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City Shaping —The Summary Report of the Leadership Committee for a New Sports/Entertainmeot Complex for Edmonton 

INTRODUCTION 

Many cities have used major multi-purpose facility 
developments as a springboard to spark rejuvenated 
downtowns and new entertainment districts, resulting 
in significant economic, social and cultural benefits. 
Facilities in many Canadian and U.S. cities provide 
examples of the ability of these types of developments to 
spur economic development and community renewal in 
urban centres. 

Several factors have converged to make this 
an opportune time to consider the benefits of # -j,M 
constructing a new sports/entertainment complex in 
dowjattiwn Edmonton: 
■ Northlands Eaffc, owners of Rexall Place, looked „. 

aHts-iuture Me and capacity of the arena and 
commissioned a study by HOK Sports, a leading 
international sports architecture firrtyn February 
2007. The study estimated the cost of modernizing 
Rexall Place at about $250 million, 

■ Built in 1974, and home to the Edmonton Oilers 
as well as the venue for many high-profile sports/ 
entertainment events, Rexall Place is now one of the 
smallest and oldest sports venues in die National 
Hockey Leagued Cliii^ 

■ The Oilers' 10-year lease at Rexall will expire in 2014. 
■ The timeframe required to construct a new facility 

spans several years. 

■ Edmonton has an opportunity to integrate a new 
sports/entertainment eomgles into renewal plans for 
its downtown. i^'i'^y 

On April 24,2007, Mayor Stephen Mandel announced 
the formation of a Leadership Committee to study the 
pptentjal of constructing a new sports/entertainment 
complevm the city of Edmonton. Led by community 
and business leader Lyle Best, the committee conducted 
a wide-ranging, in-depth investigation, consulting 
with sports, business and community representatives 
in Edmonton and throughout North America (see 
Committee Membership—Appendix C). 

^ Leadership Committee membership included 
community and business representatives, as well as 
representatives of the Edmonton Oilers, Northlands and 
the City of Edmonton. The nine-member Leadership 
Committee, was supported by working groups: the 
Finance Committee whic'h developed financial models 
for new fadlity development, and the Community and 
Design Committee, wruch examined design criteria and opt**** 
various inodela of how a new facility might be integrated 
at a community level to revitalize a broader urban 

^Siistrictfcrhe Leadership Committee also reviewed 
/building design gita conaidcratima and ulluu issues?-

V J K 4 J X ~ « - * n m n -*?—fwS*«l* frUi> fatitim *M*tfJ!J, ■ 
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The Leadership Committees objectives were to identify 
the physical requirements for a new sports/entertainment 

j - L / ceraptanhat would; 

■ Have the potential to accelerate urban redevelopment, 
enhance our municipal image and further stimulate 
the city'o and EdmontonAregion's economic growth 
and development. 

■ Meet current and future NHL standards and the 
needs of the Edmonton Oilers. 

■ Maximize multipurpose opportunities for non-
hockey activities such as concerts and major events. 

■ Meet community expectations and join community 
support, for the project. 

The committee's financial objectives were to: 

■ Estimate the total project costs associated with a 
new facility,) 

■ Identify a range of financing tools and optioris^aad^T) 

■ From this information, judge whether such a project 
is feasible. 

In addressing diese questions, clear direction was 
provided to ensure financial models supporting 
development of a sports/entertainmenkeempTex-would 
not require tax increases or the reallocation of Gtawnt 
infrastructure projects or funding-ffeWk*. c l-t^i ;h-/v*jto«i»>'*. 

This report summarizes the committees findings. It is 
designed to provide the framework for a more detailed 
review of a specific proposal by potential project 
proponents in the future. Decision-making and further 
courses of action would be influenced by the timing and 
content of these proposals. 
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CITY SHAPING — WHY A NEW SPORTS/ 
ENTERTAINMENT GQWPfcEX? 

It would be difficult to overstate how fortunate 
Edmontonians are. We are blessed with a strong 
economy, clean air and water, a wealth of space 
and activities and citizens committed to the entire 
regions vitality. 

But good fortune, many have said, is really the 
intersection of opportunity and readiness. This is where 
Edmonton finds itself today in discussions about a new 
sports/entertainment complex. 

As it grows to take its place as one of Canadas major 
cities, Edmonton must build on its strengths/] 
Place, one of Edmontons best-known community 
assets and venue to a range of cultural and sporting 
events, requires modernization or replacement. This 
convergence of need and opportunity has the potential 
to translate into a unique development project. 

The right development, in the right place, will not only 
draw millions of visits to the city annually from far and 
wide — it will revitalize our downtown. 

A new sports/entertainment complex can capture 
and focus the citys projected growth, re-vitalize our 
downtown core and generate tax revenue through new 
housing, retail and office space, hotels, restaurants and 
additional facilities. 

fh 

one- t*i(l'»" ft>f>U M «,*/>****-»< -h> re-^h 

■two «A;//»"•« »n t*SS JU*~ VO$i*rs. 

Why Downtown? 
j t Uf -hit. dw-h"*', .. . 
The greatest opportunity for Edmonton lies in 
developing a new facility that will also revitalize 
our downtown, «n^<?«A/y»-A* *,#&'/*■>**«■/ -^U*4- <s 

J«*+~ SH*r-H~j-h 1<*U/ ',n e w Cor*?, 

This urban renewal model has been employed in many 
cities in North America. In Columbus, Indianapolis and 
San Diego, new downtown sports and entertainment 
complexes have not only thrived, diey have driven 
significant economic, social and cultural benefits. 

"What we have learned from the experiences of numerous U.S. 
cities over more Aanfour decades, is that stand-alone arenas 
On suburban areas) tend to become lost opportunities for high 
value development and die building oja city's image.^ 5«»*■* * «-■*■ 

The expected economic growth and population influx to ^^ 
the city provides an opportunity for Edmonton to create 
a place downtown for people to live, work, play and 
thrive. The development of a new sports/entertainment 
complex and associated multipurpose activity area can 
be the catalyst for ensuring Edmonton^ downtown is 
successful and vibrant well into the future. 

"In the competition for human capital that is driving the ll%t 
century economy, vibrant urban cores and downtown areas 
are vital assets. The companies that will define ike future 
growth of aery nation choose to locate where the best and 
brightest workers wanted to live. Increasingly tftis is in or 
near downtown areas of urban centers which have invested 
to make their core areas vital and unique^ 

. J A M A * - *'**■*■? 

_ 
See Rojauraub Paper, Appendix B 
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The city!s core has exbtinaanfrastructure, tremendous 
unasetl parking capacity;4nd a concentration of shops 
and restaurants that can provide a base for creating 
a walkable, thriving urban district that defines our 
citywccess into and out of downtown can readily j 6H N*-* $*■**'* &"* Zaff^> 
accommodatecrowds^of35,000people,leaving tfae-aiea. **4 ~<+ r*$*'«'' 3 ° ' -it, O»o f*0?'0-
in less than 30 minutns- -hr su^av^/U, *»>**■ ^^ ,«,*,?// Si*""-*-

The architectural significance of a sports/entertainment W:-TK»^ e*"- rc**",,ykJ> CY "* ' A J 
comflevand the strong design of the surrounding <: haft* ««.*•*, e* c **s'>»j *»JJ «■*<*/x*3 
community will influence downtown land use and j . ^ tre^A* Msf **■**" ' 
community development patterns for many years to 
come. It can be a true urban gathering place and create a 
strong "brand" for Edmonton. 

The challenge for Edmontonians, and for the city of 
Edmonton, is to grasp the scope of opportunity, and take 
full advantage of a rare time in our citys history. 

■fret* 
rjtaf e.sJ+4*- A *Y<.U/****+■ op/"'+*"'>'*$> 

Jh -A^ <W, His '•» *"b f**+b * 
A,Scussr,» * < p ^ - *"*"'<• U-i^^'b 

2 89 



City Shaping —The Summary Report of the Leadership Committee for a New Sports/Enteruinment Complex for Edmonton 

METHODOLOGY 

The Leadership Committee met regularly over the past 
eight months, identified areas of study, commissioned 
work by leading experts, reviewed that work, 
formulated recommendations and produced this public 
report to summarize key findings, conclusions and 
recommendations, 

Key contributors to the process include; 

■ HOK Sport, which was engaged to identify the 
essential components required to attract top-flight 
entertainment and sporting events, and to identify 
location issues and the criteria necessary for a 
successful facility development. An internationally 
known sports architecture firm, HOK's client list 
includes Major League Baseball franchises, National 
Football League franchises, efesfe arena clients and 
soccer and rugby teams worldwide. 

■ Another internationally rerogniiied-firm7~ 
Convention, Sports & Leisure International (CSL), was 
commissioned to evaluate the market potential torx 
the proposed complex! alsess comparable facilities, N 
provide case studies and develop financial models 
to inform the evaluation of proposals put forward by 
project proponents. 

■ Dr. Mark Rosentrmib, a professor at the Maxine 
Goodman Levin College onXlrban Affairs at 
Cleveland State UniversicCvtes commissioned to 
develop a paper on lessonSTrom U.S experiences. 
He is an acknowledged expert in the study of sports 
facilities and how they can be a catalyst to revitalize 
urban centres. 

The full text of the Rosentraub paper is available at 
www.edmonton.ca/mayor. The HOK Sprt.rlpoit and the 
ca.'report cannot be released due to the commercially 
competitive nature of their information on prospective 
facility sites and Oilers business information. 

fill r t « » w ^ * ( * A « w of 4h*. <L*-*t"-»sk;f 
Cow^.'iet are- J « w m ^ a / < r M 

A*t>-r\t.v i»-h.wi*h~* m*!1^ r*. to $ n! ? *J f•'<"*;, 
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FEASIBILITY STUDY ELEMENTS 

A Community and Design Perspectives 
The Community and Design Committee considered 
the implications of a downtown facility on urban 
development, together with community and design 
considerations critical to planning a new sports/ 
entertainment c f e ^ o f considerable scale. 
Membership consisted of a cross-section of community 
leaders representing the arts, business, educational 
institutions, police and social agencies with an interest in 
downtown revitolization, (See Appendix C.)— 

r*,vi-Ut\t.*,h~e<n (s*.t, App**1*!* O. 
As the c^mmliEefr explored issues and design principles, 
it reached an over-arching conclusion that formed the 
basis of more detailed discussions of community and 
design issues: 

If a new sports/enttrtammentfadlity is to be 
built, it must serve the broader needs of the 
community and stimulate further development 
and revitolization. 

Thejcomraittee concluded thats it is essential for such 
a facility to support downtown revitalization and 
development — and not be treated as an isolated 
project. This view was strongly endorsed by the 
Leadership Committee. , 

The follpwing-eXScutive stftnmaryiges-is front a rcpoj 
written bylhe Community aid Design £ 
reppriMExpIortng the Potential/or a New orReiwated 
fwrtsrantertefnment Facility, ijie full report is available at 

' (www.website.ca).— 

Design/Integration U&hhy 
A sports/entertainment Qpmptex should be designed 
as an anchor in a broad development project diat 
stimulates revitalization within an urban district of 
downtown Edmonton. 

The goal would be to demonstrate exemplary urban 
design that enhances the city, the district, the street 
and the building. This would require innovative design 
elements, integrated at an appropriate scale within die 
context of the neighbourhood, and a district designed to 
ensure economic, social and environmental sustainability, 

Meeting the needs of tenants in the sports/entertainment 
complex would be a key consideration. At die same 
time, given die potential of the facility to be the catalyst 
for a new downtown multipurpose activity district, 
appropriate efforts would also be required to plan for 
and manage impacts (both positive and negative) on 
neighbouring communities. 

The project jheul3 be designed to be a "great neighbour, 
In a great neighbourhood, that helfs to define a 
great city". 
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Recommended design and integration elements include: 

The District 

■ Public spaces in the district that accommodate a 
range of activities — sports, entertainment, cultural 
and meeting rooms. 

■ Safe and inviting places that recognize and promote 
visual linkages to other defining elements and to 
adjacent properties and neighbourhoods. 

■ Crime prevention through environmental design 
techniques. 

The Mutti-Purpose Complex 
■ Adaptable to multiple and diverse uses — mixed 

retail, residential, commercial, active and passive 
recreation, cultural facilities. 

■ Durable, permanent and timeless construction 
materials, used to create attractive and 
distinguishing features. 

■ Clarity and consistency of form and detail. 

■ Sustainable energy and environmental design 
principles, such as green building techniques, 
natural light and native landscaping, as well as 
inclusion of "green" operational opportunities like 
recycling and air, water and energy conservation. 

■ Amenities that add to the area's drawing power 
during non-event times, such as a hotel, spa, athletic 
club, public square, concert amphitheatre, a second 
rink for practice, as well as for general public use. 

Transportation/Access 
Proximity to public transit and parking for the sports/ 
entertainment facility must be designed to encourage 
visitors to walk short distances, experience the area and 
engage in other activities. Increased pedestrian activity 
in die district would contribute to retail growdi and 
greater tax revenue as businesses in the area capitalize 
on increased foot traffic. 

Transportation access for a new sports/entertainment 
facility would be designed to: 

■ Give public transit, in particular LRT service, 
the highest priority and incorporate innovative 
opportunities for transit and shuttle services. 

■ Integrate pedestrian circulation systems with 
existing and planned systems in order to connect 
transit, cycling, public parking, public rights of way 
and spaces to other amenities/services in the area. 

■ Encourage visitors to the area to walk the district. 

■ Include multiple access and exit locations to 
minimize congestion. 

2 9 2 
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Incorporate functional requirements of vehicular 
activity required for the facility (such as large trucks) 
into the design of parking spaces and streets. 

Facilitate physical accessibility for strollers, seniors 
and wheelchairs. 

-Ht-tM, l"$ Avnfl* 
JL'<"<&"«*:i*L'*?J 

CDJnmJlJjeeJjased-oaihrGjrnraunity and Design 
Q»m6uKec'^p^rt and other inputs: 

f. That a sports/entertainment Gempfe* be designed as 
part of a multipurpose activity district. 

2. That the design and programming of the facility 
include ways in which it can revitalize and 

/Existing parking infrastructure in die sports/ 
entertainment district should be maximised. There 
are currently 36,000 parking stalls widiin Edmontons 
downtown widi the greatest commercial demands 
between 9:30 a.m. and 3:00 p.m. on weekdays. 

perimeter of die district to enable walkable spaces and 
die creation of a stylized main street where store fronts 
and play areas are incorporated into the districts design. 

1*/tro*,*n^^s r*.vitwxA.develop die surrounding urban district and spur 
redevelopment of Edmonton's downtown core. 

That design principles be developed which ensure 
residential growth supports retail development and 
encourages businesses to relocate to or expand into 

H*sh* M be- J the area. Parks, shops, artist spaces, public grass 
tional parking shotrtd~bfrconsidered,£t die "* -*"areas, pubs, cafes, meeting areas and water features 

should blend with the sports/entertainment facility. 

4. That linkages to the unique cultural and business 
communities in the area be developed to foster 
meaningful contact and a sense of comfort within 
diverse populations of age and culture. 

5. That die activity district be seen in context of all 
its users, residents, tourists and frequent users 
from across the capital region and from central and 
northern Alberta. 

6. That design principles encourage transit use, 
maximize existing parking infrastructure and 
encourage walkability. 

Recommendations for Edmonton , / 
A sports/entertainment complex shetdd be an integral 
part of an ongoing mixed-use development project. It 

'SfieuB-be an exciting destination that adopts creative 
means to address a number of needs, including office 
space and housing, into a broader development concept. 
This facility presents an opportunity to take Edmonton 
to a new level us n world ch% city, and it could not 
be more timely, exciting and worthy of pursuit. The 
following recommendations are made by die Leadership-
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7. That the sports/entertainment facility be 
environmentally sustainable, using Leadership in 
Energy and Environmental Design (LEED) criteria. 

8. That the following development features be included 
in planning in order to leverage this development to 
define and foster Edmonton's identity: 
■ Design elements that acknowledge our four-

season climate and celebrate Edmonton's status 
as a 'winter city1; in particular, features that 
address indoor and outdoor connectivity during 
extreme weather conditions. 

■ Public art, visual and performing arts and other 
forms of cultural expression. 

■ Architecture as art. 
■ Characteristics that respect and celebrate AM*, 

Edmonton's heritage or renew the heritage of 
activities, buildings, districts and landscapes. 

■ Cost accessibility for young and lower-income 
individuals and groups. 

District and Site Evaluation Approach 

HOK was tasked with examining potential downtown ,. -, 
districts and sites for a sports/entertainment Genaple*/ J 
as well as potential at the existing Northlands 
-siter-The HOK Study indicated that site evaluation 
normally considers elements related to urban design, 
transportation and the physical site. This framework 
is widely used to objectively analyze and rank 
potential sites for sports facilities, including arenas 
and baseball and football stadiums in both urban and 
suburban settings. 

Based on dialogue with the Leadership Committee, 
nelude those 

could 
impact overall design, costs and the potential for 

B. Study Perspectives — M)KSport^ »«l*'A 

The Leadership Committee engaged HOK Sport to 
provide a detailed analysis of the physical and site 
requirements of a multipurpose facility in Edmonton, 
and an evaluation of potential locations, both in terms of 
urban districts and sites within those districts. 

2 9 4 

Six urban districts in the downtown area were identified, 
and specific sites within them were studied. Prerequisite 
criteria to identify potential individual sites included: 
■ Minimum size for acceptable building configurations. 
■ Capability to maximize adjacent parking and build 

or lease premium parking. 
■ Proximity to transit and additional parking. 
■ Compatibility with proposed downtown 

improvements. 
■ The ability to accommodate service functions and 

television truck parking. 

Alt'lfos r**+-h Mis* c„4±r>« *"* fv 

OILL,*.* «■«■ rj"* r"f—**:' 
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Evaluation Criteria for Potential Sports/Entertainment 
r Complex Sites 

Urban Design 
Facilities that are successful in revitalizing downtown 
areas fit into existing cityscapes and enhance them. 
Three types of evaluations are considered under 
this element 

■ Analysis of the site in relation to the framework of 
the city. 

■ Identification of civic design potential. 

■ Consideration of the overall "fan experience." 

Evaluation Criteria — Facility/Design/Urban fit «.MM Y\t Xs 
r 

■ Proximity to downtown Edmonton. / 

■ Image/visibility, 

■ Adjacent land uses/compatibility. 

■ Proximity to existing convention facilities. 

■ Proximity to existing hotel facilities , 
■ New development opportunities adjacent to area 

(retail/entertainment).. 
■ Potential to enhance nearby existing businesses, 
■ Potential to spur broader community renewal. 

Transportation 
This element focuses on the convenience a site offers for 
pedestrians, ease of vehicle access, and availability of 
parking and transit. 

A// f * ■ * 

Evaluation Criteria — Transportation/Parking 
■ Vehicular access ■ 

■ Adequate entry and exit paths , 

■ On-site parking . 

■ Off-site parking. 

■ Proximity to public transit. 

■ Access for service 

■ Pedestrian movement . 

Site Factors 

This element focuses on site characteristics that influence 
the design and overall cost such as site size, zoning, 
regulatory issues and infrastructure. 

;»ti 

Evaluation Criteria — Site Factors 
■ Site size and configuration ■ 

■ Topography (potential benefits/advantages), 

■ Utilities (adequacy/relocation/improvement), 

■ Demolition issues . 

AvU I A* ,-JJIS. 
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Environmental issues .. 

■ Design restrictions/limitations.. 

■ Zoning and regulatory factors, 

■ Displacement of existing users , 

■ Historic structures 

Project Costs 

■ Land acquisition and business/residential relocation v 

■ On-ske/off-site infrastructure v 

Sports/Entertainment Gemplex rrogram Essentials 
According to the HOK Study, the essential first step 
in a successful site selection process is to determine 
the program requirements of the sports/entertainment 

-f A^I9V, complex. The program requirements identify die size 
capacities and functions the building must fulfill. These^l 
in tui^o*tennJne the square footage requirements of 
the buTlaing and begin to define the inter-relationships 
of the buildings main components. Planners can 
then create building footprints to be tested on all 
potential sites. 

Entertainment Cemptex Components 
Rexall Place, under Northlands' management, is 
currently the uhiijcirbjisiest concert laff in Canada and 
12th in the world. A new sports/entertainment eemptex 
will build on this success. •$*<* 1 >^) 

The major concert industry and the NHL and other 
major sports associations in North America require a 
seating capacity of approximately 18,000 for hockey 
with multiple suite and premium seating offerings 
sized to die local market. To deviate from diis 
optimum capacity is not advisable. Smaller simply 
is not competitive, and a larger seat count drives 
up construction costs while providing little or no 
competitive advantage. A practice facility for an anchor 
sports tenant is desired by teams and creates an added 
attraction for game and non-game days, while providing 
community recreational opportunities. 

Other important program elements for a multi purpose 
facility include: 

■ State-of-the-art acoustics with sound baffles and bass 
traps at die upper level. 

■ Rigging capacity in the range of 150,000 to 200,000 
pounds. 

■ Direct loading to the event floor and convenient 
truck access to loading docks. 
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■ Generous staging and marshalling areas behind the 
stage-end. 

■ Retractable seating to allow adjustments to the size 
of the event floor. 

■ The ability to create blackout conditions for 
concert lighting. 

■ Floor anchors on the event floor to accommodate 
overhead tie-downs for circus and other events. 

■ Spotlight platform at the catwalk, for end-stage and 
opposite end-stage configurations. 

■ A minimum of four small and one large dressing 
room/and flexible green room. 

Given the number and scale of events already 
delivered within Edmontons downtown, this scale of 
entertainment facility shewaDe readily integrated into a 
suitable downtown district site. 

Sports/Arena Components 
In die case of Edmonton, NHL standard functional 
requirements were compared with existing conditions 
at Rexall Place. These findings were presented to 
numerous representatives of Northlands and the Oilers 
for the purpose of arriving at a program to meet the 21st 
century needs of Edmontons NHL franchise and provide 
a highly flexible, efficient and competitive multipurpose 
community venue. ^ 

The HOK Study determined that a multipurpose sports/ 
entertainment esstpleffihal would meet Edmonton's 
21st century needs, including an NHL franchise, must 
provide the following: 

■ 750,000 total sq.ft. 

■ 18,000 seats for hockey 

■ 35,000 sq. ft. practice ice sheet and facilities 

■ 64 luxury suites 

■ 12 bunker suites 

■ 2 party suites 

■ 21,500 sq. ft. club lounge 

■ 7,000 sq. ft. retail opportunities 

■ 16,000 sq. ft. members restaurant 

■ 7,500 sq. ft.flbmmerciai restaurant <~ 

■ 10,000 sq. ft. administrative office 

- • 297 
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Comparisons with Other Arenas 
For comparison purposes, the HOK Study developed 
the following chart to illustrate arena capacities and 
amenities in 13 cities in Canada and the United States. 

Arena Comparisons 

Air Canada Centre. Toronto 

Toyota Center, Houston , Ytx * S 

Xcel Energy Center, St. Paul, Minru-SOT^ 
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To confirm its findings, HOK Sport benehmarked die 
Edmonton results against a number of recent NHL/ 
National Basketball Association facilities. It found the 
Edmonton results to align closely with the Prudential 
Center, the new home of me New Jersey Devils that 
opened last fall in a redevelopment area of downtown 
Newark. A detailed program comparison was also done 
with the New Jersey Devils arena; HOK aku ptuvided a 
■rhim-nf-fnmpnrabk sports. foriliti^— 

Findings/Recommendations for Edmonton 
The HOK Study identified well-defined program and 
site options. The Leadership Committee makes the 
following recommendations based on the HOK Study 
and other factors: 

1. HOK identified several districts and sites in 
downtown Edmonton that would meet its criteria 
for the development of a new arena. Detailed 
consideration of these sites should be part of a 
next phase of the sports/entertainment eempJexf* e<' 
development evaluation process, based on a specific 
proposal by project proponents. 

2. Potential sites should be confidentially examined 
by architects, urban planners, engineers, traffic and 
parking consultants and a contractor to confirm 
compatibility with the facility's programming, test 
site and soil conditions, examine utility placements 
and estimate the cost and timing of land acquisition. 

299 

3. The following site conditions are essential to 
providing the range of services and amenities a full 
multipurpose arena facility would require. These site 
conditions should be used in facility planning: 

■ The size of the facility site area must be a 
minimum of 5.05 acres for the arena portion of 
the facility; 6 acres is desirable. 

■ Additional acreage would be required for a full 
sports/entertainment eemplejc. All sites identified 
have this additional capacity. 

■ The site must allow acceptable building 
configuration and exterior spaces. 

■ The site must provide the ability to build or lease 
parking spaces for premium customers adjacent 
to the arena. 

■ The site must have proximity to transit 
and parking. 

■ The site must be compatible with 
downtown improvement. 

■ The site must have the ability to accommodate 
service functions and television truck parking. 
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The HOK Study commented on financial aspects of 
projects of this Kalejaj»q this advice was forwarded 
to the FinanceXominTSe^ct further information-

-page 11): 

■ Major civic facilities such as these do not generate 
sufficient returns on investment to attract 100 
percent private development capital. Incentives 
and participation from the public sector should 
be considered a necessary component of a 
financing plan. 

■ A financial model should be developed that 
addresses issues of ownership, tenant leases, 
revenue sharing, infrastructure participation and 
funding options. 

C. Finance QamrnrttB^Report 

Financing Objectives £ * c W # « - ' J 

The overall objective of the Finance QinttBitterirwork 
was to provide a high-level assessment of the financial 
feasibility of building a sports/entertainment complex in 
downtown Edmonton. **'/''^? 

A detailed financial analysis on a specific proposal has 
obviously not been undertaken at this stage. However, 
an assessment has been made of the range of financial 
tools, revenues and financing options that would be 
available to proponents of a spons/enteruunment,project. 

Finance Coi nmi ItucAssumptions 
Factors influencing this assessment include: 

1. The key potential player in this development project 
have already made public commitments of a direct 
equity contribution. Mr. Daryl Katz has publicly 
stated that, if successful in acquiring the Oilers, he 
would contribute $100 million towards a downtown 
arena complex. The committee has assumed this 
commitment would be fully met. However, at the 
writing of this report, this remains a business 
arrangement pending purchase of the Oilers, and 
the committee has had no direct discussions with 
Mr. Katz. 

2. Alternatives to a new facility are not zero cost. 
The status quo has a cost, driven by ongoing and 
escalating costs of regular facility maintenance and 
upgrades to Rexall Place. These cost are expected to 
reach into the tens of millions'over the'next 15 years. 
The cost of the status quo would also be reflected in 
lost opportunity costs to the citizens of Edmonton. 

3. In addition, there is the projected cost of undertaking 
a re creation of (or substantial refurbishment to) 
Rexall Place, estimated in the range o M e $250 
million by HOK in its February 2007 report to 
Northlands. To date, there are no identified funders 
of this option. 

^ii^) 
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4. Given that no new facility can be entirely equity-
funded, it is reasonable to assume access to a wide 
range of financing took will be required. 

5. Any financial package must be based on solid 
revenue projections that maximize: 

■ The potential of the main arena complex to 
generate revenue through direct activities. 

■ Related or ancillary land and commercial 
developments as part of a new complex. 

6. The committee has maintained a focus on the 
original direction of the Mayor that: 

■ No tax increase would result from the financing 
of a new facility. 

■ There would be no reallocation or r©"1" 
■prioritiaatiea of currant infrastructure projects-
•eefunding.-ftv •rtv*. n ' ^ 's u-ffAslvKc-h**-*., 

7. Should a new sports/entertainment complex l^iU'tb^ 
move forward, it assumed that the existing Rexall 
Place would not continue to operate. Under this 
circumstance, the City and Northlands will have 
to decide the best use of that land and facility, 
including its own potential neighbourhood 
redevelopment opportunity. This could, in turn, 
generate funding which could be used to support the 
new facility and/or support the rejuvenation of the 
118 Avenue area. 

8. The role of Northlands in any new sports/ 
entertainment compfarmustbe considered. 

Financing Structure 

The NHL arena case study prepared by CSL showed 
financing models ranging from full private sources (a 
model similar to the Air Canada Centre, Scotiabank 
Place and GM Place) to full public funding (such as the 
Pengrowth Saddledome and Mellon Center), with a 
range of financing options between these two polarities. 

Irccomideringprivdtejmancmg structures, me Finance 
suo eomraftttefeoked at the Real Estate Investment 
Trust (REIT) concept and die possibility of a single 
investor. For a total private financing structure to 
work, the sports/entertainment ee»pex3nust provide 
the investor with a return commensurate with the& '*h 
investment and associated risk. The main revenue 
sources for an investor in a project of this nature 
are operating surpluses generated by the facility 
and potential revenues from the development of 
ancillary lands. 

However, given that the Leadership Committee views 
a new facility to be die centre piece of integrated 
downtown development plan, a total private funding 
option would limit the ability of the municipality to 
influence the nature and concept of the development 
and its impact on downtown. 
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Fully funding the project through public sources is also 
not seen as a viable option. Total public financing 
depends on the municipality? ability to take on a 
project of this nature tture} While the,City of Edmonton 

AApond rating'and the ability to ti currently has an AA~bo*nd rating and the ability to take 
on additional debt, it also has a substantial unfunded 
infrastructure gap. 

Based on the above, the Finance-Committee believes a 
balanced model with both private and public participation 
would be most effective and realistic for this project. 

Financial Models 
In assessing the financial feasibility of a new downtown 
sports/entertainment cdwpe$Hie Finance iuby 
committee worked with the finance model provided by 
CSL, along with other best estimate assumptions. 

The committee acknowledges there arc uncertainties 
related to the project drat could impact our financial 
model, but these uncertainties would also impact major 
renovation of die existing Bexall site. These uncertainties 
include such things as; 

■ Inflation effects. 

■ The structure of any long-term lease arrangements 
with major tenants. 

■ Ability to effectively time and stage the opening date 
of the new sports/entertainment complex. f ^ l i X . 

■ The need for adequate community consultation. 

Key financial assumptions in the base model include: 

■ Capital Costs 

The Finance Subcommittee believes that the $450 . ^" 
million capital cost estimate (not including land 
assembly) derived by CSL is a reasonable basis to 
move forward with future discussions. 

Jel assumes that the new sports/ 

■ Operating Revenue Potential 

Our financial mo 
entertainment c generate annual surplus 
cash flow in the range of $11 million. The model 
further assumes: 

■ That the full amount of this surplus could be 
available for de^fervicing. 

■ That existing operating grants paid by the City 
for Rexall Place would be transferred to the new 
facility and directed toward del^^rvicing. 

■ That the existing ticket surcharge which has 
helped to finance facility improvements at Rexall 
Place would continue, possibly at an increased 
level, and be directed toward del^s^rvicing. 

■ That higher contributions would be required 
from the Oilers than currently provided for in 
die existing agreement. This would have to 
be negotiated, and consideration given for any 
capital (equity) contribution made toward the 
facility. 
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Other potential revenue sources for the facility should be 
available, including: 

■ User Fay 

. The committee believes that there is potential to 
identify additional sources of revenue associated 
with a revitalized downtown area such as a 
downtown parking levy and/or an increase in the 
existing ticket surcharge. 

■ Supportwrom Other Orders of Government 

A number of recently developed facilities referenced 
in CSL's study required public sector support, Given 
the size of Edmonton's corporate community and the 
likelihood that only one major professional sports 
franchise will operate out of the new cpjaprex, it 
is highly probable that an Edmonton project will 
require contributions from all orders of government 
in order for it to be economically viable. 

This approach is in line with what all orders of 
governments have typically provided for facilities 
of major public importance in the Edmonton 
area including: 

■ ^fee-Art Gallery of Alberta 

■ IheCitadel "FW^«-
m 3*e^inspear u«+r«. ft* Music 
■ Commonwealth Stadium 

■ The existing Rexall Place 

The Finance Subcommittee assumes that the(cjty 
and other orders of government would contribute 
through some of the following optional mechanisms: 

■ Infrastructure 

■ Land 

■ Grants 

■ Equity contributions 

■ Community revitalization levies 

The level and type of public support required 
for viability will depend on the structure of the 
financing package proposed. 

Equity Contributions^ 

In our financial model, an equity contribution 

assumed at capital costs of the facility (or 
$135 million). This would appear to be a reasonable 
minimum target given that the new owner of the 
Oilers has committed to provide $100 million 
in equity. 

Again, it is assumed that any increase in the.final 
costs of die facility would result in a proportional 
increase in the expected equity contribution. It is, 
for example, possible to achieve additional private 
equity contributions through naming rights/p're-
selling of corporate suites^tcTT / 
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Community Revitalization Levies (CRL) 

There is precedent in Alberta for the use of a CRL 
for enabling projects such as this. A CRL allows a 
municipality to raise funds against future increases 
in the tax base. Under a CRL, a municipality could 
leverage all, or a portion of, the future tax increases 
generated by a new development to service debt costs 
on projects within a CRL zone. The applicability 
of a CRL to this specific project should be further 
analyzed and considered as part of a financial pro 
forma by proponents. 

For example: 

■ It is expected that the development of a sports/ 
entertainment e ^ T i n downtown Edmonton 
would stimulate development of ancillary lands. 
For purposes of this example, we have estimated 
die potential for $2.5 billion in additional 
assessment growth representing $20 million in 
incremental municipal and provincial property 
tax revenue annually. This estimate was reviewed 
for reasonableness by the City Assessor. 

■ This potential $20 million in incremental 
revenue would be available for financing 
improvements within a CRL zone for the life 
of the rehabilitation project. The zone could 
be defined in such a way that it allows the 
city maximum flexibility to finance a wide 
range of area improvements in addition to the 
complex. Once the costs are repaid, all ongoing 

incremental revenues would be directed toward 
general revenues. 

These calculations do not consider the additional 
revenue opportunity the city may have as a result 
of assessment and property tax revenue increases 
generated by the redevelopment of the existing 
Rexall site. 

■ Other Sources of Revenue 

Additional ways to generate revenue to finance and 
support this project should be further explored 
in the context of actual proposals by proponents. 
Given the development opportunities generated 
by comparable complexes in other cities, other 
equity contributors could also be available in hotel 
and condcJHevelbpment, retail stores, nightclubs, 
restaurants, a casiao etc. All of these ancillary 
developments component the project and add to the 
revenue stream to support the facility. 

Summar)^ 

The Financejwb^mmittee believes that the funding 
structure should include a minimum equity contribution 
of30^offtgf ler. The equity component could "bê  
compriseH^(equity contributions from the private 
sector plus one-time contributions from orders of 
government. The balance of the project would be de^t-J 
financed. The revenue sources available to service this 
debt includjj( the existing Rexall subsidy, ticket surcharge 
revenues, CRL tax revenues, fee cash flow from facility 
operations and yoKo-be-deVrmined user fees and other 
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private revenue streams. Estimates have been established 
for a number of these funding sources, while several are 
yet "to be determined" (TBD). 

Capital Cost of Project: 
$450 million 

One Time Equity Contributions: 
$ 100 million Commitment from prime tenant 
TBD Additional private equity contributors 

-(private aud public sector) 
TBD Public sector equity contributions (all 

orders of government) 
TBD Corporate sector contributions 

(e.g. naming opportunities, founder 
support etc.) 

$135 million Estimated total (minimum 
required within a $450 million 
financing package) 

Debt Financing 
$315 million 

Revenue Contributions to Finance Debt0 
$ 2.5 million Redirection of the existing city subsidy to 

Rexall Place with direction of the subsidy 
dollars toward the capital fund. 

$3.0milion ^feenrjhcrease to ticket surcharge. 
$ 10 million Potential Community Revitalization Levy* 
$ 11 million JJreecash flow from facility operations. 
TBD Rental/equity contributions through 

associated developments (hotels, 
condos, casino) 

TBD Other iSc/Pay revenues (taxi and hotel 
Jewes, parking and other surcharges) 

All estimates and allocations presented here are subject 
to change based on the scope and structure of final 
financial arrangements, 

Findings/Recommendations 

1. Based on the level of analysis and the stated 
assumptions, a downtown sports/entertainment 
complex is financially feasible. 

2. Given the scale of investment required, and 
the potential impact anew downtown sports/ 
entertainment complex w&tld have on the 
community, the most appropriate funding structure 
will require both private and public participation. 
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3. No existing financial structure/applies wholly to-the- A « g {*»foS*-
Edmonton facility. A "made-in Edmonton" financing 
proposal should therefore be developed by project 
proponents and reviewed by the(c)ty. 

4. Once a proposal is brought forward, City Council 
should move the project forward by undertaking 
an in-depth assessment of the financing/funding 
structures and potential funding partners, along 
with community consultation. 
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SUMMARY OF FINDINGS/RECOMMENDATIONS 
FOR EDMONTON 

/ 

CV\»vt 

r>Jtjr-f 

On Next Steps 
I. ThcMayui bliuuld'appOUu lummmUly-

-tê >it!!icntative5 tiffatUUdtt the next phase L-+ •+» 

4. Edmonton has the advantage of having a primary 
sports tenant in the Oilers. An NHL franchise is a 
significant opportunity around which to develop a 

2. City Council s h o l f e ^ n ^ ^ - ^ " 1 , V ^ - ' A - I — H - . . ^ " » " ^ ™ 
on the^tv J,,.;** 

and recommendations''*''"'1''* 
forward by project propong 
information, i 
in theLeadership Committee rei 

ultatidn should be 
Evaluate the djyVfole in the project 
Provukiriput to the financial/infrastructure 

act of the proposal on the city. 

On Feasibility and Opportunity 
s»»+4/e«4„-f«.<'lj|W 

1. AdowntowiMHsna.irrEdmontonis clearly feasible. 
2. It is not just feasible^ provides a unique 

opportunity to develop an urban sports/ 
entertainment district downtown to the 
benefit of the citizens in the city, region and 
primary catchment areas, such as nordiem and 
central Alberta. 

3. Downtown Edmonton has a number of 
appropriate districts and sites that could 
accommodate a new muhipwpose-areftar 
entertainment facility, supporting a larger 
community agenda. The downtown could be 
rejuvenated through such a project, 

an brxwgnu««( *>tV* 5. At the same time, the facility should be programmed 
fy*- !?"*-,_'**. o to maximize use through concerts, events, shows 

fand public 
ento-£-K«-cr^h/UvW^/, 

f-ta fto&jS' On hnancing 

and community uses, given the limited numbers of 
Oilers games annually. 

<.*.* 

1. Based on the level of analysis and the stated 
assumptions, a downtown sports/entertainment 
coffttitexis financially feasible. 

•ffc cit> **# 
2. Given the scale of investment required, and 

the potential impact a new downtown sports/ 
entertainment oempfex would have on the 
community, the most appropriate funding structure 
involves both private and public participation, 

3. No existing financial structure applies wholly to the 
Edmonton facility. A "made-in Edmonton" financing 
proposal should therefore be developed by project 
proponents and reviewed by the^ty. 

4. Once a proposal is brought forward, City Council 
should move the project forward by undertaking 
an in-depth assessment of the financing/funding 
structures and potential funding partners, along 
with community consultation. 
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On Community/Design Components 
1. That a sports/entertainment facility within a 

multipurpose activity district be designed to 
link the neighbourhood, the Gty of Edmonton, 
the Edmonton capital region and central and 
northern Alberta. . 

2. That design principles be developed wAten ensure 
residential growth supports retail development and 
encourage^ businesses to relocate to or expand into 
the area. Parks, shops, artist spaces, public grass 
areas, pubs, cafes, meeting areas and water features 
should blend with the sports/entertainment facility. 

3. That linkages to the unique cultural and business 
communities in the district be developed to 
foster meaningful contact and a sense of access 
and comfort within diverse populations of age 
and culture. 

4. That the activity district be seen in context of all its 
users, residents, tourists and frequent users from 
across the Edmonton capital region and from central 
and northern Alberta. 

5. That existing parking in the multipurpose activity 
district be maximized. That any additional parking 
be considered^at'the perimeter of the district to 
enable and encourage walkable spaces, and the 
creation of a stylized main street where store 
fronts and play areas are incorporated into the 
district's design 

On the Facility 
1. That the design and programming of the facility 

include ways in which it can revitalize and 
develop the surrounding urban district and spur 
redevelopment of Edmonton's downtown core. 

2. That the sports/entertainment facility be. 
environmentally sustainable, using LEED 
(Leadership in Energy and Environmental Design) 
criteria. 

3. That the following development features be included 
in planning in order to leverage this development to 
define and foster Edmonton's identity: 

■ Design elements that acknowledge our four-
season climateand celebrate Edmonton's status 
as a 'winter citj£, in particular, features that 
address indwswma outdoor connectivity during 
extreme weather conditions. 

■ Public art, visual and performing ants ahd other 
forms of cultural expression. ^ - ^ 

■ Architecture as art. 

■ Characteristics that respect and celebrate 
Edmonton's heritage or renew the heritage of 
activities, buildings, districts and landscapes. 

■ Cost accessibility for young and lower-income 
individuals and groups. 

0i\ HjtKf Si-eps. . 
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APPENDIX A 
CONVENTIONS, SPORTS & LEISURE (CSL) 
PERSPECTIVES ON THE ARENA COMPONENT 

Although the facility will be a full sports/entertainment 
complex, the financial usability of the arena component 
will be critical to the projects success. 

The Leadership Committee therefore commissioned 
Convention, Sports & Leisure (CSL), to provide an 
analysis of the financial implications of building,a new 
arena as impact to the work of the Finance C&rnrffl&eT!?C* 
CSL, with offices in Minneapolis and Dallas, is a Zy 
leading international consulting firm serving sports, 
entertainment and leisure industries. The company has 
more than 15 years experience in providing services 
to more than 100 major league professional sports 
franchises, including the NHL, the National Football 
League and the National Basketball Association. 

The report from CSL contains a summary of local market 
characteristics, a review of comparable NHL arenas and 
an analysis of funding approaches used in 11 arena 
developments over the past 10 years. The CSL report 
also provides projections of revenues and expenses to 
operate and maintain a new arena. 

30 9 ^*^-

Local Market Characteristics c4oih\ £*?"* 
The population within the Edmonton QrtzCat 1,034,945 
is the secorM-sr)iauest among the 30 NHL teams. Five 
teams have populations under l,200,0Q(J,mcluding the 
Canadian teams in Calgary and Ottawa.The average 
population for the Jeague is over four million. Edmonton 

ealso ranks secom-Mwest on a population per major 
league franchise. ,. ., 

Edmonton households compare favorably in terms of 
their effective purchasing power, ranking 16th out of 
the 27 NHL markets and on par with the average and 
median for the markets. When adjusting for the number 
of teams in each market, EdmomorLhousehoIds are even 
more competitive, ranking eigb^h-hjghest out of the 
27 markets. 

In terms of its corporate base and corporate base per 
franchise, Edmonton rated 24th and 23rd among the 27 
market areas, and lower than average and median. 

Comparable NHL Arena Analysis 
The seating capacity of Rexall Place at 16,837 is secon|-J 
smallest in the NHL and under the median capacity 
of 18,730. Population per seat is 57, tiuni4e)west in 
the league. The number of premium suites in Rexall 



City Shaping —The Summary Report of the Leadenhip Committee for a New Sports/Entertainment Complex for Edmorton 

Place (66) is about tw<£})rufds of the league average 
and the number of available club seats (3,300) is about 
50%Jiigrter than the league average. Total potential 
revenues from premium seats in Rexall Place are close 
to the average for all facilities. In terms of die potential 
corporate base per premium seat, Rexall Place is below 
die median. 

The majority of NHL and joint KHfaWBllacilities have 
a naming rights agreement. The average amount of all 
agreements is over $3 millionper year. All of the joint 
agreements and half of the NML-only agreements have a 
term of 20 years or longer. 

Attendance at Oilers games is strong at l ldi highest in 
die league on average over the past five years. 

A variety of ownership arrangements exist for NHL 
arenas, such as individual owners, companies, 
audiorities, legal partnerships, cities and counties. Cities 
and counties own a significant number of the current 
NHL arenas. 

Financial Case Studies 
The average cost of NHL-only arenas built since 1983 
is $232 million in todays dollars. Overall proportions 
of public and private contributionsja-these areas are 
48\and 52S ,̂ respectively. Joint NiiL/NB£ facilities 
builbsuice/the mid-199Crt"have an avejage cost of $333 

\ I ' „„ 

million in today's dollars and are 14&. funded publicly. 
The cost assumed in the CSL report for the Edmonton 
arfna is $450 million. 

Financing models range from completely private 
financing to completely public. Half of die 26 arenas 
identified in the CSL report are more dian 7 |% privately 
financed. Seven of die 26 arenas are 10(fi$r)rivately^--- p -*^<*^~ 
funded. Three are 10C@p~u61icly funded. The remaining 
10 facilities have private/public financing ranging from 
7 4 ^ t o l 

Arenas built in Montreal (1996), Ottawa (1996), 
Vancouver (1995) and Toronto (1999) were all 10qJ&) 
privately financed. The newest NHL arena is the 
Prudential Center in downtown Newark, New Jersey. It 
was completed in 2007 at a cost of $309 million and 
was financed 67^pub]icly and 3TO privately. 

Funding models used in 11 arena facility developments 
are presented in die CSL report. Ten of die models 
involve U.S. arenas. The Canadian model cited is 
the Air Canada Centre in Toronto. All of die models 
involved some degree of public or private debt to 
finance construction. Common sources of funding were 
dedicated area revenues and equity contributions. U.S. 
models also use a variety of local, county or state taxes; 
however, diese types of taxadon are not available in the 
Edmonton situation. 
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Arena Estimated Revenues and Expenses 
The CSL report includes five-year projections of revenue 
and expenses for the Edmonton 

Some key assumptions used by CSL include: 

■ 173 events days per year including NHL, WHL, NLL, 
concerts and other events 

■ Total annual attendance of 1,550,660 

■ 80 suites, with 16 seats each 

■ 4,500 club seats 

■ 2,000 on-site parking stalls 

■ 3$ inflation on revenues and expenses 
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APPENDIX B 
THE ROSENTRAUB PAPER: URBAN DEVELOPMENT 
PERSPECTIVES: LESSONS FROM OTHER CITIES 

The following summary is from a report written by Dr. 
Mark Roscntraub, entitled Sports Facilities, A New Arena 
in Edmonton, The Opportunities For Development and A 
City's Image: Lessons From Successful Experiences. This 
summary has several goals: 

■ First, it is designed to help Edmonton's community 
leaders, the Oilers and all potential project _ - ^ 
proponents to understand how unique publitZprivate J) 
partnerships in odier cities led to the rebuilding 
of downtown areas and the creation of new 
neighiorhdods. L. 

■ Second, these pubJie/prMte partnerships also led to 
unique concepts that avoided public subsidies. These 
development and funding strategies could produce 
new ideas for Edmontonians to consider. 

■ Third, it is important for Edmontonians to learn how 
these new redevelopment efforts and partnerships 
helped forge new civic images that advanced 
economic development. 

■ Lastly, each of these partnerships protected the 
financial interests of a team franchise while 
eliminating die need for subsidie^ ) 

^ 
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Summary of Lessons From Other Gties 

Background 
■ The building of a new sports facility is a 30-year 

planning decision. What a community decides 
relative to an arena's fit into an overall development 
plan and strategy, and where the facility will be 
located, has very long-term effects on development 
and land use patterns. 

■ In the 1960s and 1970s, with the explosive growth 
of suburban areas across North America and the 
decentralization of economic activity away from 
the ceMeroT most regions, maintaining a vibrant 
downtown became a greater challenge. Suburban 
lifestyles, office parks and shopping malls provided a 
level of convenience, and in many instances reduced 
land development, housing, and office costs. But the 
ensuing sprawl left many areas without a critical 
mass of activity that could establish a region's image 
through central meeting areas, unique architecture, 
and unique social and cultural experiences at 
theatres, museums, and at facilities that hosted 
sporting events. 

■ Toionto, Montreal, Vancouver, New York, Chicago, 
Seattle, and San Francisco each have suburban 
areas, but they have insured that downtown areas 
remained vital by providing of unique experiences, 
not replicated in suburban malls. 
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■ In the competition for human capital that is driving 
the 21st century economy, vibrant urban cores and 
downtown areas are vital assets. The companies 
that will define the future growth of every nation 
choose to locate where the best and brightest 
workers wanted to live. Increasingly this is in or 
near downtown areas of urban centers which have 
invested to make their core areas vital and unique. 

■ The real opportunity for a city's leadership is to 
understand how some communities are able to 
use sports facilities to advance the quality of life, 
community development, and city image without 
minimizing their responsibilities for other public 
services. As Eisinger observed, "Few people would 
argue with the proposition thatfadUttes that bring high or 
even mass culture, sports, and recreational opportunities 
to a city may enhance the quality of life. Stadiums 
and performing arts centers and festival malls help to 
transform places that would otherwise simply be markets 
or dormitories". 

Le-«y*>«9 -frowA U.S. w \ o / i * b 
■ examining Models/Examples 
■ GM Place in Vancouver opened in 1995/ft a cost 

of US$116.6 Million. In 1996, Scotjaflank Place 
(US$14-6M) opened in Ottaw^and the Bell Centre 
(US$167.9M) opened irOfeJntreal. In 1999, Toronto's 
Air Canada Centre£yS$174.9M) was completed. 
Each of thesejptfrfacilities was privately financed, 
with all butOttawa's arena located in the downtown 
core. TJtemost recent arena built in Canada was 

Winnipeg's MTS Centre, which opened in 20i 
This facility cost $133.5M to construct, with440.5M 
from public funds. 

It is, however, difficult to compare thenSe facilities 
with a hypothetical situation in Edmonton for 
several reasons: 
■ First, both Rexall Place and" Pengrowth 

Saddledome in Calgaryywere built during a time 
where arenas were hewily subsidized. 

■ Second, construction costs have escalated 
dramatically, which will affect the overall project 
costs of any new development in Edmonton. 

■ Third, thejOther four most recently-built NHL 
arenas were not developed as part of a large-scale, 
integrated urban development project. 

Finjuly, new and creative financing models have 
i employed in several US cities that serve to 

/minimize the financial risk these cities have with 
regards to any subsidies. 

■ With the three downtown arenas in MqBtfeal, 
Vancouver, and Toronto, varying lejtels of 
development have occurred uytrfd around the 
arena sites. * 

Vancouver has witnessed a dramatic change 
to its downtow^core since the mid 1990s, 
particularlv>in neighborhoods such as nearby 
Yaletowr*niowever, these developments were not 
strategically integrated into the development of 

I Place. 
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In the case of Ottawa, it was anticipated that 
there would be significanHesidential and 
commercial development around the site of the 
arena in Kanajafhowever, this failed to occur 
to the degree expected. This can be attributed 
to many factors, including the remote location 
of-{ne facility and the lack of an integrated 
plan involving input from the public and 
private sectors, 

It is appropriate/to look to U.S.-based cities as 
examples because of what they tell us about recent 
developments in financing models that reduce public 
risk. Instead of simply providing a public subsidy 
for facilities, certain U.S. cities have become more 
strategic in ensuring that they receive a return on 
their investment. 

JQ -teaming fi'om ttSTnodels 
■ What has been learned from the experiences of 

numerous US. cities across more than fouT decades 
of building new sports facilities, is that stand-alone 
arenas surrounded by acres of open parking lots 
tend to become lost opportunities for development 
and die building of a city's image, 

■ If a sports facility is not part of an integrated and 
comprehensive plan to redevelop an area and 
enhance a city's image, its construction becomes 
a largely missed planning opportunity. The 
consequences of that missed opportunity last for 
several decades. 

■ There are examples, however, where cities made a 
facility an anchor part of an integrated plan, and 
their success in terms of development impacts and 
changes in their image highlight opportunities for 
Edmonton. The examples of success from Columbus, 
Indianapolis, Los Angeles, and San Diego identify 
many of the factors that any community should 
consider as a major arena facility is being considered 
and designed. 

■ Edmonton's community leaders and its National 
Hockey League (NHL) franchise, the Oilers, are 
presented with an opportunity similar to ones that 
existed for Indianapolis, San Diego, Columbus, Ohio 
and San Diego, California. Those communities 
hosted franchises that needed or wanted new 
facilities, and each capitalized on the opportunity 
to create strategic plans that satisfied the team's 
financial requirements while also enhancing a city's 
image and critical economic and community goals. 

■ There are opportunities within public/private 
partnerships to minimize any risks and ensure 
return on public investment. More recent 
developments in cities like Glendale and San 
Diego, where public funds have been used, have 
included guarantees by developers/team owners that 
minimum levels of development will occur. In mese 
cases, subsequent increased tax revenues are used to 
service the debt incurred by each city. 
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Indianapolis: Sports Facilities and Sports for Image 
and Development 

Ikginning in 1974 and continuing through 2009 
(spanning the adrnrnistrations of four different 
mayors), Indianapolis formed a series of public/private 
partnerships to use sports to turn a deteriorating 
downtown area into a commercial, residential, and 
hospitality centre which transformed Indianapolis's 
identity. In 1974, Indianapolis? leaders paid for a 
study diat disclosed the city had no real identity 
with Americans — it was relatively unknown and 
considered a nondescript part of America's Midwest. 
Dramatic changes would be required to remake the 
citys image and improve its identity and chances for 
economic development. Indianapoliss sports and 
downtown development strategy was comprised of 
three components: 

■ New facilities: From 1974 to 1999, more than $3 
billion was spent on new construction projects as a 
result of the city's sports strategy. Not every project 
was sports-related. Slighdy more than one-quarter of 
the buildings, $1.2 billion in investment (measured 
in construction dollar terms), was specifically related 
to making downtown Indianapolis a "fun place". The 
city of Indianapolis's expenditures have accounted 
for just 13.2 percent of the $4.4 billion expended 
to rebuild the downtown area. Indianapolis was 
able to leverage more than $7.58 for every $1 its 
taxpayers committed. 

■ The plan included job creation and business 
attraction strategies designed to bring new 
employment opportunities to downtown 
Indianapolis and a recreational and cultural life 
component which moved intra-regional recreational 
spending to the downtown area. 

■ The redevelopment plan also included a retail 
and residential component in an effort to make 
downtown a home for many people, as well as a 
tourist destination. 

■ All of the development (with the exception of the 
Children's Museum) took place within a two-mile 
radius of the centre of downtown Indianapolis. The 
proximity of the venues also means that tourists 
and area residents mingle together in enjoying the 
activities hosted at the sites and in visiting the retail 
operations. 

a The focus on sports, tourism, and the hospitality 
industry led to a rebuilding of downtown 
Indianapolis and the investment of a substantial 
amount of private money in commercial and 
residential facilities. 

Columbus, Ohio: How An Arena Made Downtown 
Development A Reality 

Columbus had several very attractive suburban areas, a 
very large university, but no identity for its downtown 
area. In addition, while die Ohio State University (OSU) 
campus is quite vibrant, the area around die university 
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had not developed in a way that maximized the benefits 
presented by 50,000 students and a huge medical 
complex. A new downtown mall was developed using 
subsidies and, with a location adjacent to the capital and 
its large base of public employees, it was hoped retail 
success and new residential development would follow. 
However, at the same time that the new downtown mall 
was built, two new large suburban malls opened to serve 
customers located 10 miles or more from the downtown 
area. In the meantime, the city was unable to build a 
large base of employers, and the number of residents in 
downtown decreased signifkandy between 1960 and the 
1990s(Sheban,2004,p.lE). 

Columbus-based Nationwide Insurance agreed to 
pay 90 percent of the cost of building die new arena 
with the ownership of local newspaper agreeing to 
finance die balance. Columbus would pay for all of 
the needed infrastructure improvements and fund die 
environmental remediation (with help from the state of 
Ohio). However, Nationwide wanted one odier incentive 
before agreeing to pay for the arena. It wanted to be 
designated as the master developer of an area adjacent to 
the arena and to have the convention center—a public 
agency — use its power of eminent domain to acquire 
additional parcels of land. Columbusls arena district 
became its new downtown redevelopment plan: 

1. A new, 95-acre downtown entertainment district was 
created through the investment of more than $350 
million, including the arena, a new multiplex theatre, 
and scores of new restaurants and retail shops that 
located in an area extending from the arena 

2. The area immediately north of the arena district 
known as "Short North" was targeted for 
development. 

3. OSU decided to become an anchor and built its own 
Gateway Center, creating a new downtown area 
running from the arena district through Short North 
to Gateway. 

San Diego: A Revolution In Public/Private Partnerships 
for Identity, Development and the Fiscal Health of A 
Sports Franchise 
San Diego and its Ballpark District not only changed the 
image and devel opment outcomes of a part of the city, 
but also revolutionized the relationship between cities 
and teams for economic and community development. 

The Padres' ownership realized it would be very 
difficult to convince voters to support a new ballpark. 
While die baseball team had made few demands, the 
political environment was quite hostile and without an 
innovative and different approach to a public-private 
partnership a new ballpark would never be built. What 
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was presented to San Diego's voters, as Proposition C 
in 1998, was somediing never before contemplated. 
The proposal called for a public investment in a new 
ballpark, but the teams owner guaranteed $450 million 
in new real estate development. The taxes from this new 
development would be sufficient to cover the cost of the 
public sectors investment in the ballpark and die new 
infrastructure required. The ownerls guarantee (involving 
a letter of credit from a bank) meant diat, if the real 
estate was not built, he would in effect be liable for the 
tax payments. 

PETCO Park was built for $411 million with San 
Diego responsible for $ 169 million and the Center City 
Redevelopment Corporation — a public corporation 
—responsible for an additional $132 million. The 
real estate development guaranteed by Padres' owner, 
John Moore, would generate sufficient new tax money 
to retire die bonds supporting the public sectors 
investment. The resulting development has exceeded 
all expectations. The Padres, dirough dieir real estate 
development subsidiary have invested $2.02 billion by 
2006, and odter investors have spent $1.46 billion. A 
public investment of approximately $300 million had 
produced almost $3.5 billion in private sector spending 
for real estate development. 

Implications for Edmonton — Consideration for 
Leadership Committee 
The building of a stand-alone sports/entertainment 
facility drat is not integrated into a plan to redevelop 
an area and enhance a city's image is a large 
missed opportunity. 

Examples such as Kansas City and Winnipeg 
demonstrate how arenas — even wimout a major tenant 
like an NHL team — can spur exciting downtown 
developments. The successes experienced in Columbus, 
Indianapolis, and San Diego identify some of the factors 
drat any community should consider before an arena 
is built: 

1. A new sports/entertainment facility that can host 
hundreds of events each year has the potential 
to be an anchor for commercial and residential 
development of an entire downtown area or a district 
of a city. 

2. No facility should be built without a carefully 
designed plan that includes neighborhood retail 
facilities, related commercial developments, and 
residential facilities that can turn the area into a 24 
hour, 365 day-a-year community filled with people 
and events. 

3. Special attention must be directed towards the 
architectural plans. Indianapolis, Los Angeles, 
and San Diego achieved new images through 
unique designs. 
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The creation of a new community can aeate an 
entirely different image for Edmonton and change 
the downtown area into a neighborhood that is 
also a destination for recreation, tourism, and 
retail activity. 

A new sport facility should also be an anchor 
for recreation for the entire region. Edmonton 
should consider building park areas with hockey, 
skating and other sports areas that host youth and 
community events. Those facilities should be directly 
incorporated into the residential and retail plans 
to form a "central park area" for the development 
related to the arena. 

To create a pedestrian-friendly community, the 
plans for access to the arena, the park area, and the 
retail centers should maximize reliance on mass 
transportation. While care must be taken to deal 
with extreme weather conditions, the plans should 
focus on building a facility into a community where 
people can mix with others. 

The building of any new arena has to be part 
of a redevelopment plan wedded to large-scale 
private sector investments. In the absence of 
commitments, it is possible that the desired retail 
and commercial developments will not take place. 
The plans implemented in Columbus and San 
Diego guaranteed there would be new residential, 

retail, and commercial development financed with 
private dollars. Edmonton's plan must be similarly 
structured to insure that a new downtown area 
capable of creating a new image for the city becomes 
a reality. 

8. The financing plan for any arena and a new 
community should insure that the revenue streams 
received by the public sector are sufficient to 
repay any public investment. Los Angeles and San 
Diego were both able to make the needed public 
investments and receive revenue streams that created 
positive cash flows for local governments. 

9. The future of Edmonton's economy—like those of 
other cities in North America—lies in capitalizing 
on short-term benefits to create an environment 
that attracts the best-trained human capital. The 

"idea generators" and leaders of corporations are 
attracted to cities with vibrant areas filled with 
lively neighborhoods, parks, and facilities. Toronto, 
Vancouver, and Montreal have created such assets 
for their regions. Those assets in turn generate 
reputations and images for their region that make the 
cities "world leaders." Edmonton has an opportunity 
to use a major new sports/entertainment facility to 
rebuild its downtown area into one that redefines the 
city and region for the 21st century. 
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APPENDIX C — 
ARENA LEADERSHIP COMMITTEE MEMBERSHIP 

Lyle Best, Chair, President and CEC^aftjuikcard 
Solutions Inc.', former member^ {h€ Oilers' Community 
Foundation Board; Director on leave of absence from 
the Northlands Board^nd Executive Director?-etths-
Edmonton Oilers Alumni Association. He is also 
affiliated with numerous committee and charity efforts. 

jerry Bouma, Chair, Northlands Board of Directors 

Greg Christenspri,jpiair oftfee'Edmonton Chamber of 
Commerce^owney»f'Christenson Developments Ltd. 

Andrew Hurrtley, First Vice Chair, Northlands Board 
of Directors and Chau^f Northlands Facilities Master 
Planning Committee 

Patrick LaForge, President and CEO^xtft Edmonton 
Oilers Hockey Club and V|e€3Chair.)5>i'tlie Edmonton 
Chamber of Commerce 

Patricia Mackenzie, Former City of Edmonton Council 
Member; former President^ the Alberta Urban 
Municipalities Association^ board member^eWte Law 
Enforcement Review Board 

Al Maurer; City Manager, City of Edmonton 

Oil Nichols, Former Chair, Edmonton Oilers 
Hockey Club 

Bob Normand, Former President and CECj «f' 
ATB Financial and board member, of-the Capital 
Health Authority 
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WORKING GROUPS 

Community and Design Committee 
Responsible for developing partnerships and 
conceptual models on how a new arena would integrate 
within the community and exploring such issues as 
building design, sitting possibilities for an area, and 
planning, zoning and permits. 

Community and Design Committee Membership 
Patricia Mackenzie 

Kathy Barnhart'" 

Herbert Chui - " 

Darryl da Costa' 

Hope Hunter- " 

Dn Dan Mason ■" 

JimTaylor • - ' 

Linda VVedman- " 

Bob Caldwell 

Bard Golightly- -

Don Hickey 

Len Rodrigues'' 

Chair, Member at Large 
'~if.*-'Oi^$.HfktitA*,t\4 Community 

Cityoftdmonton *<w»t>e»+nf 
97 Street Biz-Association 

' Boyle'street Co-op *r' 
university of Alber Jniversity ot Alberta 
Downtown Business Association 
The Works 
City of Edmonton 
CnKstenson Developments Ltd. 
Edmonton Economic % 
Development Corporation 
Uhlveraity'of Alberta 

Mfit r+*. 

Finsnc6 5«-1 c* *VIM at-*- ■*-
Responsible for developing financial models for funding 
new arena development 

Bob Normand Chair, Former President and CEQ,ef 
ATB Financial and board member.̂ f~ 
-the-Capital Health' Authority 
Canadian Western 
City ofEdmonto: 
Member at Large 
Dynacate Kasper 

Richard Wong - - *'" Downtown Business Association 

Iff J 

Randy Garvey * 

Greg Kliparchuk 
Phil Lachambre 
Charlotte Robb"" "Dynacare Kasper 

t*+} 

Additional Contributors 
Dr. Mark Rosentraub, a professor at the Marine 
Goodman Levin College of Urban Affairs at Cleveland 
State University, has been studying and writing about the 
economics of professional sports for more than 30 years. 
He has a special interest in the link between sports and 
urban development, and has co-authored or authored 
three books and numerous articles on this topic. 
Dr. Rosentraub worked with the San Diego Padres and 
the City of San Diego to design die Ballpark District Plan, 
which has brought more dian $2 billion in real estate 
development to downtown San Diego. His many odier 
successes include advising the mayors of Indianapolis for 
more than a decade on sports strategies that have led to 
redevelopment of that citys downtown area. 
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