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Date: June 16, 2009
To: City Manager/Executive Director for City Council/Redevelopment Agency Information
From: Administrative Analyst to the City Manager
Subject: Presentation of Report on Analysis of Potential Event Synergies Between the Santa Clara

Convention Center and a New San Francisco 49ers Stadium

At the June 2, 2009 City Council/Redevelopment Agency meeting, it was noted that a study had been
performed by the San Francisco 49ers to evaluate potential synergies between the recently-expanded Santa
Clara Convention Center and a state-of-the-art NFL stadium. Staff stated that the full report would be
brought forward at the June 23, 2009 City Council/Redevelopment Agency meeting.

This evening, representatives from the 49ers and their economic consulting firm, Convention, Sports and
Leisure, International (CSL), will present their report entitled: “Analysis of Potential Event Synergies
Between the Santa Clara Convention Center and a New San Francisco 49ers Stadium” (attached). The report
details how the event space in the stadium, considering the stadium’s close proximity to the convention
center, could generate additional revenue to the convention center, stadium, and nearby hotels. Also attached
is the City’s review and analysis of the CSL report, conducted by Keyser Marston Associates (KMA) and
referenced as part of the June 2, 2009 Term Sheet presentation to the City Council/Redevelopment Agency.
A representative from KMA will be present to answer any questions regarding their analysis of the synergy
report.

Do Mo

Pam Motrison
Administrative Analyst to the City Manager

APPROVED:

Redevelopment Agency

Documents Related fo this Report:

1) Summmary of January 2009 Peer Review of CSL Synergy Report by Keyser Marston Associates dated June 17, 2009

2)  CSL Report: “Analysis of Potential Event Synergies Between the Santa Clara Convention Center and a New San
Francisco 49ers Stadinm” dated January 2009 (with June 11, 2009 cover letter from 49ers)
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KEYSER MARSTON ASS0OCIATES

ADVISORS I8 PUBETC/PREVATE REAL ESTATE DEVELOPMENT

MEMORANDUM
To: Ron Garratt, Assistant City Manager
City of Santa Clara
From: Keyser Marston Associates, Inc.
Date: June 17, 2009
Subject: January '09 Peer Review by Keyser Marston Associates of CS&L

Analysis of Potential Event Synergies between Santa Clara Convention
Center (3CCC) and a new San Francisco 49ers Stadium

The following memo summarizes Keyser Marston Associates’ (KMA) January 2009 Peer
Review of CS&L’s “Analysis of Potential Event Synergies Between the Santa Clara
Convention Center (SCCC) and a New San Francisco 49ers Stadium.” This December
2008 Synergy study is a supplement to an earlier analysis prepared by or on behalf of
the 49ers. The earlier an alysis was an Economic and Fiscal Impacts evaluation of a New
Stadium in Santa Clara prepared in April of 2007, and presented as a pu blic document
to the community. The Synergy analysis provides explicit recognition that the new
ballroom at the SCCC will open in 2009 and will be under the sole control of the SCCC.
Also, the April '07 study and the current Synergy study both assume the 49ers as the
only NFL Team in the new stadium.

Conclusions of the Event Synergy Analysis

The principal conclusion of the CS&L Event Synergy Analysis is that CS&L projects the
total synergy benefit to the City's General Fund to be $333,000 per year, based on the
added net revenue to the SCCC and the added hotel transient occupancy tax to the City
(TOT). CS&L conclusions and basic reasoning ar e as follows:

1. Potential added net revenues at the Convention C enter are estimated at
$157.,000 per year. This revenue benefit should flow to the City's General Fund if
the following assumptions hold true. The SCCC in recent years has required a
subsidy from the City's General Fund (recently about $300,000 per year).
However, a study projecting the impact of the opening of a new ballrcom at the

35 PACIFIC AVENUE MALL > SAN FRANCISCO, CALIFORNIA 94111 ¥ PHONE 415 398 3050 = FAX: 415 397 30635
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To; Ron Garratt, Assistant City Manager June 17, 2009
Subject: KMA Peer Review of CS&L Analysis of Potential Event Synergies
between SCCC and a new 48ers Stadium Page 2

SCCC projected this new facility could generate as much as $1.1 million in
incremental food and beverage profit, which ~ if such profit materializes — would
cause the SCCC to achieve an operating pro fit that would either reduce the
General Funds subsidy or amortize the capital cost of the new ballroom. Either
way, CS&L makes the assumption that the $157,000 of annual net revenues
attributable to Event Synergy will fiow to the benefit of the General Fund.

2. The Event Synergy Analysis also projects that evenis atiributable to the Synergy
between the two facilities will cause additional hotel stays and therefore an
increase in hotel transient occupancy tax (TOT) of $176,000 per year, and that
such revenue increase will flow directly to the City's General Fund.

3. In addition to projected incremental TOT and added Conven tion Center net
revenue, CS&L also projects added net revenue at the Stadium of $480,000 per
vear. In accord with the 49ers proposal, 50% of such revenues would flow to the
General Fund, i.e. $245, 000 per year. However, this potential financial benefit to
the City has already been taken into account in existing Non-NFL event revenue
projections. .

Keyser Marston Associates Peer Review Conclusions

For reasons specified in our evaluation next, Keyser Marston Associates (KMA) finds the
CS&l. conclusions as fo the Synergy financial benefits to the City’s General Fund io be
reascnable. Qur peer review included: 1) review of the CS&L revenue projections
resulting from new activity at the Convention Center and the Stadium, and resulting net
increase in City TOT; 2) evaluation of the CS&L methodology and key judgments.
Accordingly, the peer review addresses in order; 1) SCCC net revenue henefit, 2)
Stadium net revenue from Synergy, 3) TOT net revenue Synergy benefit, as follows:

1. SCCC Net Revenue Synergy Benefit

CSL Projection

Potential added Convention Center net revenue is estim ated at $157,000 per year. The
key basis for the projection of the revenue increase is the projection that 12 convention/
tradeshow event days and 8 meeting/hanquet event days will be added at the
Convention Center as a result of Stadium synergy. Based on Convention Center history,
it is then estimated that each convention/trade show event day will generate $8,580 in
net revenue while meetings/ banquets generate $ 6,780 per event day . Therefore, total
projected incremental net event revenue can be estimate at $157,000 annually — all net
new even after taking into account the opening of the new ballroom in 2009. The

C01-013.dog; jf
19160.004



To: Ron Garratt, Assistant City Manager June 17, 2009
Subject: KMA Peer Review of CS&L Analysis of Potential Event Synergies
between SCCC and a new 48ers Stadium Page 3

$157,000 of net new revenue should reduce dollar for dollar the current burden on the
City’s General Fund or add to General Fund revenues if the Convention Center
produces a positive bottom line.

CS&L Methodology

The CS&L projection of Synergy net revenue benefit to the SCCC depends most
importantly on their projection of Synergy induced net added activity at the SCCC. Their
estimate is that an additional 12 c onvention/tradeshow event days and 8
meeting/banquet event day s could be generated at the SCCC due to the various im pacts
associated with the new Stadium. CS&L says these impacts will result from the Stadium
providing unigue event spac e and supporting the devefopment of entertainment
surrounding the stadium and Convention Center.

Per the CS&L report, there are fwo primary approaches used to quantify their added
event day estimates: Method one relies on apply ing survey results of existing potential
users (survey methods are spelled out in the rep ort) to estimate potential added SCCC
use due to the stadium. The second approach relies on data including survey results,
past CSL experience, and comparable facility operations in a more general sense to
characterize event day potential.

KMA Peer Review

As can be seen from the C3&L methodology statement, there is a significant element of
judgment in arriving at the conciusion as to the ad ded event days that can be expected
from synergy with the stadium. Given that approach, KMA in its peer review focused
more on a bottom line test of reasonableness of the conclusions as well as the
methodology. The bottom line projections are that CS&L projects 12 added
convention/trade show event days whereas the recent year average has been about
170, or about a 7% increase. They also project 8 added meeting/ banquet event day s
whereas the recent averag e has been about 77, or a 10% increase. Qur own judgment
based on review of the data presented by CS&L is that such increases are reasonable
and not overly aggressive.

2. Stadium Net Revenue

CS&L Projection

In addition to projected incremental TOT revenue and added Convention Center net
revenue, CS&L also projects added Stadium net revenue of $490,000 per year. The
$490,000 is attributable to synergy generating 80 exira meeting/banquet event days per
year at the Stadium with per event attendance of 350 and estimated per attendee net
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To: Ron Garratt, Assistant City Manager June 17, 2009
Subject: KMA Peer Review of CS&L Analysis of Potential Event Synergies
between SCCC and a new 489ers Stadium Page 4

revente of $17.50 (that assumes a Stadium F&B margin of 40% on spending of $35 per
capita).

The net revenue per attendee for the Stadium is higher than the CS&L projection of net
revenue per attendee at the Canvention Center. How ever, the food and beverage
calculations for the Stadium are based on Cini-Little per-capita data, and assume that
the meeting/banquet events held at the Stadium are generally more substantial in terms
of food and service. This seems likely to be the case in that planners going to the effort
to host an event at the Stadium will likely incorporate full food service, while many of the
smaller meetings held at the Center will offer very little in the way of food service.

The resulting $490,000, however, has already been accounted for in projections of net
revenue from Non Major, Non-NFL events at the Stadium, which in total are estimated at
$1M per year — of which the City General Fund would receive 50% per the Team’s
proposal.

CS&lL Methodology

The CS&L methodology for estimating added event days at the Stadium are based “on
comparable stadium data” and “event planner research that indicates that 25% to 30% of
added stadium event day activity would ariginate from events held at the SCCC.”

KMA Peer Review

The methodology employed is largely judgmental based on experience and event
planner survey research. KMA concurs that the methodology, and also the judgments
used in the application of the data, are reasonable.

3. TOT Net Revenue

CS&L Projection

Incremental revenue that will — ike the added revenue to the Convention Center —
directly benefit the City’s General Fund is the new TOT revenue, which is projected at
$176,000 per year. The key factor in the TOT estimate is the projection that synergy will
generate 20 added event days at the Convention Center (12 convention/trade show and
8 meetings/banquets) and will generate 80 event days at the Stadium - all
meetings/banquets. These added events will generate nearly 59,000 attendee days, of
whom it is estimated that 60% of convention/ tradeshow aftendees and 15% of
meeting/banquet attende es will come from outside the Santa Clara market, 70% of these
non [ocals are estimated to require an overnight hotel stay. Total number of room nights
thereby generated is estimated at 13,000 per y ear. Based on the average daily rate data
from hotels proximate to the Convention Center of $142, $1.85 million in incremental
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To: Ron Garratt, Assistant City Manager June 17, 2008
Subject: KMA Peer Review of CS&L Analysis of Potential Event Synergies
between SCCC and a new 49ers Stadium Page 5

hotel revenue would be generated. Apply ing the City’s present transient occupancy tax
(TOT) of 8.5% to the incremental revenue supports a projection of $176,000 per year of
added TOT revenue.

CS8&l. Methodology

The methodology that drives the TOT net revenue projection is o estimate the percent
of convention and tradeshow attendees and the percent of meeting or banquet event
attendees that will come from outside the Santa Clara market, and then to estimate the
percent of non-local attendees per attendee day that will require an overnight hotel stay.

KMA Peer Review

KMA finds the methodology used to be logical, and the judgments used in applying the
methodology to be reasonable. Those key judgments are: 1) that 60% of convention/
tradeshow attendees and 15% of meeting/banquet attendees will be non-local, and 2)
that 70% of the non-local attendees will require an overnight hotel stay.

Summary of Peer Review
For the reasons specified in our evaluation, Keyser Marston Associates (KMA) finds the

CS&L conclusions as to the Synergy financial benefits to the City General Fund to be
reasonable.
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June 11, 2009

Mr. Ron Garratt
Assistant City Manager
City of Santa Clara

1500 Warburton Avenue
Sartta Clara, CA 85050

Mr. Garrat,

Earlier this year, Conventions, Sports and Leisure, International {(CSL) worked closely with
representatives from the Santa Clara Convention Center to evaluate potential synergies between
the newly expanded Convention Center and a state-of-the-art NFL. stadium. Attached please find a
report with their findings.

This report details revenue that could be generated by special events held at the stadium in
conjunction with events held at the Convention Center, and events that couid be attracted to the
Convention Center as a resuit of the presence of a new stadium. As part of the study, 53 past,
current and potential clients of the Convention Center were interviewed to assess the impact a new
stadium would have on their decision o host a conference or event in Santa Clara.

Given the stadium's close proximity to the Convention Center and multiple world-class hotels, and
the stadium's unique design featuring more than 109,000-square-feet of meeting space in the
premium amenily areas, several significant synergies were noted. These synergies are projected
to result in:

¢ 12 new conventionftrade show event days and 8 new meeting/banguet event days at the
Convention Center, resulting in $157,000 in new annual net revenue.

« An added demand for hotel rooms in Santa Clara totaling over 13,000 new room nights
generating over $175,000 in new annual transient occupancy tax revenue.

¢ 80 meeting/banguet event days at the stadium, resulting in $490,000 in annual net
revenue to the stadium. (These 80 stadium events were aiready included as part of the
Non-Major Events subsection of the “Non-NFL Event Revenue” data in Exhibit 11 of your
June 2 Agenda Report).

All results indicated in this report are additive to CSL's 2007 economic impact study, and are also
additive to a 2003 Cini-Little study examining the impact of a new Convenlion Center ballroom.

I'd like to acknowledge the outstanding work of the Convention Center's staff, who helped CSL
develop this repart. The Convention Center’s staff was incredibly thorough and accommodating in
providing data, refining projections, and helping CSL identify and evaluate potentizl synergies,

Piease do not hesitate to contact me if you have any guestions about the attached report.

”

teve Fing
Director of Business Communications
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~ Executive Summary

This report analyzes the potential event, room night and economic impacts that could be generated due to the
synergies between the Santa Clara Convention Center (SCCC) and an adjacent new Stadium for the 49ers. Two
studies pertaining to the SCCC and the Stadium have previously been conducted, the first (2003) focused on the
impacts of the new SCCC ballroom currently under construction, and a second (2007) focusing on the impacts of
events held at the Stadium. We have conducted the study presented herein in terms of events and impacts that are
addifive to these previous two studies, with adjustments made to avoid overlap in impact estimates. Please note, the
stadium revenue outlined in this report is already reflected in the April 2008 “non-major, non-NFL. events” section of
the stadium pro forma, and is therefore not additive to the pro forma.

Fifty-three past, current and potential users of the SCCC were surveyed as part of this study. Thirty-two percent of
those surveyed stated that they would “possibly” increase the frequency of their SCCC use due to the existence of
the proposed Stadium. Similarly, 16 percent and three percent stated that they would “likely” or "definitely” increase
their SCCC use due to the Stadium, respectively. Certainly not all of these planners would in reality increase SCCC
usage, and applying various capture percentages o the survey results, we estimate that approximately 8 to 10
percent of planners would actually follow through on increased SCCC use.

Event planners surveyed were also asked whether or not they would use Siadium space as a function for an event
held at the SCCC. Forty percent responded “possibly” to the question, with 11 percent and 4 percent responding
“likely” or “definitely”, respectively. Again, applying capture percentages to the survey results provides an indication
]ichat 15 to 20 percent of planners (andfor exhibitors at their evenis) would actually use the Stadium for an event
unction.

It is estimated that an additional 12 convention/tradeshow event days and 8 meeting/banquet event days could be
generated at the SCCC due fo the various impacts associated with the new 49ers stadium. These impacts include
providing unigue event space and supporting the development of entertainment surrounding the stadium and
Center. |n addition, event days held at Stadium event space are estimated at 80 on an annual basis, consisting
largely of meetings and banquets.

The attendee days and room nighis associated with added SCCC evenfs have been estimated at 30,560 and
10,090, respectively. The added stadium event days, drawing more from the local community, are estimated fo
generate 28,000 attendee days and 2,940 room nights.

Incremental SCCC events are estimated to result in approximately $157,000 in added net annual convention center
revenue. Added meeting and banguet eventis at the stadium are estimated to generate approximately $480,000 in
annual net revenue.

The 9.5 percent Transient Occupancy Tax (TOT) tax assessed in Santa Clara is estimated to generate nearly
$176,000 annually in added revenue from incremental SCCC events and new events held at a 49ers stadium,

Page 3
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== Definition of Key Terms

Convention Center Event Days — represent the fotal number of days each event lasts in which delegates are in
attendance at the convention center.

Convention Center Attendee Days — calculated by multiplying the number of convention center event days by the
attendance level for each event.

Convention Center Utilization Days — represent the total number of days each event is utilizing event space at the
convention center, including the days required to set-up/tear-down the event.

Annual Exhibit Space Sold — calculated by multiplying the available square footage within a given exhibit hall by the
number of utilization days for that specific hall.

Annual Sellable Exhibit Space — calculated by multiplying the available square footage within a given exhibit hall by the
number of days in the year.

Convention Center Occupancy Rates — calculated by dividing the total amount of annual exhibit space sold by the fotal
amount of annual sellable exhibit space.

Non-Local Event Attendees — event attendees that require an overnight stay. For purposes of this analysis, it is assumed
that approximately 30 percent of non-local event attendees do not pay for an overnight stay because they stay with a friend
or family member in the local area, utilize double occupancy in a hotel room rather than the assumed single occupancy for
rooms, or do not stay the full number of event days for their respective event.

Page 5



Local Market Conditions Analysis — presents analysis of local attributes and visitor industry infrastructure,
focusing on event space, hotels, restaurants, entertainment and other such factors.

Analysis of Competitive and Comparable Facilities and Markets — provides a comparison of various physical
characteristics and resources of competitive and comparable facilities and their host cities relative to the
convention and visitor industry. Particular focus is given to markets that offer convention centers with nearby major
league sports venues.

Historical Santa Clara Convention Center Analysis — provides a review of utilization levels, event mix and
related operational characteristics of the SCCC. This detail is important in providing a basis from which to evaluate
potential unmet demand for event space in the market.

New Stadium Amenities — provides a review of available event space at the proposed new 49ers stadium.

Market Demand Analysis — provides the results of a detailed survey analysis of meeting and event planners
expressing a potential interest in hosting events in Santa Clara. This research focuses on the potential for events
to utilize event space at the SCCC, a new 48ers stadium, or both facilities.

Event Levels Analysis — synthesizes the findings of the previous tasks to quantify the level and characteristics of
incremental events and activities that could be atfracted to and retained at the SCCC based on the presence of a
new NFL stadium. The potential for banquet and reception activity at the NFL stadium is also evaluated.

Page 6
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Local Market Overview

Current Market Conditions

781 hotel rooms available within one-half mile of
the SCCC, with an additional 1,812 available
within one and one-half miles.

SCCVB representatives indicated that the relative
lack of hotel rooms proximate to the SCCC
detracts from overall appeal to some groups with
an interest in Santa Clara. Attempts to attract
hotel developers to the market have been
unsuccessful. -

Mercado, Rivermark and the Santa Clara Golf and
Tennis Club offer retail and entertainment options.
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Local Market Overview
Current Market Conditions

» Area surrounding the SCCC is predominantly
office space and housing. Not many options
for evening entertainment.

o Proximity to three major airporis provides
easy access for non-local attendees.

* Presence of numerous corporations offers a
large base for corporate meeting, conference,
convention and other events at the Center.
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Local Market Overview

Current Market Conditions

The current Grand Ballroom within the SCCC offers
approximately 22,600 square feet of space, divisible
into eight equally sized sections.

The Hyatt Regency controls the rights to six of the
eight sections of the ballroom and relinquishes this
right to the SCCC very infrequently.

A 2003 feasibility study conducted by Cini-Little
International, Inc., recommended the construction of
a new 24,000-square foot ballroom. The ballroom is
expected to open in 2009 and will be under the sole
control of the SCCC.

The Cini-Little study estimates that approximately
200 incremental events would utilize space within
the new ballroom, attracting more than 80,000
additional event attendees annually and generating
as much as $1.1 million in incremental F&B profit.

Page 11
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Facilities and Markets

Albuguergue, NM Albuguergue Convention Center

Arlington, TX Arlington Convention Center

Austin, TX Austin Convention Center

Long Beach, CA Long Beach Convention & Entertainment Center
Ontario, CA Ontario Convention Center

Pasadena, CA Pasadena Conference Center

Sacramento, CA Sacramento Convention Center

San Jose, CA San Jose McEnery Convention Center
Spokane, WA Spokane Convention Center

Tucson, AZ Tucson Convention Center

Page 13
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=2 Comparison of Exhibit Space —

Competitive and Comparable Facilities

Austin, TX

Long Beach, CA

Albuquergue, NM 166,500

San Jose, CA : 143,000
Sacramento, CA

Tueson, AZ

Spokane, WA

Santa Clara, CA[ 90,000

Average = 128,700
Median = 113,200

Pasadena, CA (1)

Ontario, CA

Adington, TX

0 50,000 100,000 150,000 200,00C 250,000
Square Feet

(1) Includes space currently under construction.
Source: facility floorplans, management, and industry publications, 2008

300,000

The SCCC ranks towards the

low end of the set of facilities

reviewed, offering

~approximately 90,000 équare
feet of prime exhibit space.

On averagé,'mmp'e;tétﬁ\ie and

- comparable facilities ;
reviewed offer approximately
128,700 square feet of prime -
- exhibit space. :
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1 Comparison of Meeting Space —
Competitive and Comparable Facilities

Long Beach, GA -+ With approximately 22,200
square feet of available -
meeting space, the SCCC

~ranks just below the mid-

Austin, TX

Albuquergue, NM

Spokane, WA . . . S
- point of the competitive and .
San Jose, CA o
~ comparable set of facaimes
Ontario, CA revzewed
Santa Clara, CA 22,200 ) o ) i )
Sacramento, CA + On average, competitive and -
Pasadena, CA (1) Average = 29,200 - comparable facilities
Tucson, AZ Median = 26,200 reviewed offer approx;mateiy
avington, TX 29,200 square feet of meetmg '
; ' space. |
40,000 60,000 80,000

Square Feet

{1} Includes space currenily under construction.
Source: facility floorplans, management, and industry publications, 2008
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== Comparison of Ballroom Space —
Competitive and Comparable Facilities

Austin, TX 88,700

Santa Clara, CA (1)1 [ 22,400 sf controlled by SCCC |f I

45,000

Albuguerque, NM 31,200

Arington, TX [ 30,000
Spokane, WA [ 25,900
Pasadena, CA (2} E
Sacramenio, CA

San Jose, CA

Average = 30,100
Median = 24,800

Long Beach, CA

Tucson, AZ §

Ontario, CA

T T

40,000 60,000
Square Feet

0 20,00C

(2} Includes space currently under construction,
Source: facility floorplans, management, and industry publications, 2008

80,000

Although the SCCC can potentially .
offer as much as 45,000 square
feet of baliroom space, the Hyatt -
Regency controls three-fourths of

- the existing 22,600-square foot
- Grand Ballroom and relingquishes

this control very infrequently.

" The new 22,463u9qaaré foot - |
~ ballroom, which is to be controlled

solely by the SCCC and is

“expected to be complete in 2009, -

wiil place the SCCC proximate to

- the median of the competitive and
- comparable markets reviewed.

" On average, _the 'cdm;}etitive and I_ -
- comparable facilities reviewed

offer approximately 30,100 square -

- feet of dedicated ballroom space. -

{1) SCCC currently controls only 5,000 square feet of space within its existing 23,600 square foot ballroom, with the Hyatt Regency controlling
the majority of the space. The new 22,400-square foot ballroom currently under construction will be controlled solely by the SCCC.
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i Comparison of Hotel Rooms Within 2 Mile
of the Convention Center —
Competitive and Comparable Markets

+ Santa Clara ranks near the
. bottom of the competitive and -
- comparable set of markets
reviewed with approximately
- 780 hotel rooms within one-haif
mile of the SCCC.

Ontario, CA
San Jose, CA
Long Beach, CA
Sacramento, CA
Spokane, WA

Pasadena, CA ¢ .. ._ One !'EI&EEVE Cﬂmpeﬁﬁ\fﬁ B o .
advantage of the Santa Clara
convention package is the 501-

 room Hyatt Regency, which
[Santa Clara, CA 780 Average = 1,330 ‘ acts as the SCCC’s =

| Median = 1,280

Austin, TX

Albuguergue, NM

Tucson, AZ {1)

headquarters hotel property
and is among the larger single

Arington, TX{2)

1 000 1 500 2,000 50 | property headquarters hotels
Number of Rooms - offered among the markets .
reviewed.

(1) Tucson is currently planning te construct a headquarters hotel room adjacent to the Tucson Convention Center with 500 to 700 rooms,
(2) Arlington is currently studying the potential need for additional hotel rooms proximate to the Arlington Convention Center.
Source: Destination Marketing Association International CVB Organizational & Financial Profile, 2007; Convention and Visitors Bureaus, 2008.
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. Competitive and Comparable Facilities and Markets —
Summary

Competitive and Comparable Convention Centers and Markets

« A review of various the physical characteristics and resources of communities and their
respective event facilities throughout the country that are either competitive with or comparable
in some way to Santa Clara was conducted in order to gauge the ability of the Santa Clara
convention product to compete under current and potential future conditions for added events.

+ Compared to competitive and comparable regional and national convention facilities and
markets, the Santa Clara Convention Center product ranks towards the median of the set of
facilities reviewed in terms of available event space. As such, the potential exists for added
event space at a potential new 49ers stadium to positively impact event capture in the Santa
Clara market.

« The quantity of available hotel rooms proximate to the SCCC is somewhat lacking relative to
the set of competitive and comparable markets reviewed.

« The presence of the 501-room Hyatlt Regency, which acts as a headquarters hotel for the
SCCC and is among the larger single property headquarters hotels within the set of markets
reviewed, is one advantage the Santa Clara convention product possesses.

+ The incorporation of a new NFL stadium may create added demand for sleeping rooms, which
could potentially serve non-local visitors attending either 49ers games or SCCC events.

Page 18
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zmam - Summary of Exhibit Hall Activity —
SCCC (July 2003 — June 2008)

B Total # Events #of EventDays B Total Utilization Days

+ Total number of events include
500 - only those utilizing exhibit hall
453 . space within the SCCC.

+- Over the past five fiscal years,
- event activity within the SCCC
~exhibit halls has increased ;
steadily untii a slight decrease in
-~ 2007-08 event levels.

400 -

300 -+

200 - ' SCCC revenue generation has
-~ also increased in each of the
- past five fiscal years, from
~ approximately $3.4 million in
- gross revenues in 2003-04 to
‘nearly $4.4. million in 2007-08.

100 -

2003-04 2004-05 2005-06 2006-07 2007-08

Note: Figures include all events held at the SCCC that require exhibit space.
Source: CSL International, facility management, 2008
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Days by Event Type
(June 2003 — July 2008)

Total Number of Exhibit Space Attendee

& Convention/Tradeshow &1 Public/Consumer Show C Meeting/Banguet

700,000

600,000 - 564,050

521,850 523,450
66,750 485,180 471,970

500000 1 [ T 67 850

70,880

93,480

400,000 -

300,000 -

Number of Attendee Days

200,000 -

100,000 - 19,490

0 -
2003-04 2004-05 2005-06 2008-07 2007-08

Note: Figures include all events held at the SCCC that require exhibit space,
Source: CSL International, facility management, 2008

The number of attendee days
has decreased slightly over the
past five fiscal years, ranging -

from a high of 564,050 days in -

2004-05to a Iow of 485, ‘580 days. |

- in 2005-06.

| Conventzcn and tradeshow event

- attendance (which generates

_ proportionally higher economic -
. impact) experienced an :
approximately 50 percent growth

rate during this five-year period,

- while public and consumer show
attendee days decreased by
o approximateiy 70 percar&t. :

The scee ganerated :

~ approximately 513,300 attendee _
- days annually over the past five -

-~ fiscal years. _
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Number of Utilization Days

& Convention/Tradeshow A Public/Consumer Show

O Meeting/Banguet

“HEE - Total Number of Exhibit Space Utilization
Days by Event Type
(June 2003 — July 2008)

500

400 -

300 A

200 A

100 A

404

392

453

395

2003-04 2004-05 2005-06

2006-07

2007-08

Note: Figures include ali events held at the SCCC that require exhibit space.

Source: CSL International, facility management, 2008

The number of utilization

~ days has increased annually
. prior to a slight decrease in .
12007-08. o

. Convention and tradeshow -
- events experienced a nearly
- 35 percent growth rate in

utilization days during this

- five-year period.
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Occupancy by Event Type
(July 2003 — June 2008)

+ Occupancy rates attributed to
convention and tradeshow events -
{which generate the highest

& Convention/Tradeshow & Public/Consumer Show O Meeting/Banquet economic impact among the
100% identified event types) ranged from -
90% A a low of 25 percent in 2003-04 to a
’ high of nearly 41 percent in 2006-
80% A 07. S o
70% SRS ESEE R
Targat + A significant number of meeting
60% Capacity
Percentage and banquet events are expected

50%
40%
30%
20%
10%

0%

- to be held in the ballroom rather
than an exhibit hall when it .

- becomes available, Without these
-events, the SCCC's occupancy
rates are at the low end of the
 Target Capacity Percentage.

: - Enhancements to the areas -

2003-04 2004-05 2005-06 2006-07 2007-08 'surrounding the Center may be

“needed to create a more desirable
convention product.

Notes: Figures include all events utilizing exhibit space. Figures are based on total square footage utilized, including move-in, event and
move-out days.
Source: CSL International, facility management, 2008
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The proposed new stadium offers nearly 110,000 square
feet of premium club space that would be available to
the city of Santa Clara and the Santa Clara Convention
Center.

Club space would be divided into three main areas:

1. An east field club with 26,000 square feet of meeting space.

2. A west field club with 12,600 square feet of meeting space
and an additional 9,400 square feet of meeting space in the
adjacent main club entry lobby.

3. A two-level club with 33,000 square feet at the main club
fevel and an additional 25,000 square feet on the
mezzanine club level.

Each club area would have the look and feel of a
premium hotel or convention center meeting space.
Club areas could be partitioned for smaller events.

All three club areas would be served by kiichens in the
stadium that are capable of providing food and beverage
service for special events. Most club areas would have
nicely appointed bars and food service locations.
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i@ Competitive and Comparable Facilities and Markets —
Stadium and Convention Industry Synergies
(Case studies presented in Appendix)

Examples of Operational and Marketing Synergies

» Qffering suites, club areas and other spaces for event planners and exhibitors. This space
can be used for:

Meetings,

Bangquets,

Client entertainment,

Opening and closing events,

Entertaining event planners that are considering the convention center.

o Q o O O

» Use of stadium field for entertainment. This may simply be use of the playing surface,
scoreboard or other areas for event attendees to use during non-game days. Team-building,
incentive, training and even board-type meetings may benefit by the ability to break from the
meeting and conduct a function on the field or other parts of the stadium.

» Ability of attendees to conveniently attend a major league sporting event.
« Providing stadium tours, including any pro-shop, display or other spaces.

»  Providing an opportunity to attract conventions and conference events that have a sports
orientation.

»  Use of convention center space to host functions associated with tournaments and other
such events that use the stadium.

» There may be demand for Center space from the ball club in terms of fan festivals and
banquets throughout the season.
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Typical NFL Stadium Event Space Examples
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Potential SCCC Users

Accenture, Lid

American Association of State Highway & Transportation Officials
American Philatelic Society

Apostolic Assembly of the Faith in Christ Jesus
Army National Guard

Association of Biomolecular Resources Facilities
Association of Non-Woven Fabrics

Aufism Education Network

Bench Media

BoardSource

California Association for Health, Physical Education, Recreation & Dance
California Association for Institutional Research
California Association of College Stores

California Department of Education

California Narcotics Officers Association

California Public Employees' Retirement System
California Women, Infants and Children Association
CMP Media

Conference ConCepts, Incorporated

Department of Defense

Fresh Produce and Floral Council

Heaith Occupations Students of America
Hematology Oncology Pharmacy Association
IEEE/International Test Conference (ITC)

Indian Institute of Science

Information Today

intel

Interviewed Current, Past and

International Disk Drive Equipment and Materials Association
Juniper Networks Inc. / David Green Organization
Knit & Crochet Show

Koelnmesse

Mar Thoma Church

McDonald’s Corporation

Multimedia Educaticnal Resource for Learning and Online Teaching
Network World

North American Setrials Interest Group, Incorporated
nutraMetrix Advanced Nutraceuticals

Pacific International Quilt Festival

PTC/User, incorporated

Reliv

S AT Meetings & Conventions

Society for Imaging, Science & Technology

Sports Turf Managers Association

Stitches Needlework Fair & Consumer Market

T'ai Chi Chih

Taking Control of Your Diabetes

The Darnell Group

The eLearning Guild

Third Door Media

United States Psychiatric Rehabilitation Association
Victarial Principals Assocciation

Vital Technical Marketing

WOW Events - Equity Happens
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Current, Past and Potential SCCC Users

Following several introductory questions, Current, Past and Potential SCCC users were
asked the following questions:

« What are your impressions of the existing SCCC product and its ability to successfully
accommodate your event(s)?

+ If they have NOT been to Santa Clara for an event previously, respondents were asked to identify some of
the specific reasons for not having brought an event to the SCCC in the past.

« Typical new NFL stadium amenities include club lounges, luxury suites and other meeting rooms
for breakout and banquet events, an opportunity to hold on field events and event space for large
general sessions, opening/closing ceremonies, concerts and other such uses. Examples of these
spaces were outlined previously in the report.

= I an NFL stadium is built adjacent to the SCCC, do you envision utilizing the stadium for a portion of your
event?

+ |f so, how would you envision utilizing the stadium?

+  What types of functions would you hold?

*  What portions of the stadium would you utilize?

« Does the availability of these amenities increase the potential that you would book the SCCC for
future events?

+  What is the average delegate and exhibitor attendance for this event(s)?
« In what month (or months) is your event generally held?

«  What are your overall impressions of Santa Clara as a potential host market and location for your
events? Would the incorporation of an NFL stadium affect that perception? If so, how?
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Improvement —
Current, Past and Potential SCCC Users

"It's very nice, but the market has challenges with hotel package.”

"It is very convenient, but there is not much to do outside of the
convention center.”

"The space is there but the hotel rooms are not."

"There are no local food establishments within walking distance, and
it gets expensive trying to feed people.”

"We have not been there in a long time. It could be a reasonable
contender, but it's not a place that most clients say ‘oh let's go
there’. If you show people the value of the area, event planners and
delegates may become more interested.”

"The exhibit hall configuration is a challenge due to its L-shape
design."

"It's okay, but we're not crazy about the way it the exhibit halls are
laid out, but we liked everything else. Having stadium would really
enhance the experience."

"We like San Francisco downtown, as it has more of a draw.”

T
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s Likelihood of Utilizing Event Space
Within a Proposed 49ers Stadium —

Current, Past and Potential Users

«  Fifty-three past, current and potential users
. of the SCCC were surveyed as part of this
study. Event pianners were asked whether - -
or not they would use Stadium space as a
- function for an event held at the SCCC.

Definitely Use

+ . Forty percent responded “possibly” to the
_question, with 11 percent and 4 percent '
" responding “likely” or “definitely”,
- respectively. :

Likely Use

+  In estimating added Stadium event days
" associated with events being held at the
SCCC, we assume that 25 percent of
respondents indicating they would -
" “possibly use” stadium event space, 50
- percent of respondents indicating they =
would “likely use” stadium event space and -
80 percent of respondents indicating they |
- would “definitely use” stadium event space
- would actually do so. '

Possibly Use

Not Likely

Definitely Not

t | u | | « - Applying these capture per.c'eﬁtages to the
0% 20% 40% 60% 80% 100% | survey results provides an indicafion-tﬁzat 15
. to 20 percent of planners (and/or exhibitors
at their events) would actually use the
 Stadium for an event function.. .~

Note: Data represented includes all organizations interviewed.
Note: Data does not add to 100 percent due to rounding.
Source: CSL Interviews, 2008
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Reception

Banguet

Meeting/
General Session

Other |

0% 25%

new 49ers stadium.
Source: CSL Interviews, 2008

75%

T Utilization of Space at the Proposed 49ers Stadium —
Current, Past and Potential Users

- person range. Bandquets are
smaller events with relatively
" limited attendance levels.

Approximately 57 percent of
. respondents indicated a potential -
- as an opening night ceiebration)

- within the event space available at a'.
. new 48ers stadium.

Respondents general.iy indicated -

“that the novelty and attractiveness

“more atiendees fo their respective
- events. _ _ _ ; '

Receptions tend to generate larger
attendance levels in the 400 to 600 -

interest in hosting a reception (such

of hosting a portion of their event in
the stadium could potentially attract

Note: Data represented includes all organizations interviewed expressing a potential interest in utilizing event space at a proposed
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2 Utilization of Space at the Proposed 49ers Stadium —

Current, Past and Potential Users

Specific stadium uses included:

« "We would probably do a special event there such as a trivia contest."
« "We would likely host our opening reception for 600 people."

< "It would be for an exhibitor event such as a reception or party. It would be
in the club lounge or a meeting room; not on the field."

» "Probably for after-hours events like a reception."
» "We would not use it for meeting space. Maybe for social functions."

» "We could use if for a team dinner or another team building event.”

new 4%8ers stadium.
Source: CSL Interviews, 2008

Note: Data represented includes all organizations interviewed expressing a potential interest in utilizing event space at a proposed
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“ Potential to Increase Frequency of Convention Center

Use with the Inclusion of the Proposed New 49ers Stadium —

Current, Past and Potential Users

Definitely

Likely

Possibly 32%

Not Likely

Definitely Not

T I

0% 20% 40% 60%

and/or the proposed new 49ers stadium.
Source: CSL Interviews, 2008

80%

100%]

- Thirty-two percent of those surveyed stated
- that they would “"possibly” increase the

frequency of their SCCC use due to the
existence of the proposed Stadium. Similarly,

- 19 percent and three percent stated that they

would “likely” or “definitely” increase their

"~ SCCC use due to the Stadium, respectively,

Certainly not all of these pianners would in =~

reality increase SCCC usage. To help

- estimate potential added SCCC events due to

stadium availability, we assume that 10
percent of “possible” respondents, 25

“percent of “likely” respondents and 75 - .
 percent of “definitely” respondents would
- actually increase their SCCC usage.

' Appiying'thése c‘a’pturé peréeh’téges to the B

survey results, we estimate that

_ | - approximately 8 to 10 percent of planners -
" would actually follow through on increased
- SCCC use. - .

The average current, pasfz or potential event -
surveyed with an interest in the SCCC
attracts approximately 2,800 delegates and

- 200 exhibitors. -

Note: Data represented includes all organizations interviewed expressing a potential interest in utilizing event space at the SCCC

Page 39




Seasonal Preference by Month —
Current, Past and Potential Users

- Seasonal preference foliows a pattern
somewhat standard in the industry,
specifically with regard to the strong demand

" in the fall months. _ s

16%

1o | | SPring—22% Summer — 22% - Demand remains strong throughout the
Fall - 32% Winter —25% summer and winter months as well, when -
12% A 12% ~ hational event demand tends to decrease

10% - slightly throughout the rest of the country,
10% - o : _ _ o
«  Meeting and event planners cited some
potential benefits and drawbacks to a
- potential new 4%ers stadium relative to the
- timing of their event: _ o
+ Hosting an event during the NFL season -
- provides an opportunity for event attendees to
see a game or participate in other 49ers
‘related functions.

8%

6% -

+ Events typically held over a fall weekend will -

&@é &rz@ @éc? ?g'b\ \\@* §\§~"‘ & \$°3\?\ & @:Q" ?50@ (@6‘ SRR _exp_erience increasead traffic §evel_s or a lack of
NG & ¥ @Q‘?‘ o” \}_5\ o?f? S avallable event space at the stadium. The lack
NFL S _ .. of parking for convention center events during

fason - o NFL games will make it difficult to book SCCC

- events on these days.

- » Most non-local conventions and tradeshows
occur during weekdays and the 4%ers can
Tequest road games for specific weekends that
may cause issues with large, recurring svents,

Note: Data represented includes all organizations interviewed expressing a potential interest in utilizing event space at the SCCC
and/or the proposed new 49ers stadium.

Note: Data does not add to 100 percent due to rounding.

Source: CSL Interviews, 2008
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Historical Santa Clara Convention Center

Event Characteristics —
Exhibit Space Event Levels Analysis

Number of Events

Convention/Tradeshow
Public/Consumer Show
Meeting/Banquet

Total

Event Days

Convention/Tradeshow
Public/Consumer Show
Meeting/Banquet

Total

Total Attendee Days

Convention/Tradeshow
Public/Consumer Show
Meeting/Banquet

Total

Per Event Attendee Days

Convention/Tradeshow
Public/Consumer Show
Meeting/Banguet

Average

Three-Year

Average

64
18
62
144

179
32
77

287

326,000
83,470
84,060

493,530

1,820
2,640
1,080

1,720

Five-Year

Average

57
19
61

137

162
36
76

274

289,030
140,760
83,508

513,300

1,790
3,870
1,100

1,870

Source: CEL International, Santa Clara Convention Center, 2008

The 8CCC has averaged 137 total exhibit space events
over the past five years and 144 total exhibit space events
over the past three years, approximately 44 percent of

- which are convention or tradeshow events.

" The i'nc'orpbration of the riew ballroom is expecte& io

encourage a significant number of mesting/banquet

- events to shift their location from exhibit halls to the
"~ baliroom, opening up additional dates for conventions, -~
- tradeshows and public/consumer show events.

- The number of annual event days accommodated in the -
. 8CCC exhibit space has also been increasing recently, as
- the SCCC has averaged 274 annual event days over the
. past five years and 287 over the past three years.

- Average annual number of attendee days has decreased
- slightly, as the five year average is approximately 513,300
- annual attendee days {exhibit space use only) while the

three year average is just 483,530 annual attendee days.
However, convention and tradeshow event attendee days
has increased significantly, as the five year average is
288,030 convention or {radeshow event attendee days
and the three year average is 326,000 attendee days.

- Per event attendee day average has decreased as the five

year average per event attendance is 6,760 and the three
year average is approximately 5,550 per event. This is

- -fargely due to a decline in public and consumer show

event atiendee days from a five year average of 1,525
attendee days to a three year average of 1,110 attendee -

days.
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Potential Added Santa Clara Event Activity Resulting
from the Construction of a New 49ers Stadium —
Event Levels Analysis

Average Origination of Attendees Projected Added Projected Added Total Added
Attendance Data and Hotel lse Data SCCC Activity Stadium Activity Event Activity
% Non-
SCCC Stadium % Non- { ocal with Event  Attendee Room Event Attendee Room Event Aftendee Room
Events (1) Events {2) Local Hotel Stay Days {1} BDays Nights (2} Days {3} Days Nights Days PDays Nights
Convention/Tradeshow 1,820 NIA 60% T0% 12 21,840 9,170 0 - - 12 21,840 9170
Meeling/Banguet 1,090 350 15% 70% g 8,720 820 80 28,000 2.840 88 36,720 3,860
Total 20 30,560 10,090 80 28,000 2,940 100 58,560 13,030

{1} Based on historical SCCC averages,

{2} Based on SCCC data adjusted for space lavels at the new stadium.

Note: Future estimates reflect a stabliized year of operations.

Note: Projecied added stadium evenl activity is in addilion lo projected impacts of non-tenanl event levels projected in CSL sludy of April 2007,

1) There are two primary approaches used as part of this study to calcuiate added event day estimates: 1) method where
by survey results are applied to estimate potential added SCCC use due fo the stadium, and 2) data including survey
resuits, past CSL experience and comparable facility operations are used in a more general sense to characterize
event day potential. : : '

2} Itis estimated that approximately 60 percent of convention and tradeshow attendees and 15 percenit of meeting or -
. banquet event attendees will come from outside the Santa Clara market. Approximately 70 percent of non-local = -
- attendees per attendee day are estimated to require an overnight hotel stay The application of this calculation is
demonstrated below for the Convention/Tradeshow category: _ :

" The 1,820 average number of attendee days per convenﬁon/trades’how event day times 12 projected incremental .
convention/fradeshow event days equals 21,840 atlendee days. 21,840 attendee days times 60 percen{ thaf are .
. non-local times 70 percent of non-local attendees that use hotels equals 9,170 added room nights, .

3) We estimate that a new 49ers stadium could attract 80 meeting/banquet event days. These event days are estimated

- to add approximately 28,000 new attendee days and nearly 3,400 additional room nights. These estimates are based

~ on comparable stadium data. Event planner survey research indicates that 25 to 30 percent of added stadium event
day activity would originate from events held at the SCCC. .

Page 43



% Potential Added SCCC Net Revenue Resulting
from the Construction of a New 49ers Stadium —
Event Levels Analysis

Two-Year Projected

Average Net Projected Added

SCCC Revenue Added SCCC SCCC Net

Per Event Day Event Days Revenue

Convention/Tradeshow $8,580 12 $102,960
Meeting/Banguet $6,780 8 54,240
Total 20 $157,200

Note: Future estimates reflect a stabliized year of operations.

+ Based on historical SCCC operations, it is estimated that convention and
~ tradeshow events generate approximately $8,580 per event day in net revenue
' _whlle meetmgs and banquets generate appmxumaie y $6 780 per event day. -

event days and 8 incremental meeting/banquet event days. .

° _Totai pro;ected mcremental net event revenue foa' SCCC events is appmx:mately
$157,200 annually based on an estimated 12 incremental conventnonl‘tradeshow
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0 potential Added Net Stadium Revenue Resulting from

Reception, Meeting, Banquet and Other Event Activity —
Event Levels Analysis

Projected Projected

Estimated Projected Added Added

Per-Attendee Per Event Stadium Stadium

Net Revenue (1) Aitendance Event Days Net Revenue

Convention/Tradeshow N/A N/A N/A S0
Meeting/Banquet $17.50 350 80 490,000
Total $490,000

{1) Based on per capita SCCC F&B forecasts in 2003 Cini-Little study, adjusted for total potential revenue generation in a new 49ers stadium,
with an estimated Stadium F&B margin of 40 percent.
Note: Future estimates reflect a stabliized year of operations.

«  The 2003 Cini-Little study estimated that SCCC F&B spending approximates $35 per capita. Itis
assumed that Stadium profit margins will approximate 40 percent, and that F&B represents
‘approximately 80 percent of total per capita revenue generation for potential Stadium events.
Therefore, net Stadium revenue is estimated at approx:mately $17.50 per attendee.

o Et is estlmated that the average Stadium event wzﬂ attract approxnmately 350 attendees based on' '
~ -the ssze of ava;iabie Stadlum event spaca and space conf;guraticn :

. Prmected mcremental r;et revenue for receptsons, meetmgs banquets general sessions and
. other events held at the Stadium is approximately $490,000 annually.
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@ Potential Added TOT Tax Revenue Resulting

from the Construction of a New 49ers Stadium —
Event Levels Analysis

Total Total Proj.

Projected Incremental

Proj. Added Added Hotel TOT Tax

Room Nights Revenue Revenue

Convention/Tradeshow 9,170 51,302,100 $123,700
Meetings/Banquets 3,860 548,100 52,070
Total 13,030 $1,850,200 $175,770

Note: Future estimates reflect a stabliized year of aperations.

Note: Projected added Hotel Revenue based on Santa Clara average daily hotel rate data for hotels
proximate to the SCCC of $142.

Note: Projected incremental TOT tax revenue based on a 9.5 percent hotel/motel tax rate.

. Based on an average daily hotel rate of $142 per room night at Santa Clara hotels, the
- estimated 13,030 added annual room nights generated by incremental events being

"hosted at the SCCC or the Stadium is estimated to generai‘e apprexsmateiy $1 85
~ - million in incremental hotel revenue '

_Based 'on a 9.5 percent transie’nt ecc':Upenc'yfax raﬁe on'hote!_higm stays in Santa
-Clara, this incremental hotel revenue would generate approximately $175,770
~annually in TOT revenue. - : - : - :
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=% Potential Added Revenue Resulting from the
Construction of a New 49ers Stadium —
Event Levels Analysis

Projected Projected Total Proj.

Added Added Incremental

SCCC Net Stadium TOT Tax

Revenue Net Revenue Revenue

Convention/Tradeshow $102,960 $0 $123,700
Meeting/Banquet 54,240 490,000 52,070
Total $157,200 $490,000 $175,770

Note: Future estimates reflect a stabliized year of cperations.

It is estemated that the construction of a new 4Qers stadium wm&!d resu!t in:

X ~ An est;mated increase of $157 200 in annuai net r&venue due ta mcrementai events
- held at the SCCC. o '

. Approximately $490,060 in _fevenU'e at the Stadiu'm du'e'i'o meetinglbaﬁqu'et evehts; '

.« Approximately $175,770 in annual TOT tax revenue collected by the City of Santa Clara
: ‘as a result of the added room mghts generated by events held at one or both of these
- venues. . .. , S _
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7 Competitive and Comparable Facilities and Markets —

Development Potential for Surrounding Convention
Center/Stadium Area (Case studies presented in Appendix)

Development Potential for Surrounding Area

The area surrounding the SCCC is predominantly office space and housing with few options
for evening entertainment. Additionally, SCCVB representatives indicated that the relative
lack of hotel rooms proximate to the SCCC detracts from the overall appeal to some groups
with an interest in Santa Clara. Previous attempts o attract hotel or other visitor amenity
developers to the market have been unsuccessful.

Markets such as Glendale, AZ, Foxborough, MA and Arlington, TX have recently constructed
or renovated an NFL stadium and are developing or in the process of creating new mixed-use
developments that, according to local representatives, likely would not have been constructed
without the presence of a professional sports venue.

Past Santa Clara market studies suggest that the local population base alone is not large
enough to support the development of added retail and entertainment options that could
potentially impact the ability of the SCCC to attract more and larger non-local events.

Experiences of comparable markets reviewed suggest that a new 49ers stadium could
potentially supply some element of the demand necessary to encourage mixed-use
development proximate to the SCCC to support the needs of the local convention and visitor
industry.
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7 Comparable Markets with Professional Sports

Venue(s) Adjacent to Convention Facilities

Baltimore, MD

Houston, TX
Green Bay, Wi
San Diego, CA
Atlanta, GA
Iindianapolis, IN

Baltimore Convention Center

George R. Brown Convention Center
Kl Convention Center

San Diego Convention Center
Georgia World Congress Center
Indiana Convention Center

M&T Bank Stadium (Baltimore Ravens)

Oriole Park at Camden Yards (Baltimore Orioles)
Minute Maid Park (Houston Astros)

Lambeau Field {Green Bay Packers)

Petco Park (San Diego Padres)

Georgia Dome (Atlanta Falcons)

RCA Dome (Indianapolis Colts)

NFL
MLB
MLB
NFL
MLB
NFL
NFL
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@i Comparable Markets with Professional Sports
Venue(s) Adjacent to Convention Facilities

Baltimore, Maryland

Baltimore Convention Center, M&T Bank Stadium and Oriole Park at Camden Yards

The Baltimore Convention Center ("BCC”) offers approximately 407,200 square feet of total sellable space and
is located between Oriole Park at Camden Yards (“Camden Yards”), home of MLB’s Baltimore Oricles, and
Baitimore’s Inner Harbor. In 1998, M&T Bank Stadium (“Stadium”) opened as the home field of the NFL's
Baltimore Ravens just to the south of Camden Yards. Various operating and marketing synergies are
summarized below:

+ Many meeting and event planners like to hold supplementary events outside of the primary
convention facility. Camden Yards and the Stadium provide venues in which to offer meeting and
event space.

« Aside from the BCC, Baltimore does not have any other event venues that can hold more than 2,000
people. The Stadium field provides a venue for events of this size or more.

+ One single catering company (ARAMARK) is responsible for catering services at all three facilities.
As such, they help market the opportunity to hold events and/or parts of events in all three venues.
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Comparable Markets with Professional Sports
Venue(s) Adjacent to Convention Facilities

Houston, Texas

George R. Brown Convention Center and Minute Maid Park

Offering more than 1.0 million square feet of total sellable space, the George R. Brown Convention Center is
the primary convention facility in Houston. It is located just a few blocks from Minute Maid Park (“Park”), home
of MLB’s Houston Astros. Various operating and marketing synergies are summarized below:

» |t can be difficult to host large assemblies on exhibit hall floors. The outfield at the Park and the club
level provides a great venue for these types of events,

» Meeting and event planners often rent out large party suites or buy large blocks of tickets to entertain
their attendees at Asfros games.

+ Party rooms and suites offer unique meeting venues. These rooms are also utilized when meeting
space at the convention center is not available.
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s Comparable Markets with Professional Sports
Venue(s) Adjacent to Convention Facilities

Green Bay, Wisconsin

Kl Convention Center and Lambeau Field

The Kl Convention Center (“Kl Center”) offers approximately 39,500 square feet of total sellable space and is
located near Lambeau Field ("Lambeau”), home of the Green Bay Packers. Discussions with Packer Country
Visitor and Convention Bureau ("PCVCB") staff indicated that specific benefits exist that assist the PCVCB in
selling the Kl Center to out-of-town groups. Various operating and marketing synergies are summarized
below:

* Meeting and event planners have the ability to tie in tours of Lambeau and some of its atiractions to
entertain their attendees. Lambeau offers the Packer Hall of Fame, a stadium retail store and private
catered functions in the Club Lounge.

« Such a significant number of events include Lambeau on their itineraries that the Kl Center and the
PCVCB have ensured that shuttling is available to transport groups to and from the stadium.
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& Comparable Markets with Professional Sports
Venue(s) Adjacent to Convention Facilities

San Diego, California

San Diego Convention Center and Petco Park

Based on discussicns with San Diego Convention and Visitors Bureau (“SDCVB”) staff, the key elements in
selling the Convention Center include the year-round favorable climate enjoyed in San Diego, a state-of-the-art
convention facility, a significant base of hotel properties proximate to the SDCC and the nearby entertainment
options available throughout the Gaslamp Quarter. The existence of Petco Park adjacent to the Center was
not seen as critical as these other factors, however SDCVB representatives indicated that there were some
specific benefits associated with the ballpark being adjacent to the SDCC, such as:

« Large national conventions have occasionally utilized Petco for large opening and/or closing events.

+ SDCVB and/or SDCC representatives occasionally utilize suites at Petco to entertain meeting and
event planners that could potentially bring one or more future events to the SDCC.

* A large national convention used Petco to screen a movie for all of their attendees.
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Atlanta, Georgia
Georgia World Congress Center and Georgia Dome

Located in downtown Atlanta, the Georgia World Congress Center Authority (“Authority”} includes the Georgia
World Congress Center (‘GWCC") with nearly 1.7 million square feet of total sellable space, the 71,250-seat
Georgia Dome (“Dome”) (which is located directly across the street from the GWCC), home to the NFL's
Atlanta Falcons and the 21-acre Centennial Olympic Park. Although the Geaorgia Dome offers an enclosed
environment, there are several operational and marketing synergies between the Dome and the Center that
offer some insight into open air/convention center situations, as summarized below:

« The Southeastern Conference (of the National Collegiate Athletic Association) holds an annual
tournament in the Dome for Men’s basketball and the conference’s annual championship game for
football. The adjacent GWCC can house fan fairs, banquets and other related functions for these
events, which would not be able to fit into a stadium.

» Currently, GWCC and Atlanta Convention and Visitors Bureau staff are beginning a marketing push
attempting to promote the use of club and arena concourse areas as a venue for select exhibitors to
showcase their product in an area larger and more inviting than on a typical exhibit hall floor.

« Each facility within the Authority has its own General Manager and sales staff; however, all three are
governed by one Executive Director and the sales teams work together in attracting and managing

events. This relationship helps to ensure that all three facilities work together in order to provide the
greatest benefit to the downtown Atlanta area by ensuring that booking inefficiencies are avoided and
that multiple groups have the ability to be accommodated at the same time.
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indianapolis, Indiana

Indiana Convention Center and Lucas Qil Stadium (previously RCA Dome)

in Fall 2008, Lucas Oil Stadium opened as the new home of the Indianapolis Colts next to their former home.
Through the 2007 NFL season, the Colts played in the RCA Dome which was adjacent to the Indiana
Convention Center (“ICC”). This configuration provided the ICC with the opportunity to utilize meeting and flat
floor event space at the RCA Dome for large events. The new facility will remove the football stadium from the
footprint of the convention facility and add a considerable amount of sellable convention space (approximately
294,400 square feet). Similar to the Georgia Dome in Atlanta, Lucas Oil Stadium and the RCA Dome are both
domed facilities. However, there are certain synergies that benefit these venues that may be applicable in an
open air situation. These include:

« The ICC and Indianapolis Convention and Visitors Association (“ICVA”) utilize suites for marketing of
the ICC to out-of-town meeting and event planners. it provides a reason to get people into town and
view the event space at the |ICC.

» Staffing cleaning, security and other event personnel pull from the same pool of workers. It is not
necessary to operate and train two separate sets of workers.

Page 56




2 Economic Development in Comparable
Markets Due to a New NFL Stadium

Arlington, Texas

New Dallas Cowboys Stadium and Surrounding
Development

+ Arlington Convention Center, Rangers Ballpark in Arlington,
Six Flags Over Texas and new Dallas Cowboys Stadium all
within walking distance.

» CVB has indicated that there is a disproportionate amount
of convention center space relative to the local hotel
inventory.

» New $1.3 billion Dallas Cowboys Stadium scheduled to open Fall 2009.

« Numerous select-service hotel properties are currently in the process of being developed.

« Arlington Economic Development department representatives indicated that construction has begun
to expand the Arington Municipal Airport to account for expected increase in demand from high-end
corporate travelers.

» Study currently being conducted to determine the feasibility of expanding the Sheraton Arlington
Hotel; the headquarters hotel to the Arlington Convention Center.

» AED representatives expect number of events and attendees at events to increase significantly due
to the presence of the new Stadium, the associated visitor amenities that are expected to be
developed and the desire of people to visit this district.

» Viridian development to construct residential, office and retail space four miles north of Stadium.
Project developers choose Arlington because of the City's ability to “get things done” with large
developments such as theirs and the Stadium.
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&8 Economic Development in Comparable
Markets Due to a New NFL Stadium

Foxborough, Massachusetts
Gillette Stadium and Patriot Place

« Gillette Stadium reopened in 2002 after an estimated $325
million renovation. Construction began on the 350-acre Patriot
Place development shortly thereafter.

» The first phase of Patriot Place opened November 2007,
offering a 14-screen movie theater, retail stores, restaurants, a
500-seat jazz club and a 100,000-square foot medical center.
An estimated 150-room Renaissance Hotel is expected to
open in September 2009.

» Foxborough is largely a bedroom community and without the presence of the Stadium would be
relatively non-descript. Development has been ongoing in communities around Foxborough on a
much smaller scale, and without the presence of the Stadium City representatives suggest that
significant demand would not exist for a mixed-use development of this size and scope.

+ Being the host community of an NFL team has been a point of pride among Foxborough residents.

+ Initial response from Foxborough residents suggests that people are pleased with the development.
Developers continue to elicit feedback regarding future development options.
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Economic Development in Comparable
Markets Due to a New NFL Stadium

Glendale, Arizona

University of Phoenix Stadium and Westgate
Development

«  Westgate City Center is a mixed-use development offering
retail, entertainment, commercial office and luxury
residential space developed following the construction of the
$180 million Jobing.com Arena, which opened in late 2003.

» University of Phoenix Stadium opened in 2006. Shortly
thereafter the 320-room Renaissance Glendale Hotel
opened in 2007 to help accommodate Super Bowl XLII
attendees and media members with approximately 46,200
square feet of meeting and event space and a 30,000-

square foot Media Center.

» The Hotel/Conference Center and Stadium continue to benefit from each other with hotel
representatives estimating that between four to ten annual events utilize event space at the Stadium
in addition to event space used at the Hotel, while events such as an annual college football bowl
game held at the stadium utilizes event space at the Hotel for banquets, rallies, meetings and other

team and game related functions.

» A master plan developed prior to the start of construction calls for multiple phases of development to
add nearly 1.5 million square feet of office space, five hotel properties, 800 residential units and

additional retail and entertainment venues.
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