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1. Executive Summary

This study, prepared by a team of MBA studentdom the UC Davis MBA Consulting Center,
provides the Downtown Sacramento Partnership(DSP)with recommendations and concerns to
consider during planning and execution of a proposeé&ntertainment and Sports Complex (ESGjt
3AAOAI AT 01T 60 2AEI UAOAOS

TheteamwasA OEAAR 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 Corridgr Old
Sacramento, Downtown Plaza, and Convention Cente

Camplex?

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, percepion 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 dagease basis.Rather

thanAET T OA A OPAAEZEA & Oi 61 A OEAO AZAZEOO Ail AEOEAOQGS
benefits of any significant development project in the context of the individual city and the relevant

factors involved.

Three critical factors were identified that will affect the four assets in regards to the ES@nd
include transportation, safety, and local business development When these three factors are
combined, theycreate enhancedconnectivity between assets It is this connectivity that helps b
establish a complete uban 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 utilizéhese factors to increase connectivity and in turrdraw

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 addressedthese 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 vist downtown
regularly for leisure trips and events

1 These suburban visitors averag&4 such trips

annually.

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

neighborhoods and tteir historic shopping district:

1 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 ratesby
announdng that Coors Fieldwould be built within LoDo and invesing $200 million in connectivity
improvements within the district. Their focugd redevelopment efforts helped to transform a

struggling areainto 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 ongoinglevelopment efforts ) ._ a2 w;“ B i AT
that allowed the announcement of thestadium to act 'b

as acatalyst for downtown revitalization.

San Josestrategically placed the HP Paviliorwithin Downtown to draw attendees into the area

Pavilion events have helped downtowrbusinessowners thrive.

1 A 2007 study found that during the year Pavilion attendeespumped $185 million into local
businesses prior to and folbwing events. The averagespending per person was $84 outside
of the arenaper 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 Gity of San Jose and ndbcally 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:

9 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 thatthe ESC is
a part of Downtown. It is important to avoid creating an isolated destination in order to
encouragedispersion of visitors between the downtown assets.

9 Existing assets must remain relevant through additional investment, marketing, and
recruitm ent efforts. Without a concerted effort to expand extig 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
succesful cities provide unigue destinationsand attractions so that visitors are encouraged

to return.
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The value of a proposed ESC for Sacramentahg opportunity to catalyze growth and rebrand 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 thatDowntown would not achieve on its own
However, those benefits will not necessarily transfer to the existing assets That transfer must
come from Sacramentothrough ongoing encouragement of and investment in local business
These efforts will create a level of connectivity that will enable Sacramento to become a destination

for visitors and increaseO E A #atHit) to 6aPture 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 benefig Similarly, some research suggests thatities including Los Angele$ and
Indianapolis* 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 dowtown ballpark and football stadium complex failed to spur
significant redevelopment in nearby areas. 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 thahe 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 combimath 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. Tése factors aretransportation, safety, local

business development , and connectivity .

1 Rappaport, Jordan, Wilkerson, ChazlCite paper (included in Bibliography)

2 Baade, Robert ARrofessional Sports As Catalysts for Metropolitan Economic Developydentnal of Urban

Affairs, April 1996, p. 3, Vol. 18, No. 1, pp-1T7.

3 Baade, Robert ALos Angeles City Controllers Report on Economic Impact: Staples Centirly 2003, p. 50.

4 Noll, Roger G. and Zimbalist, Andrew e@ports, Jobs, and Taxe®Vashington, D.C.: The Brookings

Institution, 1997, p. 206

5 Chapin, Timothy S3 BT 000 &AAEI EOEAO AO 50AAT $AOGAITTPIi AT O #AOAI U
#1 AOAT AT A dodrnal ofti@eMmekithn Planning Associatigrlune 2004, p. 201, Vol. 70, No. 2, pp. 193

209.
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and compared with numerous case studies from other cities that havpreviously 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 |owest 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 urbarredevelopment

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

AAAE 1 OEAO ET A OOEPPI A AEEAAOS OEAO OAOOAOG O1 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 implented.

Background

Sacramenans 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 mallhich added a
second story, the 1996 renovation of the Convemin 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 asthe 2001 construction of the Sheraton Grand
Sacramento, the 20032005 renovation of the Cathedral of the Blessed Sacrament, the construction
of the 800J loft project in 2006, and the 2008 renovation of the 192Built California Life Insurance
Building into the Citizen Hotel.

Aside from theseefforts, Downtown Sacramento haghe capacity to continue its revitalization
efforts. In the last year, the Downtown Plaza mall losiajor 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 attendeestell surveyors that they would like more entertainment options in bwntown, an
important fact since Sacramento competes with cities such as San Diego and Montefey

convention busness.

The Sacramento Kings of the National Basketball Association (NBA) have beesoarce 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 (198®88) in the original

UCDAVIS =7, UCDAVIS
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Arco Arena, which sat just over 10,600 fars. 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 Eattainment, Ultimate
Fighting Championship, Disney on Igeand many trade shows and other events eacyear. In all,

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

In 2006 a ballot measurewas presented to voters to approve a new $600 milion facility in
Downtown Sacramento, which was to be funded by a quarter cent sales tax increase overygars.

The proposed sales taincrease appearedas ballot measures Q and R, which were overwhelmingly
rejected by voters. Though significant supporfor a downtown arena isted, Sacramento residents
made it clear that they were not willing to fund an arena through tax increases at that timeAfter

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. Mapigns were submittedand the

MAUT 08 O OdteintineddhatCitfe Londergence @am had the best plan in terms of vision and

feasibility. The convergence plan proposes construction of a new ES€ be connected to the

intermodal facility, a transportatol EOA OF AA AOGEI O 11 3 AABoconkdt AT 0180
Amtrak, Greyhound bus, Light Rail, andegional bus service The ESC and the intermodal facility

would be a part of a neighborhood called The Railyards EEAE x1 01 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 officepaceto be built over 20

years. However, the details of the Convergence plan are outsiolethe 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 he downtown core are evaluated accordingly.

6 Ballparks.com website at: http://baske tball.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, Rgn. SacramentoArena Task Force Picks Kamildsylor Plan for Railyard Site.
Sacramento BeeMarch 11, 2010: Al
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V. Transportation

According to the Sacramento Railyards Specific Plaf one of the primary objectives of the

2AET UAOAO AAOAIT | britedrat®thebRAilydtdd Aréa infoQhe €bric @ the existing

# Al OOAI1  # EcOndodetothe AREBT WAOAO AOAA xEOE 3AAOAI AT 61 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 G8 dnterviews conducted by the UCD Team with local business leaders andCity 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 physicaltpnnected 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 dwntown played in San Diego. Indy deserves
3AAOAI Al O1 50 , it Ai€ linGortarkt Oteiak ¢ 1 ) 00O OEA 1100 x/

ET '1 AOEAA8S
transportation issues are considered in the context of

with the current downtown hub. In order to maximize

the downtown grid as a whole with a particular Peter King, Sports lllustrated

emphasis onconnectivity between assets.Understanding how these factors will be affected by the
development of an ESC begins with consideration of the planned intermodal faciliynd 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
the depot district, which lies directly south of the central shopsand is bordered on the west by
Jbboom Street, on the east by 7 Street, and on the south by H and | Streets The SITF is a three

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

10 The Sacramento Railyards Specific Pldoes not identify the KamilosTaylor plan but identifies a potential
site for an Entertainment and Sprts Complex at the Railyards on page 54,
[http://www.cityofsacramento.org/dsd/projects/railyards/documents/SacRailyardsSPFinal.pdf ]

11 Design, Community, and EnvironmentSacramento Railyards Specific PlaDecember 11, 2007,
[http://www.cityofsacramento.o rg/dsd/projects/railyards/documents/SacRailyardsSPFinal.pdf], p. 4.

12 Design, Community, and EnvironmentSacramento Railyards Specific PlaDecember 11, 2007,
[http://www.cityofsacramento.org/dsd/projects/railyards/documents/SacRailyardsSPFinal.pdf ], p.20.
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as a singlepoint of connection for the Sacramento Regional Transit light rail and bus system, the
Amtrak intercity rail, Greyhound Bus, regional intercity transit systems, and future higispeed 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 requirements3 Additionally, the movex E1 1 OAOOA OI
Railyards area into the fabric of the existing Central City [because] the Railyards have historically
AAAT EOT 1T AOAA 1E@dcdrdingdte Ahe ¢oivergbBcs8 droposal,he ESC would be
developed alongside the planne SITF facility; they would sit south of the new track relocation and
north of H and | Streets5 These new services at the SITFwould help to support the added
congestion from events held atthe ESC by decreasing attendsé dependence on vehicular
transportation. The planned SITF will provide a significant boost to the connectivity between the
Railyards, downtown, and the surrounding communities Inorder to interpret how the changes will

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

Currently, the proposed ESC site can bq

accessed by road and various forms of publig

transit. Sacramento Regional Transit (RT) hasi#

minute intervals on weekdays and services
approximately 16 million riders a year, while | .
bus ridership is about 14.5 millioné In fact, the
site of the proposed ESC is within a 0.25 milg_ e

distance of nine routes serving T Street and seven routes serving J Stre€t Pedestrian access

between the Railyards and downtown exists at®®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 Sacramentd&acramento Intermodal Transportation FacilityTier 1 and Tier 2
Environmental Assessment witkinding of No Significant Impact and Section 4(f) Evaluatiohugust 2009 p. 3

14 Design, Community, and EnvironmentSacramento Railyards Specific PlaDecember 11, 2007,
[http://www.cityofsacramento.org/dsd/projects/railyards/documents/SacRailyardsSPFin al.pdf], p. 85.

15 The Sacramento First Task Forc&he Critical Path March 11, 2010, lttp://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. [Sacrante 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 Sacramentd&acramento Intermodal Transportation FacilityTier 1 and Tier 2
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using the 5 underpass on | Street. The southern periphery of the Railyards site where the
proposed ESC would be builis currently serviced bya number of roadways including3rd and 7h
Streets, which areone-way (southbound), and 5 Street, which isone-way (northbound). With the
existing infrastructure, traffic extends off freeway exits downl, 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.evel of Service (LOS), a quéibative 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 intetgets and LOS D at
freeway onramps and offramps.i8 Currently, many of the intersections surrounding the proposed
ESC can handlex greater volume to capacity(See AppendixD for a summary table on LOS in

intersections nearthe proposed ESC)®

The addition of the ESC at the Railyards has the potential to shift sonteaffic onto Richards
Boulevard and 7 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 délhe new ESC. The flow of
traffic could potentially be reversed at the | Street onoff-ramp and the J Street offamp with traffic
flowing into downtown for events rather than leaving after the workday Future development
related to the ES(as the potential to degrade levels of service at the northbound | Street gamp
and southbound J Street offamp. In addition, 7" and G Street, ¥ and H Street, & and H street, &
and | street, and T and | street could all seea LOSrating decrease as welk? 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 andhcreasing the departure frequency to once every five minutel. These
measures will help to ensure that the traffic patterns, SITEFand public transportation remain

effective, efficient, and userfriendly during periods of high demand.

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

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

19U.S. Department of Transportation, Fedat Highway Administration, the State of California Department of
Transportation, and the City of Sacramentd&sacramento Intermodal Transportation FacilityTier 1 and Tier 2
Environmental Assessment with Finding of No Significant Impact and Section 4@)uation. August 2009 pp.
2.1-15.

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

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

Pearl District i . . .
Portland, Oregon The City and Regional Transit have future projects that are

———— expected to increase connectivitybetween the downtown assets
The pearl district is a former _ _ _
industrial area of downtown and the Railyards. One of the primary goals of the Regional

Portland that had long been  Transit Action Plan, which carries forward to 2035, is to have
neglected and ignored.
every resident within a 15 minute walk of a public transit stop,

The Portland creating a more accessible Sacramentd. The Light Rail Green
Streetcar was _ _ _ N '
announced in Line will connect the intermodal facility, the airport, and
1997. Since downtown.23 In addition, there is a bond initiative tentatively set
announcement . . -
and completion for 2012, which, if passed will allow for a streetcar circling

development has  brought  powntown Sacramento and the Capito¥ The added lines and
residents which have created a o S
vibrant 24 hour community. hopefully, streetcar will originate at the SITF, which is likely to

Restaurants, galleries, and jggist in linking the proposed ESC and SITF site wittowntown
entertainment have driven _
significant sales and tax and the core assets. A perfect example of transportation

revenue for the city. improvements leading to economic benefits for thesurrounding
Development around the areas is the Portland Pearl District (See Appendix A & for a
streetcar route has doubled and  getajled discussion).  In Portland, the announceent and
density has ncreased by over _ o _ _ _

40%. completion of a streetar led to significant retail and residential

i growth along the route; as a result, Portland has estabhed itself
Upon buildout the Pearl _ _ )
District will have 10,000 as a vibrant and booming economic and cultural centép
residents and over 1 million  copsider also, a Regional Transit surveyconducted in 2000 that
square foot of retail and )
commercial space. studied the consumer effects of fans who rode the shuttle from Old
Sacramento to River Cats baseball games. The firsayehe Raley
Field Shuttle operated, it had ridership of 78,875, of which 48.5%

spent money in Sacramento before or after the gamé&.he average

dollar amount spent per fan, based on prgame expenditures, was
$25, for a grand total of $956,359. At a 7.9b tax rate, the city
collected $74,117.85 in sales ta%$ This indicates that if public

22 Covington, Rosemary and Marx, PaliSacramento Regional Transit.] Interview. April 22, 2010.

23 AAOAT AT O 2ACETT Al 40AT OEOBO 7AAOEOA rEOODGTTxxx80AA
24 Covington, Rosemary and Marx, Paul. [Sacramento Regional Transit.] Interview. April 22, 2010.

25 Watson, LeslieA Desire Named Streetcalnspired by its success, Minneapolis makes tracks to study the

Portland Streetcar lineMidtown Community Works,

[http://www.midtowncommunityworks.org/PortlandStreetcars.htm ]

26Raley Field Shuttlez Regional Transit Survey August2000
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