACTERISTICS 
. 

Age composition of popula ·tion and income levels are 
important variables in determining what kinds of recreational 
facilities will best satisfy the needs and interest of the people. 
Responsiveness to the pattern of resident recreation demands to 
keep South Carolinians from venturing _ outside of the State is 
just as meaningful to the economy as attracting out-of-state 
dollars. 

The median age_of primary and secondary market residents, 
as presented in Table II, is approximately 22.0 years, in contrast 
to the national average, according to the 1960 U.S. Census, of 
29.5 years. Characteristically, the younger the average partic-
ipant, the more active the recreational pursuit. Consequently, 
the relatively low and continually decreasing median age of the 
resident market suggests the need for providing recreational 
facilities which stress active rather than passive pursuits. 
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TABLE I 

AVAILABLE RESIDENT MARKET 
FOR CHARLES TOWNE LANDING 

(1970-1980) 

(THOUSANDS) 

YEAR PRIMARY 1 SECONDARY 2 TOTAL 

1970 453 990 1,443 

1971 464 1,015 1,479 

1972 477 1,041 1,518 

1973 489 1,068 1,557 

1974 502 1,098 1,600 

1975 515 1,126 1,641 

1976 531 1, 161 1,692 

1977 547 1,196 1,743 

1978 565 1,232 1,797 

1979 583 1,268 1,851 

1980 601 1,309 1,901 

1 Includes residents within one hour's drive of the site 

2 Includes residents in the one to two hour driving radius of the site. 

Source: Economics Research Associates 
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Market Area 

Primary 

Secondary 

United States 

TABLE II 

MEDIAN AGE LEVELS AND DISTRIBUTION 
FOR SELECTED MARKET AREAS, 1960 

Median 

22.0 

21.7 

29.5 

Less than 
5 

13.8% 

12.9 

11.3 

DISTRIBUTION 

6 to 20 

37.6% 

38.1 

49.0 

Source : U. S. Census, 1960, Economics Research Associates 
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21 to 64 

43.5% 

43.7 

30.5 

65 and 
over 

5.1% 

5.3 

9.2 



The average per capita cash income for the primary 
and secondary market areas was $1,751 and $1,649 respectively 
for 1966, as shown in Table III. Within the critical primary 
resident market, however, Charleston County's per capita income 
is estimated at the moderately higher level of $1,949. These 
levels are consistent with South Carolina's average of $1,768, 
but are well below the United States average of $2,543. This 
disparity is ameliorated to some extent by the lower cost of 
living in South Carolina. Nevertheless, below average disposable 
income for recreation/entertainment activities in the resident 
market indicates that per capita expenditure objectives at 
Charles Towne Landing, for this portion of the market, must be 
moderate to maximize attendance. This point can be illustrated 
by observing that Busch Gardens in Tampa consistently succeeds 
in penetrating close to 60.0 percent of the resident market 
annually despite the relatively low resident per capita income 
of $2,153. This high repeat factor is largely explained by 
the Gardens' low per capita spending requirements of less than 
one dollar, in contrast to $5.00 to $6.50 for major tourist 
attractions such as Six Flags Over Georgia and Disneyland where 
resident incomes are $2,600 and $3,200 per capita, respectively. 

NON-RESIDENT MARKET 

The non-resident market consists of visitors residing 
beyond a two-hour driving radius of the site who pass within 
an hour's drive of Charleston. Visitors for whom Charleston 
is a primary overnight destination or a one to four-hour stop-
over, are included in the primary non-resident market. The 
secondary non-resident market is defined as the remaining 
visitors who pass within an hour's drive of the site. Specifi-
cally, this segment includes the substantial number of tourists 
driving through South Carolina on Interstate 95. While Charles 
Towne Landing should have little difficulty in penetrating a 
significant portion of the primary visitor market, the overriding 
challenge for stimulating substantial growth in visitation to 
Charleston and thus to the State, depends on successful diversion 
of traffic east from Interstate 95. 

The size and projected growth of the primary visitor 
market has been estimated on the basis of non-resident traffic 
counts on major highways leading into Charleston. In 1965, 
this volume of traffic represented a total of about 1.4 million 
visitors as shown in Table IV, using an average of 3.0 persons 
per car to convert the number of vehicles to actual visitors. 
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Market Area 

Primary 

Secondary 

United States 

TABLE Ill 

CASH INCOME LEVELS AND DISTRIBUTIONS 
FOR SELECTED MARKET AREAS 

Households By Cash Income Groups 

Per 
Capita 

$1,751 

1,649 

2,543 

$3,000 -
$0-2,999 4,999 

33.6% 18.2% 

36.7 19.1 

21.5 15.4 · 

$5,000 -
7,999 

23.3% 

21.9 

28.1 

$8,000 -
9,999 

10.7% 

9.2 

13.5 

$10,000 
and over 

14.1% 

13.3 

21.5 

Source : Sales Management Survey of Buying Power, 1967, Economics Research Associates 
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Highway 

U.S. 17 1 

U.S. 52 

Interstate 26 

U.S. 78 

S.C. 642 

U.S. 176 

U.S. 61 

Total : 

TABLE IV 

ESTIMATED ANNUAL NON-RESIDENT AUTOMOBILE VISITORS 
IN THE CHARLESTON AREA 

1965, 1985 

1965 

1,053,400 

128,100 

105,100 

53,600 

17,500 

14,200 

19,700 

1,391,500 

1 One-way traffic only 

1985 

2,288,500 

278,130 

227,760 

114,975 

37,230 

31,755 

42,800 

3,022,150 

Source: South Carolina Development Board, Wilbur Smith and Associates, Economics Research Associates 
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By 1970, the total in the Charleston area is projected to 
increase to 1.68 million visitors. Overnight visitors are 
expected to account for 24.7 percent of this total, or 
415,000 persons based on present levels and trends in attend-
ance at local tourist attractions and estimated occupancy 
rates at Charleston's projected 1970 supply of 2,300 hotel 
and motel rooms.1/ Subtracting estimated overnight visitors 
from this total, results in an indicated transient market of 
approximately 1.26 million persons for 1970. By 1980, total 
non-resident traffic in Charleston should increase to 2.45 
million persons at an annual growth rate of about 4.6 percent. 

The secondary non-resident market includes out-of-
state tourists travelling on Interstate 95--the north-south 
corridor of the East Coast linking the hugh northeastern 
market area with Florida. Out-of-state vehicles as a percent-
age of total traffic are estimated at 70 percent for highway 
301 and its successor Interstate 95--the highest percentage 
of any other major highway in South Carolina. In 1966, highway 
301 one-way volume was estimated at 0.9 million vehicles 
annually of which 0.6 million were out-of-state. A dramatic 
increase in traffic is projected upon completion of Interstate 
95. By 1975, annual one-way volume of 3.6 million vehicles 
is anticipated for this highway, with out-of-state traffic 
estimated at 2.5 million vehicles. Thus, approximately 7.6 
million out-of-state visitors are expected to pass within 50 
miles of Charleston by 1975. 

While these traffic flows represent substantial 
tourist spending potential, the high speed interstate highway 
system will make it possible--and indeed will encourage--most 
visitors to cross South Carolina without stopping, with the 
probable consequence of growing numbers of visitors passing 
through, but fewer tourist dollars spent in the State. There-
fore, an aggressive promotional program keyed to diverting 
Interstate 95 traffic is necessary to stimulate out-of-state 
exposure for the Tricentennial Celebration; to promote Charleston 
and Charles Towne Landing as side trips and eventually primary 
destinations and, in general, to increase the level and quality 
of recreation/tourism in South Carolina. It should be noted 
that even a small percentage penetration of this traffic flow 
could result in a relatively large influx of visitors. A five 

1/ Assumptions: 
a. Hotel and motel rooms in 1970: 2,300 
b. Persons per room: 2.2 
c. Average occupancy rate (1970): 78.0% 
d. Percentage of overnight visitors not staying at hotel 

or motel: 11.6% 
e. Average length of stay: 3.95 days 
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percent penetration of Interstate 95 out-of-state traffic in 
1975, for example, would yield approximately 382,000 tourists, 
increasing visitation to the Charleston area by about 18 percent. 

As indicated in Table V, the total non-resident market 
is expected to increase from 5.0 million in 1970 to 11.8 million 
in 1980. 

The extended non-resident tourist or vacation market 
is defined as the population residing within 500 miles of 
Charleston. In 1966, this broad potential market is estimated 
at approximately 48.0 million persons or close to 25.0 percent 
of the United States population. The rationale for defining 
the limits of the market is based on the observation that the 
average southern family drives 500 miles to a vacation desti-
nation. Charles Towne Landing's penetration of this market 
will be minor at best. The few commercial tourist attractions 
which capture meaningful portions of a market this magnitude 
include Disneyland, for example, which has an investment of 
over $80.0 million. Even a substantial investment, however, 
does not guarantee a high market penetration, as exemplified 
by Williamsburg where investment is almost equal to, yet 
attendance (946,000) is only 16 percent of Disneyland levels. 

The average out-of-state tourist who visits Charleston 
as a point of destination, spends approximately $14.00 per day 
and has an average length of stay of about four days, as 
indicated in Table VI. Daily expenditures per party are esti-
mated at $40.50 based on an average party size of 3.0 persons. 
Total spending per party per visit is projected at $160.00. 

By far the majority of visitors to Charleston use 
commercial accomodations for their overnight stays as suggested 
by the relatively high percentage expenditure of 31.4 percent 
for lodging. Motels account for approximately 49.1 percent 
of the visitors, and an additional 38.2 percent stay in hotels. 

The average daily expenditure for recreation and 
entertainment of $2.10 per person is relatively high compared 
with other locations and is only moderately below the $2.58 
level registered by Florida tourists. Thus, it appears that 
the average Charleston tourist, can be expected to patronize 
moderately expensive, quality, tourist attractions. 

Table VII illustrates the challenge faced by Charleston 
and South Carolina in terms of extending the average tourist's 
length of stay. Although South Carolina has exposure to almost 
the same number of tourists as does Florida (15.0 million versus 
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1970 

1971 

1972 

1973 

1974 

1975 

1976 

1977 

1978 

1979 

1980 

Source: 

TABLE V 

AVAILABLE NON -RESIDENT MARKET 
FOR CHARLES TOWNE LANDING 

1970 - 1980 
(THOUSANDS) 

Primary 
Overnight Transient Secondary 

415 1,260 3,350 

425 1,325 4,000 

440 1,360 5,000 

455 1,425 6,100 

470 1,480 6,700 

485 1,565 7,600 

500 1,650 8,000 

520 1,680 8,500 

540 1,760 8,800 

560 1,840 9,100 

580 1,920 9,300 

Economics Research Associates 
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Total 

5,025 

5,750 

5,765 

7,980 

8,650 

9,650 

10,150 

10,700 

11,100 

11,500 

11,800 



TABLE VI 

CHARLESTON OUT-OF -STATE TOURIST SPENDING CHARACTERISTICS, 

Party 
Per Visit 

Commercial Lodging $50.30 

Auto Service and Gasoline 13.90 

Eating and Food Supplies 50.50 

Recreation and Entertainment 23.80 

Retail Purchases 16.80 

Other 4.70 

Total: $160.00 

Average party size: 2.90 persons 
Average length of stay : 3.95 days 

Party Per Person 
Per Day 1 Per Day 

$12.75 $4.40 

3.50 1.20 

12.80 4.40 

6.00 2.10 

4.25 1.50 

1.20 .40 

$40.50 $14.00 

Source : Greater Charleston Chamber of Commerce Travel Survey, Dr . Lewis C. Copeland, 
Economics Research Associates 
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Percentage 
Distribution 

31.4% 

8.6 

31.4 

15.0 

10.7 

2.9 

100.0% 



TABLE VII 

ESTIMATED TOURISTS, EXPENDITURES AND 
LENGTH, OF STAY FOR SELECTED AREAS, 1966 

I. Estimated Number Of 
Out-Of-State Tourists 

Charleston 1 

370,700 

11. Estimated Total Expenditures (000) $20,500 

111. Average Expenditures Per 
Person Per Stay ( 11 -:- I) $55.30 

IV. Average Length Of Stay 
Per Person ( Days) 3.95 

V. Average Expenditure Per 
Person Per Day (111-:-IV) $14.00 

1 Excludes Transient out -of-state tourists. 

South Carolina 

15,000,000 

$175,000 

$11 .66 

1.99 

$5.85 

Florida 

17,949,000 

$4,311,000 

$240.20 

14.70 

$16.34 

Source : Charleston Trident Chamber of Commerce Travel Survey, Dr. Lewis C. Copeland, 
Economics Research Associates. 
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17.9 million) tourist expenditures in South Carolina are only 
4.0 percent of the Florida total. The per capita spending and 
length of stay of Florida's tourists are considerably greater 
than that of t~ansient tourists in South Carolina, since Florida 
is the primary destination and visitors typically spend more, 
particularly for lodging, once they have arrived at their desti-
nation than they do while travelling. Only overnight tourists 
have been presented for Charleston to illustrate the disparity 
in spending and length of stay between basically non-transient 
and transient tourists in South Carolina. The average non-
transient Charleston tourist spends 4.8 times more during his 
stay than the average South Carolina tourist. As mentioned 
previously, it is unlikely that the proposed Charles Towne 
Landing will serve as a primary destination for tourists, but 
it should measurably strengthen Charleston's image as a tourist 
attraction, thereby encouraging side trips and more extended 
stays for non-transient tourists and resulting in an increase 
in Charleston's rate of penetration into the sizable transient 
market. 

New Yorkers represented approximately 9.8 percent 
of the total out-of-state visitors to Charleston in 1966, as 
indicated in Table VIII, followed by Ohio with 7.3 percent, 
North Carolina, 7.2 percent, Georgia 6.9 percent, and Florida 
with 6.2 percent. Each of the rest of the 50 states, Washington, 
D.C. and foreign countires represented less than 6.0 percent 
of the total visitor count. This visitor origin distribution 
is helpful in identifying the probable degree of national 
exposure for the Tricentennial Celebration at Charles Towne 
Landing. It also signifies those states where newspaper, 
magazine and billboard promotion is likely to be more effective 
in attracting tourists. 
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TABLE VIII 

DISTRIBUTION OF ORIGINS OF OUT-OF-STATE VISITORS 
TO CHAR LESTON 

Origin 

New York 

Ohio 

North Carolina 

Georgia 

Florida 

Virginia 

Pennsylvania 

New Jersey 

California 

I Iii no is 

Tennessee 

Texas 

Massachusetts 

Michigan 

Maryland 

Alabama 

Remaining States 

Foreign Countries 

Total: 

Percentage Of Total 

9.8% 

7.3 
7.2 
6.9 
6.2 
5.4 
5.2 
4.5 
3.8 
3.7 
3.3 
2.7 
2.4 
2.3 
2.3 
2.0 

19.6 
5.4 

100.0% 

Source : Charleston Trident Chamber of Commerce Guest Register, Fort Sumter Register and 
City Hall Council Chamber Register. 
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Section III 

ATTENDANCE AT SELECTED COMPETITIVE AND COMPLEMENTARY ATTRACTIONS 

The total available market for an attraction in Charles-
ton has been outlined in the previous section. Insights as to the 
probable penetration of this market by Charles Towne Landing, how-
ever, can best be determined through evaluation of attendance 
patterns and physical characteristics of other attractions. Two 
groups of facilities are appropriate for this analysis. First, 
the attendance experience of Charleston area attractions indicates 
the size and preferences of local visitors. Secondly, visitation 
levels at other attractions in the United States which offer an 
entertainment experience at least generically similar to that 
proposed for Charles Towne Landing indicates attendance potential 
based more on physical content than on the available market. 

CHARLESTON AREA ATTRACTIONS 

In the Charleston area there are two major types of 
attractions: garden and historic. Charleston's beaches including 
Sullivan's Isle and Folly Beach represent a third but somewhat 
unrelated focus of visitor interest. 

No fewer than five public gardens can be found in the 
vicinity of Charleston. This list includes the Middleton, Mag-
nolia, Cypress, White Point and Hampton Park Gardens. The ftrst 
three of these gardens drew approximately 25,000 visitors each in 
1966 as shown in Table IX. Middleton accommodated 28,000 persons 
by virtue of its year-round operating season compared with the 
three and one half month season for the Magnolia and Cypress Gar-
dens. By contrast, Brookgreen Gardens 60 miles northeast of 
Charleston recorded 312,000 visitors in 1966. This disparity is 
explained partially by the more convenient highway 17 access to 
Brookgree and its close proximity to Myrtle Beach and, up until 
December, 1967, free admission. Brookgreen can also be disting-
uished by its combination of attractions appealing to a larger 
segment of the people -- particularly the young. These gardens 
set the background for an outstanding display of statuary, a zoo, 
and a museum. This combination of convenience, inexpensiveness, 
quality and broad concept has made Brookgreen Gardens one of South 
Carolina's most popular tourist attractions. Brookgreen's success 
lends emphasis to E.R.A.'s recommendation for developing the pro-
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TABLE IX 

ANNUAL ATTENDANCE AT SELECTED CHARLESTON AREA 
TOURIST ATTRACTIONS 

(1966) 

Estimated Estimated 
Admission Per Capita Annual 

Attraction Adult Child Spending Attendance 

Gardens 

Middleton $2.00 $1.00 $1.75 28,000 
Magnolia 2.00 1.50 20,000 
Cypress 2.00 1.10 1.80 18,000 
Brookgreen 1 312,000 

Historical 

Charleston Museum 119,000 
Provost Dungeon .50 .25 .42 25,200 
Fort Moultrie 80,800 
Fort Sumter 1.85 .85 1.52 81,200 
Old Powder Magazine .50 . 25 .42 N.A . 
Old Slave Mart Museum .50 .25 .42 N.A . 

N.A. = Not available 

1 60 miles northeast of Charleston; admission charge of $.50 - adults and $.25 - children as of January 1, 
1968. 

Source: Economics Research Associates 
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posed Charles Towne Landing into an attraction offering not only 
historical but recreational activities and gardens as well. 

Charleston has numerous historical attractions inclu-
ding homes, churches, stores, civic buildings, museums and forts. 
In fact, much of Charleston looks like it did in 1800 and in this 
respect it is vaguely similar to Colonial Williamsburg. This 
complex of historical attractions draws over 1,000,000 visitors per 
year to Charleston, however, the highest annual attendance recor-
ded for an individual attraction is only 120,000 at the Charleston 
Museum which is free and accommodates a high percentage of school 
children. Thus, the majority of tourists apparently take un-
guided tours through the city with only a small percentage visiting 
the various forts, museums and public homes. 

SIMILAR ATTRACTIONS IN THE UNITED STATES 

The concept and scope of activity envisioned for Charles 
Towne Landing will make it unique among all historical attractions 
in the United States, however, Jamestown, Mystic Seaport, Plimouth, 
Old Sturbridge and Williamsburg may be considered generically 
similar. Table X presents charges and estimates of per capita 
spending and Table XI outlines attendance, income, expense and 
investment at these attractions. The experience of these attrac-
tions should provide useful insights as to the attendance and 
financial performance levels achievable by Charles Towne Landing. 

Jamestown Festival Park in Virginia--thirty minutes 
drive from Colonial Williamsburg--is adjacent to the site of 
America's first permanent English settlement. In 1966, 402,000 
visitors paid an average entrance fee of $.63 to see Jamestown. 
This $1.9 million year-round attraction consists of an information 
center; Old and New World Pavilion; fort and indian village with 
costumed soldiers; settlers and indians; a glass house, and repli-
cas of the three ships which voyaged from England to America in 
1607. Approximately a mile from this complex is the original site 
with an historic church tower and a visitor's center which pro-
vides a fifteen minute orientation film. Tours of the site ruins 
are also provided. Jamestown is administered by a foundation 
created by Virginia's General Assembly. 

Mystic Seaport located in Mystic, Connecticut consists 
of exhibits, historic ships and buildings representative of a 
19th century New England seaport community. Mystic is administer-
ed by a non-profit, educational and research organization which 
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TABLE X 

REVENUE SOURCES FOR SELECTED HISTORICAL ATTRACTIONS 
IN THE UNITED STATES 

Attraction/Revenue Source Adult Child 

Jamestown 
Admissions $1.00 $.50/.25 
Gift shop and glass 
Restaurant 

Total 

Mystic Seaport 
Admissions $2.00 $ .75 

Plimouth Plantation 
Plimouth Village $1.00 $ .50 
Mayflower 11 .75 .50 
Merchandise 

Total 

Old Sturbridge 
Admissions $2.50 $1.00 
Restaurant 
Merchandise 
Miscellaneous concessions 

Total 

Colonial Williamsburg 
Exhibition buildings $3.00 $1.00 
Merchandise 
Restaurant concession 

Total 

E = Estimated 

Source: Economics Research Associates 
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Average 
Ticket 

$ .64 

$1.53 

$ .75 
.65 

$1.73 

$2.35 

Percentage 
Penetration 

100% 

100% 

70% 
90 

100% 

76% 

Estimated 
Per Capita 

Expenditure 

$ .64 
.44 
.41 --

$1.49 

$1.53 

$ .53 
.59 
.56 --

$1.68 

$1.73 
.24 

1.59 
.06 

$3.62 

$1.79 
1.45E 
.45E --

$3.69 



TABLE XI 

ATTENDANCE, OPERATING INCOME, AND INVESTMENT 
FOR SELECTED HISTORICAL ATTRACTIONS 

MYSTIC PLIMOUTH O LD COLONIAL 
JAMESTOWN SEA PO RT PLANTATION STURBRID GE WILLIAM SBURG 

Per Per Per Per Per 
(000) Capita (000) Capita (000) Capita (000) Capita (000) Capita 

Attendance 402 444 350 548 946 -
Revenue 

Admissions $256 $ .63 $681 $1.53 $399 $1 .14 $947 $1.73 
Restaurant 133 .24 
Merchandise 195 .56 872 1.59 
Concessions 52 ___Jl ___fil ---=-11 -- _,Q§ --

Sub-total $308 $ .76 $732 $1.64 $595 $1.70 $1,985 $3.62 $3,501 $3.70 

Expenses 

Salaries and wages $215 $ .53 $680 $1.53 $306 $ .87 $790 $1.44 
Supplies and miscellaneous 108 .27 290 .65 145 .41 425 .78 
Cost of goods sold -- -- -- - - __J!§ __;n 498 -~ 

Sub-total ($323) ($ .80) ($970) ($2. 18) ($546) ($1.56) ($1,713) ($3.13) ($4,774) ($5.05) - -- -- -- --

Operating Profit (Loss) ($15) ($. 04) ($238) ($ .54) ($49) ($ .14) $272 $ .49 ($1,271) ($1.34) 

Investment 

Working capital $200 $ .49 $210 $ .47 $125 $ .36 $439 $ .80 
Property, plant and equipment 1,994 4.96 4,104 9.33 1,172 3.35 3,342 6.09 -- -- -- -- -

Total $2,194 $5.45 $4,350 $9.80 $1,297 $3.71 $3,781 $6.89 $80,000 $84.56 

Source: Economics Research Associates 
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claims 11,460 members. Attendance at this $4.1 million attrac-
tion has increased from 247,000 in 1961 to 444,800 in 1966 and 
per capita spending after concession's percentage is estimated 
at $1.64. 

Plimouth Plantation in Massachusetts is near the site 
of the original pilgrim landing and subsequent colonization. 
It is administered by a non-profit educational foundation. In 
1966, 242,000 visitors spent an average $.75 per person to view 
the reconstructed pilgrim houses, a church, fort and indian camp-
site staffed with costumed guides, hostesses and settlers. Adja-
cent to Plimouth Plantation, Mayflower II, a replica of the origi-
nal pilgrim ship, drew approximately 320,000 visitors in 1966 at 
an average ticket price of $.65. Attendance at both facilities 
has been growing at a rate in excess of 15.0 percent annually, 
and should continue to climb as the present $1.2 million invest-
ment is expanded to provide for new soon-to-be-announced redevel-
opment and expansion programs. 

Old Sturbridge Village in Massachusetts is a re-creation 
of a typical 19th century New England country town which is ad-
ministered by a non-profit educational institution. Attendance 
has risen at a consistent 10 percent annual rate to the 548,000 
in 1966. Visitor spending at Old Sturbridge is a relativ€ly high 
$3.62 per person and the operating profit is $.49 per capita. 
The present investment level of $3.3 million is expected to be 
enlarged by $11.0 million during the next ten years. 

Virginia's Colonial Williamsburg--some three hours drive 
from Washington, D.C.--offers a vast complex of 83 reconstructed 
craft shops, exhibition buildings, homes, civic buildings and 
dining and lodging facilities. Most of these buildings are 
staffed with costumed craftsmen, attendants and guides. Visitors 
are also oriented to Williamsburg by means of an information 
center which features an exceptional 35 minute film depicting the 
colony during the years immediately preceding the American Revo-
lu~ion. Attendance to this $80.0 million attraction was approxi-
mately 946,000 in 1966, with 722,000 of this total paying admission 
fees to view the separate exhibits. There is no admission charge 
to Colonial Williamsburg itself. The growth rate in attendance has 
been estimated at approximately 6.0 percent since 1956. Williams-
burg has 2,200 employees, spends $200,000 on advertising annually 
and estimates its economic impact at $30.0 million annually. 

III-6 



- Section IV 

SITE EVALUATION 

Old Town Plantation at Albemarle Point--just ten 
minutes from downtown Charleston--is the site proposed for de-
velopment of Charles Towne Landing. This property with frontage 
on the Ashley River offers a rare and appealing combination of 
genuine historical validity, unique scenic attractiveness and 
sufficient acreage to encompass a wide variety of future uses. 
This section sets forth a brief evaluation of the site in terms 
of its environment, accessibility and price. 

ENVIRONMENT 

The subject property when considered in the broad con-
text of South Carolina offers the distinct environmental advan-
tages of close proximity to the urban core of Charleston with its 
strong historic and garden orientation; a reasonably good clima-
tological profile; and outstanding site amenities. 

The first landing and settlement of an English speaking 
colony in South Carolina took place at Old Town in 1670. Conse-
quently, it is unsurpassed in the validity of its claim as site 
of the focal point of the Tricentennial Celebration 

The owners have invested decades and considerable money 
creating incomparable landscaping with expansive lakes and attrac-
tive gardens. Most visitors to the site rank it among the most 
memorable and outstanding gardens in the South. Old Town's 
approximately 187 acres are sufficient to buffer this environ-
ment from neighboring developments. In addition, the plantation's 
size is more than ample for development of a historical attraction 
including the gardens and therefore potential exists for other 
complementary development possibilities. 

ACCESSIBILITY 

The property is served by four lane Highway 171 which 
has direct access to the area's two most important tourist arter-
ies--Interstate 26 and Highway 17. Interstate 26 feeds traffic 
to Charleston from the state's major urban cores including Colum-
bia and Greenville, and is the most expedient eastern route from 
major north-south tourist flows on Interstates 95 and 85. Visitors 
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approaching Charleston on Interstate 26 can often reach the 
downtown core more quickly by detouring to Highway 171, although 
this will diminish somewhat with the Interstate 26 extension. 
Consequently, if this detour route could be successfully en-
couraged with directive signs, a larger potential market would 
pass directly by the site. The majority of Charleston's out-of-
state tourists, however, travel Highway 17. The combination of 
relatively close site proximity and effective promotion on this 
major north-south coastal route should enhance potential pene-
tration of this market. 

Although the site's present entrance road would be 
incapable of accommodating projected peak attendance levels, 
another right-of-way to Highway 171 is available and could be 
developed to facilitate a circular flow of traffic. 

Finally, the site's water frontage suggests the inter-
esting possibility of introducing a boat shuttle system from 
Charleston which could add to both the experience of visitors 
and the project's income. 

PROPERTY VALUATION 

E.R.A. has considered the question of whether the option 
price of $1,750,000 for the property is fair and equitable. Com-
parable land sales in the immediate vicinity indicate a price 
range of between $6,000 to $8,500 per acre inland to $15,000 for 
waterfront property. Pricing the approximately 153 inland acres 
at $7,000 and the approximately 35 waterfront acres at $12,000 re-
sults in a total maximum fair value of $1,490,000. (The 450 acres 
of marshland have been conservatively estimated to have no value.) 
This valuation is related to the value of Old Town as a site for 
housing and limited commercial development only. Additionally, 
consideration should be given to the present investment in land-
scaping at Old Town since property acquired by the Commission 
would need to be developed as a park or historical attraction and 
with unimproved land, at least limited landscaping would be re-
quired. According to the owners there is an investment in land-
scaping and buildings independent of labor in excess of $400,000. 
It is in the opinion of E.R.A. that $1.6 to $1.7 represents a fair 
valuation for this property using a moderate market appraisal and 
including a conservative allowance for the investment in improve-
ments. 
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Section V 

PROPOSED CONCEPT OF CHARLES TOWNE LANDING 

The concept envisioned for Charles Towne Landing em-
bodies horticultural gardens; historical amenities reconstruc-
tion and mementos; a totally unique visitor orientation theater; 
and an exhibit complex serving as an appropriate focal point for 
the Tricentennial Celebration and, as an enduring dynamic attrac-
tion. It is within the context of recreation-tourism demands of 
the available market; the content and experience of competitive 
and complementary attractions and the objectives of the Tricen-
tennial Commission and state that the concept and scope of act-
ivities for Charles Towne Landing have been derived. 

The extreme youthfulness and limited disposable spend-
ing capabilities of the resident market suggests active, yet 
moderately priced recreation preferences. The responsiveness of 
Charles Towne Landing in meeting this need requires something more 
than static and passive gardens and historical exhibits while at 
the same time an amusement park environment would not be in keep-
ing with the serenity and historical importance of the site. 

The complement of activities at Charles Towne Landing 
must also be consistent with the recreation entertainment prefer-
ences of the tourist market--especially so since stimulation of 
tourist interest in South Carolina is a principal development 
objective. Visitors to Charleston currently enjoy a wide variety 
of historical, garden and beach facilities. It does not necessari-
ly follow, however, that adding more of the same types of activi-
ties is sufficient to stimulate visitor interest in Charleston. 
As of the present time, in fact, none of Charleston's major his-
torical and garden attractions have made a meaningful penetration 
of the tourist market. Annual attendance at Fort Sumter of approx-
80,000 is only 5.7 percent of the estimated non-resident market 
alone and yet it is one of the state's better known attractions. 
Fort Sumter is representative of many local attractions which are 
either too remote, expensive, under-invested, or static, to generate 
substantial attendance. 

DEVELOPMENT OBJECTIVES 

The development objectives of the Tricentennial Com-
mission and state are roughly parallel; both stress tourist ex-
posure to South Carolina. To properly meet the needs of the Tri-
centennial Celebration, Charles Towne Landing should; present the 
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story of the first landing in 1670; provide a site for special 
festival occasions and stimulate tourist interest in celebrations 
taking place in the Charleston area and throughout the state. In 
a similar vein the state's objectives can be met if Charles Towne 
Landing succeeds in; stimulating and properly directing out-of-
state tourists to other parts of the state; attracting new tourists 
to Charleston or extending the length of stay of present tourists 
with commensurate economic benefits. Improving the image of South 
Carolina as an imaginative, forward looking state is a peripheral 
but important added goal. 

The following scope of development makes up three prin-
cipal activity areas with appropriate rides providing pleasant 
and convenient linkage. Relative locations are indicated in 
Figure 1. The present scope of landscaping and gardens is the 
first interest area and can be left substantially intact; second-
ly, the visitor orientation theater-exhibit center complex is ex-
pected to be located near the parking area, and finally the settle-
ment reconstruction area is near the site of the original landing. 
E.R.A. recommends construction of a shuttle minirail between the 
orientation-exhibit complex to the settlement reconstruction area 
and the development of a special boat transportation system be-
tween the exhibit complex and the garden area perimeter. 

VISITOR ORIENTATION CENTER 

A dynamic and unusual visitor orientation center is 
envisioned as a major focal point of Charles Towne Landing de-
signed both to stimulate visitor interest in South Carolina's 
recreation/tourism amenities and dispense specific information 
to guide the potential visitor. 

The major component of this information complex is the 
visitor orientation theater. As conceptualized, this theater 
would consist of a series of elevated screens with each screen 
projecting by slide or preferably film, highlights of recreation/ 
tourist facilities in the state. One of the screens could run 
continuously giving a broad overview of the scope of South Caro-
lina's attractions and hopefully implanting trip suggestions in 
the visitor's mind. The remaining screens could be activated by 
the visitor according to pre-listed question categories such as: 
length of stay; travel distance and direction preferences; and 
type of activity or attraction desired. In response, the pre-
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programmed machine could indicate routes and promote attrac-
tions best suited for the inquiring traveler. A portion of 
this system could be used for the Tricentennial Celebration in 
1970, by showing a continuous film which visually portrays the 
first landing and subsequent settlement at Charles Towne Landing 
and then highligh~special local festivals in conjunction with 
the Celebration. 

A peripheral supplement to this system would be an in-
formation dispensing machine which is keyed to the visitor's sel-
ections at the orientation theater. Selection by the visitor of 
a given distance, time, direction and activity preference at the 
theater would be represented by a code number on the dispensing 
machine which would then provide maps, routes, and salient in-
formation of the appropriate activities and attractions. This 
machine would be augmented with a library of brochures, maps, 
and possibly a raised model of Charleston and the state. 

The effectiveness of this type of interest stimulant-
information dissemination system multiplies as other regions of 
the state participate and enhance the potentials for reciprocal 
benefits. On a purely local basis this complex could have sub-
stantial impact by using effective roadway signs on Interstate 
26 and Highway 17 to direct the Charleston tourist to visit 
Charles Towne Landing first, thereby greatly improving the 
traveler's understanding of the content and location of local 
attractions. 

In the near future, Florida plans to introduce a 
statewide network of tourist information machines in conjunction 
with interested oil companies. Less dynamic than that envisioned 
for South Carolina, these machines, placed at highways leading 
into the state, would provide limited information on lodging 
facilities, commercial attractions, emergency numbers, etc. 

It is by no means suggested that the center depend 
solely on automated devices. Costumed attendants should be on 
hand both to assist in the use of the machine and to answer 
specific questions for which answers have not been programmed. 
Special training of these people is recommended. 
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EXHIBIT CENTER 

In the opinion of E.R.A. the exhibit center, which is 
recommended to share the same building with the visitor orienta-
tion center, should stress sociological economic changes that 
have occurred in South Carolina during the last three hundred 
years with minor tribute to the other colonies. Again, a dy-
namic and creative exhibit complex must be considered a necessi-
ty. Efforts should be taken to include unique wares, artifacts, 
etc., which may not be typical but are at least indigenous to 
South Carolina. It is possible that the depth and interest value 
of the center could be enhanced by current cultural additions, 
such as paintings and sculpture representative of South Carolina. 

E.R.A. recommends that both the visitor orientation 
center and exhibit center be included in one building. This is 
based on the expectation that for the price of two mediocre 
buildings one impressive structure can be built and much of 
Charles Towne Landing's success must rest with the quality of 
and interest generated by its improvements. 

SETTLEMENT RECONSTRUCTION AREA 

The settlement reconstruction area is recommended to 
consist of a replica of the original ship and a grouping of homes 
and shops representative of the early settlement period. Although 
the logs and diaries concerning this brief period (1670-1680) are 
somewhat sketchy in reference to the physical appearance of both 
the ship and settlement, research should yield sufficient infor-
mation to at least approximate structural types, configurations 
and dimensions. Clothing styles of the day have already been re-
searched and depicted in a diorama of the first landing. 

The ship replica should have a somewhat rustic appear-
ance and should include displays of reproduced artifacts including 
clothing, weapons and logs. Scattered dummies and/or costumed 
guides could also be added--budget permitting. Although a sound 
and light show using the ship as a backdrop does not appear warrant-
ed for early implementation, it may be possible to introduce a 
continuously playing dialogue which focuses on the landing and 
greeting by indians. 
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The settlement reconstruction area is recommended 
to include a moderate grouping of houses and shops. While 
it is not believed that these early colonists had a fort per 
se, they may have had mounted guns and a lookout tower. This 
being the case, a tower would be of interest to visitors wishing 
to view Charles Towne Landing in its entirety and across the 
river to Charleston. The settlement should be active with cos-
tumed craftsmen engaged in trades of the day such as glassblowing, 
woodworking, leathercrafting, and pottery making. Unemployed or 
retired persons could find this work and additional income from 
the sale of their wares a particularly appealing opportunity. 
The staffing and physical expansion of this settlement is expec-
ted to increase moderately as funds permit. Staff requirements 
should be filled by the local market with college students help-
ing during the peak summer season. 

It is also believed that establishment of an organiza-
tion dedicated to the success of Charles Towne Landing could be 
instrumental in providing volunteer guides and craftsmen for the 
attraction. There are many old Charleston families who have a 
great interest in local history. Consequently, it appears possi-
ble that interested individuals could prganize a volunteer associ-
ation called "Charleston Society" for example, to encourage vol-
unteer work at local historical attractions including Charles 
Towne Landing. 

BOAT AND MINIRAIL RIDES 

Flat bottom,manually propelled swan boat rides on one 
or more of the lakes at Charles Towne Landing and minirail rides 
above animal habitats are recommended to provide transportation 
linkage among the gardens, historic and visitor orientation-ex-
hibit center. In addition, these rides will tend to inject a 
feeling of activity without disturbing the beauty and historic 
charm of Charles Towne Landing. 

The swan boats would be peddled noiselessly around the 
large lake or possibly through inter-connecting lakes unless en-
gineering costs are prohibitive. These boats rest on pontoons; 
can have bright canvas tops and are shaped like swans over the rear 
paddlewheels. If the lakes can be linked and the orientation-ex-
hibit buildings and parking are placed near the northern end of 
the last lake, the boats could provide a real service by trans-
porting visitors a considerable distance to the first lake near 
the marsh. These boats are designed to blend pleasantly with the 
environment, and could probably travel among selected species of 
birds, reptiles, etc. 
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A hydrofoil boat ride transporting visitors from 
Charleston to Charles Towne Landing is mentioned somewhat in-
cidentally since the firm which has harbor rights for Charleston 
may or may not decide to follow our suggestion of initiating a 
shuttle system. This venture would probably break-even and en-
hance the image of Charleston and Charles Towne Landing. 

The minirail ride is expected to link the orientation-
exhibit complex with the settlement reconstruction area. A 
unique and entertaining aspect of this elevated ride would be 
its meandering course which dips into various animal habitat 
areas thereby allowing passengers to experience close contact 
with animals in seemingly natural environments. This type of 
ride has been extremely well received at Busch Gardens in Tampa, 
Florida, where close to 1.0 million visitors annually ride a 
monorail through the "African Veldt." It is important for this 
ride to be camouflaged within areas of heavy foliage in keeping 
with the natural unobstructed beauty of the site. In view of 
the substantial hourly capacity of this system, E.R.A. recommends 
that at least initially, unlimited rides be offered for the price 
of one daily ticket. 

An additional complementary use for the animal com-
plex would be a limited children's contact zoo, the logistics 
of which must be worked out with designers. 

VISITOR SERVICE FACILITIES 

A uniquely designed snack stand and gift shop located 
in or near the visitor orientation center and a restaurant with 
decor to match its water-front location are recommended for 
Charles Towne Landing to meet basic visitor needs and to provide 
an additional source of income. Both the snack stand and res-
taurant are recommended for concessionaire operation because of 
inherent complexities in the food business. The gift shop, on 
the other hand, is a fairly simple operation and can be easily 
run by the Charles Towne Landing Corporation. The architecture 
of each facility should blend with environment in accordance with 
an overall schematic design for Charles Towne Landing. The em-
ployees of each establishment should all wear costumes consistent 
with the dress of other park personnel. 

The snack stand should sell low cost a la carte items 
to allow service of a large number of customers in a short time. 
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A recommended location for this facility is near the visitor 
orientation-exhibit center. 

An imaginatively designed but simple structural res-
taurant overlooking the waterfront is recommended for Charles 
Towne Landing. One of the objectives in planning for this 
restaurant is to give it a character so unique that it can be-
come an attraction of itself. E.R.A. recommends offering a 
short menu with three or four standardized but quality meals at 
a fixed reasonable price. In addition, a short dock should ex-
tend from the restaurant into the water where patrons can catch 
crabs stocked in the area. Some consideration should also be given 
to providing foods at least representative of the 17th century. 
If the restaurant is placed on a concession basis considerable 
efforts must be taken to ensure proper costumes, service, quality 
of food and maintenance. 

The gift shop should stress sales of pottery, glass-
ware, wood carvings and other wares and artifacts which reflect 
the unique aspects of Charles Towne Landing. Hopefully, many 
of these items can be manufactured by costumed craftsmen working 
in the settler reconstruction area with some of the items sold 
right at the craft shops. 

PERIPHERAL LAND USE 

It is probable that detailed design plans will reveal 
a surplus of land at Charles Towne Landing after making ample 
allowance for buffer foliage around the attraction. The ad-
visability or feasibility of pursuing the potential uses listed 
below requires further in-depth study. 

1. Charleston recreation park 
2. Junior college or special educational facility 
3. Camp grounds 
4. Nine hole golf course 
5. Research facility 
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Section VI 

PROJECTED ATTENDANCE AND PHYSICAL PLANNING FACTORS 

This section presents estimates of attendance totals 
and distribution to provide a basis for accurate physical and 
financial planning for Charles Towne Landing as conceptualized 
in the previous section. Attendance is projected on the basis 
of the size, distribution and characteristics of the available 
market and the visitation levels achieved by local attractions 
and non-local but generically similar attractions. 

ATTENDANCE PROJECTIONS 

Considering both the objective and subjective factors 
conditioning attendance, Charles Towne Landing's penetration 
rates and attendance for 1970, 1975, and 1980 are estimated 
in Table XII. The total available market is projected at 
6,468,000 for 1970; increasing markedly to 11,291,000 by 1975 
as traffic flows on Interstate 95 accelerate, and thereafter 
increasing more moderately to 13,701,000 by 1980. While this 
market is substantial, any single attraction must compete with 
all other vacation-recreation areas and patterns in attracting 
visitors. This competition involves the activity preference 
of the traveler and the various environmental, climatic and 
other factors contributing to his decision to visit a specific 
venture. Hence, any given attraction can expect to draw only 
a minor portion of the total available market unless a dispro-
portionately enormous capital outlay is made and implementation 
is of the highest quality. 

In view of the above, E.R.A. expects that the first 
full year of operations (1970) will yield attendance of approx-imately 205,000 visitors based on a penetration rate of 3.17 
percent. Although this visitation is appreciably above the 
levels registered by existing Charleston attractions, it is in 
line with the experience at Jamestown and Plimouth during their 
formative years. The anticipated intensive promotion of Charles Towne Landing in conjunction with the Tricentennial Celebration 
should further strenghten the reasonableness of this first year objective. By 1975, the expected favorable impact of word-of-
mouth publicity, plus a rapidly growing market and continuing 
re-investment and maintenance at Charles Towne Landing, should 
result in attendance of 375,000 visitors on the basis of a 
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1970 

1975 

TABLE XII 

ESTIMATED PENETRATION RATES OF THE AVAILABLE MARKET 
FOR CHARLES TOWNE LANDING 

1970, 1975, 1980 
(THOUSANDS) 

RESIDENT NON-RESIDENT 
Primary Secondary Primary Secondary 

Available Market 453 990 1,675 3,350 
Penetration Rate 9.0 2.5 6.7 .8 
Attendance 41 25 112 27 

Available Market 515 1,126 2,050 7,600 
Penetration Rate 8.0 2.6 11. 1 1.0 
Attendance 41 29 229 76 

1980 

Available Market 601 1,309 2,500 9,300 
Penetration Rate 6.5 2.8 10.9 1.1 
Attendance 39 37 272 102 

Source: Economics Research Associates 
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Total 

6,468 
3.17% 

205 

11,291 
3.32 
375 

13,710 
3.28 
450 



moderately higher penetration rate of 3.32 percent. During 
the post-1975 period, the rate of penetration is expected to 
decline modestly, however, with the steadily expanding available 
market, attendance should continue to rise to an estimated 
450,000 visitors in 1980. 

Penetration rates for the primary and secondary resident 
and non-resident market are also estimated in Table XII. The 
non-resident market is expected to contribute 68.0 percent of 
Charles Towne Landing attendance in 1970. This representation 
is expected to climb to 83.1 percent or 374,000 visitors in 
1980, as a consequence of growing word-of-mouth publicity among 
the more distant but substantial secondary and even tertiery 
markets. By comparison, the average out-of-state representation 
is 60.0 percent at Fort Sumter, 69.0 percent at the Council 
Chamber and 82.0 percent for overnight Charleston lodgings 
during April and May. 

Attendance is estimated continuously for the years 1970 
to 1980 in Table XIII.These projections assume reasonably complete 
and high quality implementation of the recommended scope of 
activities. 

ATTENDANCE SEASONALITY 

Consistent with visitation patterns at Charleston Area 
attractions, attendance at Charles Towne Landing is expected to 
peak in the Spring and again in the Summer as shown in Table XIV. 
The summer is expected to account for the greatest seasonal pro-
portion of annual visitors (48.5 percent). Favorable weather 
and blooming Charleston gardens help to attract a large percentage 
of non-resident visitors during the Spring (32.5 percent)--the 
second most popular season. Jamestown, by comparison, records 
a percentage attendance distribution of 48.0 percent for the 
summer and 25.7 percent during the spring season. 

WEEKLY AND DAILY PATTERNS OF ATTENDANCE 

Average weekly attendance can be computed by dividing 
monthly attendance by the number of weeks in each month. For 
planning purposes, a factor of 4.30 weeks was used for 30-day 
months, and a factor of 4.43 weeks for 31-day months. 
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Year 

1970 

1971 

1972 

1973 

1974 

1975 

1976 

1977 

1978 

1979 

1980 

Source: 

TABLE XIII 

ESTIMATED ATTENDANCE AT CHARLES TOWNE LANDING 
1970 - 1980 
(THOUSANDS) 

Total Projected 
Available Penetration 
Market Rate 

6,468 3.17% 

7,229 3.20 

8,318 3.24 

9,537 3.27 

10,250 3.30 

11,291 3.32 

11,842 3.30 

12,443 3.29 

12,897 3.29 

13,351 3.29 

13,701 3.28 

Economics Research Associates 

VI-4 

Estimated 
Attendance 

205 

230 

270 

310 

340 

375 

390 

410 

425 

440 

450 



TABLE XIV 

SEASONAL DISTRIBUTIONS OF ATTENDANCE 
AT SELECTED CHARLESTON ATTRACTIONS 

AND ESTIMATES FOR CHARLES TOWNE LANDING 

Chamber of 
Commerce Fort Fort Charleston City Charles Towne 

Month Register Sumter Moultrie Museum Tours Landing ( Estimated) 
January 2.1% 0.8% 1.7% 4.7% 1.7% 2.0% 

February 2.8 1.2 2.1 4.6 2.1 2.5 

March 8.7 1.8 4.6 7.6 3.5 5.0 

April 19.4 17.1 11.8 14.4 16.5 16.5 

May 6.4 13.0 9.7 13.6 24.8 11.0 

June 11.6 13.5 21.4 8.4 9.2 14.5 

July 14.2 20.2 15.5 11.4 7.6 16.5 

August 16.4 21.6 18.9 11. 7 9.0 17.5 

September 6.3 5.5 5.4 5.1 11.2 6.0 

October 5.4 0.8 3.9 6.3 4.7 4.0 

November 4.0 3.0 3.1 7.1 6.4 2.5 

December 2.5 1.5 1.9 4.3 3.3 2.0 

Total: 100.0% 100.0% 100.0% 100.0% 100.0% 100.0% 

Source: Economics Research Associates 
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Average weekdays in the Charleston area can be expected 
to account for 11.0 percent of the week's attendance in contrast 
to 22.5 percent for weekend days. Weekend peaking reflects 
anticipated support from resident family outings. As the percent-
age of non-resident attendance at Charles Towne Landing increases, 
the disparity between weekdays and weekends should decline. This 
trend would help to smooth attendance patterns thereby reducing 
peak in-park pressures on tourist facilities at Charles Towne 
Landing. 

Tables XVI and XVII apply the seasonal, weekly, and daily 
attendance patterns to first (1970) and fifth (1975) year attend-
ance. The tables also show the approximate number of days of 
occurrence which might be expected at various daily attendance 
levels. 

HOURLY ATTENDANCE PATTERNS 

The hourly entry rate of visitors to recreation 
attractions can be fairly well estimated, and --like weekly 
and daily visitations--is a function of habit patterns and 
travel times, as well as operating hours. Patterns of exit by 
hour, however, depend on the length of visitor stay, which is 
a function of the holding interest value of the attraction. 
Table XV depicts Charles Towne Landing's hourly entrance rates 
based on experience at other attractions of similar purpose 
and scope; hourly exit rates assuming an approximate two-hour 
in-park stay, and calculated in-grounds attendance. The two-
hour stay for Charles Towne Landing is believed realistic given 
the scope and dimension of the attraction, and the time required 
to visit the various recommended facilities. 

PHYSICAL PLANNING FACTORS 

The purpose of this subsection is to outline the 
appropriate planning factors that economically match certain 
critical physical requirements to attendance potentials. Estimates 
of economic size are developed for such crowd-oriented factors 
as ride requirements, parking needs, food and merchandizing serv-
ice facilities, and restrooms. 

Experience has shown that if capacities are planned 
to accommodate the average of 10 to 15 peak days of the year, 
the attraction will be appropriately balanced between economic 
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TABLE KVI 

ESTIMATED DISTRIBUTION OF ATTENDANCE 
FIRST YEAR OF OPERATION (1970) 

Monthly Average 
Month Attendance Week - --

.January 4 ,100 922 

February 5,125 1281 

March 10,250 2306 

April 33,825 7,780 

l\tlay 22,550 5,074 

June 29,725 7,586 

July 33,825 7,610 

Augus1.: 35,875 8,719 

Septrjmber 12,300 2,854 

Oc-,tober 8,200 1,845 

November 5,125 1,189 

December 4,100 964 

Total: 205,000 

Planning factor : 11.0 percent 
2 Planning factor : 22.5 percent 

Weekday 

Average 
Attendance 1 

101 

141 

254 

856 

558 

834 

837 

959 

314 

203 

131 

106 

Source : Economics Research Associates 
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Weekend 

Days of Average 
Occurrence Attendance 2 

22 207 

20 288 

22 579 

22 1,750 

21 1,142 

22 1,707 

22 1,713 

21 1,962 

21 642 

22 415 

20 267 

22 217 

Day 

Days of 
Occurrence 

9 

8 

9 

8 

10 

8 

9 

10 

9 

9 

10 

9 



TABLE XVII 

ESTIMATED DISTRIBUTION OF ATTENDANCE 
FIFTH YEAR OF OPERATION (1975) 

Weekday Weekend Day 

Monthly Average Average Days of Average Days of 
Month Attendance Week Attendance 1 Occurrence Attendance 2 Occurrence - -

January 7,500 1,688 186 22 380 9 
February 9,375 2,344 258 20 527 8 
March 18,750 4,219 464 22 949 9 
April 61,875 14,231 1,565 22 3,202 8 
May 41,250 9,281 1,021 21 2,088 10 
June 54,375 12,615 1,388 22 2,838 8 
July 61,875 13,922 1,531 22 3,132 9 
August 65,625 14,766 1,625 21 3,322 10 
September 22,500 5,220 574 21 1,175 9 
October 15,000 3,375 371 22 759 9 
November 9,375 2,170 239 20 488 10 
December 7,500 1,688 186 22 380 9 

Total: 375,000 

Planning factor : 11.0 percent 

2 Planning factor : 22 .5 percent 

Source : Economics Research Associates 
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Time 

A.M. 

9-10 

10-11 

11-12 

P.M. 

12-1 

1-2 

2-3 

3-4 

4-5 

5-6 

6-7 

TABLE XV 

HOURLY PATTERNS OF ARRIVAL , DEPARTURE AND 
IN-GROUNDS STAY OF VISITORS TO CHARLES TOWNE LANDING 1 

12% 

14 

19 

23 

18 

8 

4 

2 

<1 

Percentage of Daily Attendance 

Exit 

<1% 

<1 
12 

14 

19 

23 

18 

8 

4 

2 

In-Grounds 

12% 

26 

33 

42 

41 

26 

12 

6 

2 

1 Assumption: 1. Opening hour at 9am 
2. Closing hour at 7pm 
3. Summer season patterns 
4. Two -hour stay 
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capacity and crowd service, -- {it is normally uneconomical to 
plan park capacities to accommodate absolute peak-day crowds). 
The only major exception to these planning factors is in esti-
mating parking requirements, which should be able to accommodate 
peak-day crowds with a margin of safety. Crowd planning factors 
which will govern sizing of all elements of the attraction ex-
cept parking are shown in the table below: 

Average attendance on April 
and August weekend days 

Peak in-park attendance 
{42%) 

Parking Requirements 

Attendance Planning 
Factors 

1,856 3,263 

780 1,370 

As noted above, parking requirements should be planned 
for the maximum crowd expected. In the instance of Charles 
Towne Landing this indicates that parking should be sized for 
the peak in-grounds crowds on weekend days in August. Consist-
ent with the transportation habits prevailing at other commercial 
attractions in South Carolina, it is expected that 95 percent 
of the visitors would arrive by automobile and the average number 
of persons per automobile would be 3.0. A relatively low parking 
density of 125 cars per acre is recommended to allow for imagi-
native landscape design. The attendance factors, parking require-
ments and acreage allocations are shown in the table below: 

Peak-day attendance {August) 
Peak in-park attendance 

{August) 
Parking space requirements 
Acreage required (at 125 

cars/acre) 
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Parking Requirements 
1970 1975 

1,863 

782 
260 

2.1 

3,155 

1,325 
442 

3.5 
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Ride capacities 

The boat and minirail rides planned for Charles Towne 
Landing will serve mainly as a scenic and imaginative means of 
transporting visitors to and from the parking area and viewing 
garden-historic visitor interest areas. Ride capacities are 
therefore related to the number of persons entering the park. 
The peak entry rate is determined by multiplying the highest 
hourly entry percentage of 23. 0 percent ( Table XV ) by the peak 
weekend day attendance in August of 1970 and 1975. 

Peak weekend day (August) 

Peak hourly entry rate 

Peak hourly ride capacity 
requirements 

1,713 

23.0% 

394 

1975 

3,322 

23.0% 

764 

These projections are conservative since it is unlikely that 
100.0 percent of all park visitors would wish to take either 
form of transportation, preferring instead to use the garden 
paths which leads to the focal visitor interest areas. 

E.R.A. recommends construction of a 1,200 foot 
minirail shuttle system consisting of ten cars, each with a 
capacity of six persons. Based on an average ride duration of 
ten minutes, the hourly capacity is estimated at 360 persons, 
which is 91.3 percent of estimated 1970 peak demand. This 
capacity can be readily adjusted by altering the speed or number 
of cars. 

The initial swan boat hourly capacity is estimated at 
135 persons based on three boats carrying fifteen passengers 
each for an average ride duration of twenty minutes. This ride 
should also permit considerable flexibility not only in the 
number of boats used, but also in length of the trip. 
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Food and Beverage Service Facilities 

Hourly demand for visitor service facilities may be 
calculated by determining the peak in-park attendance during 
the major meal period (11 a.m. to 3 p.m.) and dividing by the 
average length of stay. Hourly demand is then distributed by 
type of service: restaurant--15 percent, snack stand--65 percent. 
Given seating turnover rates, total seat requirements are then 
developed. The following table shows these data for 1970 and 
1975. 

Maximum demand per hour (person) 

Seating required 
a. Restaurant (1.2 turns/ 

seat/hour) 
b. Snack stands (4.0 turns/ 

seat/hour) 

Square footage required 
a. Restaurant (40 sq. ft./ 

seat) 
b. Snack stand (15 sq. ft./ 

seat) 

Merchandise Service 

Food Service Facility Sizing 

1970 

390 

49 

63 

1,960 

945 

685 

. 
86 

111 

3,444 

1,665 

Expected visitor spending for merchandise determines 
the appropriate sizing of the merchandise area. Planning criteria 
of $80 sales volume per square foot per year provides a sales 
area that is profitably sized to volume potentials. Per capita 
spending for merchandise of$ .35 would generate $71,500 in 1970 
and $131,250 by 1975. These sales would, in turn, support 893 
and 1,640 square feet of merchandise area for 1970 and 1975, 
respectively. 
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Toilets and Washrooms 

Based on the ratios and experience of Jamestown, 
Disneyland and Six Flags Over Texas, the following toilet 
and comfort facilities should be provided for the convenience 
of visitors to Charles Towne Landing. They should be dispersed 
throughout the garden and historical attraction areas. 

Men's toilets 

Men's urinals 

Women's toilets 

Wash basins (both) 
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1970 

4 

5 

7 

9 

5 

6 

8 

11 
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Section VII 

ECONOMIC EVALUATION 

This section presents estimates of investment re-
quirements, revenue, operating costs, and economic benefits of 
the proposed Charles Towne Landing. The state's financial ob-
jectives in developing this project are somewhat dissimilar to 
those of a would-be private investor. Return on investment is 
of secondary importance relative to attendance maximization. 
The rationale of this goal is based on the observation that if by 
relinquishing $.50 to $1.00 in per capita income that could 
otherwise be obtained through admissions, or higher charges for 
parking and rides, Charles Towne Landing succeeds in attracting 
more visitors to Charleston and/or extends their length of stay, 
the daily per visitor income to the community would range between 
$5.00 for transients to $14.00 for non-transients. Thus in terms 
of aggregate economic benefits, trading $1.00 in lost revenues 
for between $5.00 to $14.00 in community spending appears to be 
attractive leverage for Charleston and the state. As a supple-
mentary benefit, Charles Towne Landing will provide limited 
skilled and unskilled employment for the community. Indirect 
benefits should also accrue to the state as visitors are exposed 
to the variety of recreation/tourism opportunities in South 
Carolina by means of the proposed visitor orientation theater 
at Charles Towne Landing. These objectives of attendance maxi-
mization and information dissemination are particularly apropos 
of the Tricentennial Celebration where out-of-state recognition 
of South Carolina is of primary importance. 

PRELIMINARY ESTIMATE OF INVESTMENT REQUIREMENTS 

Detailed construction costs have not been calculated 
for the development of Charles Towne Landing. In the absence 
of detailed physical planning, consultation was held with repre-
sentatives of Randall Duell and Associates--a prominent recreation 
design-architectural firm. Mr. Duell also visited the site. Pre-
liminary construction cost budgets for the project are shown in 
Table XVIII. These construction budgets can be considered as 
budgetary allocations to various elements of the project rather 
than an expression of the precise cost involved in building. 
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TABLE XVIII 
PRELIMINARY LAND AND CONSTRUCTION COST BUDGETS 

FOR CHARLES TOWNE LANDING 

Land 

Grounds 

Landscaping and site preparation 
Utilities, sewage, water, electrical 
Parking - 500 cars 

Subtotal 

Recreation Facilities 

Visitor information - exhibit center 
Settlement reconstruction area 
Ship reproduction 
Minirail 
Animal areas 
Swan boats 

Visitor Service Facilities 

Restaurant 
Snack stands 
Merchandise area 
Restrooms 

Subtotal 

Total Project 

Preliminary 
Budget Cost 

$1,750,000 

$ 120,000 
80,000 
40,000 

$ 240,000 

$ 450,000 
180,000 
140,000 
145,000 
90,000 
30,000 

$1,035,000 

$ 90,000 
25,000 
25,000 
20,000 

$ 160,000 

$3,185,000 

Source: Randall Duell & Associates, Economics Research Associates 

VII-2 



L 

The allocation of $1,750,000 for land is considered 
the maximum allowable on the basis of estimated fair market 
value. It is possible that this amount may be reduced by trans-
ferring the cost of acreage unused for the Charles Towne Landing 
project to other developments contiguous to the attraction. 

The allocation for grounds preparation including land-
scaping and site preparation, utilities, and parking spaces for 
500 cars totals an estimated $240,000. While this should be 
adequate for all recommended visitor interest areas including 
access, particularly in recognition of the extensive existing 
landscaping, considerably more capital could be devoted to the 
various undeveloped areas to give the entire 187 acre site a more 
consistent quality. 

Construction cost of $1,035,000 is estimated for re-
creation facilities. This includes an allocation of $450,000 
for the combination information-exhibit center complex; $120,000 
for a dynamic visitor orientation-information theater; $75,000, 
initially, for exhibits and $255,000 for approximately 15,000 
square feet of building space. 

The cost of a settlement reconstruction area consisting 
of shops and homes indigenous to settler life in the 1670's, is 
estimated at $180,000. This construction cost is somewhat com-
parable to present investment of $213,000 in the village at 
Plimouth Plantation. 

The cost of the ship reproduction including exhibits 
and minimum basin and channel engineering, is estimated at 
$140,000. At Jamestown, the reported investment in three ships 
is $220,000 plus $120,000 for the ship basin, channel and jetty, 
and at Plimouth, the cost of the Mayflower is shown as $123,000. 

The minirail is budgeted at a cost of $145,000. This 
total consists of 1200 feet of track and supports at an estimated 
cost of $.80 per foot; $5,000 each for entry-exit stations, and 
$40,000 for the train with ten passenger cars. An aerial gon-
dola or sky ride are substitute alternatives which could be in-
stalled for slightly less than the minirail. The cost of an 
monorail system, however, would probably be three times the 
minirail budget and would only begin to be an economical sub-
stitute possibility with a 1.0 to 1.5 mile meandering course 
through Charles Towne Landing. At Busch Gardens in Tampa, the 
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mile-long monorail cost in excess of a million dollars. 

The combination animal habitat areas over which the 
minirail passes and the children's contact zoo is expected to 
cost approximately $90,000, including animals. This budget 
also includes aviary and reptile additions to the gardens area 
and provides for minimum maintenance and shelter buildings. 

Manually propelled swan boats such as those used on 
the Potomac near Washington, D.C. and Boston's public gardens 
are estimated to cost $10,000 each for a total initial invest-
ment of $30,000. 

Visitor service facilities are budgeted at a cost of 
$160,000. A construction cost of $90,000 is estimated for the 
restaurant based on 4,500 square feet at 20 dollars per square 
foot. The snack facility is estimated to cost $25,000 assuming 
a construction cost of $16 per square foot and building space of 
1500 square feet. The budget allocation for a gift shop is also 
set at $25,000 based on 1800 square feet at a cost of $14 per 
square foot. Restroom facilities are budgeted at $20,000. 

Thus the total project budget is $3,185,000, of which 
$1,750,000 is allocated to property and $1,430,000 for new im-
provements. The estimated investment per visitor is $15.05 in 
1970, $9.01 in 1975 and $.84 for cumulative 1970 to 1980 atten-
dance of 3,845,000. For comparison purposes, the stated invest-
ment levels and investment per annual visitor for selected his-
torical attractions are shown below: 

Jamestown 
Mystic Seaport 
Plimouth 
Old Sturbridge 
Williamsburg 

REVENUE PROJECTIONS 

Total 

$1,994,000 
4,104,000 
1,172,000 
3,342,000 

80,000,000 

Investment 
Per Visitor 

(1966) 

$5.45 
9.80 
3.71 
6.89 

84.56 

Revenue estimates for Charles Towne Landing are 
calculated on the basis of anticipated per capita spending 
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and are then projected to 1980 as a function of attendance. 
Table XIX presents estimates of per capita spending from attrac-
tions and visitor service facilities. No gate admission fee is 
planned. This feature should prove effective as a means of max-
imizing long range attendance through favorable word-of-mouth 
publicity thereby enhancing repeat visitations. While repeat 
visitations are most characteristic of local residents, it is 
significant that many tourists visit Charleston to see friends 
and relatives who will be much more inclined to accompany guests 
to Charles Towne Landing several times when there is no admission 
charge. The absence of gate fees at Busch Gardens in Tampa has 
been particularly effective in generating repeat visitation to 
that attraction. 

Per capita spending in 1970 is estimated at $.87. 
Revenue sources in this first year of operation include visitor 
spending for parking, minirail, boats, merchandise, snack and 
restaurant facilities. E.R.A. recommends placing the snack shop 
and restaurant on a concession basis based on the potential com-
plexity of the food service business. The gift shop, on the 
other hand, is believed to be a relatively simple operation with 
excellent profit potentials and as a result should be operated 
by park management. Concessionaire payments for use of the 
snack and restaurant facilities have been shown as a percentage 
of gross income although a minimum monthly rental or combination 
rental and percentage of gross are other viable alternatives. The 
percentage estimated for the snack stand is 14.0 percent or $5,000 
net on the $25,000 investment in 1970. Similarly the restaurant 
percentage is placed at 12.0 percent or $6,000 for the first year. 
Extreme care should be exercised when drawing up contracts to 
make ample provision for control of the quality of food and stan-
dard of costume and service. 

The hydrofoil ride is expected to generate a relatively 
minor $1,000 net in 1970 on a concession basis. It is unlikely 
that the park could operate this ride directly because of re-
strictive harbor rights that have been granted to commercial boat 
lines. 

The minirail system is expected to have sufficient 
capacity during the initial operating years to allow unlimited 
daily rides for the price of a ticket -- adults, $.40 and 
children, $.25. 
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TABLE XIX 

PER CAPITA SPENDING AND REVENUE PROJECTIONS FOR CHARLES TOWNE LANDING 
(1970 -1980) 

Total Percentage Net 

Average Percentage Per Capita Concessionaire Per Capita 

Revenue Source Year Adult Child 1 Ticket 2 Penetration Spending Payment Spending 1970 1971 1972 1973 1974 1975 1976 1977 1978 1979 1980 
--(IN THOUSANDS_)_ 

Attendance 205 230 270 310 340 375 390 410 425 440 450 

Boat ride $.25 $.25 $.25 35% $.088 - $.088 $18 $20 $24 $27 $30 $33 $34 $36 $37 $38 $40 

Minirail ride .40 .25 .36 75 .270 - .270 55 62 73 84 92 101 105 111 115 119 122 

Hydrofoil ride 1.00 .75 .94 15 .141 5.0% .007 1 1 2 2 2 3 3 3 3 3 3 

Gift shop .350 - .350 72 81 95 109 119 131 137 143 149 154 158 

Snack stand .30 65 .195 14.0 .023 5 5 6 7 8 9 9 9 10 10 10 

Restaurant 1.50 15 .225 12.0 .027 6 6 7 8 9 10 10 11 11 12 12 

Parking 1970 -1973 .35 31 .109 - .109 22 25 29 34 
1974-1980 .50 31 .155 - .155 53 58 60 64 66 68 70 

Total $179 $201 $236 $271 $313 $345 $358 $377 $391 $404 $415 

Net per capita spending $ .87 $ .87 $ .87 $ .92 $ .92 $ .92 $ .92 $ .92 $ .92 $ .92 $ .92 

1 Ages 6 to 12. 
2Assumes adult to child ratio of 3 to 1. 

Source: Economics Research Associates 
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The only scheduled adjustment in per capita spending 
is in 1974 when an increase in the parking fee is anticipated. 
It is possible, however, that at some future date funds for re-
investment or higher than expected operating costs will necessi-
tate increasing per capita spending above recommended levels. 
There are several alternatives for increasing per capita spending 
not shqwn in Table XIX including; an increase in the adult/child 
fare structure for the minirail to $.60/$.30 in 1972 and initia-
tion of a $.35/$.25 charge for the ship exhibit in 1973. In 
addition, per capita spending for the gift shop may rise of its 
own volition to $.40 in consideration of per capita gift sales 
equal to $.44 at Jamestown. Initiation of an admission fee in 
later years, if financing agreements permit, is an appealing 
alternative if existing ride fares could be reduced or eliminated. 

Total revenue in 1970 is projected at $179,000, rising 
to $345,000 in 1975 and $415,000 by 1980. Cumulative revenue 

for the years 1970 to 1980 is estimated at $3,525,000. 

EXPENSE ESTIMATES 

Table XX presents detailed estimates of staff require-
ments and budget for the first year of operation. Initially, an 
annual average of 26 full and part-time employees will require 
total salary expenditures (including employee taxes, benefits and 
insurance, etc.) of approximately $127,790. It is recommended 
and assumed that at lease 30 percent of the costumed guides will 
volunteer their services. This staff does not include snack and 
restaurant facility personnel who are to be covered under a 
separate concessions agreement. Although these personnel should 
be largely sufficient to accommodate higher attendance levels, 
an expanded staff would enhance the charm and visitor impression 
of Charles Towne Landing. Consequently, the personnel budget is 
projected to increase 6.0 percent annually to reflect new addi-
tions and cost of living increases. 

Table XXI summarizes estimated operating expenses and 
cost of goods sold for 1970. This budget has been divided into 
fixed and variable components for forecasting purposes. The 
total allocation for 1970 is estimated at $84,700. Recommended 
advertising and promotion expenditures of $25,000 are high as a 
percentage of revenue (12.0 percent versus an average of 7.0 
percent for most tourist attractions) but are considered necessary 
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TABLE XX 

ESTIMATED PERSONNEL REQUIREMENT AND BUDGET 
FOR CHARLES TOWNE LANDING, 1970 

Number of Employees Annual Salaries and 

April- September - Annual 
Wages 

August March Average Per Capita Total 

Manager 1.0 1.0 1.0 $13,000 $13,000 
Assistant Manager 1.0 1.0 1.0 9,000 9,000 
Bookkeeper 1.0 1.0 1.0 7,500 7,500 
Secretary 1.0 1.0 1.0 5,800 5,800 
Ride attendants 7.0 4.0 5.2 5,000 26,000 
Costumed guides 12.0 6.0 8.4 2,940 1 24,690 
Maintenance - gardeners 5.0 3.0 3.8 4,800 18,240 
Animal keepers 2.0 2.0 2.0 5,000 10,000 
Gift shop personnel 3.0 1.0 1.8 5,200 9,360 
Parking attendant 1.0 1.0 1.0 4,200 4,200 

Total 34.0 21.0 26.2 $127,790 

1 Assumes a per capita salary of $4,200 with 30 percent of the staff volunteering time. 

Source: Economics Research Associates 
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TABLE XXI 

ESTIMATED ANNUAL OPERATING BUDGET AND COST OF GOODS SOLD, 
CHARLES TOWNE LANDING (1970) 

Variable 
Fixed Per Capita Annual 

Expense Expense Expense Total 

Attendance (1970) - 205,000 

Operating Budget 

Advertising and promotion $15,000 $ .048 $10,000 $25,000 

Insurance 2,000 .009 2,000 4,000 

Supplies 6,000 .019 4,000 10,000 

Utilities 5,000 .015 3,000 8,000 

Miscellaneous 6,000 .015 3,000 9,000 

Sub-total $34,000 $ .106 $22,000 $56,000 

Cost of Goods Sold 

Gift shop $ .140 28,700 28,700 

Total $34,000 $ .246 $53,570 $84,700 

Source: Economics Research Associates 
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to build an initial momentum of interest in Charles Towne 
Landing. 

Cost of goods sold at the gift shop are estimated 
at 40 percent of gross revenue. Applying this percentage to 
per capita revenue of $.35 results in per capita cost of goods 
sold equal to $.140. 

PROFORMA OPERATING STATEMENT 

As presented in Table XXII Charles Towne Landing 
operations are projected to show a loss of $34,000 in 1970; 
break-even operations by 1973 and profits of $42,000 in 1980 
for a cumulative profit of $257,000 for the period 1970 to 1980. 
The cost per attendee in 1970 is ($.16), improving to a profit 
per attendee of $.13 in 1975 and an average profit of $.07 for 
the period 1970 to 1980. This compares with losses per attendee 
of ($.04) at Jamestown; ($.54) at Mystic Seaport; ($.14) at 
Plimouth and ($1.34) at Colonial Williamsburg. Old Sturbridge 
is the exception with a per capita profit of $.49. As mentioned 
previously, selected increases in charges could improve this 
performance, however, E.R.A. believes that the recommended reve-
nue composition and related attendance potentials is in the best 
long run interest of the state. 

ECONOMIC IMPACT 

The economic impact of developing Charles Towne Landing 
can be evaluated in terms 6£ employment creation and expenditures 
by non-local visitors. No attempt is made to show the multiplier 
effect of this income generation. 

The operating corporation of Charles Towne Landing and 
each of the concessionaires will generate direct employment at 
the attraction. The expenditures of additional non-local visi-
tors in the community will also create employment opportunities, 
although this is less subject to quantification. As discussed 
previously, Charles Towne Landing is expected to provide employ-
ment for approximately 26 persons in 1970 at an annual cost of 
$127,790. By 1980, the expenditure is expected to rise to 
$229,000 and total spending for wages and salaries during the 
period 1970 to 1980 is estimated at $1,912,000. In addition, 
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TABLE XXII 

PROFORMA OPERATING STATEMENT, CHARLES TOWNE LANDING 
(1970-1980) 

Per Capita 
Fixed Variable 

Expense Expense 1970 1971 1972 1973 1974 1975 1976 1977 1978 1979 1980 
-- - - - - - - -- -- - -

(000) (IN THOUSAND S ) 

Annual attendance 205 230 270 310 340 375 390 410 425 440 450 
-- -- - - - - -- -- -- -- -- -

Net per capita spending $.87 $.87 $.92 $.92 $.92 $.92 $.92 $.92 $.92 $.92 $.92 

Revenue $179 $201 $236 $271 $313 $345 $358 $377 $391 $404 $415 

Expense 

Personnel 1 128 135 143 152 161 171 181- 192 204 216 229 
Supplies and miscellaneous $ 34 $ .106 56 58 63 67 70 74 75 78 79 80 81 
Cost of goods sold - .140 _R _Q _.fil_ __§_§__ __§Q_ __R __g 

· Total ($213) ($225) ($244) ($262) ($279) ($298) ($311) ($327) ($343) ($358) ($373) 

Operating profit (loss) 
Annual ($34) ($24) ( $8) $9 $34 $47 $47 $50 $48 $46 $42 
Cumulative ($34) ($58) ($66) ($57) ($23) $24 $71 $121 $169 $215 $257 

Annual operating profit (cost) per attendee ($.16) ($.10) ($.03) $ .03 $ .10 $ .13 $ .12 $ .12 $ .11 $ .10 $ .09 

1 Personnel costs are projecte d to insure 6.0 percent annuall y refl ectin g cost of li vi ng increases (3. 0%) and staff expansion (3.0%) - pr ima r il y costumed guid es. 

Source: Economics Research Associates 
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concessionaire employment at the snack and restaurant facilities 
is estimated at 9 persons in 1970 representing wages of approxi-
mately $45,000 annually. Concessionaire spending for salaries 
and wages during the period 1970 to 1980 is estimated at $660,000. 
Thus, total direct cumulative (1970-1980) expenditures for wages 
and salaries at Charles Towne Landing are estimated at $2,572,000. 

Table XXIII is a matrix of added tourist spending po-
tential which may result from the development of Charles Towne 
Landing. While calculations of this type are somewhat hypotheti-
cal in nature it is possible to set reasonable limitations which 
lend perspective to spending expectations. The matrix shows the 
economic effect of (a) increasing the number of tourists to 
Charleston and (b) increasing the average visitor length of $tay. 
During the period 1970 to 1980 the average annual additional 
spending is estimated at $2,376,000. The distribution of this 
spending for community services is presented in Table XXIV. 
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TABLE XXIII 

MATRIX OF ANNUAL ADDED TOURIST SPENDING POTENTIALS, 
CHARLESTON, SOUTH CAROLINA 

(THOUSA NDS) 

Increase in Tourists to Charleston 1 

A B C 

0 20,000 40,000 

Number of Charleston Area Tourists 
Extending Their Length of Stay 
One-Half Day 2 

A 0 $ 0 $1,112 $2,240 

B 40,000 280 1,392 2,520 

C 80,000 560 1,672 2,800 

D 120,000 840 1,952 3,080 

E 160,000 1,120 2,232 3,360 

Average of blocked in area - $2,376,000 annually. 

1 Spending per person per day - $14 .00; average length of stay 4.0 days = $56.00. 

2Spending per person per day - $14.00 multiplied by 50 percent( ½ day) = $7.00 . 

Source: Economics Research Associates 
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60,000 
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TABLE XXIV 

ESTIMATED ECONOMIC IMPACT OF INCREASED TOURISTS 
AND EXTENDED TOURIST STAYS RESULTING FROM 

CHARLES TOWNE LANDING 
(TH OUSANDS ) 

Percentage 
Distribution Annual 

Estimated average total added revenue $2,376 

Distribution of Income 

Personal income 33.3% $ 791 

State and local taxes 9.5 226 

Federal income and gasoline taxes 5.8 138 

Cost of goods sold 35.0 832 

Depreciation 3.6 86 

Utilities 3.0 71 

Laundry service 1.8 43 

Advertising 1.3 31 

Other expenses 6.7 158 --
100.0% $2,376 

Source: Economics Research Associates 
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1970-1980 
Cumulative 

$26,136 

$ 8,700 

2,486 

1,518 

9,152 

946 

781 

473 

341 

1,738 

$26,136 



'---

Section VIII 

IMPLEMENTATION STRATEGY 

This section outlines the steps necessary to im-
plement the development program recommended for Charles Towne 
Landing. The areas of special interest during this implemen-
tation phase include organizational objectives and management; 
financing; design-architecture and construction; pre-opening 
and operations. 

ORGANIZATIONAL OBJECTIVES AND MANAGEMENT 

Organization efficiency is essential to optimum oper-
ation of a public attraction. This depends critically upon 
delegation of authority and specified responsibility to the 
general manager and from him to members of his staff. 

Channels of contact and communication are also im-
portant with a clear policy established for reports and orders 
within the line chain of command. In no case should members 
of the board or other authorities not in direct line positions 
interject themselves in line organization matters. Their 
communication should always be through the general manager and 
their main responsibilities are to set policies and see that 
policies are observed as well as to provide direct advice and 
counsel to the general manager. 

Perhaps the single most important item of control is 
the establishment of specific standatds of performance and ex-
cellence for each functional job. These should be written by 
management and should stress excellence in service, mainten-
ance and courtesy; if such excellence is not demanded it is 
unlikely to be achieved. 

FINANCING 

Realistic sources of funds for acquisition and de-
velopment of Charles Towne Landing consist of matching 50 percent 
grants from the federal government and bond issues at the state 
level. 

There are three federal programs for recreational 
development which appear particularly suited to the qualifications 
and financial requirements of Charles Towne Landing. The first 
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of these is the Open-Space Land Program of the Department of 
Housing and Urban Development. Under this program eligible 
projects include acquisition and development of open land, 
sanitary facilities, landscaping and shelter on a 50 percent 
matching fund basis. Another program entitled Urban Beautifi-
cation, also under HUD, provides 50 percent matching grants 
for development and improvement of parks, waterfront areas, and 
minor recreation facilities. The other recommended program 
entitled the Land and Water Conservation Fund falls under the 
Bureau of Outdoor Recreation, Department of Interior. This 
program also provides a 50 percent matching grant for the plan-
ning and development of public outdoor recreation areas and fa-
cilities and could cover design and architecture presumably. 

Sources of funds on the state level can probably be 
derived from either general obligation or revenue bonds. It is 
important when seeking a specific dollar amount to prepare 
detailed planning and costing estimates so that funds will be 
sufficient. Revenue bond financing based on the proforma 
financial statement for Charles Towne Landing is not recommended 
because of insufficient cash flows. 

DESIGN-ARCHITECTURE AND CONSTRUCTION 

The development process for Charles Towne Landing can 
logically be expected to flow from design to architectural to 
construction phases. A proven public attractions designer 
should be retained for the initial phase which generally lasts 
between three to four months. Then this designer or a competent 
local architectural firm should undertake detailed planning 
specifications. This second phase should last approximately 6 
months. Finally, various sub-contractors should be expected 
to install buildings and equipment within another eight to 
twelve months. Supervision and coordination of this implemen-
tation program should be carried out by one man who may later 
be in a position to manage the attraction, providing his back-
ground is broad enough to support such a position. 

PRE-OPENING AND OPERATION 

Pre-opening and subsequent operations should focus 
on personnel training and promotion. 

During the pre-opening period the staff should be 
given an introductory training seminar led by a professional 
personnel instructor. Employees should be fully aware of dress, 
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general appearance and job requirements. The manager should 
become actively involved in day-to-day activities at the attrac-
tion to ensure sustained high quality operations. 

Promotional efforts during the pre-opening period 
should be intensive in contrast to subsequent operations. The 
manager or assistant manager should have a strong public rela-
tions capability and demonstrate creativity and imagination. 
Pre-opening activity should stress special interest stories 
and television coverage; the invitation of dignitaries and press 
to opening ceremonies; an intensive canvass of special interest 
groups--particularly historical; and coverage of schools. Pro-
motion during the post-opening period will be confined to 
budgeting limitations, which initially are too small to justify 
hiring an agency. In addition to personal contact with clubs, 
school groups, etc., emphasis should be placed on billboard ad-
vertising, brochures, and special interest stories. 
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