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INTRODUCTION

Early in 1974 the Boards of Directors-of the Greater Minneapolis Chamber of
- Commerce and the Saint Paul Area Chamber of Commerce appointed stadium task
forces to study and make recommendations as to the need for new and/or
renovated sports facilities in the Twin Cities Metropolitan Area.

Harvey B. Mackay, a member of the Board of Directors of the Minneapolis
Chamber of Commerce and president of Mackay Envelope Company, was appointed

as chairman of the Minneapolis Stadium Task Force, and Paul B. Bremicker, Jr.,
a member of the Board of Directors of the Saint Paul Chamber and president

of the Commercial State Bank in Saint Paul, was appointed as chairman of the
Saint Paul Stadium Task Force.

Forty-four civic-minded citizens, 27 from Minneapolis and 17 from Saint Paul,
agreed to serve on these stadium task forces. :

The task forces issued an "Interim Stadium Task Force Report" in September
of 1974, and the findings of that report are included in this report.

The task forces employed the Real Estate Research Cbrporation to make an
"Analysis of Stadium Alternatives Twin Cities Metropolitan Area" and a
summary of this analysis is included in this report.

Hundreds of meetings have been held with citizens and public officials in the
Twin Cities area, meetings with Commissioner Pete Rozelle of the National
Football League and Commissioner of Baseball, Bowie Kuhn, were also held.
Visits to all new stadiums constructed in recent years were made by either
task force members or by Real Estate Research Corporation on behalf of the
task forces. A number of reports and studies on stadiums have been available
to the task forces.

The task forces emphasize that the 1975 Session of the State -of Minnesota,
Legislature should act to meet the area's need for new or improved stadium
facilities.

The task forces agree that if the 1975 Session of the State of Minnesota
Legislature fails to act on this issue, then there will not be any improved
or new stadium for this area.




FINAL CONCLUSIONS

THERE IS AN IMMEDIATE AND URGENT NEED FOR IMPROVED FACILITIES FOR FOOTBALL AND

BASEBALL IN THE TWIN CITIES METROPOLITAN AREA. THE MINNESOTA VIKINGS FOOTBALL

TEAM AND THE MINNESOTA TWINS BASEBALL TEAM WILL MOVE THEIR FRANCHISES FROM THE

TWIN CITIES METROPOLITAN AREA IF NEW OR IMPROVED FACILITIES ARE NOT AVAILABLE

TO THEM.

THE UNIVERSITY OF MINNESOTA NEEDS IMPROVED FACILITIES FOR ITS FOOTBALL TEAM,

PHYSICAL EDUCATION ACTIVITIES AND INTRAMURAL PROGRAMS.

A NEW DOMED MULTI-PURPOSE STADIUM FOR VIKINGS FOOTBALL, TWINS BASEBALL, UNIVERSITY

OF MINNESOTA FOOTBALL AND OTHER ACTIVITIES IS THE TYPE OF FACILITY THIS AREA

NEEDS.

PUBLIC FINANCING OF SOME TYPE IS ESSENTIAL TO FENANCE A PORTION OF THE CAPITAL

COSTS OF ANY NEW OR REMODELED FACILITY FOR FOOTBALL, BASEBALL AND OTHER ACTIVITIES

THE LOCATION OF A STADIUM IS A PUBLIC DECISION WHICH WILL BE MADE BY THE PEOPLE

OF THIS AREA THROUGH THEIR ELECTED PUBLIC OFFICIALS.

THIS AREA DOES NOT HAVE ANY EXISTING PUBLIC BODY WITH THE AUTHORITY TO FINANCE THE
BUILDING OF A NEW STADIUM OR THE REMODELING OF AN EXISTING STADIUM FOR FOOTBALL,

BASEBALL AND OTHER ACTIVITIES. .

A _METROPOLITAN SPORTS COMMISSION OR THE COUNTY OF HENNEPIN SHOULD BE AUTHORIZED

BY THE 1975 SESSTON OF THE STATE OF MINNESOTA LEGISLATURE TO LOCATE AND CON-

STRUCT A NEW STADIUM OR TO REMODEL AN EXISTING STADIUM, AND TO OWN AND

OPERATE A STADIUM FOR THIS AREA.




FINDINGS

The Tong-term leases for both the Minnesota Twins and the Minnesota Vikings with
the Metropolitan Sports Commission expire in 1975. Both teams have advised the
Metropolitan Sports Commission that they will not enter into long-term leases
until improved facilities are made available to them. Their leases after 1975
will be on a year-to-yeay basis.

The Minnesota Vikings football team, with the smallest capacity for attendance in
the entire National Foothall Conference, needs additional seating capacity to
remain. financially competitive in professional football.

The Minnesota Twins baseball team, with the Towest attendance in the American
League this year, must have all-weather protection to remain financially solvent
in this area.

The opportunity for both the Minnesota Twins and the Minnesota Vikings to move
their franchises from this area is continual since several areas within this
country are building sports facilities for the purpose of attracting professional
franciiises to their areas.

This area cannot afford to lose the Twins and Vikings. We need the economic
vitality that results from these sports activities. The Real Estate Research
Corporation in their "Analysis of Stadium Alternatives Twin Cities Metropolitan
Area" December 1974, estimated that the annual economic impact of professional
football and baseball to this area is from $15.8 million to $38 million per year,
and by applying a basic multiplier of 2.75, the direct and indirect expenditures
to this area each year would be from $43 million to $104.5 million. Real Estate
Research Corporation also estimated that depending upon the alternative selected,
construction expenditures would range from $28 million to $126.5 million.. This
one-time expenditure would substantially increase activity in the construction
industry in this area. The multiplier effect of these construction expenditures
creates at Teast $75 million in economic activity for the area and as much as
almost $350 million.

As to the economic impact of a stadium, Real Estate Research Corporation said,

"The total impact of a major sports stadium on the metropolitan area is both
tangible and intangible. The tangible impact consists of both the direct and
cindirect economic consequences of expenditures made as a result of the stadium's
operations. The intangible effects are not subject to measurement in terms of
dollars, but may be of primary importance to the residents of the area.

"Intangible benefits include increased tourist attraction to the community, widened
entertainment opportunities for Tocal residents, and national attention paid to

the community as a result of the events of general public interest which take

place there. The tangible benefits are similar to those generated by any additional
business activity in the community. In the case of stadium operation, the activity
creates employment and payroli, leads to local purchase of materials, equipment

and services, and draws an increment of spending by tourists and visitors to the
community. The economic base of a community is made up of those industries which
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produce goods and services for sale outside of the area. The exporting of these
goods and services results in income to the particular community. A public
improvement such as a stadium will have a significant impact on the economic base
of the Twin Cities Metropolitan Area, as the tangible benefits mentioned above are
important contributions to this economic base.

"The tangible impact of a sports stadium on a community varies substantially in
relation to the total entertainment and recreation complex. It also varies with

the potential of the community to attract visitors from other areas. One of the
effects of the presence of a major stadium in the metropolitan area will be the
holding of additional events not now held in the area. It will also result in
encouraging the continuation of events now held in the area. This latter conse-
quence is especially important with regard to maintaining a program of professional
sports. Thus, the total economic impact of a major stadium may be considered as

the addition of a new activity and also the prevention of loss of existing activity."

TYPE OF FACILITY

The need for improved facilities for professional football, professional baseball,
University of Minnesota foothall, and other activities, is clearly evident to the

task force. To build, and continue to build, separate facilities for these activities
does rot seem to be either economically feasible nor politically advisable.

A1l sports mentioned need enclosed facilities due to weather conditions in this area.

The Real Estate Research Corporation report "Analysis of Stadium Alternatives Twin
Cities Metropolitan Area”, in analyzing financial feasibility of the five stadium al-
ternatives states that a new domed multi-purpose stadium will cost at a minimum

$38.8 million and at a maximum $110.2 million, and such a stadium will have an

annual net income of $3.9 million, which income will support $50.6 million of long-
term debt. Thus, a new domed multi-purpose stadium with costs up to $50.6 million
will require no public expenditures, except public bonding. - The maximum construction
cost of $110.2 million would require a public cost of $59.6 million over a period of
30 years. .

As to the feasibility of a new domed multi-purpose stadium, Real Estate Research
Corporation said,

“There is no doubt but that the construction of a new multi-purpose domed stadium
would provide the best possible solution to accommodating major sports in the Twin
Cities area. This alternative may be more costly than any of the other alternatives
considered in our report. On the other hand, the greater appeal exerted by a
facility of this type can be expected to attract greater attendance and open up
sources of private financing which are not as effectively available for any of the
other alternatives. Further, a multi-purpose domed stadium would provide more
intangible and public relations value for the Twin.Cities than could be gained from
other alternatives.

"The construction of @ new multi-purpose domed stadium would generate the maximum range
of event programming and it would generate the maximum attendance at major sports
events. We have assumed that the regular tenants of the stadium will include both
the Minnesota Twins and the Minnesota Vikings. We have also assumed that the stadium
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will be sufficiently attractive to draw the University of Minnesota for its
varsity football games. Other regular tenants would include a professional
soccer team and annual high school state championship and Shrine All-Star
football games.

“A variety of non-sports events could be scheduled in a multi-purpose domed
stadium. The number of event-days of use attained will be highly dependent

on the sales effort exerted by stadium management and promoters. We have
estimated that non-sports events plus closed circuit T.V. presentations of
sports events would provide 61 event-days of use and would produce an atten~
dance of some 1,300,000 persons annually. The type of events which might be
scheduled in the facility include spectaculars, concerts, conventions, rallies,
circuses, rodoos, trade shows and exhibits. We have attempted to indicate the
Tevel of activity which could be expected with only a moderate promotiuncl
effort.

"Attendance Tevels in a new multi~purpose domed stadium are expected to exceed
attendance at any of the alternative stadium types considered. The basic
attractiveness of a new, well-designed stadium will encourage the public to
attend events. In estimating attendance, we have assumed that the stadium will
be designed with sufficient aesthetic appeal to induce high Tevels of attendance.
We have also assumed that this appeal will justify somewhat higher txclo prices
than could be secured in an undomed or less atiractive domed facility."

FINANCING

The Real Estate Research Corporation's "Analysis of Stadium Alternatives Twin
Cities Metropolitan Area" concluded the following:

Public financing, general obligation and/or revenue bonds are required in each
of the five stadium alternatives studied.

Direct public expenditures are required in the alternatives of remodeling and
doming Memorial Stadium and remodeling and doming of the Metropolitan Stadium.

No public expenditure is reguired if the minimum costs are met in three of the
alternatives - a new open football stadium, a new domed football stadium, and
a new domed multi-purpose stadium. If the maximum expenditures are required
under these three alternatives, public expenditures will be required.

As to financing, Real Estate Research Corporation said,

"Additional revenue may be required beyond the income attributable to the stadium
operations to meet the bond debt service requirement. This condition would result
from a situation in which the net income aiLrwbu‘ahle to the stadium was less

than the amount needed for bond retirement.

"If the selected alternative was not self-sustaining, the monies necessary to make
up the difference wéuld have to come from the public sector in some form. Our
models used in this analysis have, as we have explained, ant1c1pdted substantial
non-profit oriented capital investment from the private sector using various
methods such as private boxes, seat priority sales, stadium club memberships and
dues, as well as user taxes. The public contribution, if necessary, could take
several forms. ”
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“In the broadest terms, this obligation could simply fall back on the entity
which guaranteed the bonds. This could amount to a direct or calculable cost
per citizen. If that entity were a city or county, it might take the form of
a real estate tax increment. If the entity were the state, it might have the
same effect on the income tax. This is to some extent an oversimplification
and does not suggest that the net result would be a marked increase in either.
For one thing, we are not considering the overall positive financial benefit
that such a facility represents. We only suggest that any such direct
expenditures by a governmental entity results in an increased operating budget
if the obligation falls directly back to them.

“The positive benefits, financial and otherwise, which result from a stadium
operation, while perhaps very real, are not always directly transferable into
increased governmental budgets. Consequently, the overall public benefit which
may vesult as discussed subsequently in our impact section, may not find its
way back to the average citizen in a financial form.

"Direct contributions by cities, counties and states to operations remain the

norim nationally relative to stadium financing. The method is simple and reflects
community desire to have the activities associated with major stadiums. Whether,
in this instance the economic benefit directly attributable to the facility and
its associated activities would equal or surpass the actual financial outlay by

a unit of government cannot be determined, again due to the broad nature of the

assignment. Any detailed financial analysis would require knowing what type of

facility would be opted for, where it would be Tocated, who would guarantee it,

further quantifying and qualifying of the operating estimates and a determination

of how much, if any, additional annual expenditure would be necessary.

"There are, however, other potential methods of meeting any necessary public

I expenditures. The method being used in New Orledns and Seattle is a hotel/motel
tax. This method allows for the raising of substantial funds with little or no
cost to the local population since the user of these transient facilities generally
lives outside the area. The amount of tax could directly relate to the supply
of rooms and the amount of money which is necessary to raise. Unless there is a
particular emphasis on conventions and trade shows, the benefits of stadium space
to the hotel-motel industry are typically not large.

“It might be possible to create a tax increment district around a stadium under
current state legislation. If this were done, then the real estate taxes collected
on any increased commercial or industrial valuations could be allocated to retiring
bonds. There is an exception, however, since the Physical Disparities Tegislation
currently in effect would require that 40 percent of this increase be set aside for
other allocations under the law. This effectively reduces the net to 60 percent

of the increase available for bond retirement. The act was more directed at
redevelopment areas so a legal opinion should be sought as to whether this
application would be permitted. In any event, it could only be justified economically
if new development attributable to the stadium were substantial. For obvious
reasons, no specific conclusions can be elicited regarding this source until a
Tocation is selected since the entire concept re1ate9 to real estate Wthh is very
site specific."



LOCATION

public financing is required in any stadium alternative, at least general
obligation bonds and possible additional financial support. This fact
requires that the location question must be a public decision.

Real Estate Research Corporation, 1in their report "Analysis of Stadium Alterna-

tives Twin Cities Metropolitan Area" as to site selection and location, said,

"The location of a suitbale site is an important factor in both the cost of a
stadium and in its attendance expectations. Hence, it can substantially affect
the financial feasibility of the project. Further, the Tocation and physical
characteristics of the selected site have an important effect on the economic
impact of the stadium on the community. Thus, site selection should not be
made on the basis of casual consideration or emotional preferences. The
selection should be the result of careful evaluation of all the factors which
will affect stadium performance and economic impact.

"1¢ is not possible to consider locational factors apart from site selection
criteria. In fact it is cometimes difficult to categorize certain elements
of concern as relating more to one area oy another. An ares may offer ideal
Tocational attributes without yielding any site possibilities and the ideal
site may fail when tested for locational qualities. As a matter of organization
and approach,'1ocationa1 factors are usually considered first as a means of
efficiently narrowing the search. The following discussion observes that order

; with recognition that an overyiding tocational constraint is site availability.

i .
"In a similar vein, once the elements of concern have been categorized we have
not attempted to consider them in any rank order. Some may be more important
than others but that is relative and very much a matter of personal opinion.
No ideal solution should be expected and the ysual situation comes down to a
very hard choice. Characteristics may be given different weight depending
upon the decision made and in the end it may be a toss-up. If so, the process
will have served its purpose by weeding out the bad prospects and delivering a

chance to choose among the best.

"The nearly completed development of an area-wide freeway system provided con-
siderable flexibility in Jocating a stadium with good access for the metropolitan
population. A stadium could be located in any part of the metropolitan area
provided that immediate access to the freeway system is, Or will soon be, available.
It is highly desirable that any stadium be 50 Tocated that department attendees
can be dispersed rapidly via nearby freeway interchanges to freeway routes and
~major arterials serving the bulk of the metropolitan ared. Multi-directicnal
choices of generally free flowing sections represent the ultimate solution.

"planning of metropolitan mass transit beyond a freeway and arterial oriented bus
system is exactly that -~ planning. Some of the existing stadiums we have visited
incorporated a very heavy reliance on mass transit. For most, this meant emphasis
on group bussing as an increased convenience and a way of coping with high levels
of congestion or an inadequate supply of vehicular parking., In a couple of
instances, there were stations of a rail transit system providing direct site



service. The usual maximum percentage of stadium attendance arriving by mass
transit (bus or rail) was reported as 20 to 25 percent. Peak flows are
characteristicly high and difficult to serve with great efficiency even
thought they typically do not coincide with other peak movements such as the
work trip.

"Certainly, it only makes sense to associate stadium development with whatever
mass transit serves the metropolitan area. If there were to be a heavey
reliance on some future system, it would again only make sense to time any
stadium development to coincide with the delivery of the necessary accessibility
or to make adequate provision for a staisfactory interim solution.

"It has not been necessary as a part of this analysis stage to consider the
general impact of the current energy crises, as it is defined and as +it might
affect the ultimate arrangement of metvopolitan activities. The current outlook
seems to be one of maximum efficiency rather than elimination as it relates to
a stadium or similar elements."



Anclysis of Twin Cities Stadium Alternatives

per.

I INTRODUCTION

A.  Nature of Assignment

Cur assignment has been to analyze the market and financial feasibility
of a4 new or renovated sports stadium facility for the Twin Cities
Meiropolitan Area. The study design addresses itself to the inferim
report prepared by the Stadium Task Forces of the Greater Minneapolis
Chamber of Commerce and the St. Paul Areca Chember of Commerce.

The primary purpose of the study is to analyze the economic implications
of o stadium for ane or more professional sports and other activities in
the Twin Cities Metropolitan Area. The following range of possible
solutions will be considered:

1. Doming and enlarging the University of Minnesota
football facility.

2. Enlarging and covering the present stadium in Bloomingion.

3. Anall new stadium for football only which would not be
domed.

4. Anall new domed stadium for football only.

5. Anall new multi-purpose domed facility which would
accommodate professional foothall, professional baseball
and conventions or other large gatherings.

Specific locations will not be considered other than those implicit in
the analysis of the Bloomington facility and the University of Minnesota

facility.
In more specific terms, our study was to include the following:

1. Estimate the construction costs for ihe alternative solutions
previously described, including their relotionchip fo possible
land value considerations.

\

2.  Undertake a review of the cost and operation of comparable
1 - stadiums throughout the United States.
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3. Prepare a quantifative inventory of the existing situation
in terms of pafronage, revenues, costs and problems.

4,  Study the recreational and enterfainment tastes, preferences
and participation of residents of the Twin Cities Metropoliton
Area, in order to make a determination of the probabilities
of attendance at the vorious types of events which might be
held at any one of the proposed facilities.

5.  Make a quantitative analysis of the ability of « new or
improved faciliiy to add additional aftraction for patronage
from outside the Twin Cities Metropolitan Area,

6.  Discuss the types and size of facilities needed to accommodate
" the anticipated users of a stadium complex.

7. Anclyze alternative financing programs.,
w?

8. Perform o financial analysis of the proposed alternatives,
including estimated attendance, revenues from various
sources, expenses and [and and construction cosis. The
analysis is directed atestimoting the extent of net incomes
or nef operating deficit which a new or renovated facility
would be expected to generate. S

9. Consider the ‘economic impact of a new stadium complex on
the local economy.

10.  Suggest specific criteria fo be used in the future selection
of a site for the stadium facilities.
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B.

Surmory of Conclusions

The specifics of our research and analysis are set forth in defail in
subsecuent sections of this report. Principaol conclusions are summarized

here.

]o

SR AUPT—

Our’ methodology or approach emphosized the experience of the
present Metropolitan Stadium and tenants as well as the experience
of other pertinent stadium developments and operaiions in this
country. The need was not so much o theorize as it was fo

interpolote or extrapolate.

Work began with simultaneous efforts to:

a. gather perfinent local data on facilities
and performonce,

b.  visit comparable developments in other
cities, and

3

c. review other studies and pertineni literature.

- The Twin Cities ranked 15th in population when compared with

25 other metropolitan areas supporting one or more professional
sports feams. Although the Minnesota Twins ranked 23rd out of 24
in feam attendance lost year, they ranked 10th in average .
attendance for the past 10 years. The Minnesota Vikings ranked
18th among the 26 professional {ootbcll teams inaverage
aftendance for the past cight years. It appears their affendance
would reflect the heavy sports orientotion of the Twin Cities

as well if they were not ranked 26ih out of 27 in terms of stadium
capacity . ’

Attendance at Univerity of Minnesoto football games hus averaged
44,136 over the past ten years in Memorial Stadium with a seating
copacity of 57,000, The Minnesota Twins have never had o
copaciiy crowd in Metropolitan Stadium except for playeff or
World Series games. Attendonce ot other events scheduled in a
stadium typically does not excesd 50 or 60 theusand, [t was
concluded that the Vikings with iicker sales ot 98 percent of
capacity and a waiting st for secson tickets will be the mojor
fuctor in determinction of optimum stodivim size.

-~ 11 -
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A seating capacity of 65,000 to 75,000 was justifiable and
would deliver moximum average performance. A figure of
70,000 was used as a goal for each alternative with the
exception of Memorial Stadium where 65,000 seats would be
provided, In the case of a remodeled and domed Metropolitan
Stadium, there would uctually be more than 70,000 seafs in
its baseball configuration.

Available data was limited with respect to the desirebility of
covering a stadivm fo protect events from the weather. Qur
correlation analysis of several factors relating fo attendance aof
professional football games in 1973 indicated that seating
capacity was the greatest deferminant of tickef sales and weather,
ahead of team records, television coverage, etc., was the greatest
determinant of no shows.,

The alternatives fo be considered are:
. | | 1) Remodeled and demed Memorial Stadium
2) Remodeled and domed Metropolitan Stadium
3) New -undomed-football Stadium
4)  New domed football stadium
5} New multi~purpose domed stadium

We examined 11 major stadium developments as indicators of

possible facilities and the operational experience fo be expected.
The proposal for remodeling and doming Memorial Stadium and
Candlestick Park in San Francisco provided primary reference for

the first two alternatives. Rich Stadium in Buffalo and Texas Stadium
in Dallas were assumed most typical for the football~only
alternatives. Seattle’s multi-use domed facility was assumed most
typical for the last olternative. There was heaviest reliance on

the Houston Astrodome experience with respect fo estimating the
performance of a covered facility.

A remodeled and domed Metropolitan Stadium ond a new domed
multi~purpose stedium would provide configuration for both football
and boseball. The remaining three alternctives do not provide for
a change in the status of baseball,
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Table 1

Private boxes overlooking the playing field have been assumed
‘1 each alternative. Stodium clubs have also been included in
each instance except Memorial Stadium.

The size of o site for a 70,000 seat stadium would approximate
150 acres. This assumes that 20 percent of all attendees will
use transit and that the average cor will corry 3.5 persons. This
estimate also includes 12 to 14 acres of land for the stadium
structure and peripheral areos.

Arrendance Estimates

For each of fhe alternatives anclyzed, we have estimated the
events and the attendance that each would generate. These
projections were developed to reflect a normal year of operation.
There wos no consideration of possible increases attributable to
the novelty of a new or remodeled facility. An average calendar
of events and average feam performances were assumed.

The Minnesota Vikings foothall team hos been considered a tenant
‘n all the alternatives. The Minnesota Twins baseball tear would
necessarily only play in a remedeled ond domed Metropolitan
Stadium or a new domed multi-purpose fecility. The University

of Minnesota football team is assumed to be a tenant of either

the new domed foothall stadium, the new domed multi-purpose
stadium or, of course, a remodeled and domed Memorial Stadium.
Since it is unlikely that the Gophers would be required to pay rent
for Memorial Stadium, their use was not considered as coniributory
in analyzing that alternative. , _ .

TOTAL ESTIMATED ATTENDANCE

Event Stadium

f’i&emaﬁi\“fgg ' Days Attendance

Remodeled and Domed 151.5 3,007,000
. Metropolitan Stadium

Remodeled and Domed 30.5 851,000
Memorial Stadium ‘

New Open Football Stadivm 38.5 1,126,000

MNew Domed Foothall Stadium .94;5 2,539,000

New Domed Multi-Purpose Stedium 175.5 4,207,000
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3. Financial Performance

Revenue estimates represent our best judgment regarding the
possible controctual terms which could be negotiated with
tenants, as well as ticker prices, concession income, advertizing,
stadium club profits, parking rates and operating costs, All
figures are for 1977. This net income represents the annual

funds available for the retirement of any bond debi incurred

in consiructing the facility.,

Table 2 ESTIMATED ANNUAL FINANCIAL PERFORMAINCE -
Estimoted Estimoted A
Gross Revenue Operating Estimated

From All Sources Costs Net Income

Remodeled and Domed $1,600,000 $ 350,000 41,250,000
Memorial Stadium
Remodeled and Domed 4,543,000 2,920,000 1,623,000
- Metropolitan Stadium

New Open Football Stadium 2,145,000 770,000 1,375,000
New Domed Foothall Stadivm 4,340,000 1,715,000 2,625,000
New Domed Mulii~Purpose Stadium 6,363,000 2,485,000 3,878,000

In addition to this annual net income, we have further estimated
that private capital could iniiially be raised through the sole of
private boxes, stadium club initictions, and seot prioritics in
the following amounts:

Remodeled and Domed : $10,625,000
Memarial Siadium :

Remodeled and Domed ‘ ¢,200,000
Metropoliton Stadium -

New Open Football Stadium » . | 14,950,000

New Domed Football Stedium | : 15,000,000

Nev Domed Mulii-Purpose Stadium | 16,250,000
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It is anticipated that this one-time revenve will be used to
reduce the total capital investment cost of the olternative
selected.

Development Schedule

The most optimistic development schedule would anticipafe

the start of construction no sooner than mid to late 1975, A
mid 1o late 1977 opening allows a two year construction period.
The atfendance and revenue estimates in this report are in line

with this schedule. While we have based our projections on this

timing it must be noted that this optimisiic schedule could casily
be delayed. This would necessitate appiopriaie adjustments in
the financial data.

Development Cosis

Cost items in this summory anticipare the faking of bids for
construction in mid to late 1975, An annual inflation facior
of 10 = 15 perceni was used. Any change in the assumed
development schedule will require a revision of estimates. .
This is @ most critical foctor, *Inflation of early estimates

has been a major stumbling block for nearly all recent stodium
developments, 1t must be recognized as imporfant and incor-
porated in all planning.

The total estimated development cost for any alternative

includes such items os site acquisition, siructure costs and
on~site, as well as off=site improvements. Our assignment

did not include the selection of a specific site. Since site .
and site related costs represent a substantial portion of the

total required capital investment, it is impossible to conclude

a specific cost figure for all of the stadium alternatives analyzed.
[t was for this reason that a range in development costs was
estimated for each alternative. Qur estimates include all costs
which would be direcily atiributable to o stadium development
even though selected items might not be included in any potential
bond issues.
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Table 3 | RANGE IN TOTAL ESTIMATED 1975 DEVELOPMENT COSTS

. Other Total
Development ~ Development
Alternative Structure Cost Costs Costs
Remodeled and Domed $38, 500,000/ - -0~ $ 38,500,000/
Memorial Stadium $40,250,000 $ 40,250,000
Rembde[ed and Domed | $42,900,000/ § 6,050,000/ $ 48,950,000/
Metropolitan Stadium $44,850,000  § 9,200,000  § 54,050,000
New Open FQoi.‘bc&” Stadium $30,000,000/ ~$ 1 ,950,000/ $ 28,050,000/
. $34,500,000 $55,500,000 $ 90,000,000
New Domed Football Stadium $44,000,000/ ~$ 4,950,000/ 9 39,050,000/
A  $46,000,000  §69,000,000  $115,000,000

New Domed Multi=Purpose Stadium $55,000,000/ -$ 4,950,000/ 2

$57,500,000  $69,000,000

As would be expected, the range is substantially narrower for
p Y

the aliernatives involving the existing stadiums since the site

was predetermined. If is possible to estimate a much more
refined cost spread for the other alternatives if a specific site
were assurmed,

While we are suggesting that any alternative could potentially
be constructed for either ifs minimum or maximum estimated
cost, the actual figure will, in all probability, fall somewhere
in beiween, :

Financial Feasibility

Previcusly estimated reductions in capital investment require-
ments made possible by private funds are decucted from 1975
totol development costs fo arrive ot an estimate of 1975 net
development costs.

- 16 -



Analysis of Twin Cities Stadium Alternatives

Teble 4 RANGE [N TOTAL ESTIMATED NET DEVELOPMENT COSTS

1975 Reductions Due 1975 Net
" Development io Private Capital Development
Costs Investment Costs

Remodeled and Domed ¢ 38,500,000~ $10,625,000 § 27,875,000~
Memorial Stadium $ 40,250,000 $ 29,625,000
Remodeled and Domed & 48,950,000~ $ 9,200,000 $ 39,750,000~
Metropolitan Stadium $ 54,050,000 % 44,650,000
New Open Football Stadivm $ 28,050,000~ $13,950,000 $ 14,000,000~
~ ¢ 90,000,000 $ 89,550,000
New Domed Football Stadium $ 39,050,000~ $15,000,000 $ 24,050,000~
$115,000,000 $100,000,000
New Domed Multi-Purpose Stadium  $ 50,050,000~ $16,250,000 $ 33,800,000~
$126, 500,000 - . $110,250,000

There are two primary methods of financing any of the stadium
alternatives anolyzed. One is direct appropriation; the other
is through the sale of bonds. For purpoases of our analysis, we
have assumed that the required capital investment would be
raised at the time of consiruction through the sale of general
obligation bonds. They would be marketed at’ an estimated
6.5 percent for a ferm of 30 years.

There are a nurdber of ways in which the revenue could be
raised to retire such a bond issue. The most chvious is through
direct stadium revenues. Other possible sources such as a hotel~
motel tax, the sales tax, the income fax or the real estate tax
are less divectly related to stadium operations. There is a
connection, however, since the stadium would constitute an
addition to the economic base of the metropoliten area. For
example, the state sales tax on tickets, parking and concession
expenditures af a new multi-purpose domed stadium will
approximate a mitlion dollars annually which would retire almost
$13 million of bond debt af 6.5 percent over d 30 year ferin.
However, it may not be necessary to rely on indirect sources of
support if net income from the stadium operation is sufficient to
retire bonds issued for construciian casis.
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Analysis of Twin Cities Stadium Alternatives

The prospective financial feusibility of the five stadium
alternaiives Is shown by relating the amount of bond indebied-
ness that each net income can support to their repsective

capital cost,

Table 5

FINANCIAL FEASIBILITY

Total Bond
Indebtedness

Toial 1975

Which Could Estimated Net
be Supported Development
Py Net Income Costs
Remodeled and Domed $16,300,000  § 27,875,000/
NMemerial Stedium $ 29,625,000
Remodeled and Domed $21,200,000  $§ 39,750,000/
Meiropolitan Stodium $ 44,850,000
New Open Football Siadium $18,000,000  $ 14,100,000/
' $ 8%2,550,00
- New Domed Football Stadium $34,300,000  $ 24,050,000/
: $100,000,000
New Domed Multi-Purpose Stadium $50,600,000  $ 33,800,000/
: - $110,250,000

Indicated
Surplus
and/or Deficit
1975

575,000/

-$11
13,325,000

-9

© $16, 800,000/

~$59,650,00

The preceding table indicates that only the three new alternative
stadiums would be able to feasibly support themselves financially.
All three, however, fall far short of being dble to meet the debi
service requirements at their estimated maximum development
costs. For any of these stadiums to be sulf-supportive, a soecific
development preposal would have fo be adopted that had copital
cost requirements which did not exceed the amount of bonds
which that given facility could support from its net income.

- 18 -
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Analysis of Twin Cities Stadium Alternotives

Vi,

FINANCIAL PERFORMANCE

The following section represents our estimate of the financial performance

of cach of the alternatives examined. Operating costs, prospective atiendance
and basic revenues were developed in Section VI of our report. Non-basic
sources of prospective revenue were estimated in Section Vil. In this section
we will develop operating statements for each alternative from that data and
estimate the net income ovailoble for bond retirement.

Our projections of basic attendance and resulting revenues were developed
to reflect a normal year of operation, In this way we have developed
estimates ignoring the increased attendance and revenue likely to result
from the novelty of a new or remodeled facility and from particularly
ouistanding team performance. Thus, our analysis is infended fo reflect

an average of good ond bad tecm performance cver a long time period.

Our estimates are based on analysis of the econamic and social character-
istics of the Twin Cities area and ifs related hinterland. Foctors considered
include population, pepulation growth potentials, the level and distribution
of incomes and the gecgraphic distribution of population. The attendonce
records of sporis teams in the Twin Cities were examined carefully in terms
of factors such as team performance, weather and public interest’irn the sport.
The experience of stadiums in other cities was also considered in developing
our estimates. Particular attention was given fo those stadiums visited as
part of our research effort for this study. This research enabled us 1o make
informed judgments regarding the probable revenue generation and cost
experience of the five alternative stadiums under consideration,

“19 -



Anclysis of Twin Cities Stedium Alternatives

A. Remodeled Memorial Stadium

The financial performance of Memoriol Stadium, if remodeled and
used for Vikings' football and other commercial events, is difficult

to estimate because of the joint costs shared with University activities.
We have developed the estimaie of financial performunce in the
following table by relating prospective revenue from commercial
events held in the stadium fo the operating costs ectimated by the
University as applicable to the stodium. The income likely to be
generated by commercial event revenues is sufficient to cover

stadium operating costs and generate a surplus of $1,250,000 annually
which is available for bond debt retirvement.

Table 28 ESTIMATED ANNUAL FINANCIAL PERFORMANCE
REMODELED MEMORIAL STADIUM (UINIVERSITY OF MINNESOTA)

Estimated Event Days o 30.5
Estimated Attendance 851,000
Gross Admissions Before Taxes $6,459,000
Stadium Share of Basic Revenue

Admissions $ 646,000

Concessions c ‘ 355,000

Parking ’ 276,000
Basic Stadium Revenue o $1,277,000
Qther Stadium Revenue

Advertising e

Stadium Club Dues \ e

Stadium Club Operations s

Stadium Seat Tax @ 5% ' $ 323,000
Total Other Revenue $ 323,000
Total Stacium Revenue $1,600,000
Estimated Stadium Operating Costs -8 350,000
Net Stadium Revenue Available for Bond Retirement $1,250,000

- 20 -
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B. Remodeled Mei'ropo! itan Stadium

 We have estimated that Metropolitan Stadium, if remodeled and
domed, would be used for events 151.5 days in an average year
and would aftract an atfendance of approximately 3,000,000
persons. Total ticket sales are estimated at §14,768,000. This
would prouuce a basic stadium revenue from admissions, concessions
" and parking of $3,474,000. An additional revenue in the amount of
$1,069,000 could be secured from advertising, stadium club dues,
stadium club eperation and a seat tax. Qur estimate of total stadium
64,543,000, Estimated operaiing expenses

revenue from all sources is

of $2,%900,000 indica

- there wauld he a net income to the stadium

of $1 éZb,(J\JO which wou!d be available for the retfirement of bond

4118el>iedness .

Table 29 ESTIMATED ANNUAL
REMODELED METROPOLITAN

FINANCIAL

PERFORMANCE
STALRTUM

Estimated Event Days
Estirnated Attendance

Gross Admissions Before Taxes
Stadium Share of Basic Revenue
Admissions
Cencessions
Parking
Basic Stadium Revenue

Other Stedium Revenue
Acdvertising
Stadium Club Dues
Stadium Club Operations
Stadium Seat Tax @ 5%

lo(d () her Revenue

Total Stodium Revenue

Estimated Stadivm Operating Costs

151.5
3,007,000

$14,768,000

$ 1,859,000
614,000
1,001,000

.Wm—.n-‘mwml

$ 150,000
104,000
75,000
738, 000

B N

- Net Stadium Revenue Availohle for Bond Retirement

$3, 474,000

$1,069,000

Perintonimste A e S S

$4,543, 000

$2,920,000

B ~~.ym R

$1,623,000
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Co  New Open Football Stadiun

Our estirates indicate that a new, open feotball-only stadivm weuld

be used for 38.5 event days in an averoge year, Aftendance would

be in excess of 1,100,

sales of $7,684,000.

000 persons, which would result in total ticket
Rosic stadium revenue atiribuiable to admissions,

concessions and parking would be $1,471,000. Additional annual
" revenue from advertising, stadium club dues, stadium club operations
and seat foxes would equal $674,000. Total stadium revenve from all
sources weuld be $2,1 5,000, Deduciing cperating expenses, estimated
at $770,000, yields on estimated net income fo the stadium of $1,375,000
which would be availoble for bond debt retirement.

Table 30 ESTIMATED ANNUAL FH\‘ANC!AL PERFORMANCE
‘ NEW OPEN FOOTBALL STADIUM

g

Estimated Event Days 38.5
Estimated Attendunce 1,126,000
Gross Admissions Before Taxes $7,684,000
Stadium Share of Basic Revenue ' ‘
Admissions $ 771,000
Concessions 268,000
Parking 432,000

Basic Stadium Revenue ' ' $1,471,000
Other Stadium Revenue .
Advertising $ 40,000
Stadium Club Dues 200,000
Stadium Club Cperations 50,000
Stadium Seat Tox @ 5% 384,000

Total Other Revenue § 674,000

Total Stodium Revenue $2, 145,000

Estimated Stadium Opé:‘ci'fng Costs $ 770,000

Net Stadium Revenue Available for Bond Retirement 41,375,000

- P22 -
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D,

New Domed Football Stadium

We estimate that a new domed football stadium would have o typical
year's use of 94.5 event days. Attendance would exceed 2,500,000
persons, generating total ticket sales of $12,571,000, Bosic revenue
fo the stadium from admissions, concessions and parking would be
$3,291,000. Additicnal annual revenue from advertising, stadium
club dues, stadium club operations ond seat foxes vould be
$1,033,000. Total stadium rental from all sources would be
$4,340,000. Subtracting the estimated annual operating expenses

of $1,715,000 would indicate that there would be §2,625,000

in net income to the stadium available for bond retirement.

Table 31 ESTIMATED ANNUAL FINANCIAL PERFORMANCE

NEW DOMED FOOTBALL STADIUM

Fstimated Event Days 4.5 S

Estimated Attendance

Gross Admissions Before Taxes
Stadium Share of Basic Revenue

2,539,000

$12,571,000

Admissions ¢ 1,821,000

Concessions A - 627,000

Parking 843,000 " .
Busic Stadium Revenue ' ' $3,291,000
Other Stadium Revenue , ’

Advertising ‘ $ 120,000

Stadium Club Dues 200,000

Stadium Club Operations 100,000

Stadium Seat Tox @ 5% 629,000 v
Total Qther Revenue o $1,049,000
Total Stadiuvm Revenue $4,340,000
Estimated Stodium Operating Costs $1,715,000
Net Stadium Revenue Availoble for Bond Retirement $2,625,000

- 23 -
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E.  New Domed Multi-Purpose Stadium

We have estimated that if a new multi-purpose domed stadium were
constructed it would be used for 175.5 event days in on uvercge year,
Attendance at all evénts vould exceed 4,000,000 persons with total
tickel sales being in excess of $18,000,000. This would produce a
basic revenue from admissions, concessions and parking of $4,725,000.
An additional annuol revenue could be expected from adveriising,
stadium club dues, stadium club operations ond o seat tex in the amount
of $1,638,000. Qur estimate of total stadium revenve from all sources
is 56,363,000, Estimated operating expenses of $2,485,000 indicate
that there would be a net income fo the stadium of $3, 878,000
available for the refirement of bond indebtedness.

Toble 32 ESTIMATED ANNUAL FINANCIAL PERFORMANCE
NEW DOMED MULTI-PURFOSE STADIUM

Fstimated Event Days ‘ : 175.5
Estimated Attendance 4,207,000
Gross Admissions Before Taxes $18,743,000
Stadium Share of Basic Revenue ~ C
Admissions : $ 2,534,000
Concessions 884,000
Parking 1,307,000
Bosic Stadium Revenue ) .m........m.uiw,._w - '$4,725,000

Other Stadium Revenue

Adveriising . $ 200,000

Stadium Club Dues : 300,000

Stadium Club Operations 200,000

Stadium Seat Tax @ 5% 938,000
Total Other Revenuve ‘ $1,638,000
Total Stadium Revenue | $6,363,000
Estimated Stadium Operating Costs $2,405,000
Nei Stadium Revenue Available for Bond Retirement $3,878,000

- 24 .




Fazalh

EEE:

[EERERES

T

Heezioni]

Wihniis

By b

Pk

.

[

oo 2eion Fovec 2o

kst )

Srtoand

ANE_S

Analysis of Twin Cities Stodium Alteimatives

X.

FINANCIAL CONCLUSIONS

In Section VI of ihis report we estimated the net income for each of the
stadium altematives which would be available for the retirement of bond
indebtedness. In Sections VI and 1X we have discusced the basic elements
involved in each of the alternotives and our estimates of their respective
development costs. The prospective financial feosibility of the five stadium
o.hemcﬂwes. is itlusiroted by relating the amount of bond indebtedness that
each net income could support fo the respective capital cost

in emmahxu debf service costs we have assumed thot at the #ime the
stadium project is financed, \vzH be possible to sell 30 year term
generol obligation bonds af 6 porr*eni interest rafe. We recognize
that bonds of this type could have qucfnombk marketability under present
conditions. However, current inferest rates represent a decline from yecent
near record levels and while bend )llG[Cm may not fall to greatly lower levels
in the near future,.we feel that proper timing of stadium bonding could result
in marketing for the term and interest rate which we assume in our analysis.
We estimate that the most optimistic schedule would anticipate the start of
construction no sooner than mid to late 1975, A consiruction period of two
years would suggest an opening date of mid to late 1977. Our attendance
and reverue projections are in line with this scheduling estimate. We realize
that an alternative such as an open football stadium might teke less time fo
construct and another alfernative such as o demed muliv-punpoeo stadium might
take longer than two years. However, Ufmg similar dates gives us an eauiiable
basis of comparison.
It must be noted, however, that this optimistic schedule could easily be held
up by several foctors. Initially there could be a delay caused by problems in
acquiring the properbonding authort ty. The drawing of necessary plans and
specnf:cahom can be a time consuming process. This is also frue regarding
the preparation of any necessary environmental impact studies. Finally, it is
not unreasonable fo anticipute cne or more lawsuits opposing any new stadium
‘development, '

While our {inancial conclusions are predicated on the optimistic schedule
previously discussed, appropricte adjusiments in the figures must be made in
response fo ony Qﬁl(l‘/a vhich may be encountered, Consiruction cosis have
been extremcly volatile, For purpeses of ihis analysis we have added 10 fo
15 percent to our estimaic of current cosis to reflect one years inflation,
This 'c«'m‘iciprz’ef toling of bids for construction of o selected alternctive in
mid fo lote 1975, Any deviaiion from thot schedule will require further
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A | odjusiments for the impact of inflation over fime including reconsideration
of the applicd rafe.. Depending upon the period of delay ond/or the
, economic conditions which exist at such time it will bo necessary fo
? reecvaluate fuctors in addition fo inflation estimates such as the bond rate,
! operating costs and revenue expectotions. :
E We do not envision that the inflationary fmpact on revenue services will keep
) pace with increasing construction cosis. This suggests that the financial
o performance of any altemative becormes less atfractive the longer construction
f is delayed.
, : A.  Estimation of Total Development Cost
A
Qur assignment did not include the selection of o specific site,
2 Since site and site related costs represent a substontial portion of
3 the total required investment, it is fmpossible to conclude specific
cost figure for all of the aliermatives analyzed. It wos for this recwon
= that a minimum ond maximom ronge in development costs was esiimated
i for each alternative. As would be expected, the raenge is substanticlly
narrower for the remodeling of Memoria! and NMetropoliton Stadiuvms
o since the site was predetermined. While the ranges in capital reouire-
g o menis for the three new stadiums are bread, it is possible to.estimate
- a much riore refined cost spread using the material presented in previous
sections of this report if a specific site were selacted,
In reading the table caution must be exercised fo avoid misinterpreting
5 the data. While we ore suggesting that any alternative selected could
4 potentially be constructed for as litile as our minjmum figure or as
much as our maximur figure, the actual cost should fuil s :mewhcre
3 in between. Ourminimum estimate assumes that atl aveilable cost
@ saving options could be adopted and that the nexi year's inflation rate
will be ten percent. The maximum figure assumes that the rmost costly
g options would be adopted and that inflation for the next year will be
- at a fifteen perceni level, ~
3; [t should also be remembered that not all of the faciors affecting the
® development costs are controllable, The most predominant of these is
inflation which could canceivably fall outside our ien to fitteen percent
7i estimate. Additienally it may not be passible to combine all the aveilable
< . cost saving Teaiures in a single site ond stadivm stiucture.,
3
q
&
&
K
4
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Total Reduction

Nei Development Costs

e o o st e g s

*The $35,000,000 includes $10,( Of) 000 which
is of nbuuxbk, to University onode facilities

Source: Real Estate Research Corporation
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!
' Table 33 ESTIMATED TOTAL DEVELOPMENT COSTS
REMODELED AND DOMED MEMORIAL STADIUM
d Minimum__ Mexxirmym
Site Acquisition $ ~0- (e
: On=-Site lmprovements (e o
& Stadium Struciure a5, OOO 000+ 35,000,000
k! _ Bond Debt Assumption
od (if Metropolitan Stadium
site were opted) w()-r 0
w7
i - Additional Cost for Down-
town Location Atributable
g fo Parlking Ramp or :
e Additienal Land =0 =0~
7 Savings for Berm Construction e )
Sub Total * $35,000,000 $35,000,000
o Oif-Site Improvements ~() Qo
i Total - $35,000,000 $35, 000,000
Add 10%~15% for One Year's
[nflation 3,500,000 5,250,000
Total 1975 Development Costs 38,500, 0000 40,250,000
Reduction in Costs due Tos
Private [ox Sales 375,000 375,000
Seat Priority Sales 10,250,000 10,250,000
Stadium C!ub Initiations (e ()

10,625,000

mh,«u

$29, 625,000
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Table 34 ESTIMATED TOTAL DEVELOPMENT COSTS
REMODELED AND DOMED METROPOLITAN STADIUM

Minimum

Site Acquisition $ e
On~Site Improvements 500, 000

Stadium Structure 39,000, 000

Bond Debt Assumpiion
(if Meiropolitan Siadium
sife were opted) : 5,000,000

Additional Cost for Do
town Lacation Attributoble
to Parking Remp or

Additional Land | (=
Savings for Berm Cox’:si'mc?ion | (s
Sub Total
Off~Site Improvements ‘ (e
Total

* Add 10%=15% for One Year's

Inflation 4,450,000

Total 1975 Deve!opmc«.m Costs

Reduction in Costs Due fos

Privaie Box Sales 1,000,000
Seat Priority Sales . 8,200,600
Stadiym Club Initictions (e

i

Total Reduciion

Net developmeni Costs

Seurce: Reol Esiate Rescarch Corperation

- 28 -
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$44, 500,000

$44, 500,000

$48, 950, 000

$39, 750, 000

Maoximum
j; ()
1,000,000

39,000,000

5,000,000

et e i e e B

2,000, 000

7,050,000

1,000,000
8,200, 000
O

9,200,000 T

$45,000,000

9,200,000

AR ke e A St i sk

SA44, 850,000
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Table 35 -~ ESTIMATED TOTAL DEVELOPMENT COSTS
: NEW OPEN FOOTBALL STADIUM
Minimum | Meaximum

Site Acquisition $ ~ (- $14, 000,000
On-Site Improvements 500, 000 ‘ 6,000,000
Stedium Structure : 30,000,000 . 30,000,000
Bond Debt Assumpiion

(if Metropolitan Stadium

site were opted) : 5,000,000 -0~
Additional Cost for Dowri-

town Location Atiribuiable

to Parking Remp or

Additional Lend S -0~ 30,000,000
Savings for Berm Construction J_Q.!_.qui_@g _ (s
Sub Total | $25, 500,000 $ 80,000,000
Off~Site Improvements | -0- 10,000,000 -
Total ' $25,500,000 $ 90,000,000
Add 10% to 15% for One Year's ’

Inflation _ 2,550,000 13,500,000
Total 1975 Development Cosis - $28,050,000 $103,500, 000
Reduction in Costs Due To:

Private Box Sales 3,750,000 3,750,000

Seat Priority Sales 8,200,000 8,200,000

Stadiuvm Club Initiations 2,000,000 ' 2,000,000
Total Reduction T $018,950,000 7T 443,950, 000
Net Development Costs $ 14,100,000 - $ 89,550,600

- 29 -
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Anclysis of Twin Cities Stedivm Alternaiives

Table 36

Site Acquisition
On~Site tmprovements
Stadium Structure

Bond Debi Assumpiion

(if Metropolitan Stadium
site were opted)

Minimum

S Qe
500, 000
40,000, 000
5,000, 000

~10,000, 600

3,550,000

e, ._.W_.,_.....,..

3,750,000
10,250, 000
1000, 060

i 4y b st o ot

- 30 -

g
= Additional Cost for Down~
- town Location Altributable
5 " to Parking Ramp or
o Cor
Additional Land

'}3 ' - ) L3
: Savings for Berm Consfruction
. Sub Total
o ‘
Off-Site Improvements
!ﬂ?\ »
] Toial
s Add 1056~15% for One Year's
A {nflation
s Total 1975 Development Costs
H .
L&

Reduction in Costs due tos
- Privaie Box Sales
: Seat Priovity Sales

Stadium Club Initiations

- Totol Reduction

Net Development Costs
;
i X .

source: Real Esfate Research Comporation
oy
¥
;

ESTIMATED TOTAL DEVELOPMENT COSTS

NEW DOMED FOOTBALL STADIUM

$35, 500,000

¢Sb,~00 000

$32, 050,000

$15,000, 000

[RVRCRORL AR & .~ fosen

- $24,050,000

Maxtinum _
$14,000,000
6,000,000

40,000,000

30,000,000
e

b s e i A s 88

10,000,000

$ 0,000,000

' $100,000, 000

15,000,000

3,750,000
10,250,000
1,000,000

$115, GO0, 000

$ 15,000,000 '

FL—. SR ..... P

$100, 000,000
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Analysis of Twin Cities Stadium Alternatives

Table 37

ESTIMATED TOTAL DEVELOPMENT COSTS

NEW DOMED MULTI-PURPOSE STADIUM

- Site Aequisition

On~Site Improvements

Stadium Structure

‘Bond Debt Assumpi‘f.on

(if Metropoliton Stadium
site were opted)

- Additional Cost for Down-

town Locaiion Attributable
to Parking Ramp or
Additional Lond

Savings for Berm Construction
>

Sub Total

Off-Site lmprovements

Total

Add 10%-15% for One Year's
Inflation

Total 1975 Development Costs

Reduction Cosis Due To:
Frivate Box Sales
Seat Priovity Sales
Stadium Club Inttiations
Total Reduction

Net Developrent Costs

Sourcas

$ (e
500, 000

50, 000, 000

5,000, 000

(e

~10, 000, 000

5,000,000
10,250, 000
_ 1,000,000

Real Estate Rescarch Corporation

- 31 -

$45, 500, 000

$45, 500,000

$50, 050,000

$16,250,000

[EAREREHUNE, SIS, SN

$33,800, 000

Moximum

$14, 000,000

6,000,000

50,000,000

30,000,000

a0

10,000, 000

16,500,000

5,000,000
10,250,000
1,000,000

et 4 o e it

$100,000, 60O

$110, 000,000

-

$126, 500,000

$ 16,250,000

$110, 250,000
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B Feasibility

The previous iobles represent our estimates of all costs which would
be directly attributéble to a siadium development.  All fhe items
listed might not be included in a bond iswwe.  The off-site stadium
related improvements in o large number of other metropolitan locations
were constructed by lecal, county or stote governments using general
highway funds, We have included these costs in our esiimates, however,
since they do represent o potentially sizeble public expenditure, 1 here wre
also $10,000,000 of costs included in the Memarial Stedium plen
which would be specifically for the University of Minnesota's use

relotive to their physical educction progrom. 1 may be more apprepricte
fo fund this amount from other sources but it does represent the possible
expenditure of public funds and, ogain, is included for thot reason .

A comparison of the development cosis of one alternative versus another
is not indicative of their finoncial feasibility since the important
correlaiion relates to the amount of bond indebfedness that the net
income from cach cou support. The following table summarizes the
estimated total development cost of each alternative as well us the

net income aiiributable fo each and the amount of bends that income
could support.

3

- 32 ~
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Teble 22 ’ REMODELED AND DOMED MEMORIAL STADIUM
. Stadium
Attend- Average Total Stedium Stadivm Ticket Number Park= Totol Stedivm Cencession Tore! Stediv
cnce No. of Total Ticket Ticket Rental Rental Tax of ing Porking Porking Expenditure Concession Concession
Per Tvent Attend= Price Seles Rate Revehue @ 5% Vechicles Charge Ravenue Revenue Per Porzon fevanue Revenoe
Tyze of fvent Evant Deys once $ s %, & 3 S Perked S S s s s 3
. Profassional Sports
Footbail 62,000 10,5 451,000 9.00 5,859,000 MY 586,000 293,000 130,000 2,00 260,000 439,000 o5 £18.000 247 000 1365000
h! -SpoE;: Events 10,000 2 200,000 3.00 606,000 10 . 60,000 20,000 40,000 1.00 43,000 37,000 1.35 270,099 163,000 235,000
e . . . . 233,XKX0¢
g Toral -— 30.5 851,000 - 6,459,000 - 646,600 323,000 170,000 - 200,000 276,000 - 803,000 355,000 1 636,600
, 3, 0G , ,80C,
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Teble 23 REMODELED AND DOMED METROPOLITAN STADIUM
v Stadium .
Atrerd= Avercge Total Stedium Stodiym Ticket Number Pork— Total Stadivm Cencession Total Toto!
zrce No. of Totol Ticker Ticket Rental Rental Tex of ing Porking Perking Expenditure Concession Stedivm
Per Event Altend- Price | Scles fcte Revenve 5% Vechicles  Chorge Revenue Revenue Per Person Sales Revenue
Tyoe of Event Ever! Davse donce $ $ %, $ S $ Porked 5 S S g $ S 3
16,000 76 1,216,000 4.00 4,864,000 3 319,000 243,000 278,000 1.50 417,000 384,000 1.35 1,642,000 . 164,000 1,190,008
10.5 714,000 9.00 6,426,000 15 964,000 321,020 163,000 2.00 326,000 300,000 .95 673 000 172,000 1,758,200
20 200,000 4,00 800,000 10 80,000 40,000 45,000 1.50 49,000 63,000 .95 190,000 48,000 231,000
2 100,000 4.00 400,000 10 40,000 20,000 23,000 1.50 35,000 32,000 =] 50,000 12,000 165,000
2 40,000 6.C0 240,000 15 36,000 12,000 2,00 1.50 14,000 13,000 .95 38,000 10,800 71,800
g 200,000 3.00 1,000,000 15 15C,000 50,000 45,000 2.00 92,000 85,000 1.35 272,009 352,008
3 40,000 0= -0~ 4,000 32,000 0w 9,000 1.00 ?,000 8,000 .75 33,000 T S8,000
1 40,000 ~0= ~0- 4,000 4,000 ~0- 9;000 1.00 9,000 8,000 75 33,000 20,000
4 72,000 4.00 258,000 15 43,000 15,000 16,000 1.30 24,000 22,000 1.25 97,3 104,000
5 42,000 5.00 3C2, 000 15 45,000 15,000 14,000 1.50 21,000 15,000 1.35 £1,000 92,800
10 150,200 1.50 225,000 15 34,000 11,000 34,000 1.00 : 34,000 31,000 1.35 203,080 1,080 127,000
2 65,000 3.00 180,000 15 27,500 2,000 14,000 7.00 14,000 13,000 75 45,000 11,000 &4,00¢
s 15,000 1 15,000 3.00 45,000 15 7,000 2,000 3,000 1.00 3,000 3,000 75 11,000 3,602 35,000
2,000 1 50,000 -0~ -0~ 4,000 4,000 -0~ 11,000 1.00 11,000 10,000 .30 25,000 £,000 22,000
£, 000 1 30,000 ~C- -0~ 4,000 4,000 0= 11,000 1.8 11,000 10,000 .75 8,000 12,000 24,030
Totel - 151.5 3,007,000 -- 14,758,000 - 1,859,000 733,000 686,000 - 1,089,000 1,001,000 - 3,423,000 614,000 4,212,000




Teble 24, . . NEW OPEN FOOTBALL STADIUM
i . Sradivm . .
Astond- Averege Tote! Stedium Stedium Ticket Nurmber Park- Tete! Stedium Concessien Teral R S’CG"J”. IC”:{
cnze No. of Total Tickat Ticket Rental Rental Texe - OF ing Parking Parking Expenditure Conzession Concession Swdivm
Per Event Artend= Price Scles Rate Revenue @ 5% Vochicles Charge Revenue Revenue Per Person Revenue Revenue Flc\rcrwe
Tvpre of Event Tvert Days =~ ence S S €6, $ S $ Porked s % 3 3 S g 3
Prafessional Sporks
. Footsell 62,000 70.5 651,000 9.00 - 5,859,000 10 535,000 292,000 149,000 2,00 298,000 274,000 .85 618,000 155,000 3,306,008
Seccer 10,000 20 200,000 4.00 200,000 10 £0,000 40,000 45,000 1.50 69,000 63,000 .95 190,000 48,000 231,000
Cther Soorts
High School Foor=
: 53,006 2 100,000 4.00 406,000 10 40,000 20,000 23,000 1.30 35,000 32,000 .50 50,000 13,000 105,000
MNen-Snots
Soectocilery/ . . .
Corcerts 25,000 5 125,000 5.00 625,000 0 £3,000 31,000 - 29,000 2.00 58,000 53,000 1.35 169,000 42,000 189,000
Fally or comvo~ . :
caticn £0,000 1 50,000 -0~ -0~ 2,000 2,000 -0- 11,000  1.00 11,000 10,000 75 38,000 16,600 22,000
Tota! - 32.5 1,126,000 - 7,684,000 - - 773,000 384,000 258,000 - 471,000 © 422,000 - 1,065,600 268,400 1,855,000
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Table 25 ) NEW DOMED FOOTBALL-CNLY STADIUM
Stedivm . X R
Attend=- . Average Tota! . Stadium ,  Stodium Ticket Nurtbae Park= Total Stedium Conceszion Total Stadium
ante No. of Torel - Ticket Ticket Rentel Rental Tax Of ing Porking Parking Expenditure Concession Concession
Par 7 Event Attends Price Soles Rate .~ Revenue @5% Vechicles Chorge Ravenue Revenve Per Person Revenue Pevenve
Typo €f Event Event Days ance 3 s %S L S Pocked $ £ 3 S S H
10.5 714,000 9.00 6,426,000 15 964,000 321,000 163,000 2.00 326,000 3C¢,000 .95 §73,000 170,002 » 1,755,000
20 240,000 4.00 960,000 10 96,000 48,000 55,000 1.50 83,000 76,000 .95 222,000 57,680 277,003
7 315,000 5.00 1,575,000 10 158,000 79,000 72,000 1.50 108,000 97,000 75 236,800 59,0C0 375,003
2 120,000 4.00 480,000 10 48,000 24,000 27,000 1.50 4,000 38,000 ) 60,0060 35,000 125,50
2 50,000 6.00 300,000 15 45,000 15,000 11,000 1.50 17,000 16,000 .95 ! 43,000 12,632 22,000
10 300,000 S5.00 1,500,000 15 225,00 75,000 69,00C 2.00 138,000 127,000 1.3 405,000 101,000 523,060
12 €,000  -0- -0- 5,000 60,000 0= 14,000 1.00 14,000 13,000 .75 5,000 11.000 24050
2 5C,000 -0~ 0= 3,000 10,000 . ~0- 11,000 1.00 13,000 10,000 .75 33,0¢0 10,000 26,006
8 169,000 4.00 640,000 15 96,000 32,000 37,000 1.50 56,000 52,000 1.3 216,000 54,000 238,000
15 300,000 1.50 450,000 15 68,000 23,000 69,000 1.00 69,000 64,000 1.3 405,000 150,000 256,000
2 40,000 3.00 180,000 15 27,000 9,000 214,000 . 1.9 14,000 13,000 .75 45,000 11,000 8,000
1 20,000 . 2.00 60,000 15 2,000 3,000 5,000 1.00 5,000 4,000 75 15,000 4,030 25,00
cotions 50,000 2 ' 100,000 -0~ «0- 5,000 10,000 0= 23,000 1.00 23,000 21,0600 50 20,000 13,000 42,000
Politice! Rallies 50,000 1 50,000 -0- Qe 5,000 5,000 -0~ 11,000 1.00 11,000 10,000 75 33,000 2,000 24,008
Totch - 4.5 2,539,000 - T 12,571,000 -— 1,821,000 .629,000 31,000 - 216,000 843,000 - 2,507,300 427,000 3,920,00C
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Abtend= Average
ence No. of Totel Ticket
Per Event Attend- Price
Covs . cnce S
78 1,363,000 4.00
10.5 714,000 2.60
20 240,000 4.C0
7 315,000 5.00
2 120,000 4.00
2 50,000 6.00
10 300,000 5.00
12 66,000  -0-
2 50,000 -0~
& 160,000 4,00
3 100,000 5.00
15 303, 000 1.50
2 60,000 3.00
1 20,000 3.00
coticns 50,000 2 100, 000 -0-
* Poiitica] Pellies 52,000 1 50,000 -0~
Event To'efz — 175.5 4,007,000 -
Stadivm Tours —_— - 200,000 1.00
Tetal -— 175.5 4,207,000 -~

Total
Ticket
Sales

5,472,000

6,426,000
260,000

1,575,000

480,000

300,000

1,500,000
0~
-0-

640,000
500,000

450,000

180,000
60,000
-0~
-0-
18,543,000
200,000

18,743,000

A
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NEW DOMED MULTI-PURPOSE STADIUM
: Stadium X _ o
Stadium Stedium Ticket Number Pork~ Totel S:cnccfnon Totel i S,c,mm‘
Rental Rents) Tax oFf ing Parking Experditure Concession Scwcczzxon
Rate Revenve @ 5% Vechicles  Cherge Revenue Revenue Per Person Rcvcn!{e aczcnu: v
%, S 3 S Porked 5 $ S $ - $ s
8 428,000 274,000 313,000 1.50 470,000 432,000 1.35 1:337»000 355,020 I;Eg?,'ii’o
15 964,000 321,000 - 163,000  2.00 326,000 300,002 .95 678,000 170,00 1,755,500
10 96,000 48,000 55,000 1.50 82,000 76,000 95 228,000 57,060 277,000
10 158,000 79,000 72,000 1.50 © 108,000 99,000 .75 235,000 59,000 375,200
10 48,000 24,000 27,000 1,30 41,000 38,000 .50 60,000 15,000 25,000
15 45,000 15,000 11,000 1.50 17,000 16,0600 .95 43,000 12,00 52,000
15 225,000 75,000 69,000 2.00 138,000 127,000 T._%S 40?, 020 1\?] L0080 SECCE
5,000 40,000 -0- 14,000  1.00 14,000 13,000 .75 45,000 11,000 «:-,O(_:V
5,000 10,000 ~0- 11,000 1.00 11,000 1C,00¢ .75 33,800 19,000 ;:O, O‘fa
15 96,000 32,000 27,000 1.5 56,000 52,000 1.35 216,00 54,000 234,330
15 75,000 25,000 23,000 1.50 35,000 32,000 1.35 135,000 34,07 166,00
15 68,000 23,000 9,000 1.00 69,000 64,000 1.35 405,000 101,000 258,000
13 27,200 9,000 14,000 1.00 14,000 13,006 . .75 45,000 1,000 5,000
15 9,000 3,000 5,000 1.00 5,000 4,000 .75 15,000 2,000 25,000
5,000 10,000 ~0- 23,000 .00 3,000 21,000 .50 50,000 13,000 44,800
5,000 5,000 -0- 11,000 1.00 11,000 10,000 .75 38,000 9,030 24,000
- 2,334,000 923,000 917,000 - 1,421,000 1,307,000 - 4,489,000 84,000 5,415,000
160 200,000 10,000 - -0~ - - 75 156,800 3,000 243,860
-- 2,534,000 936,000 917,000 1,421,000 1,307,000 - 4,639,000 £84,000 5,663,050



INTERIM FINDINGS

It is the finding of this Stadium Task Force that there is an immediate and urgent need

for improved facilities for football and baseball in the Twin Cities Metropolitan Area.
This finding is based upon the following facts and opinions:

The Minnesota Vikings professional football team and the Minnesota Twins
professional baseball team will relocate their franchises from the Twin

Cities Metropolitan Area if improved sports facilities are not available
to them.

The Minnesota Twins and Vikings have advised the Metropolitan Sports
Commission that they will not renew their present leases, which expire in
1975, in the present sports facility for any extended period of time, but
only on a year-to-year basis. This fact makes it possible for the Minne-
sota Twins and Vikings to negotiate with other areas for the relocation
of their franchises.

Several areas within this country are building or planning. to build sports
facilities and are in the process of encouraging professional franchises

to locate in their areas. The Minnesota Vikings, with the smallest '
capacity for attendance in the entire league, and the Minnesota Twins, with
the lowest attendance in the American League this year, ‘due 1in part to '
the uncertainty of the weather in this area, are franchises that are attrac-
tive to these areas.

Transfer of a franchise in the National Football League must be proposed

by the franchise owner and be approved by 20 of the 26 members of the league.
The sharing of gate receipts in the National Football League encourages

owners to vote for franchise relocations where increased attendance is possible.

Transfér of a franchise in the American Baseball League must be proposed by
the franchise owner and be approved by 9 of the 12 members of the league.

This area cannot afford to lose the Twins and Vikings. We need the cconomic
vitality that results from these sports activities. A 1965 study on the

economic impact of major Teague sports to this area concluded that $14.5 million
per year in initial expenditures can be directly attributed to professional base-
ball and foothall. Today, the direct economic impact of these major league teams
to this area is-at least $15 million per year. This initial expenditure is re-
ceived by individuals, governmental bodies, and fivms who in turn spend it for
wages, services and supplies. These expenditures began a long spending chain
which may result in $29 million in incomes and $75 million in sales volume.
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In addition, the construction of a sports complex provides a significant
one-time impact on the local economy. An initial expenditure ranging from
$25 million to $85 million for construction of a new facility would result
in increased employment, personal income, and state income and sales taxes.
The multiplier effect of these expenditures creates additional income and
sales to the area.

The drawing power of a sports complex results in secondary construction which
may take the form of supporting facilities and services such as hotels,
motels and restaurants. This also results in increased employment, personal
income, and increased income and sales taxes. Again, the multiplier effect
creates additional income and sales to the area.

The citizens of this area deserve a better opportunity to attend Vikings foot-
ball games. Many citizens who wish to purchase tickets are unable to do so
due to the limited capacity of the present stadium. Thousands of people are
on the waiting list for season tickets for Vikings games.

The University of Minnesota needs improved sports facilities for foothall,
intramural, physical education, and other athletic activities.

The indirect benefits of major Teague sports to this area cannot be easily
measured, but they may be more important than the direct benefits.
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TYPE OF FACILITY

)

It is the finding of this Stadium Task Force that the most desirable stadium, in view

of the need, is a multi-purpose domed facility for football, baseball and other activities.

This finding is based upon the following facts and opinions:

The need for improved facilities for professional football, professional base~
ball, University of Minnesota foothall, and other activities, is clearly

evident to the task force. To build, and continue to build, separate facilities
for these activities does not seem to be either economically feasible nor
politically advisable.

ATT sports mentioned need enclosed facilities due to weather conditions in
this area.

Baseball and foothall can be played in the same stadium, as evidenced by our

present facility and many other facilities throughout this country. Compro-
mises in scheduling and viewing can be made by the various tenants of any
such facility.

The operating costs of a sports facility can be minimized by the construction
of a multi-purpose facility for baseball, football, and other activities.
Operating costs are an, important factor in any stadium.

A multi-purpose domed facility is most desirable. However, economic conditions
availability of financing, priority for this need in relationship to other needs
and citizen attitude will be factors in the final decision as to whether this
type of facility will be constructed. '
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LOCATION

It is the finding of this Stadium Task Force thal the location of any new or reno-

vated stadium is a public decision and will, in the final analysis, be made by elected

public officials.

This finding 1is based upon the following facts and opinions:

The Tocation of any new or renovated stadium for football and baseball in this
area will be decided by elected public officials and citizens. The fact that
public financing fis xcqu; red, and that the citizens will decide whether new
and/or renovated stadiums is a high priority, leads to the conclusion that the
Tocation of any such facility will be decided by the people of this area through
their elected public officials.

The task force has received information on iwo sites, the Bloomington sp01u
complex and the Memorial Stadium at the University of Minnesota. Both of
these sites have advantages and disadvantages as to the Tocation of any
stadium. Many other possible locations have been discussed through the media
and various other means, including the State Fairgrounds; Cedar-Riverside;
Lakevilie; Downtown Minneapolis; Eagandale; Midway Area, St. Paul; and Fort
Snelling. .
Location of a sports facility is highly emotional. Once discussion of location
commences the questions of need and priority are forgotten. If the citizens
agree with the task force that there is a need and this need is a high priority
in relationship to other needs, then, and only then, shou]d location be con-
sidered.

The important and emotional question of Tocation demonstrates the substantial
direct economic benefits to the area immediately surrounding any sports facility.

o
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