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1. Executive Summary

This study, prepared by a team of MBA students from the UC Davis MBA Consulting Center,
provides the Downtown Sacramento Partnership (DSP) with recommendations and concerns to
consider during planning and execution of a proposed Entertainment and Sports Complex (ESC) at
SAAOAT AT OT 80 2AEI UAOAOS

Theteamwas AOEAAR O7EAO Al i1 AOA

impacts will an Entertainment and Sports Complex at the
Railyards (proposed intermodal site) have on the
downtown core and specifically the JKL Corridor, Old

Sacramento, Downtown Plaza, and Convention Center

Complex?d

The primary purpose of this report is to illustrate to the Downtown Sacramento Partnership
and stakeholders, through r esearch and case studies, that if done properly the ESC will

catapult revitalization and significantly improve the face of Downtow  n Sacramento.

The Downtown Sacramento Entertainment and Sports Complex (ESC) can serve as an economic
catalyst for existing and potential attractions if it is designed as part of a coordinated downtown
development plan that provides transportation, perception of safety, local business development,

and connectivity.

Academic research and studies have debated how successful downtown based ESC projects have
been. However, case studies clearly show successes and failures on a case-by-case basis. Rather
thanAET T OA A OPAAEZEA &I Oi 61 A OEAO Z£EOO Ail AEOEAO

benefits of any significant development project in the context of the individual city and the relevant

Ou

factors involved.

Three critical factors were identified that will affect the four assets in regards to the ESC and
include transportation, safety, and local business development. When these three factors are
combined, they create enhanced connectivity between assets. It is this connectivity that helps to
establish a complete urban revitalization eco-system, and in turn enhances the perception and

value of the city.

This report will discuss the importance of each factor in relation to Sacramento, followed by an
analysis of how the four assets can utilize these factors to increase connectivity and in turn draw

new visitors from the ESC, into the downtown core. Certain components are consistent in
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successful revitalization efforts, and can be identified and applied to Sacramento and in particular

the four assets.
Key Findings

The Downtown Sacramento Entertainment and Sports Complex can serve as an economic catalyst
for existing and potential attractions if it is designed as part of a coordinated downtown
development plan that provides transportation, safety, local business development, and

connectivity.
Indianapolis properly addressed these factors and has enjoyed significant success:

1 They have 78% more annual downtown visitors than
they did 15 years ago.

1 85% of their suburban residents visit downtown
regularly for leisure trips and events.

9 These suburban visitors average 34 such trips

annually.

Baltimore already had a strong draw to their downtown assets (Inner Harbor, the Aquarium,
University of Baltimore) and built two separate sports stadiums (Camden Yards) strategically
placed in a desired revitalization neighborhood in an effort to redevelop two residential

neighborhoods and their historic shopping district:

9 They failed to properly address connectivity; instead they surrounded their stadium
with parking lots and failed to encourage business development between their assets.

1 There was no spill over development or revitalization in the desired neighborhoods.

Denver helped Lower Downtown (LoDo), which was crippled with 40% vacancy rates by
announcing that Coors Field would be built within LoDo and investing $200 million in connectivity
improvements within the district. Their focused redevelopment efforts helped to transform a

struggling area into a vibrant 24 hour community.
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1 Sales tax revenues grew by 22% annually for five
straight years, and the restaurants in operation

within LoDo increased 140% over three years.

1 These gains occurred before the stadium was

completed. It was the ongoing development efforts

that allowed the announcement of the stadium to act

as a catalyst for downtown revitalization.

San Josestrategically placed the HP Pavilion within Downtown to draw attendees into the area.

Pavilion events have helped downtown business owners thrive.

1 A 2007 study found that during the year Pavilion attendees pumped $185 million into local
businesses prior to and following events. The average spending per person was $84 outside
of the arena per event.

1 Additionally, the study revealed 64% of the attendees were not San Jose residents.
Therefore, $120 million of the Pavilion induced spending was new incremental dollars to

the City of San Jose and not locally redistributed discretionary spending.

From these studies, it is apparent that ma jor development projects like the proposed ESC
can positively influence revitalization efforts in downtown metropolitan areas. For
Sacramento, it will be especially important that certain aspects of successful projects in

other cities are addressed on an ongoing basis:

91 Incorporate elements of transportation, connectivity, and safety  to encourage easy and
enjoyable transitions throughout Downtown. This includes physical connections, adequate
signage and reference points, and clean, safe transportation methods.

1 Ensure new development remains open and inclusive ; visitors must feel that the ESC is
a part of Downtown. It is important to avoid creating an isolated destination in order to
encourage dispersion of visitors between the downtown assets.

9 Existing assets must remain relevant through additional investment, marketing, and
recruitment efforts. Without a concerted effort to expand existing retail options within the
downtown core, the JKL corridor may lose business and customers to newer areas.

1 Strong emphasis on diversification of redevelopment and retail offerings . The most
successful cities provide unique destinations and attractions so that visitors are encouraged

to return.
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The value of a proposed ESC for Sacramento is the opportunity to catalyze growth and re-brand the

city. That value is best created by
utilizing the proposed ESC as one
piece of a larger redevelopment
effort. If there is one key point that

this report should convey, it is that

the effect of any ESC development
on Downtown Sacramento and
the four assets will be directly
affected by the amount of effort

and funding that goes into

existing assets. The ESC can

provide additional people, prestige, and visibility that Downtown would not achieve on its own.
However, those benefits will not necessarily transfer to the existing assets. That transfer must
come from Sacramento through ongoing encouragement of and investment in local businesses.
These efforts will create a level of connectivity that will enable Sacramento to become a destination

for visitors and increase O E A #bHi€Yy thdaPture new incremental dollars.
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[l. Introduction

The academic research regarding the economic and developmental impact of downtown sports and
entertainment complexes is extensive; however, the aggregate conclusions are anything but certain.
Many studies have claimed that a new ESC in a downtown region can provide millions of dollars in
additional, incremental revenue,! while others conclude that these same facilities provide little to
no economic benefit2 Similarly, some research suggests that cities including Los Angeles3 and
Indianapolis4 have effectively utilized an ESC as a catalyst for successful infill development and
creative redevelopment of formerly blighted downtown districts. Conflicting research cites
Baltimore as a city whose downtown ballpark and football stadium complex failed to spur
significant redevelopment in nearby areas.5 These divergent outcomes prompt some questions that
xEl 1 AA OAOU EIi pT OOAT O ET AT AT UUET C ET x Al %3# Al
particular the four major assets (Convention Center, Downtown Plaza, JKL corridor, and Old

Sacramento):

1) What differences existed between the cities involved that may have led to success for some
and failure for others?

2) How can Sacramento ensure that the proposed ESC enhances, rather than detracts from the
existing assets?

3) What obstacles exist to successful integration of the proposed ESC, considering current

development plans and strategies?

The answer to each of these questions lies in a combination of factors that will prove essential to an
understanding of how a new ESC located on the southern portion of the Railyards can affect the
downtown core and the four major assets. These factors are transportation, safety, local

business development , and connectivity .

1 Rappaport, Jordan, Wilkerson, Chad z Cite paper (included in Bibliography)

2 Baade, Robert A, Professional Sports As Catalysts for Metropolitan Economic Developni@ntnal of Urban

Affairs, April 1996, p. 3, Vol. 18, No. 1, pp. 1-17.

3 Baade, Robert A. Los Angeles City Controllers Report on Economic Impact: Staples Center, July 2003, p. 50.

4 Noll, Roger G. and Zimbalist, Andrew ed. Sports, Jobs. and Taxes, Washington, D.C.: The Brookings

Institution, 1997, p. 206

5 Chapin, TimothyS,3 BT 000 &AAEI EOEAO AO 50AAT $AOGAITTPIi AT O #AOAI U
#1 AOAT AT A &bnal ofAl® Amedcth Planning Association, June 2004, p. 201, Vol. 70, No. 2, pp. 193-

209.
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and compared with numerous case studies from other cities that have previously undertaken

similar projects. By disaggregating the elements

Downtown Plaza is among the

7AO00&EE AT Aop 20 iinQédnisO

of gross foot traffic, yet among the

emerges suggesting that the key factors identified lowest 10% in sales per square foot.

contained in those reports and identifying where they

collectively went right and wrong, a clear pattern

earlier are central to successful urban redevelopment

projects. The key factors are themselves closely linked and, if implemented properly, build upon

AAARE 1T OEAO E1T A OOCEDPPI A AEEAAOE OEAO OAOOAOG O O
with surrounding areas and the four assets. This report seeks to demonstrate the importance of the

key factors in relation to Downtown Sacramento and the four assets, and to highlight the potential

benefits that the proposed ESC can provide if these key factors are properly implemented.

Background

Sacramentans have worked vigorously to revitalize the downtown area over the past two decades.
This includes projects such as the 1992 renovation of the Downtown Plaza mall, which added a
second story, the 1996 renovation of the Convention Center, which tripled its size, and the 1999
construction of the Esquire Tower, which includes an IMAX Theater. Downtown development
continued into the 2000s with projects such as the 2001 construction of the Sheraton Grand
Sacramento, the 2003-2005 renovation of the Cathedral of the Blessed Sacrament, the construction
of the 8001 loft project in 2006, and the 2008 renovation of the 1925-built California Life Insurance
Building into the Citizen Hotel.

Aside from these efforts, Downtown Sacramento has the capacity to continue its revitalization
efforts. In the last year, the Downtown Plaza mall lost major tenants including Banana Republic,
Doubleday Book Store, and Hard Rock Café. The JKL Corridor, despite many of the aforementioned
projects, has several underperforming properties. Out-of-town Sacramento Convention Center
events attendees tell surveyors that they would like more entertainment options in Downtown, an
important fact since Sacramento competes with cities such as San Diego and Monterey for

convention business.

The Sacramento Kings of the National Basketball Association (NBA) have been a source of pride for
sports fans in the Sacramento area since 1985, when they relocated from Kansas City, Missouri.

The newly branded Sacramento Kings played their first three seasons (1985-1988) in the original

UCDAVIS =7, UCDAVIS
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Arco Arena, which sat just over 10,600 fans.6 In 1988 Arco Arena Il (the current facility), was
completed at a cost of $40 million with a seating capacity of 17,000+.7 The Sacramento Monarchs
also used the facility until they folded in 2009. Historically, the arena has hosted an assortment of
events including indoor soccer, arena football, ice hockey, and special events like the NCAA
basketball tournament. Additionally, the venue hosts musical guests such as Paul McCartney and
The Jonas Brothers, entertainment events including World Wrestling Entertainment, Ultimate
Fighting Championship, Disney on Ice, and many trade shows and other events each year. In all,

Arco Arena is host to more than 200 spectator events a year.8

In 2006 a ballot measure was presented to voters to approve a new $600 million facility in
Downtown Sacramento, which was to be funded by a quarter cent sales tax increase over 15 years.
The proposed sales tax increase appeared as ballot measures Q and R, which were overwhelmingly
rejected by voters. Though significant support for a downtown arena existed, Sacramento residents
made it clear that they were not willing to fund an arena through tax increases at that time. After
the defeat, discussions began between the NBA and Cal Expo in the hopes of building the new

facility at the site of the State Fair grounds at Cal Expo. These negotiations eventually stalled.

In 2009, Mayor Kevin Johnson assembled a task force to look at arena issues facing Sacramento and
to determine the best place for a new ESC within Sacramento. Many plans were submitted and the
MAUT 08 O Odtebnineddhatitfe Bonvirgence Team had the best plan in terms of vision and
feasibility.? The convergence plan proposes construction of a new ESC to be connected to the
intermodal facility, a transportatiol EOA O AA AOQOEI O 11 3 Aégoanact AT 0180
Amtrak, Greyhound bus, Light Rail, and regional bus service. The ESC and the intermodal facility
would be a part of a neighborhood called The Railyards, x EEAE x1 O1 A OAEAAEI EOAOQA
old workshops for use as shops, museums, galleries, and other uses. Surrounding the reused
workshops will be a new neighborhood of residential, retail, and office space to be built over 20
years. However, the details of the Convergence plan are outside of the scope of this study and have
been covered significantly by the Sacramento FIRST report mentioned above. For the purpose of
this report, the assumption is made that the proposed ESC will be built at the intermodal location

and potential impacts to the downtown core are evaluated accordingly.

6 Ballparks.com website at: [http://basketball.ballparks.com/NBA/SacramentoKings/oldindex.htm]

7 Ballparks.com website at: [http://basketball.ballparks.com/NBA/SacramentoKings/index.htm]

8 Arco Arena website at: [http://www.arcoarena.com/default.asp?Inopt=2&pnopt=0]

9 Bizjak, Tony and Lillis, Ryan. SacramentoArena Task Force Picks Kamildsylor Plan for Railyard Site.
Sacramento Bee. March 11, 2010: Al
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V. Transportation

According to the Sacramento Railyards Specific Planio, one of the primary objectives of the

2AET UAOAO AAOAIT | Britehratthe Rélyafd #ked intk the fabiic ofGhe existing

# A1l OOAI1  # EcGnodotdhe ARB]I WAOAO AOAA xEOE 3AAOAI AT OI 80
government center areas as well as Old Sacramento, the Richards Boulevard area, and the Alkali

Flat neighborhood, using pedestrian and bicycle facilities, roadways, and public transportation

routA 8 dnterviews conducted by the UCD Team with local business leaders and City of

Sacramento officials have consistently informed the group that they want Downtown Sacramento

to be a pedestrian friendly region in which assets and amenities are physically connected to one

another. In the case of the proposed ESC, any transportation infrastructure changes or additions

should connect logically and fluidly with the rest of the

downtown assets in order to link new development () ET DA )1 AEAT AP

Super Bowl, and this from a guy who

wishes every Super Bowl were
the impact of the proposed ESC on Downtown played in San Diego. Indy deserves

3AKROAT AT O1 60 , iitAif jidportaAtOthak ¢ ' ) 060 OEA 1100 x4
= ' I AOEAA8G

with the current downtown hub. In order to maximize

transportation issues are considered in the context of
the downtown grid as a whole, with a particular Peter King, Sports lllustrated

emphasis on connectivity between assets. Understanding how these factors will be affected by the
development of an ESC begins with consideration of the planned intermodal facility and awareness

of current and planned transportation infrastructure improvements.
Intermodal Facility

A major first step in improving transportation connectivity between Sacramento and the
surrounding communities has begun in the form of the planned Sacramento Intermodal
Transportation Facility (SITF). According to the Railyards Specific Plan, the SITF will be located in
the depot district, which lies directly south of the central shops, and is bordered on the west by
Jibboom Street, on the east by 7th Street, and on the south by H and | Streets.2 The SITF is a three-

phased project that will culminate in the expansion of rail and bus services to the region and serve

10 The Sacramento Railyards Specific Pldoes not identify the Kamilos-Taylor plan but identifies a potential
site for an Entertainment and Sports Complex at the Railyards on page 54,

[http://www cityofsacramento.org/dsd/projects/railyards/documents/SacRailyardsSPFinal.pdf]

11 Design, Community, and Environment, Sacramento Railyards Specific Pladbecember 11, 2007,
[http://www cityofsacramento.org/dsd/projects/railyards/documents/SacRailyardsSPFinal.pdf], p. 4.

12 Design, Community, and Environment, Sacramento Railyards Specific Pladbecember 11, 2007,
[http://www cityofsacramento.org/dsd/projects/railyards/documents/SacRailyardsSPFinal.pdf], p. 20.
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as a single point of connection for the Sacramento Regional Transit light rail and bus system, the
Amtrak intercity rail, Greyhound Bus, regional intercity transit systems, and future high-speed rail
opportunities. Stage one, which is underway, involves movement of the current railroad tracks to
the north, to create room for the SITF facility. The track relocation and upgrade is intended to meet
new operational and capacity requirements.t3 Additionally, themove x E1 I  OAOOA OI
Railyards area into the fabric of the existing Central City [because] the Railyards have historically
AAAT EOIT 1T AOAA 1#EQDdIrdingdte e csnzetyen8espdoposal, the ESC would be
developed alongside the planned SITF facility; they would sit south of the new track relocation and
north of H and | Streets.’5 These new services at the SITF would help to support the added
congestion from events held at the ESC by decreasing attendeesd dependence on vehicular
transportation. The planned SITF will provide a significant boost to the connectivity between the
Railyards, downtown, and the surrounding communities. In order to interpret how the changes will

affect the major assets it is useful to understand the current layout plan for the Railyards area.
Current Access to the Site

Currently, the proposed ESC site can be
accessed by road and various forms of public
transit. Sacramento Regional Transit (RT) has
light rail and bus services that cater to the
vicinity of the ESC. The light rail operates at 15-
minute intervals on weekdays and services
approximately 16 million riders a year, while

bus ridership is about 14.5 million.1é In fact, the

site of the proposed ESC is within a 0.25 mile

distance of nine routes serving 7th Street and seven routes serving J Street.l” Pedestrian access

between the Railyards and downtown exists at 5th and | Street, and Old Sacramento can be reached

13 U.S. Department of Transportation, Federal Highway Administration, the State of California Department of
Transportation, and the City of Sacramento. Sacramento Intermodal Transportation FacilityTier 1 and Tier 2
Environmental Assessment witinding of No Significant Impact and Section 4(f) Evaluatigkugust 2009, p. 3
14 Design, Community, and Environment, Sacramento Railyards Specific Pladbecember 11, 2007,
[http://www cityofsacramento.org/dsd/projects/railyards/documents/SacRailyardsSPFinal.pdf], p. 85.

15 The Sacramento First Task Force, The Critical Path, March 11, 2010, [http://www.sacramentofirst.org/wp-
content/uploads/2010/03/Sacramento-First-Official-Final-Report-March-11-2010.pdf] p. 4.

16 Covington, Rosemary and Marx, Paul. [Sacramento Regional Transit.] Interview. April 22, 2010.

17U.S. Department of Transportation, Federal Highway Administration, the State of California Department of
Transportation, and the City of Sacramento. Sacramento Intermodal Transportation FacilityTier 1 and Tier 2
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using the 1-5 underpass on | Street. The southern periphery of the Railyards site where the
proposed ESC would be built is currently serviced by a number of roadways including 3rd and 7th
Streets, which are one-way (southbound), and 5t Street, which is one-way (northbound). With the
existing infrastructure, traffic extends off freeway exits down I, J, P, and Q streets creating
congestion, especially during the peak hours, which are between seven am and nine am and four
pm and six pm. Traffic congestion is measured by Level of Service (LOS), a quantitative measure of
traffic effects on travel time at intersections and freeway mainlines. LOS ranges from LOS A to LOS
F. At LOS F the volume of traffic exceeds capacity and the flow is significantly hindered, while LOS A
indicates too low of a volume. The desired value in cities is LOS C at intersections and LOS D at
freeway on-ramps and off-ramps.t8 Currently, many of the intersections surrounding the proposed
ESC can handle a greater volume to capacity (See Appendix D for a summary table on LOS in

intersections near the proposed ESC).10

The addition of the ESC at the Railyards has the potential to shift some traffic onto Richards
Boulevard and 7t Street, while also extending peak hours beyond six pm if current commuters and
visitors can be convinced to stay after regular working hours for events at the new ESC. The flow of
traffic could potentially be reversed at the | Street on\off-ramp and the J Street off-ramp with traffic
flowing into downtown for events rather than leaving after the workday. Future development
related to the ESC has the potential to degrade levels of service at the northbound | Street on-ramp
and southbound J Street off-ramp. In addition, 7th and G Street, 7th and H Street, 6t and H street, 6t
and | street, and 7th and | street could all see a LOS rating decrease as well.2 During large events,
some intersections that are controlled by signals will need to be overridden and streets will be
made one way to accommodate the additional vehicles. The light rail will need to run at extra
capacity by adding cars and increasing the departure frequency to once every five minutes.2! These
measures will help to ensure that the traffic patterns, SITF, and public transportation remain

effective, efficient, and user-friendly during periods of high demand.

Environmental Assessment with Finding of No Significant Impact and Section 4(f) Evaluatiogust 2009, pp.
2.1-7.

18 Hajeer, Samar [Sacramento Department of Transportation.] Interview. April 23, 2010.

19 U.S. Department of Transportation, Federal Highway Administration, the State of California Department of
Transportation, and the City of Sacramento. Sacramento Intermodal Transportation FacilityTier 1 and Tier 2
Environmental Assessment with Finding of No Significant Impact and Section 4d)u&tion. August 2009, pp.
2.1-15.

20 Hajeer, Samar [Sacramento Department of Transportation.] Interview. April 23, 2010.

21 Covington, Rosemary and Marx, Paul. [Sacramento Regional Transit.] Interview. April 22, 2010.
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Pearl District
Portland, Oregon

The pearl district is a former
industrial area of downtown
Portland that had long been
neglected and ignored.

The Portland
Streetcar was
announced in
1997. Since
announcement
and completion
development

has
residents which have created a
vibrant 24 hour community.

brought

Restaurants, galleries, and
entertainment have driven
significant sales and tax

revenue for the city.

Development around the
streetcar route has doubled and
density has mcreased by over
40%.

Upon buildout the Pearl
District will have 10,000
residents and over 1 million
square foot of retail and

commercial space.

Looking Forward

The City and Regional Transit have future projects that are
expected to increase connectivity between the downtown assets
and the Railyards. One of the primary goals of the Regional
Transit Action Plan, which carries forward to 2035, is to have
every resident within a 15 minute walk of a public transit stop,
creating a more accessible Sacramento.22 The Light Rail Green
Line will connect the intermodal facility, the airport, and
downtown.23 In addition, there is a bond initiative tentatively set
for 2012, which, if passed, will allow for a streetcar circling
Downtown Sacramento and the Capitol.24 The added lines and,
hopefully, streetcar will originate at the SITF, which is likely to
assist in linking the proposed ESC and SITF site with downtown
and the core assets. A perfect example of transportation
improvements leading to economic benefits for the surrounding
areas is the Portland Pearl District (See Appendix A & C for a
detailed discussion). In Portland, the announcement and
completion of a streetcar led to significant retail and residential
growth along the route; as a result, Portland has established itself
as a vibrant and booming economic and cultural center.25
Consider, also, a Regional Transit survey conducted in 2000 that
studied the consumer effects of fans who rode the shuttle from Old
Sacramento to River Cats baseball games. The first year the Raley
Field Shuttle operated, it had ridership of 78,875, of which 48.5%
spent money in Sacramento before or after the game. The average
dollar amount spent per fan, based on pre-game expenditures, was
$25, for a grand total of $956,359. At a 7.75% tax rate, the city

collected $74,117.85 in sales tax.26 This indicates that if public

22 Covington, Rosemary and Marx, Paul. [Sacramento Regional Transit.] Interview. April 22, 2010.

233 AAOAIT AT OT
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24 Covington, Rosemary and Marx, Paul. [Sacramento Regional Transit.] Interview. April 22, 2010.
25 Watson, Leslie. A Desire Named Streetcalnspired by its success, Minneapolis makes tracks to study the
Portland Streetcar lineMidtown Community Works,

f EOODGTTxxx80AA

[http://www.midtowncommunityworks.org/PortlandStreetcars.htm]
26Raley Field Shuttle z Regional Transit Survey, August 2000
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transportation options exist that allow visitors to entertain in areas outside of their ultimate

destination, many will choose to do so.

Transportation ease and availability is critical to a successful integration of entertainment centers
and surrounding areas. In the case of the four assets, Sacramento must create direct linkages
between the proposed ESC and the assets in order for benefits to transfer between them. However,
transportation options alone will not ensure public usage. Sacramento must cultivate an image of

safety and comfort among its public transportation and pedestrian connections.
Concerns

There are certain concerns, which relate specifically to Sacramento transportation that are worth

noting.

Regardless of the proximity and accessibility of the planned intermodal station, the question
remains; will a significant portion of event-goers, no-matter the distance, be willing to trade their
private vehicles for public transportation? The first consideration is the viability of using public
transportation for ESC event attendees. Would attendees of a concert held at the ESC be willing to
take a one-hour light rail ride from Folsom to an ESC event? Heading north towards the Watt
Avenue and 1-80 stop, Ice Capades attendees may not feel comfortable with riding through some of
the neighborhoods along the way. The last Amtrak bus for Roseville from Downtown Sacramento,
scheduled as of June 2010, leaves at 9 PM. A concert or Sacramento Kings game may end at 9:30 or

later.

With these factors in mind, an adequate parking structure and facility need to be built. Parking is
an expensive commodity costing about $45,000 - $55,000 per structured parking spot on valuable
land, however, open lot spaces only cost between $3,000 and $5,000 per space and with the price
charged per parked car there is potential for parking to take precedence over other development
options.2” This type of open lot development should be considered with caution; the city of
Baltimore failed to provide adequate redevelopment efforts in surrounding areas and got parking
lots instead22s 4 EA OAOOI O EO A 1T AECEAT OETT A xEO&majoEO0O1 A C
assets are going to benefit from the proposed ESC then there must be linkages between them.

Parking lots will only serve to isolate the ESC from the downtown core.

27 Covington, Rosemary and Marx, Paul. [Sacramento Regional Transit] Interview. April 22,2010. L
28Chapin, Timothy S,3 i OO0 &AAEI EOEAO AO 50AAT $AOCAIT PIi AT O #AOAI U
#1 AOAT A1 A duWnal ofAh® Amedchh Planning Association, June 2004, p. 200, Vol. 70, No. 2, pp. 193-

209.
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There is also the potential for public transit to cut or reduce services due to budgetary constraints
or other reasons. If this were the case, the benefits to locations further from the intermodal facility

would be impacted because the connectivity between them would be reduced.
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V. Safety

One of the most important factors in determining the relative success or failure of the
transportation plan will be the adoption rate of public transportation and pedestrian activity by

ESC visitors; the adoption rate will be determined in large part by the relative safety of each method

as perceived by the common citizen.
Sacramento is generally considered a
very pedestrian-friendly and walk-
able city, however, numerous
interviews with area officials and

residents have indicated that there is

a perception, especially at night, that
certain areas should be avoided for safety reasons. In addition, several methods of public
OOAT OPT OOAOGEIT xAOA OAPAAOAAIT U8 Fhik eakadide mdydr mayd OOA £A
not be accurate, but it illustrates a significant finding: certain areas of Sacramento have the

perception of being unsafe.

In all likelihood, the ESC will contribute to combating crime in the surrounding areas because
during events, the presence of additional people tends to create a critical mass whereby event
attendees feel safety in numbers. This effect was seen by Los Angeles as a result of the large scale
development projects that occurred there.2® The primary concern for the city will then be
extending that feeling of safety throughout the desired

redevelopment areas so that even when events are not 08 x EOE HOI BAO ET (
facilities can serve as conduits to
investment and development in
inviting. This is particularly important because people 06001 61 AET ¢ AOAAC

happening, the surrounding neighborhoods feel safe and

are less likely to venture outside of development regions

if safety is a concern. This can destroy the benefits of public transit by neutralizing the connections
and convenience created by an extensive and convenient public transportation system. If the major
assets are to receive any benefit from the proposed ESC, then the main methods of transportation

linking them must be both effective and safe.
Concerns

Although specific transit routes are unlikely to change, it should be noted that some commuters

must travel long distances to events through unsafe neighborhoods. In this case, the motivation to

29 Baade, Robert A. Los Angeles City Controllers Report on Economic Impact: Staples Center, July 2003, p. 50.
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take a vehicle and add to congestion will be greater. This concern may be alleviated to some extent

by the presence of greater security on transit during events.

However, the UC Davis Team recognizes the adverse budget conditions that the City and County of
Sacramento are in and that these additional law enforcement activities may be costly. Despite the
additional cost, the positive development effects of an ESC cannot be harnessed if the area is still

perceived as dangerous.

Creating a destination for after work and weekend entertainment is a prominent part of the

Downtown Sacramento Retail Strategy and Implementation PIAT AAAAOOA O$1 x1 O1 x1 3
has the market but not the product. It can and must develop a product that: 1) gives area residents

a reason to come downtown; 2) persuades those already coming to do so more frequently and to

spend more on each visit; and 3) offers stores and restaurants that downtown workers wish to

DA OO 3 WhilA ®edproposed changes to transportation are likely to create linkages that will

allow the downtown core and in particular the major assets to benefit from the proposed ESC,

OAEAOU AT 1 AAOT O 1 6060 AA AAAOAOOGAA AT A A OPOI AOAODG
reasons to explore the area fully.

30 Downtown Work, Downtown Sacramento Retail Strategy, December 2009,
[http://www.downtownsac.org/DSPAPP/V/press-room/index.html], p. 1.
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VI. Local Business Impacts

The proposed ESC has the capability to benefit the downtown core on many levels. Potential
benefits include increased spending activity resulting from ESC visitors, which encourages further
investment and development of local businesses. The idea that a proposed ESC can provide a direct
and positive financial impact to an existing downtown core, specifically one accruing to local
businesses from spending triggered by ESC events is not unique. Indeed, municipalities commonly
cite economic impact studies that claim new entertainment venues or arenas will provide
significant financial benefits to the city. However, academic research on these subjects generally
agrees that overall economic benefits are often less than many estimates proclaim, and that much of
the spending attributed to these facilities is simply existing spending displaced from other areas.3!
For Sacramento, other areas can be broadly defined; depending on this definition the relative
benefit will fluctuate wildly. If the proposed ESC manages to bring in new visitors from outside of
the area, than positive incremental benefits will accrue. There is evidence that a properly
integrated facility can increase local revenues and serve as a conduit to investment and
development in surrounding areas; however a new entertainment and sports complex, as a
stand-alone asset, contribu tes much of its benefit by providing the enhanced area with the
potential to shift spending from one economic area to another

The goal of this section of the report is to identify the potential benefits of the proposed ESC in the

context of Downtown Sacramento and in particular Downtown Plaza, and the JKL Corridor by:

1. Understanding the fundamental concepts behind any incremental benefit accruing to the

specific locality.

2. Looking to existing studies of other cities in order to determine the appropriate context for

evaluating the proposed ESC in relation to Sacramento.

3. Relating the theoretical benefit of an ESC to the existing downtown and evaluating the

extent to which Sacramento is positioned to realize any potential benefit.

4. Identifying issues that may hinder realization efforts.

31 Baade, Robert A., Selling the Game: Estimating the Economic Impact of Professional Sports Through Taxable
SalesSouthern Economic Journal, 2008, p. 796, Vol. 74, No. 3, pp. 794-810.
Journal 2008.
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Fundamentals Underlying Potential Impact to Downtown Business

The proposed ESC represents significant potential spending activity to Downtown Sacramento. As
any person who has attended a large sports or entertainment event can attest, attendees of these
excursions often participate in numerous other activities, including dining, drinking, and shopping.
Furthermore, some visitors may also use public transportation to get to and from the event, some
will pay for parking, and others will even spend the night nearby the event. A select number of
people may even seek additional entertainment sources while on their visit, such as shows,
museums, or other tourist attractions. These activities represent additional expenditures for the
attendees of these events, and are positive externalities for the providers of localized goods and
services. This externality is a substantial part of the total economic benefit from an event center or
ESC.32 However, when quantifying this benefit it is important to measure the benefits realistically.
If not, stakeholders risk making investments that they should not, and avoiding investments that
may deliver appropriate return. To that end, it is imperative to recognize that not all ESC related
expenditures are relevant. Any expenditure that would have occurred in Downtown Sacramento
without a new ESC is not a net benefit to the downtown assets. For example, a resident who
chooses a concert at the new ESC instead of an opera performance at the community theatre has
not created any additional value for downtown or the major assets. This displacement effect is the
AAGEO 1T &£ 21 AAOO " AAAA érlikdly@erot expan@dspedding, 6ut Brged@myl 000 O
to realign E @& dt&hould be noted that Baade draws his conclusions in relation to an entire regional
tax base; in the case of the proposed ESC redirected spending does have the potential to positively

impact the downtown region.
Potential Impacts

There are a number of reports that are informative in determining how the proposed ESC is likely
to impact the city of Sacramento and the four major assets. In particular, The Threshold Report: An
Initial Economic Analysis of a New Entertainment and Sports Compfaepared by Capitol PFG, a
finance consulting firm, seeks to quantify the economic impacts that are specific to City of
Sacramento residents and businesses (and therefore excluding those impacts that would benefit
residents and businesses outside the City). The Threshold Report reached the following

conclusions:

32 SportsEconomics, LLC, Economic Impact Analysis of HP Pavilion, Sharks Ice at San Jose, and Three Primary
Events, 2008, p. 6

33 Baade, Robert A. Stadiums, Professional Sports, and Economic Development: Assessing the Reatithand
Policy Study, March 28, 1994, p. 23, pp. 1-39.
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Sacramento Threshold Report: Summary Findings 3435
JOB CREATION

New Jobs Created During Construction of an ESC
(from both direct & indirect sources) 1,302

New Jobs to Support Ongoing Operations 229

(from both direct & indirect sources)

Additional Spending:

Direct Spending During Construction
(1st round of spending) $105M

Indirect & Induced Spending During Constr uction $81M
(effects of re-spending)

Direct Spending During Ongoing Operations:
(1st round, beyond existing spending from Arco) $8.3M /yr

Indirect Spending During Ongoing Operations: $7M / yr

(effects of re-spending, beyond existing spending from Arco)

While the Threshold Report succinctly quantifies the proposed %3 #8 O ET AOA T Ahe @bA |
of Sacramento, it does not shed any light on the relative benefit to the downtown region specifically,
or to the four major assets. To consider the unique and explicit effects of the proposed ESC on
Downtown Sacramento, it is relevant to consider the impact of new sports and entertainment
venues in other locales. There are a number of case studies from other cities that are valuable for

this purpose.

34 Dominico, Cathleen, The Threshold Report: An Initial Economic Analysis of a New Entertainment & Sports
Complex, Capitol PFG, January 2010, p. 2.

35 Note that these figures are over and above any existing jobs and spending that is attributable to the current
Arco Arena. All figures are specific to the City of Sacramento, but are not specific to downtown
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San Jose, CA z HP Pavilion

The HP Pavilion opened in San Jose in 1993. San Jose later commissioned a study on the economic

performance of their investment after the facility had been completed and in operation for some

time. The San Jose study included
surveys of attendees of three
events from 2007: A San Jose
Sharks hockey game, the 2007
CAHA Tier Hockey Weekend at
Sharks Ice (an amateur event), and
the . #! ! -A16860

Western Regional Finals.

Attendees at these events were

Annual Direct Spending Outside HP

$31.3

‘|$222

Pavilion (in millions)

asked numerous questions regarding their status as visitor or resident, mode of transportation,

dollars spent in and out of the arena, and others. These events and their corresponding survey and

Distribution of Annual
Spending Outside HP Pavilion

Corporate/ :
Team/ Parkmg Misc
Media etc 2

s‘xx

Transportation
8%

Entertainment
8%

Retail
9%

research data were then used as
the basis to estimate the overall
annual impacts of the facilities
to the city of San Jose. The
study looked at a 12-month
period spanning 2006 and 2007,
and found that including the
relevant attendees, participants,
management, and vendors, the
HP Pavilion and Sharks Ice
facilities

generated  roughly

$117.5M of net direct spending within the City of San Jose, but outside of the confines of the arena.36

The results of the economic impact of the San Jose venue are difficult to interpret in relation to

Sacramento, but some valuable information can be extracted:

36 SportsEconomics, LLC, Economic Impact Analysis of HP Pavilion, Sharks Ice at San Jose, and Three Primary

Events, 2008, p. 6
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San Jose Study Findings:

Mean expenditures per SJ Sharks game attendee, per day: 63

Mean number of days stayed, per relevant attendee: 13

&OAAQGETT 1T £ AOOAT AAAOG OEAO xAOA OOAIT A 63%

(i.e.; visitors that would not have spent money in San Jose if not for the event at

HP)

Mean expenditure per relevant attendee per game: $84

(only those occurring outside the facility)

Attendee outside spending, as % of total outside spending: 76%

Facility Operations, Corporate, Media, Sponsor & others, as % of total outside pan
0

spending

The San Jose/HP Pavilion study found that of the spending that occurs outside the Pavilion, the
largest share (27%) goes to food and beverage expenditures with an additional (19%) spent on
lodging.3? This suggests an important finding; if ample transportation options exist that allow
attendees to safely and easily travel throughout the city, then the potential exists to capture dollars
outside of the entertainment venue. The San Jose study also found that retail expenditures outside
of HP Pavilion represent about 9% of total expenditures outside the arena, just one percentage
point more than the expenditures for transportation.3® It is worth noting that there are relatively
few retail options near HP Pavilion, whichraE OAO AT 1T AOET 660 NOAOGOEIT T n
in the area surrounding the venue? Simple supply and demand says that if there were demand for
nearby retail, profit seeking entrepreneurs would find a way to serve the need. So far this has not
occurred, at least not in any substantial form. It follows then that the oft cited phenomenon of re-
development following entertainment venues is not necessarily true. There are other elements that
play pivotal roles in establishing mutually beneficial synergies between these types of projects and

the surrounding areas.

37 SportsEconomics, LLC, Economic Impact Analysis of HP Pavilion, Sharks Ice at San Jose, and Three Primary
Events, 2008, p. 22
38 SportsEconomics, LLC, Economic Impact Analysis of HP Pavilion, Sharks Ice at San Jose, and Three Primary
Events, 2008, p. 22
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Baltimore, Maryland z Camden Yards

In an article entitled Sports Facilities as Urban

Redevelopment CatalystsFlorida State University
professor Timothy Chapin describes Baltimore city
officials as optimistic that Camden Yards would
AAOAT UUA OEA OAAAOGAIT PI A
and Sharp-Leadenhall neighborhoods. The article
provides a qualitative look at the effect of the complex,

and how effective it was in achieving the stated goals

of the city of Baltimore. # EADE 1 6 QGndilelthAtE | C O

while there was some select redevelopment that occurred around Camden Yards and in the

downtown, OOEA 11 A OAOAEI AEOOOEAO O OEA 11 00E 1 &£ #A
new businesses; buildings along these corridors remain vacant and dilapidated.&® In short, Chapin
finds that overall, since completion in the early 1990s; the well-attended Camden Yards complex
o L has only influenced investment and
O4EA AEOOOEAO EAO .AA&AI
each piece of the project is put in place, the
experience of living in an urban neighborhood in downtown Baltimore. In fact, rather

orworking EAOA 1T O B AUET C E  than catalyzing a large number of new and

7 The New York Times ~ renovated buildings and hotels, Baltimore

development in a select group of buildings

has experienced an unfortunate negative
externality: parking lots have been built to support the complex during events. While Baltimore as
a whole has had some success in improving its downtown, much of the success, Chapin finds, is not

attributable to the sports complex.40

Cleveland, Ohio z Gateway Project

yi. AT 1T O00AOGO O "Al OEIi T OAG O O Ahe b OfACantlen iYdrds AOO OA
Cleveland enjoyed significant revitalization in the Gateway area of downtown in the years after
completion of the Gateway Project. As an example, Chapin found that new market-rate housing
AOT OCEO OOPPAO [ EAAIGEEN ABOOOOCEAGE AME O®EA AEOU A& O

Chapin also found that existing buildings have been reused for retail spaces, new restaurants have

39 SportsEconomics, LLC, Economic Impact Analysis of HP Pavilion, Sharks Ice at San Jose, and Three Primary
Events, 2008, p. 22

40 Chapin, TimothyS,3 BT 000 &AAEI EOEAO AO 50AAT $AOGAT T PI AT O #AOAI U
#1 AOAT AT A Bbnal ofAl® Amedcth Planning Association, June 2004, p. 201, Vol. 70, No. 2, pp. 193-
209.

UCDAVIS % UCDAVIS
LMBA CONSULTING CENTER Page |24 7 SRADUATE schooL
Ideas into Action



opened up in formerly vacant properties, and new hotels have gone into an old warehouse building
and the historic National City Bank building. In short, Chapin finds that what used to be a place to
park for downtown workers had been successfully revitalized into a downtown entertainment

district.41

Although Chapin finds that the downtown revitalization has been successful in Cleveland since the
development of the Gateway sports complex, he concludes that the complex itselfwas not the cause
of the success. He determined that the complex merely served as one (important) asset to a new

district that featured a larger, coordinated, redevelopment program.

In fact, it is this ability to focus and direct investment spending that provides much of the
redevelopment value to the cities that bring entertainment centers downtown. In the case of
Baltimore, the Camden Yards facility itself was successful. However, the benefit to the surrounding
areas is disappointing, because the catalytic effect of the standalone asset on the surrounding areas
was relatively minor. In the case of the Gateway Project however, the presence of the facility
helped enhance an overall redevelopment effort in the targeted area. This was a critical difference

between the two cases.

Los Angeles z Staples Center

Yyt A OOOAU AT i1 EOOEITAA AU OE ARohefit Bradé [bokedl ht An® #
economics of the Staples Center with respect to the City of Los Angeles, as well as its localized effect

m\
O
(et}

on the South Park neighborhood of downtown LA.

Although the Staples Center had a fairly large financial impact on Los Angles in terms of nhominal

dollars, when viewed as a component of the entire Los Angeles economy, Baade finds that the

Staples Center FAE1 O OO1 Al 1T OOEAOOA AT AiT 616 OI OEA AAITI
different from zero.&2 Several other interesting findings also ADPBDAAO ET " ARArAAS8 O O«
example, at the time of the study, Baade found that after the introduction of Staples, taxable sales in

the City of LA grew by $35.6M. However, Baade found that estimated sales inside the arena alone

actually exceed $35.6M, suggesting a corresponding decreasen taxable sales elsewhere in the city,

offsetting the increased sales at Staples. These findings represent three important points in the

Staples Center study:

“1Chapin, TimothyS,3 BT 000 &AAEI EOEAO AO 50AAT $AOGAIT T PIi AT O #AOAI U
#1 AOAT AT A &bnal ofAl® Amedcth Planning Association, June 2004, p. 201, Vol. 70, No. 2, pp. 193-

204.

42 Baade, Robert A. Los Angeles City Controllers Report on Economic Impact: Staples Center, July 2003, p. 25.
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1. Activity taking place in Staples is actually displacing activity that would otherwise take

place in other areas of Los Angeles.
2. Alarge fraction of the increase in taxable sales occurs within the Staples Center itself.

3.)1 OAOCI O T &£ TAO Ai1 OOEAO®AT |11hO 310A®A ik &d

Although all three points are significant, points one and two resonate most when comparing LA to

Sacramento:

1) The concept of displacement explains that new events and attractions tend to redirect existing
spending, rather than stimulate new spending. This suggests that sellers must compete for a
relatively fixed amount of dollars. For
the existing downtown assets to fully
realize  potential ESC  generated
spending, they must be able to compete
with areas outside of downtown
Sacramento and within the downtown
area itself. This very point is recognized
in the Sacramento First, Critical Path

document, and it is explicitly detailed as

a weakness of both Railyards-based ESC proposals (i.e.; the Thomas and Convergence proposals).
Creating, funding, and carrying out a plan to ensure significant ongoing investment in local business
and development in the areas surrounding the proposed ESC is therefore critical to maximizing the

gain to the major assets.

2) A profit seeking developer of an ESC will naturally endeavor to capture every dollar possible
from his or her investment. To the extent that visitors have money to spend, the developer will
want to capture those dollars by providing the visitors with a convenient place to spend them. With
Staples, Baade concludes that the majority of taxable sales are, in fact, occurring within the
complex, reinforcing this notion. In order for Downtown Sacramento to realize the greatest benefit

from the ESC, it must be able to compete with the amenities provided inside the facility.
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Local Business Development

So how can Sacramento ensure that surrounding areas remain
competitive and relevant in the face of new development? Some
cities supported nearby neighborhoods with development funding
more effectively than others. Columbus and Indianapolis represent
contrasting results due to this effect. Columbus failed to provide
funding for ongoing development outside of their new Arena
District, and, as a result, all of the growth and development occurred
in the Arena District. The result was a very successful entertainment
and sports complex with very little spillover benefit accruing to
other areas of the city.43 Indianapolis, however, has made concerted
and continual efforts to invest in redevelopment throughout the
downtown area over the last 20 years and has seen resounding
success in harnessing major projects such as Lucas Oil Fields and
Conseco Fieldhouse to catalyze economic growth in the surrounding

areas.#4
Concerns

The realization of the potential benefits to Downtown will likely
hinge on the ability of the City and its private partners to create a
Downtown environment that encourages spending. This is no small
task. It involves a substantial commitment of time, effort and
money. From the redevelopment programs currently in place
however, it appears that much of this investment is already planned,

irrespective of the ESC decision. Assuming these plans occur, a new

ESC should create a given level of positive externality with less

incremental cost than if it were being evaluated as a standalone

project.

Downtown Indianapolis
Indianapolis, Indiana

Indianapolis began
redevelopment and8
revitalization
efforts inthe 1970s.

Of their efforts the Los Angeles
4EIi AO OAEAR OUI
A A1 E CE Ocosskohds dyE E
for the almost breathtaking,
tangible success of a
revitalization program the likes
of which most other older cities
are lucky to get to the blueprint
OOACAB8O

Since 1994 theity has
increased their number of
annual visitors by 78%

Suburlan residents, 85%, made
a visit to downtown over the
course of a sampled six month
period.

Those suburban residents that
visited downtown made an
average of 17 leisure trips
downtown during thesame
sampled six month period.

43 Curry, Timothy Jon. Schwirian, Kent. Woldoff, Rachael A. High Stakes: Big Time Sports and Downtown

Redevelopment, Columbus, OH.: The Ohio State University Press, 2004, p. 111

44 The Indianapolis Downtown Inc. website:
[http://www.indydt.com/revitalizationbackgrounder.cfm?&Im=db]
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Although the Railyards development does present a concern due to the potential for conflict in
interests, it appears that these issues are being considered, and that other cities have managed to

integrate large developments in their cities that are mutually beneficial. These cities have managed
to create synergies between that enhance their assets.
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VIl.  Connectivity & the Four Assets

Transportation, safety, and local business development represent key requirements for any city
that hopes to unite existing features with new development. The reason is that each of the three
factors can interact with each other to become more powerful combined. The connectivity that
results is the primary source of spillover value from a facility like the proposed ESC. For Downtown
Sacramento and the four assets, it is especially critical that these factors are considered relative to
the proposed ESC because the stakes are high. Successful integration creates the potential for a
wide reaching revitalization effort, while isolation is likely to compound the problems that exist

today.

Downtown Plaza

The Downtown Plaza is a major
shopping center located in the core of
downtown Sacramento.  The Plaza
features nearly 1.2 million square feet of
retail area, more than 100 tenants?s, and
includes . T OOEAOT #Al E&I Ol EAG
- A AsWldng with a Century Theatres
cinema and numerous other retail and
food shops. Although the Downtown

Plaza was once a thriving retail

destination, it has suffered from
competition with suburban malls and, according to the Downtown Sacramento Retail Strategy and
ImplementationPlan, EOO OAAAI ET A fr EAOY AEEAAOAA OAOA®mI ET C EI
is interesting to note that the Downtown Plaza is among the Westfield ' OT @Bajp £0% in terms
of gross foot traffic, and among the lowest 10% in sales per square foot4® The low sales
productivity has caused high profile tenants to leave, including both Banana Republic and the Hard
Rock Café during the last year. The Downtown Plaza has also struggled to secure a lease with a

grocery store tenant. A downtown supermarket would seem to make sense for Sacramento and one

53 AAOAT AT O1T "AARABO xAAOEOA AOq ¢-daOdd@syshavA302R29-veBicA AAAASAT |
downtown-plaza]

46 Downtown Work, Downtown Sacramento Retail Strategy, December 2009,
[http://www.downtownsac.org/DSPAPP/V/press-room/index.html], p. 2

48 Kaplan, Keith[Westfield Group.] Interview. May 14, 2010.
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was planned as of August 200749, but the major supermarkets have not acted due to a perceived

lack of demand as measured by the number of housing units available in the vicinity.5°

While the high level of visitor traffic represents potential for the Downtown Plaza, the inability to
turn that traffic into consistent sales dollars suggests other underlying problems. According to the
Westfield Group, OB AT D1 A Al OEOEOh AOO OEAU OEKE@ndADOET ¢ |
AAAE OI OEAEO 1 AZEEAAB8S 7A00&EEAT A OADPI 00O OEAO 11
spend more time there and make multiple purchases.5! Because the proposed ESC lies only a few
blocks from the mall, it is reasonable to assume that Downtown Plaza could benefit from the
increased traffic, but only to the extent that it can compete with other attractions and begin turning
foot traffic volume into increased spending from those visitors. Whether or not this will happen is
difficult to determine. There is a possibility that the likely influx of ESC visitors to the Plaza may
exhibit different spending behaviors than downtown office workers since event attendees are
prevents the office workers from staying and shopping. Other factors such as the retail mix, or the
experience and environment may be just as important. In that case, the proposed ESC may not have
a large spillover benefit on Downtown Plaza. It is worth noting that many of the experiential factors
such as décor, lighting, and sightlines are the subject of planned improvements by the Westfield

Group already.5?

It is difficult to quantify the Downtown Plazad O A A Eaptirelatditidnal retail dollars, except to
say that the anecdotal evidence and some limited data suggest that the Plaza has some struggles
both now and ahead. The impact of the proposed ESC on Downtown Plaza is likely to be a function
of the effectiveness of both the Westfield Groupd O AT A 3 AAOAI AT 01860 111 ¢Cc OAOI

visitors and get them to stay and spend.
JKL Corridor

The blocks immediately East of Downtown Plaza are existing, mixed-use areas that are already a
focus of detailed revitalization efforts by the city. Vacancy is relatively high, and blight and decay
are issues that remain a challenge for the City and its efforts. These issues are well known to city

and residents, and continue to receive substantial attention.53

49 Keyser Marston Associates, Inc., Sacramento Railyards: Urban Decay Assessment, August 2007, p. 14
50 Kaplan, Keith[Westfield Group.] Interview. May 14, 2010.
51 Kaplan, Keith[Westfield Group.] Interview. May 14, 2010.
52 Kaplan, Keith[Westfield Group.] Interview. May 14, 2010.
53 Keyser Marston Associates, Inc., Sacramento Railyards: Urban Decay Assessment, August 2007, p. 14
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One of the major factors that will
determine the relative success of the JKL
Corridor is the ability to capture the
potential benefit of increased traffic from a
new ESC, which will in turn depend a great
deal upon the success and timing of the
existing and proposed revitalization
efforts. Although it is clear based on the

Sacramento Retail Strategy and

Implementation Plan, that this reality is
well understood by those spearheading the redevelopment efforts, it is not clear what impact state
and local budget issues will have on the ability to executefull scale revitalization in the required
timeframe. To the extent that budget and other constraints hamper that ability, any corresponding
Ow3# AEEAAOG xEI1 AA AEI OOAAS
While quantifying the values of these issues is difficult, the clear implication for both Downtown
Plaza and the JKL Corridor is that the ability to fully capitalize on the effect of the ESC will depend
on the success of the transportation unity, the perceived safety of the city, the development of local
businesses, and the combined connectivity that results. Ideally, the proposed ESC and surrounding

retail will be woven into a comprehensive and complementary retail mix.

Old Sacramento

Old Sacramento servesas3 AAOAT AT 01 80 EEOOI OEAAI AEOOOEAO AT A A
City of Sacramento. The historic landmarks create a unigue experience for visitors of all ages.54 Old

Sacramento has shopping, dining, historical
attractions, and museums. Each year it hosts
numerous activities that are free to the public, and

in 2009 Old Sacramento brought in $5.3 million in

revenue to the City of Sacramento.55

Old Sacramento consists of 28-acres bounded on

the west by the Sacramento River, on the east by

Interstate-5 (I-5), on the north by railroad tracks,

54 Old Sacramento State Historic Park website at: [http://www.parks.ca.gov/?page_id=497]
55 Harvego, Terry [Harvego Enterprises LLC] Interview. April 2010.
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and on the south by Capitol Mall. Because of its location and boundaries, it sits in relative isolation
from the rest of Sacramento. Currently, there are limited pedestrian connections to Old
Sacramento. The walkway under I-5 that connects Downtown Plaza and Old Sacramento is
perceived as a safety concern. Similarly, the connection through | Street is adjacent to a freeway

entrance, thus the speed of traffic is not conducive to pedestrians.

The close proximity of the proposed Entertainment and Sports Complex (ESC) provides an excellent
opportunity for Old Sacramento to see increased patronage around the time of major events. A key
component of this success will be the connectivity between the ESC and Old Sacramento. Walkable
pathways that are separated from significant vehicular traffic and free of solicitors and criminal
activity will be essential to encourage event attendees to spend time before and after events in Old
Sacramento. In addition to pedestrian-friendly access, public transportation between the two

destinations (i.e. buses and trolleys) would help to increase transportation alternatives.

Future development adjacent to the ESC will play a critical role in the impact on Old Sacramento.
As development expands outward and invites ESC attendees into the neighborhood, Old
Sacramento might be one area that would see a
benefit, both in increased patronage and safety in
numbers. If the development is confined to the
ESC, attendees would not be encouraged to branch
out, but would otherwise remain in the areas
immediately adjacent to the ESC. This would be
detrimental to the potential growth and

redevelopment of the other Downtown

Sacramento assets.

If there is sufficient connectivity and the adjacent development supports a wide displacement of
event attendees, Old Sacramento has strong potential to be a premier destination before and after
major events. The unique historical experience is unmatched in other areas of Sacramento. The
challenge for Old Sacramento will be to differentiate the retail and dining experience by including
more diverse options including the addition of more high-end restaurants and compelling retail to
more successfully appeal to the type of audience that will be attending ESC events. This will
require significant effort, both by existing Old Sacramento business owners and the City of

Sacramento. To encourage additional high end establishments, maintenance of existing facilities
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and common areas is crucial. In addition, retail recruitment that caters to the unique environment

of Old Sacramento will help secure establishments that will thrive.
Convention Center

The primary goal of the Sacramento Convention Center Complexss (SCC) EO O1 OAT EAT AA
economic and cultural vitality of the Sacramento Community&’ by driving hotel, restaurant, and

retail business in the downtown area. The SCC and the Sacramento Convention and Visitors Bureau

(SCVB) work together to schedule events and drive demand for convention space in Sacramento.

4EA 3#6"80 | AET EI AOOG EO O AITE O 01 O0Ob '8 AOAT Oc
room nights and use of convention center space) and
smaller conventions, conferences, and tradeshows that
provide substantial room nights but do not meet the
convention criteria of larger bookings.58 The Group A events
have priority booking (usually done 18 months in advance)
and are a major driver of out-of-town visitors who help to
fill hotels, increase business for restaurants and bars, and
increase visitors to museums, theatres, and shopping
malls5 In contrast, the SCC generally bookO &' OI
events in order to back-fill space that is not taken by the
priority Group A reservations. Group B events have more
modest hotel demand than Group A events, and consist of
performing arts shows, concerts, entertainment shows,

small tradeshows, consumer shows, receptions, food

functions, meetings, and graduations.® Because of the large difference between hotel night demand
created by Group A and Group B, the larger, Group A bookings are always preferred.61 However,
there are limits to the amount of business that the SCC can accommodate, and there exists little

room for growth. The industry-average occupancy for a convention facility that is at full capacity is

56 Sacramento Convention Center Complex includes the Convention Center, Memorial Auditorium, and
Community Center Theatre

57 Sacramento Convention Center website at [http://www.sacramentoconventioncenter.com/aboutUs/]

58 Goldbar, Judith M. and Voreyer, Matthew W. [Sacramento Convention Center].Interview. April 26, 2010

59 Voreyer, Matthew W. [Sacramento Convention Center], Email, May 11, 2010

60 Goldbar, Judith M. and Voreyer, Matthew W., Personal Interview. April 26, 2010; Sacramento Convention
Center Marketing Material, 2010

61 Fong, Becca, (Market Intelligence Coordinator, Sacramento Convention & Visitors Bureau), Email, May 10,
2010
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75%-85%. Convention centers typically max out at these occupancy levels because large events
cannot be booked back-to-back due to the required set-up time and facility maintenance
requirements.62 The SCC currently runs at approximately 65% capacity on an annual basis with an
average of 600 events and 882,292 attendees over the last four years.63 This translates into
operations lasting about 18 hours per day for 350 days per year.64 The SCC has been so successful
at attracting and bringing in events that the facility is unlikely to experience a significant
incremental increase in the annual number of bookings or total visitors as a direct result of a new,
downtown ESC.85 However, in conjunction with other changes to the infrastructure of the city of
Sacramento brought on as a result of a downtown ESC, it is entirely possible that the SCC and the
SCVB will see a significant increase in their ability to fulfill their main goal: attract overnight visitors

to Downtown Sacramento.

It is no small feat to increase Group A bookings for the SCC or to re-brand the city of Sacramento as
a premier destination in the eyes of visitors who are unfamiliar with the area. Indeed, it is that
unfamiliarity that provides one of the greatest challenges to increasing out of town visits and
enhancing growth. According to 2010 Metropoll, a biennial survey of meeting planners by Gerard
Murphy & Associates, only 28% of respondents were familiar with or had visited the Sacramento
area (Sacramento ranked 36t of 40 in this category). Furthermore, a similar study, conducted in
2008, found that Sacramento rated sub-par on 21 of 23 travel image indices. The Metropoll study is
conducted among a sample drawn from associations and corporations with an emphasis on those
who are likely to plan large (Group A) meetings. Itis telling that among the primary target market
for the SCC and SCVB, only 28% consider themselves familiar with the city of Sacramento. A
Sacramento specific add-on section to the 2008 - AOOT Pi 11 OADPI OO Al AEi AA OEA
O1T AT OAOCAAT U AAOAOOAT U A AEAA fad) anry ABOVAI QAT GRT605 6 OATAEE
population, those who have utilized the SCC in the past, the survey results were much higher. The
¢nmy -AOOT PIi11 OOOAU Ai 1T Al OAAA OEAO O3 AAOAI AT O1 A
city, both as a travel and meeting destination.#¢ Thus it appears that a significant perceptual

difference exists between those who are familiar with Sacramento and those who are not.

62 Voreyer, Matthew W. (Deputy GM, Sacramento Convention Center), Email, May 11, 2010

63 Goldbar, Judith M. and Voreyer, Matthew W. [Sacramento Convention Center].Interview. April 26, 2010
64 Sacramento Convention Center website at [http://www.sacramentoconventioncenter.com/aboutUs/]
65 Goldbar, Judith M. and Voreyer, Matthew W. [Sacramento Convention Center].Interview. April 26, 2010
66 Gerard Murphy & Associates, Metropoll Xl1, Volume I1, 2008 p. 7,17, 21, 31
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In order to close the gap
between the national and client
view of Sacramento as a
convention destination, large
conventions must find reasons
to hold events in the region. At
present, the overarching image
of Sacramento appears to be
EET AAROET ¢ OEA 3## Al
ability to bring in new Group A

clientele. Sacramento scored in

the bottom 6 of 40 cities in the following categories: Popular place, different or unique, convenient
airline service, easy for delegates to get to, good family destination, good hotels, good restaurants,
good shopping, good sightseeing, good nightlife, and variety of things to do. While many of those
low scores are likely due to the lack of familiarity, it is telling to compare these with the most
important factors in selecting a geographic site: Past experience, attendee feedback, and reputation
and image of location. When these primary selector criteriaare compA OAA xEOE 3 AAOAI AT O
negative attribute (nothing to do thereé?) and the general image as a relatively poor destination
city, it is easy to see why much of the highly sought after Group A business goes elsewhere. It
follows that any significant changes created by the proposed ESC, directly related to or initiated
independently of the Railyards development, should be considered in relation to how they may
affect the surrounding areas. The SCC, in particular, has little to lose, but much to gain depending
on how the city-wide plan and certain aspects such as safety and connectivity come to be

implemented.

It is possible that with sufficient changes to the walkability and safety of the downtown core and
the addition of a new ESC, the SCC can begin to compete with second-tier convention cities like San
Joses8 on image and amenities. Sacramento is already beginning to establish itself as a cultural hub
due, in a large part, to grass roots efforts like 2nd Saturday and tocity-x EAA A &EZ£I 000 1 EEA C

&1 O 1 008 0O 39 Mthough th& SOE id uEddily running at close to maximum annual

capacity, there is room to increase the average size of each booking by displacing the smaller, less

67 Gerard Murphy & Associates, Metropoll Xl1I, Volume I1, 2008 p. 25, 32, 36

68 California Planning & Development Report ,Best Downtowns: Convention Cities. <http://www.cp -
dr.com/node/1989], May 2010.
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hotel-intensive events. These larger events bring in more visitors from out of town and generally
lead to more room-nights (hotel bookings) than the small events. In addition, the close proximity of
the proposed ESC site and the current convention center creates numerous opportunities to expand
the ability of Downtown Sacramento to host major events. In addition to ESC venue specific events
such as monster truck rallies, large concerts, and the NCAA Basketball Tournament, the ability of
major conventions to utilize both the SCC and the proposed ESC could create opportunity for
increased large-scale bookings. Furthermore, a well connected ESC can mirror the effects seen in
other cities as a catalyst for convention business growth, and thus increased demand for area hotels
and restaurants. The best example of this effect is the Los Angeles Convention Center and the
addition of the Staples Center in October of 1999. Since the Staples Center opened, hotels have
observed an increase in overnight stays. At least one hotel manager linked the increase with joint

activity between the Staples Center and the convention center.70

In addition to an increase in available space for booking convention type events and the ability to
host major conventions that require multiple large-scale venues via joint venture, a new ESC has
the ability to provide an additional amenity to visitors to serve as a centerpiece for a destination
location. A recent article in Meetings & Conventions credits the new
Conseco Fieldhouse sports and exhibition facility and Lucas Oil
Stadium with helping to drive growth in the Indianapolis convention
market”>  However, the key driver for making Sacramento a

convention destination is similar to the requirement for creating a

development catalyst out of the ESC: transportation, safety, and local

business development. To be able to compete on image and amenities
for convention business with cities like San Jose, San Francisco, San
Diego, and Monterey, Sacramento will need to establish itself as a

destination with a well connected, safe, and vibrant downtown core.”2

4EA EEOOO OOADP EO EIT AOAAOGEI ¢ 3 APDDAAI
The average convention visitor will stay in a hotel near the convention center and will usually
choose to eat, shop, and entertain within walking distance of the hotel and convention center.”3 In
70 Baade, Robert A. Los Angeles City Controllers Report on Economic Impact: Staples Center, July 2003, p. 40.
71 Grimaldi, Lisa. Second TieSuccess Storiedeetings and Conventions. May 1, 2010 [http://www.meetings-
conventions.com/articles/second-tier-success-stories/a33690.aspx]
72 California Planning & Development Report ,Best Downtowns: Convention Cities. <http://www.cp -
dr.com/node/1989], May 2010.
73 Harris, Howard. [Sacramento Hotel Association], Interview, April 23,2010
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order to maximize the effect of an ESC on the SCC, the area between the two will need to be inviting,
interesting, and safe for pedestrians. As the ripple expands toward retail-growth and infill
development between these complementary destinations, there is potential for a self-reinforcing
loop in which increased foot traffic leads to increased retail development, which drives more foot

traffic. However, the ESC alone is unlikely to be enough to
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influence the growth of the interlaying areas in the proper
direction and so a robust and coordinated plan to link the
proposed ESC with the downtown core including pedestrian,
retail, and safety improvements is likely to lead to the best

result.

A common theme has emerged that emphasizes public and
pedestrian transportation, safety, and local business
development. It is important to consider how each aspect will
affect current businesses and assets in the city, and to focus on

where and how the various pieces of this puzzle will fit together.

Without the other pieces in place, a new ESC is unlikely to
benefit the SCC because current occupancy is near capacity and additional amenities, which
augment only a remote section of the city, are less likely to contribute to an overall image of
Sacramento as emerging and vibrant. However, if the ESC is effectively connected with the
downtown core such that it becomes an additional piece and co-exists with retail and restaurant
businesses in other parts of downtown, then the effects on the SCC could be profound. Additional
growth in the form of more Group A conventions would not only benefit the city of Sacramento in
the short term, but could ultimately lead to sufficient demand to justify a relocation and renovation

retail business in the area.
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VIIl. Conclusion:

The Downtown Sacramento Entertainment and Sports Complex (ESC) can serve as an economic
catalyst for existing and potential attractions if it is designed as part of a coordinated downtown
development plan that provides transportation, perception of safety, local business development,

and connectivity.

Academic research and studies have debated how successful downtown based ESC projects have
been. However, case studies clearly show successes and failures on a case-by-case basis. Rather
OEAT AEITOA A OPAAEAEA &I Oi OI A OEAO AEOO Al

benefits of any significant development project in the context of the individual city and the relevant

b
m

factors involved.

In the case of Sacramento, four assets exist which are already targets of revitalization; the JKL
Corridor, the Downtown Plaza, Old Sacramento, and the Sacramento Convention Center. In order
for these assets to maximize benefit from a potential catalyst? such as the proposed ESC? they
must be physically connected via roadways, public transportation, and pedestrian avenues. The
connection must enable easy and pleasant travel for visitors among assets and throughout
downtown. As Baltimore learned, if people cannot easily get from one place to another, they will

often choose to ignore other downtown properties.

Additionally, particular care must be taken to create an environment that cultivates a perception of
safety. However, the existence of safe and useable connections is not enough to ensure visitors will
OOCEI EUA A1l T &£ Al x10i x1 ET AITTEOIAGEI1T xEOE A
demonstrates that if you focus too much attention on any particular project (their new Arena
district) your localized success may be at the expense of existing assets. Their efforts were very
successful for the district but did little for the other downtown assets. Sacramento would do well to
model local business development spending and policy after Indianapolis, Denver, and other cities

that have committed to significant and broad redevelopment efforts to the surroundingarea.

Finally, these factors combine to create a level of connectivity that ensures the areas between assets
are filled with local businesses and services that enhance the connections themselves. People will
not flock to the region around the amenity; they will flock to the amenity itself. Downtown
Sacramento must properly position itself to draw ESC visitors into the downtown core. Sacramento
must make continual and concerted efforts to ensure that through transportation, safety, and local

business development, it is the amenity.
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IX. Appendix A: Case Study Summary

The following case study summaries highlight six cities that placed entertainment and sports
facilities within struggling urban areas in the hopes of creating economic growth and driving
redevelopment efforts. The findings contained in these studies are used throughout this report and
provide a significant level of insight into the key factors that will assist the City of Sacramento in
efforts to revitalize the downtown core.

See Appendix C for a complete summary of the case studies including an expanded
discussion on each city and it s relation to Sacramento.

Baltimore, MD:

Summary

Camden Yards is an old rail yard and warehouse district within downtown Baltimore. The
redevelopment consists of a baseball field and football stadium, with adjacent retail and
business.

Successes —

The Camden Yards facility
stimulated reuse and renovation
of existing buildings in the area
and provided a boost to tourism
for nearby assets.

Shortcomings

Many buildings near Camden
Yards are still vacant and many
lots are underutilized. Events
are not year-round, and the site
has minimal connectivity with
the surrounding neighborhoods.
Adjacent lots have been used for
parking, not redevelopment.

Key Findings

The redevelopment of the Baltimore Railyards was a successful project, but had limited impact
on adjacent neighborhoods because it lacked connectivity and comprehensive redevelopment
efforts.

GRADUATE SCHOOL
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Cleveland, OH:

Summary

Gateway Sports and Entertainment Complex consists of a baseball field and an arena. It is
located in a once thriving area of the urban core serving as the entrance to the downtown. The

AEOUB O CIi Al Gateway Difrict info@ dal pdri fAr connecting their existing assets.

Successes

There was significant growth in retail,
residential, and hotel business within
the Gateway District, due in a large
part to the emphasis on pedestrian
connectivity. It is worth noting that
some of the growth in the hotel
industry is not necessarily attributable
to the Gateway Complex (Demand
existed prior to development).

Shortcomings

Growth adjacent to the Gateway Complex cannibalized business from other neighborhoods.
Many restaurants and businesses moved from previous locations to get closer to the complex.

Key Findings

The growth of the Gateway District, coupled with the cannibalization of business from
surrounding areas, suggests that there was not sufficient demand to support the level of growth
that occurred.

Columbus, OH:

Summary

The Arena District was formerly the site of a
rail yard, an old warehouse, and a prison. It
is now the site of a hockey arena and a
minor league baseball field. Columbus, like
Sacramento, is a capital city with a strong
government influence.

Successes

The sports facilities were developed
concurrently with a significant revitalization
effort, which created a strong, pedestrian-
friendly, mixed-use district. The Arena
District is considered a huge success.
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Shortcomings

Development success was concentrated within the Arena District and did not spread to adjacent
neighborhoods. The success of the project was unable to positively impact the City Centre Mall.

Key Findings

The Arena project received substantial assistance from the Columbus City Council during the
development process. However, the Arena District was the primary political focus and, as a
result, other areas did not experience the same successful redevelopment.

Los Angeles, CA:

Summary

The South Park neighborhood,
once littered by empty parking
lots, boarded-up warehouses, and
vacant and undeveloped land now
consists of the Staples Center, LA
Live!, and the Los Angeles
Convention Center.

Successes

The development of  the
entertainment facilities has
completely changed the vibe of the neighborhood. The number of housing units in the area has
grown substantially. The critical mass from major events brings an enhanced feeling of safety.

Shortcomings

Homelessness still plagues much of downtown Los Angeles and positive impacts from
development are limited by the freeways, located to the south and west.

Key Findings

Multiple entertainment facilities appeal to the population of Los Angeles and the influx of
visitors and residents has established a critical mass in the area that has changed the public
perception of safety in the region.

San Diego, CA:

Summary

PETCO Park (baseball field) serves as the centerpiece for the East
Village redevelopment.

Successes

As a small piece of a successful redevelopment plan, PETCO Park
serves as an entertainment feature that attracts businesses and
customers to the area. There was a noticeable increase in residential
property values adjacent to the ballpark after its completion.
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Shoitcomings

Many vacant condominiums are currently on the market.

Key Findings

There was excessive residential building during the housing boom. As a result, the surrounding

areas did not grow at a sustainable rate, resulting in overdevelopment.

Stockton, CA:

Summary

The Stockton Arena and Banner Island Ballpark are located in the downtown area along with
other redeveloped entertainment facilities.

Successes

The Stockton Arena, Banner
Island Ballpark, and the Regal
Movie Theater have brought
people and events to
Downtown Stockton.
According to the Downtown
Stockton Partnership, there are
3,000 hotel rooms within 10
miles.

Shortcomings

In recent years, there has been
a strong emphasis on suburban
development. These facilities
are still unable to compete with
adjacent areas.

Key Findings

Much like Sacramento, downtown Stockton struggles to overcome a suburban focus. Stockton
has had a rough reputation as a skid row since the Great Depression. Currently, area real estate
investors are reluctant to invest in Downtown Stockton. Also, the Stockton area was one of the

hardest hit by the real estate crisis.
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Additional Case Studies:

Denver, CO:

Summary

Lower Downtown (LoDo) in Denver used a combination of redevelopment funding and a new
baseball field, Coors Field, to transform a once blighted neighborhood with +40% vacancies into

Key Findings

a vibrant, hip neighborhood.

Successes

Following the announcement of Coors Field in
1991, LoDo saw its sales tax revenue increase
by 22% per year from 1990 to 1995 and
restaurants increased by 140% from 1993 to
1996. The Cincinnati Post called the LoDo area

OA ODPAOEIT ET @nhipheds&i

1 £

The placement of Coors Field in the LoDo District served as a complement to the existing
redevelopment efforts by stimulating investment and providing pedestrian connections.

Indianapolis, IN:

Summary

Investment efforts began in Indianapolis
in the 1990s and have averaged more than
$385 million of new investment each year
since. Redevelopment efforts were
assisted by the construction of Lucas Oil
Stadium and Conseco Fieldhouse during
that time. The resounding success of
Indial ADT 1 EO8 11 CiETC
is particularly noteworthy for Sacramento
because of the similarities between the
cities: Indianapolis has a population of 1.6
million, is a capital city, and is located in
the shadow of Chicago (180 miles).

74 Cardwell, David E. Sports Facilities & Urban Redevelopmeh® Marg. Sports L. J. 417 (1999-2000)
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Successes

Indianapolis has seen hotel inventory increase 51% since 1995, and over 150 restaurants have
opened since 2000. More than 20,000 residents now live in the downtown area.

Key Findings

A significant investment of both public and private funds led to an extremely successful
redevelopment effort in the downtown area.”s

Portland, OR:

Summary

A streetcar line completed in 2001 resulted in a
significant boost to population and development
in the Portland Pearl District.

Successes

The streetcar successfully catalyzed development
and residential growth in the Pearl District.
Housing has boomed and density ratios (now
upwards of 90% of allowable zoned density) have
soared.

Key Findings

The streetcar loop around the Brewery Blocks catapulted the demand for housing and
drastically increased the density. The area is now thriving with retail and business.?6 77

75 Indianapolis Downtown, Inc.
[http://www.indydt.com/revitalizationbackgrounder.cfm?&lm=db&printable=1].

76 Watson, Leslie. A Desire Named Streetcalnspired by its success, Minneapolis makes tracks to study the
Portland Streetcar lineMidtown Community Works,
[http://www.midtowncommunityworks.org/PortlandStreetcars.htm]

77 Transportation Research Board, Transit-Oriented Development in the United States: Experiences
Challenges. and Prospects, June 2004.
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X.  Appendix B: Previous Academic Research

4EAOA EO A 1 AOCA AT AU 1T £ AAAAATI EA OAOAAOAE OEAO
arenas and stadiums for economic development. The Brookings Institution compiled much of this
scholarly research in a 1997 book, Sports, Jobs and Taxes:e€lBconomic Impact of Sports Teams and
Stadiums(hereafter referred to as Sports, Jobs, and Taxes) by Roger G. Noll of Stanford University
and Andrew Zimbalist of Smith College. Sports, Jobs, and Taxgathered the academic research of
economists, sociologists, and faculty of public policy and urban affairs departments. Much of the
academic research looks at the effect of a sports and entertainment facility, particularly one
subsidized by public funds, on the economic growth, job growth, and per capita income of an entire
city or metropolitan area instead of the development effect on the surrounding neighborhood.
Recently, the focus of this research has shifted towards how a sports and entertainment facility
affects development patterns in the surrounding neighborhood.

These previous academic studies reveal the following useful findings:

1. Sports and entertainment facilities and teams, by themselves, may not aid local economic
development. However, this does not discount the possibility that these faciliti  es can
boost local economic development as a part of an effective economic development plan.

x In 1996, Robert A. Baade, the Chair of the Business and Economics Department at Lake
Forest College, wrote that academic research on the impact of stadiums has not revealed
significant gains or losses for most metropolitan areas.” Mark S. Rosentraub, currently
a professor of Sports Management at the University of Michigan, singled out
Indianapolis as a city with downtown sports and entertainment facilities that had
substantially lower job losses in their downtown area compared to cities with
Al x1 01 x1 /A A E[Indiaddpdi€) had Aldkgh, Batadced Qrban redevelopment
bl AT OEAO ET Al OAAA 1 ATU POMPEAAOO 1T OEAO OEAT

2. Use economic feasibility studies with care, particularly those published by a consultant
OOUET ¢ OF AAEAT A A Al EAT 060 OEAxDPI ET 08

x John P. Blair of Wright State University in Ohio and one of his students, David W.
Swindell, found that economic feasibility studies are usually written for clients,
including sports teams, that have a viewpoint that they want supported. These studies
are not peer-reviewed like those published in academic journals. Findings from the
economic feasibility studies of one city are usually imported into studies prepared for
another city.®® In another paper, Robert A. Baade cited a study for the 2005 National
Basketball Association (NBA) All-Star Game that claimed that 100,000 visitors would
descend upon the host city, Denver, CO, for that game even though the Pepsi Center only
holds 20,000 attendees and the city has only 6,000 hotel rooms.®*

3. Sports and entertainment facilities are not immune to local, regional, state, and national
economic trends.

78 Noll, Roger G. and Zimbalist, Andrew ed. Sports, Jobs, and Taxes, Washington, D.C.: The Brookings

Institution, 1997, p. 496

79 Noll, Roger G. and Zimbalist, Andrew ed. Sports, Jobs, and Taxes, Washington, D.C.: The Brookings

Institution, 1997, p. 206

80 Noll, Roger G. and Zimbalist, Andrew ed. Sports, Jobs, and Taxes, Washington, D.C.: The Brookings

Institution, 1997, p. 305

81 Baade, Robert A., Selling the Game: Estimating the Economic Impact of Professional Sports Through Taxable
SalesSouthern Economic Journal, 2008 , p. 796, Vol. 74, No. 3, pp. 794-810.
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x Robert A. Baade made this point in a 1994 paper published by the Libertarian think
tank, the Heartland Institute.®?

4. The research points out that sports and entertainment facilities tend not to bring new
economic activity to a region, but instead displace other economic activities within that
city or metropolit an area.

x )T A ¢nny DPADPAOh 21 AAOO '8 "AAAA AOCOAAhR O!
is spending money at the game that likely would have been spent at local restaurants,
OEAAOAOOR T O OAOGAEI AOOAAI BUmib dbds Goddistolint OEA AA
the possibility that new synergies between an ESC and existing assets can potentially
increase the visitor base above that of former levels. It is this concept that provides
much of the potential value to Downtown Sacramento.

5. Sports and entertainment facilities do not only cannibalize economic activity from other
parts of town, but they may cannibalize activity from neighborhood businesses.

x Roger G. Noll and Andrew Zimbalist found that amenities that would be available by
neighborhood businesses including restaurants and bars would be competing with
those enclosed in a sports and entertainment facility. This may diminish the impact that
a facility would have on the adjacent neighborhood.®*

6. From the 1950s to the early 2000s, the suburbs have pulled people and economic activity
from big cities. However, declines in suburban real estate markets after 2006  and the
demonstrated success of certain cities that have focused on urban revitalization  may be
shifting the population growth back toward urban living.
x - AOE 38 21 OAT OOAOAGO OAOAAOAE OEIi xO OEAO OE?/
has been very strong and has applied to many American cities. However, the trend of
faster growth in the suburbs may be permanently altered in light of the real estate
market collapse. A 2010 Brookings Institution study found that the population growth
of primary cities (a primary city is the largest populated city in a metropolitan area) in
OEA TAOGET 180 pnm 1 AOOI BT 1 EOAT At hOshreGimeC OA x A
suburban population growth stalled. Brookings finds that recent big city growth is due
01 AEOEAOS OEI EAOAT O OOOAT cOEOh OOAE AO AOT A
cities and one-industry towns are vulnerableto AAT T T | EAss OET AEO86

7. The academic research on the economic impact of sports and entertainment facilities has
OEEAOAA EOI I OOOAEAO 11 A 1 AOOIPITEOAT AOAAGO b
El x A EAAEI EOU AEEAAOO A AEOUBO AAOGATT PI AT O PAOC
x In a 2004 paper, Timothy S. Chapin, a professor of Urban and Regional Planning from
Florida State University, acknowledges the previous research that shows that sports and

entertainment facilities by themselves do not lead to metropolitan economic

82 Baade, Robert A. Stadiums, Professional Sports, and Economic Development: Assessing the Reaiithand
Policy Study, March 28, 1994, p. 11, pp. 1-39.

Baade, Robert A., Selling the Game: Estimating the Economic Impact of Professional Sgdntsugh Taxable
SalesSouthern Economic Journal,2008 , p. 796, Vol. 74, No. 3, pp. 794-810.

84 Noll, Roger G. and Zimbalist, Andrew ed. Sports, Jobs, and Taxes, Washington, D.C.: The Brookings
Institution, 1997, p. 66

85 The Brookings Institution Metropolitan Policy Program, State of Metropolitan America: On the Front Lines
of Demographic Transformation, Washington, D.C.: The Brookings Institution, 2010, p. 48
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development. So, Chapin asks a different question. Do these facilities catalyze
neighborhood economic development? He used redevelopment efforts in Baltimore and
Cleveland, which built facilities in downtown districts, to try to answer this question
(See Appendix C: Expanded Case Studies).

XI.  Appendix C. Expanded Case Studies

Baltimore, MD
Relevance to Sacramento

The City of Baltimore hoped that the construction of a baseball and a football stadium in an old rail
yard and warehouse district would draw in tourists, bring visitors into downtown on nights and
weekends, and stimulate additional retail and business activities in reconstructed nearby
neighborhoods. Baltimore began the modern trend of locating sports and entertainment facilities
in downtown areas to revitalize them.

Background

In 1992, a new baseball stadium in downtown Baltimore known as Oriole Park at Camden Yards

was completed. Adjacent to Oriole Park, is a football field known as M&T Bank Stadium (first

known as Ravens Stadium when completed in 1996). The stadiums were built in downtown

Baltimore in an area, known as Camden Yards, which x AO 1T 1T AA A OAEI APEAAOGAA
warehouse district, littered with vacant buildings and an eclectic mix of businesO A ® &a@timore

wanted the Camden Yards area to be reused and integrated into the emerging tourism and
entertainment economy, which included the Inner Harbor, the Baltimore Convention Center, and

the Baltimore Arena. Baltimore hoped that these new stadiums would bring people into the city at

night and on weekends, times Baltimore historically has had little activity. Additionally, the City of

Baltimore wanted more retail activity to occur near Camden Yards inthe cEQUG8 O 11 A OAQAEI
along Howard and Eutaw Streets, as well as with new construction and business in the neighboring

Pigtown and Sharp-Leadenhall neighborhoods.

Successes

The stadiums prompted some reuse of old buildings including the B&0O Warehouse and the old
Power Plant property. The B&0O Warehouse is now home to team offices, a team gift shop,
restaurants, the Maryland Stadium Authority, and several other private firms. Additionally, a few
storefronts were renovated for new businesses along the nearby western portions of Pratt Street. A
public/private partnership renovated the Power Plant property to include a sports-themed

86 Chapin, TimothyS,3 BT 000 &AAEI EOEAO AO 50AAT $AOAI Bl AT O #AOAI U
#1 AOAT AT A bnal ofAl® Amedcth Planning Association, June 2004, p. 197, Vol. 70, No. 2, pp. 193-
209.
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restaurant and bar (ESPNZone), an international chain restaurant, and a bookstore. New office
buildings have been in the area too.

The stadiums at Camden Yards did AAAT I A A DPAOO 1T £ " Al,@kdh Induded O
the nearby Inner Harbor, Aquarium and Convention Center.

However, these successes have to be qualified. It was thought that the B&O Warehouse would
serve the entertainment economy throughout the year by housing restaurants and shops, but the
warehouse is only used when events occur in the nearby stadiums.

Misses

Despite the successful reuse of the Camden Yards, the B&0O Warehouse, and the old Power Plant,
and millions of people attending events at the complex each year, there are still numerous vacant or
underutilized properties in the neighborhood. Even with the connection to tourist attractions,
Camden Yards remains disconnected from many of the neighborhoods surrounding it including the
old retail district to the north of Camden Yards, which has not experienced an influx of new
businesses.

The City of Baltimore believed that new hotel rooms would be built after the stadiums were
constructed. But as of 2004, eight years after the completion of the football stadium, the stadiums
did not spark new hotel construction although plans existed for new hotel rooms. Although there
was a trend towards urban housing in the United States in the 1990s, the area near Camden Yards
did not experience an influx of housing in new or renovated spaces.

The Camden Yards baseball and football stadiums instead resulted in the development of parking
lots. To meet the demand for parking during events, the Maryland Stadium Authority purchased or
leased a number of parcels in the Camden Industrial District and paved them over for event
parking. Attendees also park on other undeveloped parcels, as well as along the streets of this
district on event days. City planning staff expressed concern with the infiltration of parking
because the city has promoted industrial and manufacturing development in this district. Due to
the surrounding parking lots, these stadiums became downtown islands.

Findings

Camden Yards strengthened the tourist economy of Baltimore, which includes the nearby Inner
Harbor, but development did not spill over to many of the neighboring areas. The stadiums have
succeeded in bringing millions of people per year into this corner of downtown Baltimore. The
adjacent neighborhoods, Pigtown and others on the western portion of downtown Baltimore are
economically and socially separated from the rest of downtown. The Sharp-Leadenhall
neighborhood is somewhere between gentrification and decline. As a result, development officials
in Baltimore are still focused on redeveloping this corner of the City and view the stadiums as just

(@}
(@}
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Cleveland, OH
Relevance to Sacramento

Much like the Railyards that were once the entrance to Sacramento, Cleveland sought to redevelop
the entrance into its downtown, the Gateway area. It hoped that a sports complex in Gateway
would catalyze the redevelopment of the district through the construction of hotels, structured
parking, and other uses related to the new sports facilities.8”

Background

From the 1850s to the 1970s, much of Gateway was a series of mid-sized buildings housing a
marketplace for meat and produce. By the 1970s, these buildings were abandoned and much of

Gateway became a parking lot for commuters into downtown Cleveland. By the 1980s, city leaders

hoped that a redeveloped Gateway would connect the redeveloped theater district (Playhouse

Square) and the Tower City shopping and office complex. Cleveland wanted Gateway to be
dominAOAA AU A ODBI 000 Aili bl Ag OEAO xI O1 A AA OxAIlI
1994, the construction of a baseball field known as Jacobs Field (now known as Progressive Field)

was completed. Later that year, construction on an arena known as the Gund Arena (now known as

Quicken Loans Arena) was completed. These two facilities comprise the Gateway Sports and
Entertainment Complex.

Successes

Since the opening of the baseball stadium and arena in 1994, the district has seen a significant
number of projects open in the area. For the first time in decades, upper middle class people moved
into formerly vacant buildings that were converted into housing. A total of seven residential
projects, with a combined total of over 800 units, have opened in the district since 1994, with
almost an equal number of units in the planning stages as of 2002.88 Additional building
renovations include the Old Statler Hotel and the Osborn Building along with restaurants in what
were formerly vacant properties.

Additionally, several large, new hotels have found homes in the district in historic, underutilized
buildings. A new upscale hotel in The Arcade has helped to stimulate the redevelopment of
downtown's earliest indoor shopping space. Also, new hotels have gone into an old warehouse
building immediately adjacent to Gateway and into the historic National City Bank Building.

However, the development of housing and hotels is not completely attributable to the Gateway
Sports and Entertainment Complex. Before the construction of the complex, there was a need for

87 Chapin, Timothy S, 3 BT 000 &AAEI EOQEAO AO 50AAT $AOGATTPI AT O #AOAI U
#1 AOAT AT A &bnal ofAl® Amedcth Planning Association, June 2004, p. 197, Vol. 70, No. 2, pp. 193-

2009.

8 Chapin, Timothy S,3 BT 000 &AAEI EOEAO AO 50AAT $AOGAI I PIi AT O #AOAI U
#1 AOAT AT A bnal ofAl® Amedcth Planning Association, June 2004, p. 203, Vol. 70, No. 2, pp. 193-

209.
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additional hotel rooms to accommodate an expanded convention center. Substantial subsidies, in
the form of tax abatements, encouraged the development of housing in downtown.

Despite the other drivers of demand for hotel rooms and housing, the Gateway Sports and
Entertainment Complex succeeded in creating a vibrant urban district where one did not previously
exist and it remade the image of a historically relevant area of downtown Cleveland. Tourists and
suburbanites were drawn to this neighborhood for the first time in decades. As of 2000, property
values increased in the area by 13% since 1993.89

Misses

While new hotels, restaurants, and residential properties were developed near Gateway, there were
some misses. The rush of new restaurants for the first few years after Gateway opened has slowed
down and a number of seemingly successful restaurants went out of business. The influx of upscale
new businesses has also negatively impacted existing retail businesses. Additionally, the
neighboring Euclid-Prospect shopping district still shows only limited signs of returning to life.
Project planners and city leaders hoped that Gateway and other large projects including the
shopping malls, Tower City Center and the Galleria, would stimulate the revival of Euclid Avenue,
Cleveland's historic and symbolic retail core. This did not occur.

The Gateway district has also thrived at the expense of other areas in downtown Cleveland. Many
businesses (particularly restaurants) have relocated from other downtown districts to Gateway.
The Flats, the first of Cleveland's downtown districts to reemerge as an entertainment district, has
fallen upon hard times since Gateway opened, and city leaders are now discussing options for
revitalizing this part of the city. This indicates that Cleveland is capable of supporting only a limited
number of entertainment districts.

Findings

Unlike Camden Yards, the Gateway project emphasized physical connections to the rest of the city
in the form of planned, funded, and constructed pedestrian pathways to other nearby activity
centers including the Tower City Center Mall and towards the Theater District. Large sums of
money were invested in surrounding infrastructure. These investments enabled the new hotels
and restaurants to support new customers.

The case of Cleveland demonstrates that sports complexes by themselves do not stimulate
downtown development, but they could drive businesses and investment towards that direction.
But as seen with the case of housing, those investments may require subsidies to occur. Concerning
hotel rooms, other factors caused demand for those to increase, however, nearby shopping malls in
downtown Cleveland still struggled. Unlike Baltimore, Cleveland designed walkways to connect the
Gateway Sports and Entertainment Complex to the remainder of the city.

89 Chapin, TimothyS,3 BT 000 &AAEI EOEAO AO 50AAT $AOGAT T PI AT O #AOAI U
#1 AOAT AT A bnal ofAl® Amedcth Planning Association, June 2004, p. 206, Vol. 70, No. 2, pp. 193-
209.
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Columbus, OH
Relevance to Sacramento

There are some similarities between Sacramento and Columbus, OH. Both are state capital towns

with large numbers of government employees. Both cities have the image of sleepy towns but

EAOAT O AOAAI O 1T &£ AAATTEI ¢ A OI AET O 1 AACOA ODPI 000
an avid college sports town as Ohio State University is located in the city.

417 AAATIT A A Oi AET O 1 AACOA ODPT OO0 OI xT ho Oxi 0PI OC
on a site that used to be a rail yards, old warehouses, and a prison. The first and most notable

project, the 18,500 seat Nationwide Arena, opened in 2000 as the home for the expansion National

Hockey League team, the Columbus Blue Jackets. In the spring of 2009, Huntington Park, a 10,000
seat minor league baseball park opened in the Arena District.

Background

Like many American downtowns, Columbus, OH fell on hard times. The number of downtown

Columbus residents decreased from 40,000 in 1960 to 7,200 in 19900 Some of these
neighborhoods were intimidating after hours, due in part to the fact that downtown Columbus was

a ghost town at night. In the 1960s, shopping centers and malls were constructed in the suburbs.

As a result, the number of retail stores in downtown Columbus decreased from 659 in 1960 to 150

by the 1980s.91 Also contributingtodowl OT xT 8 O AAAI ET A xAO OEA AT 10000,
that went to Cincinnati to the south, went to Cleveland to north, Pittsburgh to the east and

Indianapolis to the west. Suburbs developed off of these freeways as more residents moved out of

the urban core.

By the mid-1990s,several major revitalization projects were completed or underway in Columbus
including office buildings, a county criminal justice system, a new center of science and industry, a
convention center, and high-rise condominiums. Also coming to downtown, were summer festivals
including ones for the arts, jazz, ethnic, and blues. However, the northwest corner of downtown
still needed redevelopment. This was the site of the former Ohio Penitentiary (Old Pen), a complex
of a dozen or so decaying buildings. The City took ownership of the land and the buildings from the
State of Ohio. The Columbus, OH business elite believed they needed to attract a National Hockey
League franchise to the city, therefore, they decided to build an arena on the site of the Old Pen.

Nationwide Insurance and its partner, the Dispatch Printing Company, which owns the Columbus
Dispatchnewspaper, began developing the 75 acres that included the Old Pen, rail yards, and old

warehouses into what became known as the Arena District. Nationwide and Dispatch developed

the Arena with the help of the Columbus City Council, which granted them the following:

% Curry, Timothy Jon. Schwirian, Kent. Woldoff, Rachael A. High Stakes: Big Time Sports and Downtown
Redevelopment, Columbus, OH.: The Ohio State University Press, 2004, p. 47
91 Curry, Timothy Jon. Schwirian, Kent. Woldoff, Rachael A. High Stakes: Big Time Sports and Downtown
Redevelopment, Columbus, OH.: The Ohio State University Press, 2004, p. 47
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1 The city would cover the costs of road and other infrastructure improvements.

9 The developers would be granted a 10-year lease of the Old Pen portion with an option to buy
the site from the City at fair-market value in year seven.

9 The city council would declare the arena site a blighted area so the County could acquire parcels
through eminent domain.

9 The arena site would be exempt from real estate taxes.

9 The city would complete an environmental cleanup.

Successes

The New York Timedescribed the theories behind the development of the Arena District as follows,

O4 EA lude @idtrict embodies three influential theories of urban redevelopment of the last

decade: energetic and walk-able street and neighborhood designs, as advocated by prominent

architects who call themselves 'new urbanists'; urban settings that let creative young professionals

weave work and play, as advanced in the writing of Richard Florida; and sports venues, which some
ADbAOOO OAA AOG AOOAT OAlI O1 AEOEA AAT1TT1EA EAAI OE
The Arena District is located blocks away from the convention center, hotels, and the downtown

core. By 2008, the Arena District was a collection of mixed-use neighborhoods of housing, offices,

retail and entertainment, and has attracted some of the city's most prominent architecture, law, real

estate development and advertising firms. This includes SBC Advertising, a firm with 100

employees, which leased 30,000 square feet of office space. According to The New York Times
#11 01 AOGOS ! OATA SEDOOEAHI EARAEOCEAETI C TTA 1T &£ OEA -
redevelopment projects.?3 Additionally, annual leasing prices are at $25 per square foot, higher

than the remainder of downtown where space is leased for $20 per square foot. Occupancy is also

high in the arena district, with 97 percent of the 1.4 million square feet of office space occupied.

In addition to high occupancy rates in commercial properties, approximately 1,000 people live in
the 525 housing units in the Arena District, and much of it is leased or sold. One of these housing
complexes is the North Bank Park, a 20-story condominium building along the river with striking
views of downtown. The two-bedroom, two-bath units sell for $350,000 to $1 million, and nearly
50 percent of 88 units have been sold.

Residents, businesses, and spectators of the Nationwide Arena and, later, the Huntington Park
minor league baseball stadium have access to 14 restaurants and bars in the district. Also in the
district is the Scioto Mile, a $39 million promenade and riverfront park that the city started to build
in 2008.

Yyl 1 AOT AAO ¢mmnyh #1711 01 AOO ApPOTI OAA OEA 1 AOGO PEAOA
includes a $250 million project to add 450 units of housing, 300,000 square feet of office space in

92 Schneider, Keith. A Waterfront Revival in Columbus Ohidlew York Times. December 3, 2008: B4
93 Schneider, Keith. A Waterfront Revival in Columbus Ohidlew York Times. December 3, 2008: B4
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two buildings, an 80,000-square-foot grocery store, an eight-level garage with 1,600 spaces and as
much as 40,000 square feet of retail space.%4

Misses

Approximately one mile away from the Nationwide Arena was the City Center Mall. In 1989, City
#A1T OAO 1 PAT AA AO #A1 OOA1 |/ EET 6 0% AtAPERIOI2AIRA [ 1 O
i ETTEITT T &£ OEA TAI180 p8c ITEITEIT ONOA x
downtown redevelopment focus was on the new arena, developers built large malls in the suburbs,

which furthered the decline of the City Center and older suburban malls. At the time of closure in

March 2009, 5,000 square feet were occupied by 8 stores.9 City Center was described as follows,

04 EA &dAder builEin such a way that, from the outside, it resembled a large fortress. Visually

it offered only high walls, few windows, and small, uninteresting entryways. Inside, it was splendid,

but the outside appearance simply did not coordinate well with the rest of the business district. It

I £ZAOAA 11 OEET ¢ Ol 2 DEIALA BAIAQ GBE & AAIBIOBDAAUBEAT EO E
will be a park surrounded by homes, offices, restaurants, and shops.

¢]
A O

In addition to the closure of City Center Mall, much of downtown is still empty at night. High Street,
once the city's retail and business spine, has 152,000 square feet of vacant office space and 12 acres
of vacant lots and parking.®8 The Arena District created anxiety for existing downtown bars and
restaurants as the owners of existing establishments feared that the new places would draw away
their customers. Two years after the Nationwide Arena was built, developers suggested that a new
baseball stadium for the Columbus Clippers should be built to help redevelop downtown.9®
Eventually that new ballpark opened for business in 2009.

However, many of the political and economic leaders of the 1990s who pushed the development of
what became the Arena District moved onto other jobs and the focus on downtown redevelopment
was replaced by a focus on other issues. This included providing health care, welfare, education,
housing and employment to new refugees from Russia, Somalia, and Vietnam. Redevelopment also
focused on outer-city neighborhoods whose jobs and shopping went to the suburbs.

Findings

Although the area that became Columbusd ! OAT A $EOOOEAO xAO OOAAAOCOAEODI |
effects did not spread to the remainder of downtown. The Nationwide Arena could not save the
nearby City Center Mall. Much of downtown was still empty at night, and various neighborhoods of
Columbus competed with each other and the suburbs for attention. A minor league ballpark was
added to help develop downtown Columbus. The relevant lesson for Sacramento is that a sports

94 Schneider, Keith. A Waterfront Revival inColumbus OhioNew York Times. December 3, 2008: B4
9%Rose, Marla Matzler and Pramik, Mike. Goodbye, City Cente@olumbus Dispatch. February 4, 2009

9% Rose, Marla Matzler and Pramik, Mike. Goodbye, City Cente&olumbus Dispatch. February 4, 2009

97 Curry, Timothy Jon. Schwirian, Kent. Woldoff, Rachael A. High Stakes: Big Time Sports and Downtown
Redevelopment, Columbus, OH.: The Ohio State University Press, 2004, p. 110

9 Schneider, Keith. A Waterfront Revival inColumbus OhioNew York Times. December 3, 2008: B4

99 Curry, Timothy Jon. Schwirian, Kent. Woldoff, Rachael A. High Stakes: Big Time Sports and Downtown
Redevelopment, Columbus, OH.: The Ohio State University Press, 2004, p. 111
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and entertainment facility by itself will not redevelop downtown. Several projects over a longer
period of time would need to be undertaken.

Los Angeles, CA
Relevance to Sacramento

The South Park neighborhood of downtown Los Angeles was blighted and needed economic
revitalization. Much of downtown Los Angeles was underutilized z empty parking lots, boarded-up
warehouses, and vacant and undeveloped land. The area was described as sleepy and
predominantly seedy. To help with this revitalization, the Staples Center, a sports and
entertainment facility, was opened in 1999. After the Staples Center, a number of residential,
entertainment, and commercial projects were completed aimed at redeveloping downtown Los
Angeles.

Background

The Staples Center is the only venue to host two National Basketball Association and one National
Hockey League teams. In 2002, the Staples Center was used for 197 days.1%0 [t hosted more than
200 events, and drew 2.5 million spectators that year. Next to Staples Center is the LA Live!
complex, which includes the 7,100 seat Nokia Theatre, a 1,000 room hotel, 224 condo units, a 14-
screen movie theatre, restaurants, and a broadcast facility for ESPN. Also adjacent, is the Los
Angeles Convention Center, which includes 720,000 square feet of exhibition space and 147,000
square feet of meeting rooms.

The Staples Center and LA Live! were just a few of the revitalization projects that occurred in
downtown Los Angeles. ! 1 0T AQOEI O ET ¢nmnch xAO , 10 '1CAI AOGSE #,
in 2003, Walt Disney Concert Hall opened. Other projects include the renovation of City Hall. This

was also combined with an aggressive building of lofts and condos.

Successes

In 2002, the City of Los Angeles surveyed businesses located in the South Park neighborhood of
downtown Los Angeles. Eleven of the 18 businesses that responded to the survey believed that
Staples Center had a positive impact on the neighborhood. Many of these businesses are
restaurants that indicated that the arena has contributed substantially to their business.

Hotels were also surveyed. Small hotels with bars saw that some of their business increased but
overnight stays did not. However, bigger chain hotels in the area observed that overnight stays
increased since the Staples Center opened. One hotel manager believed that the increase in stays is
attributed to joint activity between Staples and the LA Convention Center. Also interviewed was
the owner of a nearby boutique hotel. That hotel did not report an increase in business, but they
OOAOAA OE Aheggndral chaxabtdr f fthe afea has changed. 0 AT 1T A OAAI[ w001 EAAI

100 Baade, Robert A. Los Angeles City Controllers Report on Economic Impact: Staples Center, July 2003, p. 37.
101 Baade, Robert A. Los Angeles City Controllers Report on Economic Impact: Staples Center, July 2003, p. 38.
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the City of Los Angeles survey. This shopping center also has access to an adjacent Hyatt Hotel.

When construction began on Staples Center in 1998, there were 5,000 residents of downtown Los

Angeles. By 2007, that number increased to 29,000 residents. The New York Timeseported on a

O000AU OEAO AAOAOEAAA iyduhgUwell-pdid shgiefpéople vind @dkAA T OO0 AC
x T O¥280pened in April 2010, adjacent to LA Live! and the Staples Center is the 54-story Ritz

Carlton Los Angeles, which is a combination of luxury condos and a hotel. Businesses that were

once located in West Los Angeles began moving downtown. Perkins Coie, a law firm, and Psomas,

an engineering firm, moved to downtown to pursue cheaper rents.

Misses

In some aspects, downtown Los Angeles still falls short. As of 2006, there were 6,000 homeless
people in the area, which is the highest concentration of homeless people in the Western United
States. Also, local redevelopment boards have hired their own security services and trash collection
services because city services are stretched too thin. Still, much of downtown is desolate.
According to the Washington Postthe kitchen at the swankiest restaurant, Pinot, closes at 9 PM,103

Transportation is still an issue. Because much of downtown was rebuilt at the height of the
automobile age, many areas are not pedestrian friendly. Until the City subsidized the construction
of a Ralphs Supermarket in the area, residents had to drive five miles to shop for groceries.

Similar to San Diego, development has stalled because of the real estate market slowdown.
Developers have had difficulty obtaining financing for projects. For example, the Related Cos,, a
national developer, missed a city deadline to break ground on a $3 billion condominium and retail
corridor. The first phase of this project was supposed to be completed in 2009, but, according to
the developer, the project will not be completed until 2012 at the earliest. According to CB Richard
Ellis, condo prices in downtown Los Angeles averaged $500 per square foot in the fourth quarter of
2007. That number decreased to $400 in the fourth quarter of 2008.

The City of Los Angeles pointed out that the surrounding freeways in downtown Los Angeles serve
AO MIOORIAT Ao &£ O AAOGAT T PIi AT O AAAAOOA OOEAU OADPOAOA
Freeways border Staples Center to the south and to the west.

Findings

Although Los Angeles is by far, the largest city studied here, several lessons are offered. The
increase in residents in downtown Los Angeles resulted from large investments in multiple projects
including the Staples Center, LA Livel, and the Disney Concert Hall. This helped attract
condominium developers. However, the condo development was stalled by the real estate market
downturn.

102 Pristin, Terry. In Los Angeles, a Gehry Designed AwakemNaw York Times, April 18, 2007
103 pomfret, John.$ 1 xT OT x1T  , T O !'T CAT AO Wasiriton Pést, Enuary 2,286 | ET T 2 A1 AEA
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Despite this aggressive redevelopment, homelessness is rampant in downtown Los Angeles and
areas of downtown still have a reputation as a ghost town with little government services, including
security and trash collection. This suggests that if redevelopment occurs, a city must ensure that
those who populate the area - residents, businesses, and others - have access to basic services.

Additionally, freeways are considered an obstacle to development because they inhibit pedestrian
activity. This has implications for an area such as Old Sacramento, which is effectively walled off
from the rest of downtown. Downtown Los Angeles is also one of many urban areas in the region
and competes with others for activity. Also in the region, are Santa Monica, West Hollywood, and
Pasadena.

San Diego, CA
Relevance to Sacramento

The PETCO Park Ballpark, opened in 2004, is the centerpiece of the East Village redevelopment
project in the southern portion of downtown San Diego. North of PETCO Park is the Westfield
Horton Plaza Mall, an indoor/outdoor shopping mall. Across the street, to the west, is the
Convention Center, and the Gaslamp District (a redeveloped neighborhood consisting of
restaurants, shops, and nightclubs) is on the east. East Village and its centerpiece, PETCO Park, link
these surrounding neighborhoods.

Background

It was expected that the linkage between PETCO Park and the Convention Center would stimulate

the development of additional hotel rooms to OAOOA 3 AT $EACI 60 A@bPAT AET ¢
planned, the redeveloped East Village would feature three new hotels with 850-room capacity, in

addition to 1.3 million square feet of office space and 180,000 square feet of retail space. One of the

planned hotels was the Hilton Convention Center Hotel,a$200-i E1 1 ET 1T Oi 11 O0A® 1T & OE
San Diego needed the rooms because its share of the national tourist trade was increasing from 1.6

percent in 1979 to 2.5 percent in 2000. Even by the 1980s, tourism in San Diego represented a

multibillion dollar industry, accounting for 10 percent of regional employment. In addition to the

development of hotels, office, and retail, condos were developed throughout downtown San Diego.

Units around the ballpark site increased from a mere 40 to a projected 3,700 over a few years. In

all of downtown San Diego, there were 6,900 condo units in 111 projects, compared to 1,300 units

in 22 projects in the much larger downtown Los Angeles.

Successes

In a radio interview in 2010, Fred Maas, Chair of the Board for the Centre City Development

#1 OPT OAOEI T h xEEAE ££ET AT AAO OAAAOGAT T i AT O DPOI EAAC
anybody that has experienced downtown and experiences downtown today can absolutely see the
restoration and renaissance that has happened to the East Village8) AT 1860 OEETE EO »
OOAAAOO8 ) OEETE EO xAO A Oi AGEET ¢ OOAAAOOS8G I AA
development has taken place around PETCO Park and that all of downtown is now assessed at $13
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billion. That is more than three times its value before PETCO Park.104 Also, the median price of
condos in San Diego more than doubled in value to over $600,000 in 2006.

As previously mentioned, residents and businesses moved to downtown San Diego and existing

businesses experienced some success. The owner of a nearby bar in downtown San Diego said the
Al1T1TTxETC AAT OO o0%4d#l/ 0AOEhR O7EOE OEA 1 PATEIC
tremendously. ) O 8 Othakvaf for some time, although, since the ballpark came into being, every

year our revenue has come down a little bit.6 Romero says the recession and the poor performance

of the Padres do not help.

Misses

DI xT OT x1T 3AT S$EACI 80 O Atekidif bfithDrieahdstéle cdllapE(thétOeGan x A O A
in 2006. In 2006, the housing bubble burst as San Diego suffered the first year-to-year decline in

home prices since 1996. Notices of foreclosures, precursors of default, increased during the first

quarter of 2006 by 60 percent over a year earlier. In June, sales fell 24 percent, the fourteenth

straight month of decline. The volume of condominium re-sales was down by almost 39 percent.

Units were taken off the market and reconverted to apartments. The sale of new downtown units

dropped in one year from 160 at an average of $654,000 to 31 at $495,000. Builders delayed or
scrapped plans to build new units.105

Other plans for development were also cut back. Despite some high-profile development, retail and

office construction around the park was only a fraction of that promised or planned, largely because

of the absence of the year-round foot traffic needed to support it. Two new hotels were built, but

the Hilton Convention Center Hotel, the $200-I E1 1 ET 1T O@AO 1T £ OEA xAOAOAOI
00PDBI OAA OF ATAET O 3A7T S$SEACIi 60 A£O0OOOA AO A O1 OOEC
Convention Center LLC announced it had not yet secured enough equity and debt financing to

complete the project.

Findings

Although downtown San Diego, particularly the area near PETCO Park saw some growth in

residents and new businesses, the area was not immune to the real estate bubble. The price of
condominiums decreased and projects were cancelled. One of the pieces of research studied listed

OEA OAAOGAT AA T &£ UAAO AOT OT A EI T O OOAEEEA AO A ATl
needed providing entertainment options and other activities to create foot traffic throughout the

year. Unfortunately, it is difficult for government and business to provide further redevelopment

funds with the economy in a weak position.

104 Orr, Katie, Has Petco Park Been a Good Investmedtd@io Interview on KPBS, January 26, 2010.

105 Erje, Steven. and MacKenzie, Scott. Redeveloping Downtown San Diego: Milennial Dreams or Bayfront
Nightmares? Paper presented at the annual meeting of the WESTERN POLITICAL SCIENCE ASSOCIATION,
Manchester Hyatt, San Diego, Californiar 20, 2008
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Stockton, CA
Relevance to Sacramento

Stockton, located 50 miles from downtown Sacramento, has, unfortunately, acquired a bad

reputation. Forbesi T AA 1 EOOAA 301 AEOIT AO OEA OflitiCdbeof EOAOAA
the areas hardest hit by the real estate market collapse in the United States. Its Downtown Plan
OOAOGAA OEA A T1TTxETCh 0311 A 1 AlwnAs@placd th ishisde. DOAIT EA

Many local residents are disconnected from downtown, and many downtown workers leave the

AOAA AO OEA Al #e /1TA OEQROBAIT REAMAUSBEHI O OEAO 301 AEOT T
Ofl xO 11 OE A7 rohdplurniStocktor@eddnd, a sports and entertainment facility and a

minor league ballpark were constructed in its downtown in 2005.

Background

The sports and entertainment facility, the Stockton Arena, seats up to 11,800 people and the
adjacent ballpark, Banner Island Ballpark, seats 5300 people. These facilities were part of
AT x7T 0T xT 301 AEOT T 60 ,@khich &sO ikdlutled theANetizr PG EvAnOCRIGed a
10-acre park with an amphitheater, play fountain, and vast green space. The centerpiece of
redevelopment in Stockton is a $62 million hotel and condominium complex adjacent to the
Stockton Arena.18 |n addition, the City created DiCarli Plaza, a brownfield project in which the city
converted an abandoned gas station and parking lot into a plaza. In 2004, the Fox Theatre was
OAT 1T OAOCAA ET OI OEA "1 A (I PA 4EAAOOAR xEEAE A
Bob Hope Theatre has created a wonderful space for the citizens of Stockton to enjoy not only local
arts productions, film, dance, comedy and Broadway type entertainment, but also the latest in top

TAIT A 1T OOEAAT 1 BrkyOsdidfdid viad thedférsi performer to entertain at the
renovated theatre.

p>2
p2
O/
>

Successes

According to the Stockton Recoli A OT x AO | £ b AlobdthkatrOafid td shirifoun@ihg OE A |
AOOET AOGOGAOGS8G

Misses

4EAO OAI A AOOEAI A EET EOEAA OEA OAT OA1 ThédStotkion OEA 11
Arena itself regularly loses $2.5 million per year. An artist in the neighboring Tidewater Gallery
OOAOGAAR O7AB80A 1TOETC 10600 OEEOO Al x1 EAOAS8G 4 EA
370,000 attendees a year, was nearly shut down in 2009 due to city budget cuts. In August 2009,

106 Shigley, Paul. Downtown Stockton Awaits Private Investmer@ialifornia Planning and Development Report,
Volume 21, No. 12, December 2006,

107 Shigley, Paul. Downtown Stockton Awaits Private Investmer@ialifornia Planning and Development Report,
Volume 21, No. 12, December 2006,

108 Siders, Davis, Failed Hotel Set to Reopen: Asking Price for Lexington Plaza is $18.8 Mitiockton Record.
September 9, 2009

109 Bob Hope Theatre Website at: [http://www.bobhopetheatre.com/info]
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the $62 million hotel and condo complex went into foreclosure. Subsequently, the property was put
on the market for $18.8 million.110

30T AEOQOT T80 OAAAOGAT T PI AT O OAT ET QJit whshdrdhit byArt@e OAAT A Q¢
recent economic downturn and before that, downtown Stockton had to contend with decades of

blight. Other obstacles included 500 nearby units of dilapidated residential hotels that the City

could not shut down because it did not provide replacement housing for the tenants. Downtown

301 AEQOT 180 OAAAGAT T PI AT O AOAA EO OIi Al h xEEAE 1 EI
Also, many government buildings, which are not taxed, are in the area.

Additionally, downtown Stockton is competing with its suburbs for development. Developers
including the AG Spanos Co. requested that the City eliminate General Plan language that puts
downtown first as they prefer to invest in the suburbs instead of downtown. Also cited was a lack
of community involvement in downtown and, AAAT OAET ¢ O OEA $1 x1 01 x1 30i

i OAE Ai PEAOGEO 1#1] AEC POI EAAOOS8G
Findings

Although Stockton is a much smaller city than Sacramento, it is still very close geographically and

there is some economic linkage. Also, there are some very applicable lessons. Downtown
revitalization pushes back against decades of local, regional, and economic trends including
suburbanization and decades of blight, which included numerous residential hotels with low-

income tenants. The suburbs offer cheaper land and many buildable lots. MOAE | £ 301 AEOI
redevelopment got off the ground at the peak of the real estate market and then was hit severely at

the onset of the current recession.

In redevelopment, community involvement and input are very important. Also, for redevelopment
to occur, a portfolio of large and small projects is needed. Stockton invested in several large
projects including a movie theatre, a hotel/condo complex, the Ballpark and a sports and
entertainment facility.

Additional Studies:
Lower Downtown (LoDo), Denver, CO

The oldest neighborhood in Denver, CO, is now called Lower Downtown Denver. The Lower
Downtown Historic District was formed by an act of City Council in March 1988, with the intention
of encouraging the preservation and vitality of an area that is significant because of its architectural,
historical, and economic value. At the time of formation, Lower Downtown had substantial blight
issues and a crippling +40% vacancy rate.

In 1991, Denver and the Colorado Rockies announced that Coors Field would be built in the LoDo
district. The stadium's announcement helped increase the redevelopment efforts that had already

110Siders, Davis, Failed Hotel Set to Reopen: Asking Price for Lexington Plaza is $18.8 Miliotkton Record.
September 9, 2009
111 Fitzgerald, Michael, Downtown Revival Still Key to Citgtockton Record. May 19, 2006
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started within the LoDo district. Sales tax revenue increased by 22 percent a year from 1990 to
1995, and the number of restaurants increased 140 percent between 1993 and 1996.

Coors Field, since its completion in 1995, has helped to keep baseball fans streaming through LoDo
on game days and has helped transform the neighborhood from blight to, as the Cincinnati Post
described, "a sparkling symbol of urban hipness."

However, it needs to be made clear the city did not achieve the success by simply building an arena
in LoDo. Significant dollars were invested to enrich the neighborhood surrounding the stadium.
"The stadium project.. has emphasized neighborhood pedestrian connections to help ensure
success. Additionally, the local business district received $250,000 to upgrade the neighborhood
streetscape. The City made improvements to [local streets] totaling $28.8 million and removed or
reconstructed viaducts on [other streets] at a cost of $170 million."

Indianapolis, IN

Indianapolis is an interesting case study because it is a small metropolitan area whose 1.6 million
residents live in the shadow of Chicago (similar distance between Sacramento and San Francisco).

successful redevelopment program make them worthy of study.

)T AEAT ADI 1 EO6 OAOEOAI EUAOCET T DBl Al meht ofxspoAdhd EAAOEI
entertainment complexes, have received positive reviews. An article in The Los Angeles Times
stated, "... you can share the delight... in this crossroads city for the almost breathtaking, tangible
success of a revitalization program the likes of which most other older cities are lucky to get to the

blueprint stage."112

Across the country, an article in The New York Timestated, "...construction and development
downtown seemed to wake the city up, and today, a thriving cultural scene mixes with Hoosier
hospitality and charm."113 Since 1990, Indianapolis has invested nearly $7.7 billion of public and
private funds equaling more than 490 projects in Downtown projects through the end of 2009. This
is an average of more than $385 million of new investment each year for the past 20 years. These
projects include the Lucas Qil Stadium, home of the Indianapolis Colts, and the Conseco Fieldhouse,
home to the Indiana Pacers.

Since 1995, hotel room inventory in Downtown Indianapolis has increased 51% to 5,585 hotel
rooms. Over 150 restaurants have opened since 2000. Of those national chain restaurants, many
ranked or are currently ranked in the top five in their system nationally. Downtown has seen
record demand and occupancy levels, driving a surge in residential development. With 20,000
people living downtown, Indianapolis has created a successful 24/7 vibrant lifestyle.

112 The Indianapolis Downtown Inc. website:
[http://www.indydt.com/revitalizationbackgrounder.cfm?&Ilm=db]
113 The Indianapolis Downtown Inc. website:
[http://www.indydt.com/revitalizationbackgrounder.cfm?&Ilm=db]
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Pearl District, Portland, OR

The Pearl District is a 90 city-block area of former warehouses, light industrial and railroad
classification yards in Portland, Oregon, now noted for its art galleries, upscale businesses and
residences. Urban renewal began in the late 1990s with artists and the Brewery Blocks starting the
wave of revitalization. Revitalization was catapulted through the construction of a streetcar line
originally completed in 2001.

What had become a niche artist and loft district received a significant boost in redevelopment
through the addition of the Portland Streetcar system. The Pearl District, which had a handful of
residents in 1990, now has over 1,300 residents and will have 10,000 residents at build out.
Additionally, the Pearl District has a density surrounding the streetcar route of 120 units per acre.
Upon build out the Pearl District will have 10,000 residents in 5,500 units, over 21,000 jobs, and
one million square feet of commercial and retail space.114

O7EOE AAAE préettAdeklopdrsEGdcame more and more confident, triggering a

AOT AAT AT OAT 1T U AEEEAOAT O ET OAOGOI AT O AOOEOOAAROG A
Streetcar, Inc,0) T OFAvwinnBA 071 001 AT A8O AT T AT 1T AOEAO xAO
absorption rate of 30 units per year. But in the years since the line was announced, 7,300 housing

units have been built? and sold? within two blocks of the street-AAO 1 ET A8 0

' OOOAEOTT AT O DPIET OO 10060 OEAO OEA O00AKIMAAO xAO
goals for development in its Central Business District. O! 1 OET OCE O1T i A T £ OEEO DOl
AAOGAT T BAAR EO AAOAT T PAA AO AT AT 1T Oi 1 OOI USInBBRECEAO
1997, land within one block of the alignment has more than doubled its share of captured

development, and those projects have achieved much higher density ratios, averaging 90% of the

zoned potential (up from less than 50% prior to 1997).115

114 Watson, Leslie. A Desire Named Streetcamspired by its success, Minneapolis makes tracksttmly the
Portland Streetcar lineMidtown Community Works,
[http://www.midtowncommunityworks.org/PortlandStreetcars.htm]

115 Watson, Leslie. A Desire Named Streetcamspired by its success, Minneapolis makes tracks to study the
Portland Streetcar lineMidtown Community Works,
[http://www.midtowncommunityworks.org/PortlandStreetcars.htm]
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XIl.  Appendix D: Traffic Levels of Service in Sacramento Downtown

The table shows the current levels of service at intersections around the proposed site. At LOS F
the volume of traffic exceeds capacity and the flow is significantly hindered, while LOS A indicates
too low of a volume. The desired level in cities is LOS C at intersections and LOS D at freeway on-
ramps and off-ramps. Currently, the table shows that many intersections can handle a greater
volume of traffic.

Current Intersection Levels of Service 116
Intersection Traffic Control Peak Hour Delay Type Existing
LOS | Delay-seconds

am. Average A 4.7

1. 7th Street & F Minor Stop Worst Delay C 16.1
Street Controlled om Average A 51
Worst Delay B 12.7

2.7th Street & G Signal am. Average B 10.6
Street p.m. B 10.6
am. Average A 0.5

3.5th Street & H Minor Stop Worst Delay C 181
Street Controlled am. Average A 07
p.m. Worst Delay B 12.2

4. 6th Street & H Signal am. Average B 134
Street p.m. A 4.8
5. 7th Street & H Signal am. Average B 14.2
Street p.m. B 132
6. Jiboom Street & Signal am. Average B 151
| Street p.m. C 202
7.5th Street & | Signal am. Average B 15.7
Street p.m. B 105
8. 6th Street & | Signal am. Average B 172
Street p.m. C 26.0
9. 7th Street & | Signal am. Average A 8.8
Street p.m. C 21.8
10. 3rd Street & J Signal am. Average E 57.6
Street p.m. C 26.0
11.5th Street & J Signal am. Average B 11.8
Street p.m. B 11.2
12. 6th Street & J Signal am. Average B 111
Street p.m. A 73
13. 7th Street & J Signal am. Average D 385
Street p.m. A 99

116 U.S. Department of Transportation, Federal Highway Administration, the State of California Department of
Transportation, and the City of Sacramento. Sacramento Intemodal Transportation Facility: Tier 1 and Tier 2
Environmental Assessment with Finding of No Significant Impact and Section 4(f) Evaluaiiogust 2009, Table 2.1.2-6
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XIll.  Appendix E: Recommended Reading

The UCD Team reviewed many existing studies and articles in preparing this report. Below is a list
of works that may be of particular interest for anyone weighing the impact of the proposed ESC on
Downtown Sacramento.

MBA CONSULTING CENTER

Title

Downtown Sacramento Retail
Strategy & Implementation Plan

Economic Impact Analysis of HP Pavilion, Sharks Ice at
San Jose, and Three Primary Events

Los Angeles City Controllers Report on Economic
Impact: Staples Center

Sacramento Railyards Specific Plan

Sacramento Railyards: Urban Decay Assessment

Sports Facilities as Urban Development Catalysts

Sports, Jobs & Taxes

Stadiums, Professional Sports, and Economic
Development: Assessing the Reality

The Critical Path

The Effect of Professional Sports on Earnings and
Employment in the Services and Retail Sectors in US
Cities

The Threshold Report: An Initial Economic Analysis of
a New Entertainment and Sports Complex

What are the Benefits of Hosting a Major League Sports
Franchise?
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XIV. Appendix F. Team Bios

Jason M.Brown Zz Jason is a first year MBA student at the Graduate School of
Management concentrating in strategy and marketing. Prior to returning to
school, Jason was a commercial real estate developer and partner at Redfern
Development. As Vice President of Development & Asset Management, Jason
had the responsibility of overseeing all management of projects in addition to
evaluating potential future projects. Jason received a B.S. in Finance from the
Marriott School of Management at BYU.

Kristen Dewitt z Kristen is a licensed Professional Engineer in the State of
California and is currently pursuing a Master of Business Administration at
the UC Davis Graduate School of Management. While in school, her primary
focus has been the study of finance and general management. Prior to
returning to academia, Kristen spent four years working in the land
development industry within the Greater Sacramento Area. She has
experience in both the public and private sector. Her professional interests lie
in the development of urban areas and construction of large civil engineering
projects. She received a Bachelor of Science in Civil Engineering from UCLA.

Jefferson Heidelberger z Jefferson is a first year MBA student at the UC Davis
Graduate School of Management concentrating in Finance and general
management. Prior to his return to school, Jefferson worked in real estate
development and project management in western Montana. Duties included
process improvement, IT management, sales and marketing, and management
of cross-functional project teams. Jefferson received a B.S. in Business
Administration from the University of Montana.

Elizabeth Jones z Elizabeth is an MBA student at the Graduate School of
Management, focusing on Finance, and also concurrently pursuing an MS in
Community Development. Prior to Davis, Elizabeth served for two years in the
Peace Corps as a teacher in Eastern Ukraine working with adults, children,
and local organizations. Previously, she worked as an associate at
Mandelbaum Partners, an investor relations firm in Los Angeles. Elizabeth
holds a B.A. from the University of Texas at Austin. While in college, she
participated in a year-long exchange program in Japan. She also spent a
semester interning with the U.S. State Department at the U.S. Embassy in
Thilisi, Georgia.

GRADUATE SCHOOL
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Chris Lomuto z Starting as an apprentice nearly 20 years ago, Chris now has a
broad range of experience building and managing commercial real estate.
Chris has working relationships with several institutional and Fortune 500
clients, including CBRE, Equity Office Properties, Apple, Digital Realty Trust,
Stanford University, ING Clarion Partners, and several Silicon Valley building
jurisdictions. Chris has a degree in Real Estate and Construction Management
from the University of Denver, and is currently pursuing an MBA at UC Davis,
with a concentration in Finance and Accounting.

Jason Ortaz For five years, Jason has called Downtown Sacramento home. As
the lead researcher for the California Workforce Investment Board (CWIB),
Jason collaborates with public and private sector partners to ensure that
California has the workforce to meet the needs of its healthcare system and its
OCOAAT AATTiTiuUuse "A&sEl OA EIETEIC O
program that enabled the reopening of three formerly mothballed biomass
power plants. On nights and weekends, Jason is pursuing an MBA at the UC
Davis Graduate School of Management. Jason also holds Bachelor of Arts
Degrees in Economics and in International Relations from UC Davis.

Todd Mirell, Team Advisor z Todd Mirell graduated from the UC Davis
Graduate School of Management in June 2008 with an emphasis in finance and
accounting. Todd is currently a Vice President in the Union Bank Real Estate
Special Assets Department where he restructures problem loans and recovers
OAXEOES AATE AAPEOAI 8 )1 EEO DPOEIT C
land, acquisition and construction loans for commercial real estate
AAOGAT T PAOO8 41 AAGO DPOEI O OAAI AOOA
CB Richard Ellis and portfolio acquisitions with McMorgan and Company, a NY
Life owned pension fund advisor. Todd was a founding brother of the UC Davis
chapter of Delta Sigma Pi, a co-ed International Business Fraternity. Todd
received a BS in Managerial Economics from UC Davis in 1996. Todd is
married and has a one year old daughter.
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