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Executive Summary 
 

 
Size and Cost 
 
In order for the city of Hartford to continue to attract the top touring acts and family shows and 
to have the potential to attract a major league tenant, it will need an arena that is approximately 
800,000 square feet in size.  The estimated square footage is what is necessary to meet the needs 
and expectations of the existing major collegiate tenant and a potential NHL/NBA team.  An 
appropriate arena for the Hartford market would seat approximately 17,500 fans for hockey and 
18,500 for basketball, and will offer all the latest amenities in seating options and event 
presentation technologies.   
 
The cost to construct an arena of this size on the existing site of the Hartford Civic Center is 
estimated to be between $285 million and $315 million.  Turner Construction Company’s Sports 
Group reached these estimated costs by studying the construction costs for seven recently 
completed NBA arenas and using the Means Relocation Factors and Turner Index (Turner 
Construction Company).  These estimates equate to a range from $350.11 to $387.50 per square 
foot. 
 
Demographic Comparison 
 
While it is evident that the Hartford area would need a new arena to be able to attract an NHL or 
NBA franchise, it is important to consider the demographic and socioeconomic characteristics of 
the area to evaluate the market’s ability to support an NHL/NBA franchise and the proposed new 
arena.  Therefore, several key demographic characteristics of the Hartford area were compared to 
the characteristics of several markets with recently built NHL facilities.  The following is a 
summary of the key findings of the demographic analysis. 
 

• The Hartford market’s CBSA and media market population is within the range of markets 
hosting NHL arenas built since 1995. 

• Hartford’s corporate inventory within the range of the smaller market hosting NHL-only 
facilities, but ranks well below the comparable market average.  However, the Hartford 
market has a relatively strong corporate presence, with three companies in the Fortune 
100 headquartered in the Hartford area. 

• The median age of Hartford-area residents is more than three years older than the national 
average, with a relatively high proportion of the population aged 55 or older. 

• Hartford’s median household income is among the highest of any comparable arena 
market. 

• The presence of an older, wealthier population in the Hartford area could make it a strong 
market for club seats and other upscale amenities. 

 



The Hartford market’s population, income levels and other demographic characteristics are 
generally comparable to those of many markets hosting recently built NHL arenas.  However, it 
is important to note that the current economic structure of the NHL places an increased emphasis 
on corporate support in terms of sponsorships, naming rights, premium seating and other support.   
 
Given the relatively small number of corporate headquarters and branches in the Hartford 
market, an NHL franchise may struggle to generate sufficient revenues from the corporate sector.  
Despite a relatively small corporate inventory, local corporations have demonstrated an ability to 
generate support for various projects, including the Travelers Championship (formerly the 
Greater Hartford Open) PGA event.  For an NHL franchise to succeed in Hartford, it will be 
critical to generate similar corporate support so that general ticket prices can be held at prices 
that enable the general populace to attend games. 
 
To gauge corporate interest in leasing luxury suites, we recommend the City establish an ad 
hoc/exploratory committee designed to ascertain this information.  We envision this committee 
including representatives from the City, State and corporate community.  Below is a table 
detailing the types of corporations who typically lease suites and what level of the arena they 
generally lease their suite.   
 
Top 20 Industries for Private Suites

Event Level Lower Bowl Mid Bowl

1 Construction & Industrial Environmental Banking & Credit Union
2 Individual Account Individual Account Payment Service
3 Auto/Aftermarket Banking & Credit Union Financial Service
4 Home Improvement Electronics Construction & Industrial
5 Legal Service Advertising Individual Account
6 Beverage/Soft Drink Home Builder Transportation/Limo
7 Local Recreation Legal Service Repair & Maintenance
8 Technology Auto/Aftermarket Television/Cable Channel
9 Utilities Financial Service Legal Service

10 Advertising Auto/Import Beverage/Sports Drink-Isotonic
11 Hospital Radio/National Retail/Home Improvement
12 ISP Technology Technology
13 Packaged Food/Meat Casino & Gaming Camera
14 Radio/National Auto Racing Retail/Department
15 Real Estate Insurance/Health Financial Services
16 Realty Company Construction & Industrial Labor Union
17 Business to Business Retail/Sporting Goods Entertainment
18 Mortgage Lender Auto/RV Sports Property
19 Insurance/Multi-Property Telecom/Hardware
20 Internet/Other Telecommunications  

 



Economic Impact  
 
In addition to the local demographic characteristics of the Hartford area, in considering a public 
investment in a facility such as the proposed new NHL arena, it is important to understand the 
potential economic and fiscal impacts that could be generated by the facility.  Based on the key 
operating assumptions and results of the fan intercept surveys conducted as part of this analysis, 
estimates of the economic and fiscal impacts related to the development of a new arena have 
been prepared.  The following table presents the estimated gross annual economic impacts of the 
new arena under both operating scenarios, compared to the estimated impacts of the Hartford 
Civic Center going forward, as developed in CSL’s previous engagement with the CDA.   
 

 
As shown, the Hartford Civic Center is estimated to generate approximately $42.0 million in 
direct spending going forward, which would result in approximately $70.6 million in total 
output, $32.5 million in earnings and would support approximately 1,400 jobs.  In addition, this 
spending is estimated to generate approximately $2.9 million in annual state sales taxes, $88,000 
in state lodging tax revenue, $1.1 million in personal income taxes and $242,000 in state 
business taxes. 
 
The operations of a new arena with an AHL tenant are estimated to generate approximately 
$75.5 million in direct spending, $126.9 million in total output and $57.8 million in total 
earnings, supporting approximately 2,500 total jobs.  Similarly, this spending is estimated to 
generate approximately $5.2 million in state sales tax revenue, $116,000 in lodging tax revenue, 
$2.0 million in personal income taxes and $435,000 in business taxes. 
 
Due to the higher attendance, ticket prices and associated spending related to an NHL franchise, 
a new arena with an NHL tenant is estimated to generate significantly higher overall spending 
and related economic and fiscal impacts than either the existing HCC or a new arena with an 
AHL tenant.  Specifically, it is estimated that the operations of the new arena and NHL franchise 
could generate approximately $124.6 million in direct spending, which would result in 
approximately $209.8 million in total output, $97.4 million in earnings and would support 
approximately 4,300 jobs.  This spending is also estimated to generate approximately $8.9 
million in state sales taxes, $148,000 in state lodging tax, $3.3 million in personal income taxes 
and $719,000 in state business taxes.  

Annual Arena Operations

On-Going New Arena Incremental Impacts
HCC AHL NHL (2) AHL NHL (2)

Direct Spending $42,049,000 $75,483,000 $124,599,000 $33,434,000 $82,550,000
Total Output $70,569,000 $126,939,000 $209,770,000 $56,370,000 $139,201,000
Earnings $32,523,000 $57,770,000 $97,445,000 $25,247,000 $64,922,000
Jobs (1) 1,400 2,500 4,300 1,100 2,900

Tax Revenues
   State Sales $2,931,000 $5,175,000 $8,876,000 $2,244,000 $5,945,000
   State Lodging $88,000 $116,000 $148,000 $28,000 $60,000
   State Personal Income $1,110,000 $1,972,000 $3,326,000 $862,000 $2,216,000
   State Business $242,000 $435,000 $719,000 $193,000 $477,000
Total State Taxes $4,371,000 $7,698,000 $13,069,000 $3,327,000 $8,698,000

(1) Includes full- and part-time jobs.  This equates to approximately 1,000 FTEs for the existing HCC, 1,800 FTEs for an AHL arena and 
     3,100 FTEs for an NHL arena.
(2) Direct spending has been adjusted downward to reflect the assumption that a significant portion of the spending related to an NHL franchise is 
   allocated to player payroll, and that only a portion of player spending will actually impact the local economy.

Estimated Economic and Fiscal Impacts



 
In addition to the economic and fiscal impacts that could be generated by the proposed facility on 
an ongoing basis, the construction of a new arena also generates significant economic and fiscal 
impacts during the construction period.  Based on factors such as the costs of comparable arenas 
built in other markets, the relatively high building cost index of the Hartford market and the 
rapid inflation of construction costs throughout the country, it is estimated that a new, NHL-
ready facility in Hartford could range from approximately $300.0 million to $400.0 million, 
while an AHL facility is estimated to cost between $250.0 million and $300.0 million.  The 
actual project cost and resulting economic impacts could vary greatly depending on the final 
project design.  The following table summarizes the range of economic impacts estimated be 
generated during the construction period.  The impacts represent the estimated gross economic 
impact related to arena construction. 
 

AHL Arena NHL Arena

Project Cost $250,000,000 $400,000,000

Adjusted Local Spending $187,500,000 $300,000,000

Total Output $338,277,000 $541,243,000
Earnings $166,378,000 $266,204,000
Jobs (1) 3,200 5,100

(1) Includes full- and part-time jobs.  A factor of approximately 80 percent can be
    applied to this number to determine FTEs.

Estimated Economic and Fiscal Impacts
Construction - One-Time Impacts

 
 

As shown, it is estimated that approximately $187.5 million to $300.0 million would be spent 
locally for arena construction.  This spending is estimated to generate approximately $338.3 
million to $541.2 million in total output and between $166.4 million and $266.2 million in 
earnings, supporting approximately 3,200 to 5,100 jobs during the construction period. 
 
While the construction and ongoing operations of the arena will likely result in significant 
economic and fiscal impacts for the greater Hartford area, the presence of a first-class facility 
and NHL franchise also generate significant non-quantifiable impacts for the area.  These 
impacts can include increased private sector investment in ancillary development options around 
the arena, diversified entertainment options for local residents and visitors, enhanced community 
pride and other such amenities that cannot directly by quantified, but can have a major positive 
impact on the community as a whole. 
 



Funding Analysis 
 
In order to develop an arena of the type and quality described throughout this report, it is likely 
that a combination of both private and public funding sources will be required.  The report 
provides a summary of funding sources utilized for the most recently development NHL arenas 
as well as a detailed summary of potential funding options that could be available in Hartford.  
The following table summarizes these potential sources, along with a brief commentary on 
specific requirements for each potential source. 
 

Incremental Estimated Estimated Debt
Source Rate Annual Revenue Supported (1) Comments

PUBLIC SOURCES

TIF - In-Arena Sales Tax n/a $1.6 million to $4.2 million $6.3 million to 
$16.1 million

May require approval from the City Council for implementation. Also, it may be
possible to capture a higher percentage than the 50 percent used in this estimate
for project costs, with Council approval.

TIF - Property Taxes (2) n/a $106,000 - Residential 
$162,500 - Apartments 
$186,000 - Commercial

$2.4 million       
$3.7 million      
$4.3 million

Assumes $10.0 million of development for each property type. Also assumes 50
percent of increment is captured for project costs. With Council approval, this
amount could be increased.

Admission Tax 10.00% $1.9 million to $5.3 million $14.4 million to 
$40.4 million

Would require legislative approval as Kalamazoo currently does not qualify under
the Stadia or Convention Facilities Act of 1991. Would also require voter
referendum for approval.

Sales Tax Increase - City 0.25% $4.8 million $44.4 million The State of Connecticut currently does not allow municipalities to levy a local
sales tax. Legislative action would be required to enable the City to enact such a
tax.

Sales Tax Increase - Statewide 0.25% $130.4 million $1.2 billion Legislative action would be required to increase the State sales tax rate.

Occupancy Tax - City 1.00% $420,000 $3.9 million The State of Connecticut currently does not allow municipalitiesto levy a local tax,
therefore legislative action would be required. In addition, all revenues generated
by the State's occupancy tax are currently allocated to the General Fund, therefore
specific action to establish a segregated fund may be required.

Occupancy Tax - Statewide 1.00% $6.3 million $58.1 million All revenues generated by the State's existing occupancy tax are currently
allocated to the General Fund, therefore specific action to establish a segregated
fund may be required to enable funds to be used for arena construction.

Tourism Account Surcharge $1.00 per day $4.8 million $43.6 million Legislative action would likely be required to implement an increase in the Tourism
Account Surcharge amount on rental cars. Information on rentals within specific
municipalities is not available, therefore only a statewide estimate has been
included herein.

PRIVATE SOURCES

Suite Revenue n/a $4.6 million to $17.4 million $30.4 million to 
$113.9 million

These revenues are currently assumed to be allocated to the facility for operations.
If captured for arena construction funding, impact on operations must be
considered.

Naming Rights n/a $750,000 to $3.0 million $4.9 million to 
$19.7 million

These revenues are currently assumed to be allocated to the facility for operations.
If captured for arena construction funding, impact on operations must be
considered.

Advertising n/a $1.25 million to $5.0 million $8.2 million to 
$32.8 million

These revenues are currently assumed to be allocated to the facility for operations.
If captured for arena construction funding, impact on operations must be
considered.

Admission Surcharge $1.75 to $2.50 per paid 
admission

$1.6 million to $3.5 million $12.3 million to 
$26.4 million

These revenues are currently assumed to be allocated to the facility for operations.
If captured for arena construction funding, impact on operations must be
considered.

(1) Assumes 20-year debt with a six percent interest rate and various coverage ratios.  However, depending on the type of tax, a higher coverage ratio may be
     required, reducing the amount of debt supported accordingly.
(2) Revenue and supported debt are based on $10.0 million of development for each property type.

Potential Public Funding Sources

 
 
As shown, it is likely that a combination of both public and private sources will be required to 
secure adequate project funding.  In addition, it is important to note that several of the public 
sources identified would require legislative approval for implementation. 
 



Site Analysis 
 
We carefully considered seven potential sites in Hartford where a new arena could be located.  
After narrowing the list down to three sites which were then studied in greater detail, we 
determined that building a new arena on the existing site of the Hartford Civic Center is the best 
option.  This location not only capitalizes on existing and planned parking and transportation 
systems, but also would strengthen the nascent mixed-use district in this part of downtown jump-
started by the Hartford 21 Project.   
 
To help us reach our decision, each site was measured against the given development 
considerations/criteria.  We established a basic rating system which illustrates our assessment of 
the probability for success in each category:  High = 3 points / Medium = 2 points / Low = 1 
point. 
 

  SITE 2 SITE 3 SITE 4 SITE 5 SITE 6 SITE 7 
  High  

Street 
Main 
Street 

Asylum 
Street 

Existing 
Civic Cntr 

Adriaen’s 
Landing 

Sheldon 
Street 

1. Market 
Condition Low Low Medium Medium High Low 

2. Enhanced Value High High Medium High Low Medium 

3. Infrastructure Medium Medium Medium Medium High Low 

4. Development 
Opportunity Medium Medium High High Low Low 

5. City Needs Medium Medium High High Low Medium 

6. Public Financing Medium Medium Medium Medium Medium Medium 

7. Public Benefit Medium Medium High High Medium Medium 

8. Critical Mass 
Development High High Medium High Low Medium 

9. Access to 
Transit Medium Medium High High Medium Low 

10. 
Existing 
Development 
Integration 

Low Low Medium High High Low 

11. 
New 
Development 
Integration  

High High Medium High Low High 

12. Activity Center 
Proximity Medium Medium Medium Medium High Medium 

 POINT TOTAL 25 25 28 32 23 20 

Note:  Site 1 (Myrtle Street) was dismissed after further review due to physical constraints of the site. 
 
 



The existing Civic Center site is adjacent to the significant investments of Hartford 21, the 
historic Goodwin Hotel, an existing retail environment that includes Pratt Street, and the 
development opportunities on the land between the site and the train depot.  This site is also 
close to the new residential development opportunities overlooking Bushnell Park.  In the 
aggregate, these adjacent properties provide a beneficial mix of existing development, new 
opportunities for higher density development and the potential for a new mixed-use 
neighborhood that could include a range of product types that include, but may not be limited to, 
retail, hotel, office and residential that could include a live-work loft product.     
 
When analyzing the sites against the considerations and criteria that we developed for this report, 
the site of the existing Hartford Civic Center, Site 5, emerges as the best location for providing 
opportunities for ancillary development and enhancements for downtown Hartford.  If the City 
believes that redevelopment of an area of downtown increases the public benefit, then a public-
private partnership with the goal of developing a world-class arena that is integrated into a 
broader urban plan is best achieved at the existing Civic Center site.   





HARTFORD ARENA:  “National Best Practices In Urban Coliseum Design” 
 
 
Arenas are large, complex buildings that host a variety of activities.  They are also a part of a 
city’s physical and cultural fabric.  As such, development of a new arena requires careful 
analysis to ensure its success – defined both by the building’s function as well as its impact on 
the downtown context. 
 
Site Factors: Occupying several hundred thousand square feet of space, arenas are large 
buildings in any downtown setting.  The unique relationship of the event floor, spectator seating, 
and related services dictate a building footprint that often covers several urban blocks.  With 
these basic parameters in mind, any potential sites must first be able to accommodate the 
physical size and configuration of a contemporary arena building.  Topographical features may 
present either advantages or disadvantages, particularly as it relates to access to the concourse 
and event floor levels.  Utilities must also be evaluated with respect to capacity as well as 
location; in some cases, existing lines may have to be either upgraded or relocated to support a 
new arena. 
 
Cost & Timing: Assuming an arena will physically fit on a site, a related issue is the relative 
land costs within the project budget.  Certain sites may trigger construction cost premiums due to 
issues such as demolition requirements, environmental remediation, undesirable soil conditions, 
etc.  Additionally, on-site and/or off-site improvements (such as relocation of existing businesses 
or utilities) may have significant impacts on the project’s financial viability.  Depending on 
unique site characteristics and/or land acquisition requirements, timing may or may not work to 
meet the needs of the building and its tenants; interim scenarios may be necessary to bridge the 
gap between available venues.   
 
Transportation: A reality of arenas is that they are entertainment destinations that attract large 
numbers of visitors.  How people get to and from the building is a critical factor in determining 
an appropriate site location.  For many arenas, automobiles are the primary mode of 
transportation: roadway access and capacity, therefore, are important considerations.  Traffic 
management plans aid in maximizing efficiency and safety, especially before and after events.  
Parking availability and location is a related factor, with a ½-mile walking radius considered an 
acceptable range; parking ratios vary upon location, but a basic average may be on the order of 3 
seats per car.  Ideally, mass transit options are part of the overall transportation strategy, with the 
effect of reducing the arena’s impact on existing vehicular and parking systems. 
 
Urban Design: By their very nature, arenas are highly visible buildings, with the ability to 
greatly affect the image of the city in which they are built.  Determining the optimal building 
massing relative to its existing and anticipated context is a key design challenge to maximize the 
arena’s visual presence and ability to act as a catalyst.  Similarly, framing special views from the 
public lobby and plaza areas will help to distinguish the arena as truly unique to its particular city 
– a place that captures local traditions, personalities, and aspirations.  Frequently featured as 
anchors to larger mixed-use/entertainment districts, urban arenas can also reinforce larger 
development initiatives through architectural decisions such as entry locations, building 
materials, environmental graphics, public spaces, etc.   





Program Requirements for Potential Users 
 
Programming is the process of establishing the functional requirements of a building and 
translating them into space requirements that define the layout, size, configuration and technical 
aspects of the space.  This process requires collection and synthesis of the data throughout the 
design process.  It is intended to document and communicate this information to the owner, 
design team and others. 
 
Attached is a Concept-level Facility Program based on an NHL/NBA facility with a major 
collegiate tenant, which is intended to establish the primary program elements for the building 
and related support space and their square footages, which allows a preliminary summary of 
required total area of the facility. This program can then be used by the design team to begin site 
studies and developing design concepts. 
 
The program described is a relatively brief concept-level document which will be expanded as 
the project advances through various stages of design development, to include more detail as 
appropriate to each stage.  
 
The program is a fluid document that will continue to be revised and refined throughout the 
project.  
 



Program Requirements for Potential Users at a New Downtown Hartford Arena

Space Type Room Description Units SF Total SF Comments

Seating Bowl  Seating: Hockey (Basketball 18,500) 17,500 7.0
122,500

Premium a.  Luxury  Suites 60 375 22,500
Spaces b.  Bunker Suites 8 600 4,800

c.  Bunker Lounge 2,100
d.  Courtside Club 5,000
e.  Club Lounge 1500 10 15,000

Other 
Hospitality

a. Owner/Sponsors Rooms (includes support areas) 3 1,500 4,500

Sponsorships a. Sponsor Zones (off concourse) 4 2,000
8,000

Amenities a.  Public/ Premium Toilet Rooms 330 60 19,800 units = number of 
toilet fixtures

b.  Guest Service Facilities (First Aid, other) 2,500
206,700

Concessions a.  Concession stands (@ 1:120 spectators) 144 150 21,600
b.  Vending Stations 8 200 1,600
c.  Food Court 1 2,000 2,000

Kitchens a.  Main Kitchen 1 6,000 6,000
b.  Pantries 6 500 3,000

Beer 
Distribution

a. Beer Pump Rooms 4 500 2,000

Food Service a. Commissary 1 6,000 6,000
b. Staff Facilities/ Office 5,000

Restaurants a. Restaurants 2 10,000 20,000
Retail Sales a. Team Store, Storage, and Novelty Sales Booths 6,000

73,200

Concourses a. Main and Upper Concourses 17,500 5.2 91,000
Lobbies a.  Lobbies (Main, Secondary, @ Elevators) 20,000
Corridors a.  Service Corridor on Event Floor Level 1 20,000 20,000 12' min. width

b.  Suite Corridors on Suite Levels 2 12,000 24,000 6' min. width
Vertical 
Circulation

(included in net to gross factor below) 0

155,000

Event a. Hockey Rink 1 17,000 17,000
Floor b. Basketball Court (70' x 134' clear) 9,380 9,380 fits within above

c. Hockey Benches, Other Off-floor Areas 600
Event a. Performer Dressing/ Mascot/ Green Rooms 4,000
Support b. Crew Facilities 1,200

c. Production Offices 1,000
23,800

Home 
Lockers

a. Hockey (NHL) 1 15,000 15,000 includes training 
facilities

b. Basketball (NCAA) 1 10,000 10,000 includes training 
facilities

Recommended

CLASSIFICATION 4:  EVENT FACILITIES
SUB-TOTAL  (NET AREA)

CLASSIFICATION 3:  CIRCULATION
SUB-TOTAL  (NET AREA)

SUB-TOTAL  (NET AREA)

CLASSIFICATION 1:  SPECTATOR FACILITIES

SUB-TOTAL  (NET AREA)

CLASSIFICATION 5:  TEAM FACILITIES

CLASSIFICATION 2:  FOOD and RETAIL FACILITIES



Program Requirements for Potential Users at a New Downtown Hartford Arena
Visitor 
Lockers

a. Visiting NHL 1 3,500 3,500

b. Visiting NCAA 1 2,500 2,500
c. Auxiliary Lockers 2 2,000 4,000

Other a. Officials' Lockers 2 900 1,800
b. X-ray 1 400 400

Practice 
Facility

37,200

Offices a. Arena Management Office 1 5,000 5,000
b. Team Offices for NHL, NCAA 2 20,000 40,000
c. Box Office (includes 20 ticket windows) 2,500

47,500SUB-TOTAL (NET AREA)

SUB-TOTAL (NET AREA)
CLASSIFICATION 6:  ADMINISTRATION



Program Requirements for Potential Users at a New Downtown Hartford Arena

Press 
Facilities

a. Press Box - Hockey (writing, broadcast & other 
booths and support space)

25,000

b. Press Support @ Event Level 5,000
c. Interview Facilities (includes multi-purpose/ press 
conference room)

5 2,900

Control 
Rooms

c.  Control Rooms 1,400  @ press & event 
levels

Broadcast 
Trucks

a. TV Truck Parking (interior) 6,000

40,300

Staff a.  Building Staff Offices and Lockers 2,500
Facilities b.  Event Staff Facilities 3,000
Storage a.  Event Storage and General Building Storage 20,000
Loading Dock a.  Dock/ Staging/ Marshalling/ Trash 24,000

Maintenance a. Maintenance Shops 6,000

b. Janitorial/Cleaning (storage, trash rooms, other)
3,000

Security a. Security Offices 1 1,000 1,000
b. Command Center 1 500 500

Ice Support a.  Zamboni Parking/ Ice Support 3,200
M/E/P a. Mechanical/ Electrical/ Plumbing Space 40,000

103,200

Parking a.  Players/Coaches/ Administrators (interior) 50 500 2,500
2,500

689,400
113,380 *excludes seating 
802,780

A. Practice 
Ice Rink

1.  Ice Surface/ Support 20,000

B. 
Community 
Ice Use 
Facilities

1.  Check in/ Spectator Area/ Party Rooms/ 
Changing Rooms, other

15,000

C. Business/ 
Conference 
Center

1. Meeting Rooms & Prefunction Space 18,000

D. Kids' Fun 
Zone

1. Kids' Activity Area (off concourse) 1 6,000 6,000

E. Museum 1. Hall of Fame Museum 1 5,000 5,000

64,000
64,000
12,800
76,800OPTIONAL PROGRAM - GROSS TOTAL

CLASSIFICATION 9:  PARKING

CLASSIFICATION 9:  ADDITIONAL PROGRAM OPTIONS

SUB-TOTAL (NET AREA)
OPTIONAL PROGRAM NET TOTAL
+ net to gross multiplier (20%)

BASE PROGRAM - BUILDING GROSS TOTAL
+ net to gross multiplier (20%)
BUILDING NET TOTAL
SUB-TOTAL (NET AREA)

SUB-TOTAL (NET AREA)

CLASSIFICATION 8:  OPERATIONS SUPPORT

CLASSIFICATION 7:  MEDIA FACILITIES

SUB-TOTAL (NET AREA)





    

HARTFORD ARENA:  Site Evaluation Process 
 
Site Locations: 
 



    

HARTFORD ARENA:  Site Evaluation Process 
 
 
“Where is the best place to put a new state-of-the-art arena in downtown Hartford?”   
 
That is the question that we have focused on with this study, aided by previous work such as the 
Hartford 2010 report, as well as by the input of City officials and business leaders.  With the 
desire to build a new facility in the downtown core, we coordinated with the City of Hartford’s 
Development Services, Economic Development, and Planning Departments to identify seven 
potential candidate sites to analyze according to “Phase One Threshold Criteria.”  For a site to be 
considered worth of further study, it had to meet these basic requirements: 
 
1) The site’s size and configuration needs to accommodate an arena building footprint. 
2) Transportation features must allow people to safely get to and from the arena.    
3) Existing or future parking must be sufficient to meet arena demands, typically within a ½-

mile walking radius. 
4) Impact on existing buildings must be considered in relation to their economic and cultural 

significance. 
 



    

A summary of the seven initial site analyses, including maps of the evaluated sites: 
 
Site 1 (Myrtle Street)  
Located on the northwest corner of the downtown core, just north of I-84, Site 1 is bounded by 
Walnut Street, Myrtle Street and Spring Street, just east of the Hartford Insurance building.  
Currently a surface parking lot, the site has historically been the confluence of rail lines servicing 
the train station located a block to the south.  While identified in the Hartford 2010 report as a 
potential arena site, an initial building footprint test on the site has concluded that an arena would 
not fit onto this site, given the constraints of existing rail lines and roadways.  This site, 
therefore, has been dismissed. 
 
Site 1 - Parcel 

 
 
 
 



    

Site 1 - Existing Buildings 

 
 
 



    

Site 1 - Circulation 

 
 
 



    

Site 1 - Composite 



    

Site 2 (High Street)  
Bordering the northern edge of I-84, Site 2 is on the north side of the downtown core, bounded 
by High Street, Main Street, and Trumbull Street.  In order for this site to be large enough for an 
arena, a portion of Pleasant Street (between Main Street and I-84) would have to be vacated.  
Surrounded by several local roadways, this site could be accessed from a number of directions, 
with the advantage of tapping into downtown’s nearby parking supply.  This site has been 
identified for further analysis. 
 
Site 2 - Parcel 

 
 
 
 



    

Site 2 - Existing Buildings 

 
 
 



    

Site 2 - Circulation 

 
 
 



    

Site 2 - Composite 



    

Site 3 (Main Street)  
Located just on the other side of Main Street from Site 2, Site 3 also has one side on the northern 
edge of I-84.  It is also bounded by Windsor Street on the east along with the Bank of America 
building and the Crowne Plaza Hotel.  Pleasant Street borders the northern side of the site.  In 
order for this site to be large enough for an arena, a portion of Trumbull Street (between Main 
Street and Windsor Street) would have to be vacated.  Surrounded by several local roadways, 
this site could also be accessed from a number of directions, with the advantage of tapping into 
downtown’s nearby parking supply.  This site has also been identified for further analysis. 
 
Site 3 - Parcel 

 
 
 
 



    

Site 3 - Existing Buildings 

 
 
 



    

Site 3 - Circulation 

 
 
 



    

Site 3 - Composite 



    

Site 4 (Asylum Street)  
This site is located south of I-84, bounded by Church Street, Ann Street, Asylum Street, and 
Union Place – just west of the existing Civic Center.  In order for an arena to fit within this area, 
Allyn Street would have to be vacated, in addition to two blocks of High Street (between Church 
Street and Asylum Street).  While an arena could physically fit within these boundaries and be 
located close to parking and the rail station, it would greatly impact several existing properties 
including historically significant buildings such as the Bond Hotel and St. Patrick – St. Anthony 
Church.  This site, therefore, has been dismissed. 
 
Site 4 - Parcel 

 
 
 
 



    

Site 4 - Existing Buildings 

 
 
 



    

Site 4 - Circulation 

 
 
 



    

Site 4 - Composite 



    

Site 5 (Existing Civic Center)  
This site candidate is defined by the idea of replacing the existing Civic Center with a new arena.  
Because new arenas are typically larger buildings than their predecessors, a new building would 
cover a larger footprint than the existing building.  The site constraints, then, for this potential 
site would be defined by the recently completed Hartford 21 Project along Trumbull Street and 
Asylum Street.  It would also be constrained by the Hilton Hotel on Trumbull Street and the 
City-owned parking garage on Chapel Street.  The western boundary would be Ann Street.  
Assuming a degree of separation and/or integration could be achieved with the Hartford 21 
Project and with the Hilton Hotel, the existing parking garage would have to be demolished, 
however, in order for an arena to fit onto this site.  Additionally, Church Street (between Ann 
Street and Trumbull Street) would have to be vacated.  This site has also been identified for 
further analysis. 
 
Site 5 - Parcel 
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Site 5 - Circulation 

 
 
 



    

Site 5 - Composite 



    

Site 6 (Adriaen’s Landing)  
This site is also known as Adriaen’s Landing, located directly west of the Convention Center, 
along the northern edge of the Whitehead Highway.  While an arena could fit in this area, 
between Prospect Street and Columbus Boulevard, the new Adriaen’s Landing Project has 
already moved forward, thereby eliminating this site for further consideration. 
 
Site 6 - Parcel 

 
 
 
 



    

Site 6 - Existing Buildings 

 
 
 



    

Site 6 - Circulation 

 
 
 



    

Site 6 - Composite 

 
 



    

Site 7 (Sheldon Street)  
Located at the junction of I-91 and the Whitehead Highway, this site is also bounded by Taylor 
Street and Charter Oak Boulevard.  An arena would also fit onto this site, although forcing 
demolition of an existing office building.  While it is adjacent to two major highways, however, 
access to and from the site is difficult and would have a significant impact on the adjacent 
residential neighborhood.  As this site is on the southern edge of the downtown core, it is also 
located comparatively further away from existing parking lots and garages.  This site, therefore, 
has been dismissed. 
 
Site 7 - Parcel 

 
 
 
 



    

Site 7 - Existing Buildings 

 
 
 



    

Site 7 - Circulation 

 



    

Site 7 - Composite 

 
 
 
 
 
 





 

 

Review of Development Opportunities &  

Entertainment District Enhancements in Downtown Hartford 

 
 
I. Introduction 

 
Selection of the site for a new Hartford arena is potentially the most critical factor in the ultimate 
success of the facility as a catalyst for ancillary development.  Increasingly, cities are seeking the 
public benefits that can be derived from arenas that are part of broader economic development 
strategies.  The purpose of this report is to provide our professional opinion regarding 
opportunities for ancillary development that may exist with each of the proposed sites and to 
provide a recommendation as to which site(s) provides the greatest opportunity for a new civic 
center/arena to be a stimulus for development. 
 
The goal of accommodating and maximizing private development is important, yet challenging. 
It is rarely the easy approach; however, it can be the solution with the greatest return on 
investment for the City. The benefits will, at a minimum, include economic development, but 
they could also be cultural and societal in nature, which can improve the quality of life for the 
residents of the community. 
 
Our recommendations do not include a market analysis that studies the demand for development 
or appropriate product mix in the Hartford market.  These studies should be undertaken in the 
future, should the City of Hartford decide to encourage and pursue ancillary development 
opportunities as part of a new arena project. 
 
 
II. Development and Sports Facilities 

 
Over the past fifteen years, a significant number of sports facilities have been constructed in the 
United States.  Many of these facilities were strategically placed in urban cores to be 
cornerstones of massive revitalization efforts.  Although there are numerous public-private 
partnership projects of this type that provide benefits to their community, we will highlight two 
that best exemplify the positive impacts that can result from a sports facility acting as a catalyst 
for a broader redevelopment.  PETCO Park, a 42,000 seat ballpark in San Diego, CA, and 
Verizon Center, a 20,000 seat arena in Washington DC, were driving forces behind massive 
redevelopment efforts in their respective communities.  These cities and their (re)development 
departments, in partnership with the franchise owners, made significant financial commitments 
through substantial investments in the facility, infrastructure and private development to make 
these projects not only viable, but thrive.  These communities also selected sites that needed a 
stimulus and provided an opportunity to extend the development beyond the walls of the facility.   



 

A. PETCO Park - San Diego, CA   
 
PETCO Park, home of the San Diego Padres, was the catalyst for the most ambitious and 
complex redevelopment project in San Diego’s history.  This Major League ballpark, 
which opened in 2004, is the cornerstone of a lively new Ballpark District.  Owned 70% 
by the City of San Diego and 30% by the San Diego Padres, this $474 million public-
private partnership project is a monumental success. 
 
When the ballpark site was selected in 1998, approximately 70 percent of the surrounding 
land was vacant or used only for surface parking or outdoor storage.  In that year, the 
entire East Village neighborhood generated only $2 million in property tax revenue, and 
it consumed far more than that in public services.  That area - blighted, littered, and home 
to a significant homeless population - is now booming with a variety of successful 
residential, hotel, commercial and retail projects.  
 

 
 
 
The Center City Development Corporation (CCDC), the City of San Diego’s 
redevelopment agency, reports that development investment within the 60-blocks 
surrounding PETCO Park is nearing $4 billion.  This private investment will exceed ten 
times the public investment in the ballpark ($301 million) made by the City and CCDC. 
Projects completed, underway and planned for the ballpark area will result in 8,300 new 
homes, 1.3 million square feet of commercial space, 1,200 hotel rooms and more than 
3,000 public parking spaces.  Real estate economists have estimated that the area will 
generate more than $300 million in property tax revenue over the next decade - an 
average of more than $30 million annually, or a 15-fold increase from 1998. 
 
The ballpark and urban redevelopment project provided a dramatic jump-start, 
compressing into a few years development that likely would have taken decades to occur. 
Seemingly overnight, San Diego is enjoying a vibrant new “Live, Work & Play” district. 
 
 

1997 2007 



 

B. Verizon Center - Washington DC  
 
The Verizon Center (formerly MCI Center) is a 
multipurpose sports and entertainment facility located in 
the Gallery Place redevelopment area of northwest 
Washington, D.C.  The center opened in 1997 as home to 
the Washington Capitals of the NHL, Washington 
Wizards of the NBA, Washington Mystics of the WNBA, 
and Georgetown University men's basketball.  The arena 
is also used for amateur sporting events, concerts and 
shows, and other social events.  A 14-multiplex theater, as 
well as retail and restaurant space within the complex, 
complements the arena, and proximity to the Metrorail 
mass transit system eases parking requirements and 
provides convenient access for spectators. 

 
Considered the largest private-sector construction project in the District in years, 
construction of the Verizon Center cost sports team owner Abe Pollin nearly $220 
million.  The District provided financial assistance in the amount of $70 million for land 
and site preparation costs. 

 
The Verizon Center served as the primary vehicle for revitalizing the downtown 
entertainment district and Chinatown neighborhoods of Washington D.C.  The arena was 
the centerpiece of a broad economic development plan that helped spawn new 
restaurants, housing and office developments in the once desolate Chinatown area.  The 
Washington Post reported that from 1998 to 2006 businesses in the seven blocks 
surrounding the Verizon Center have generated $3.7 billion in construction, $161 million 
in taxes and 34,200 jobs. 

 
 

After Redevelopment 

Before Redevelopment 



 

III. Opportunities and Challenges of Downtown Hartford 
 
As with all mature cities, there are numerous opportunities and challenges that exist with 
locating an arena downtown.  The following list is just the start of a more exhaustive 
exercise to evaluate and ultimately develop a plan to take advantage of the opportunities 
and overcome the challenges of development in downtown Hartford.  
 
A. Opportunities 
 

 Currently 80,000 workers downtown 
 

 Significant existing infrastructure in place 
 

 Considerable public investment is already in downtown 
 

 A proven demand in the market for a civic center 
 

 A need for a downtown community 
 

 A potential demand for hotel rooms 
 

 Residential development is starting to gain traction  
 
 
B. Challenges 
 

 A limited residential and retail base 
 

 Significant competition from the suburban areas 
 

 A limited supply of existing parking 
 
 



 

IV. Site Analysis 
 
A. Development Categories 
 
To frame our site analysis from the perspective of accommodating ancillary development, 
we placed each of the sites into one of three basic development categories: Stand Alone, 
New Development and Redevelopment.    
 

1. Stand Alone: Site 6 (Adriaen’s Landing) 
 

The Stand Alone category identifies a site that has very little ancillary 
development opportunity.  Site 6 is directly adjacent to the new convention center 
and other new developments that include a major hotel.  There are numerous 
existing office and other sizeable buildings in the vicinity where a new arena 
would be built, limiting the development opportunities at this site.   Another 
significant concern with this site is that a new development plan already exists 
and appears to be moving forward.  Although this would be an appealing site if 
the City desired to build an arena that would complement the convention center, 
the site offers very little opportunity for additional development and 
enhancements to downtown. 

 
2. New Development: Site 2 (High St), Site 3 (Main St), Site 7 (Sheldon St) 

 
The New Development category identifies sites that could be part of significant 
new developments, but they would have minimal connection to downtown.  Sites 
2, 3, and 7 are adjacent to downtown, but they do not sit within the core.  Each 
site provides enough land for ancillary development, but would need to create an 
entirely new development with enough critical mass to be a destination for 
visitors to the arena during events, and more importantly for residents, office 
workers and retail patrons during non-event periods.  One concern with these 
sites, although they lie within the City proper, is that they would actually hinder 
people from going downtown.  Those driving from the suburbs would likely drive 
directly to these sites and then leave without patronizing the businesses in the 
downtown area.  

 
3. Redevelopment: Site 4 (Asylum St), Site 5 (Existing Civic Center) 

 
The Redevelopment category includes sites that sit adjacent to existing and 
planned development that would benefit from the stimulus provided by an arena 
to reach greater potential.  Sites 4 and 5 site are both located in an area that is 
starting to realize increased private development activity.  These sites are also 
appealing due to the additional development opportunities that exist on adjacent 
property.  Both of these sites would benefit greatly from a new arena as an 
amenity to the surrounding community and a mechanism by which ancillary 
development opportunities are integrated into the urban plan.   



 

B. Development Considerations / Criteria 
 

To assess the relative strengths of each site, we established a set of development 
considerations/criteria.  These basis questions assist in evaluating the key elements that 
will influence the project’s overall probability for success. 
 

1. Market Condition: Is there a market demand on the site? 
 
2. Enhanced Value: Is the site capable of enhancing real estate values for the 

surrounding land? 
 
3. Infrastructure: Does the site have sufficient infrastructure in place? 
 
4. Development Opportunity: Does the site have significant development 

opportunity (both in scope and scale based on FAR, entitlements, etc.)? 
 
5. City Needs: Can the site be a catalyst for the City’s most desirable product 

type (residential, office, hotel)? 
 
6. Public Financing: Are public financing alternatives available to assist with 

financing the arena on this site (TIF, public bonds)? 
 
7. Public Benefit: Could the site derive great benefit for the public? 
 
8. Development Phasing:  Does the site provide the flexibility for the phasing 

or natural evolution of the private development? 
 
9. Critical Mass of Development:  Could the site quickly achieve a critical 

mass of development? 
 
10. Access to Transit:  Does the site have access to mass transit and 

transportation?  
 
11. Development Integration:  Could the site provide an opportunity to 

integrate the new development into the new arena? 
 
12. Activity Center Proximity:  Is the site proximate to other existing or 

planned activity centers that could benefit the project?  
 
 
 
 
 
 
 
 



 

C. Summary Chart 
 
To measure each site against the given development considerations/criteria, we 
established a basic rating system, which illustrates our assessment of the probability for 
success in each category:  High = 3 points / Medium = 2 points / Low = 1 point. 
 

  SITE 2 SITE 3 SITE 4 SITE 5 SITE 6 SITE 7 
  High 

Street 
Main 
Street 

Asylum 
Street 

Existing 
Civic Cntr 

Adriaen’s 
Landing 

Sheldon 
Street 

1. Market 
Condition Low Low Medium Medium High Low 

2. Enhanced 
Value High High Medium High Low Medium 

3. Infrastructure Medium Medium Medium Medium High Low 

4. Development 
Opportunity Medium Medium High High Low Low 

5. City Needs Medium Medium High High Low Medium 

6. Public 
Financing Medium Medium Medium Medium Medium Medium 

7. Public Benefit Medium Medium High High Medium Medium 

8. Critical Mass 
Development High High Medium High Low Medium 

9. Access to 
Transit Medium Medium High High Medium Low 

10. 
Existing 
Development 
Integration 

Low Low Medium High High Low 

11. 
New 
Development 
Integration  

High High Medium High Low High 

12. 
Activity 
Center 
Proximity 

Medium Medium Medium Medium High Medium 

 POINT 
TOTAL 25 25 28 32 23 20 

 
Note:  Site 1 (Myrtle Street) was dismissed after further review due to physical constraints of the site. 
 



 

V. Conclusion 
 
Given our position that the arena could provide an enhanced return on investment for the 
City of Hartford as part of a larger development project, and more specifically if the 
arena were to act as a stimulus for redevelopment, we recommend that the City of 
Hartford embark upon a more extensive analysis of the Redevelopment sites.  Although 
Site 4 is considered a redevelopment alternative, the removal of a significant number of 
existing buildings deems this alternative as less than desirable.   On the other hand, a 
reconfigured arena on Site 5, the Existing Civic Center site, provides the best opportunity 
for the City of Hartford.   
 
The Existing Civic Center site is adjacent to the significant investments of Hartford 21, 
the historic Goodwin Hotel, an existing retail environment that includes Pratt Street, and 
the development opportunities on the land between the site and the train depot.  This site 
is also close to the new residential development opportunities overlooking Bushnell Park.  
In the aggregate, these adjacent properties provide a beneficial mix of existing 
development, new opportunities for higher density development and the potential for a 
new mixed-use neighborhood that could include a range of product types that include, but 
may not be limited to, retail, hotel, office and residential that could include a live-work 
loft product.     
 
In summary, when analyzing the sites against the considerations and criteria that we 
developed for this report, the site of the Existing Civic Center, Site 5, emerges as the best 
location for providing opportunities for ancillary development and enhancements for 
downtown Hartford.  If the City believes that redevelopment of an area of downtown 
increases the public benefit, then a public-private partnership with the goal of developing 
a world-class arena that is integrated into a broader urban plan is best achieved at the 
Existing Civic Center site.   
 
A City must carefully make a determination as to the desired outcome when considering 
an investment in major civic asset, and that determination must be based upon fact.  
Therefore, prior to the final site selection, it will be important for the City of Hartford to 
commission significant additional studies to include, but not be limited to, market 
analysis, development feasibility analysis and construction feasibility.   

 
 

 
 
 
 
 
 
 
 
 





Renderings and Massing Plans for Preferred Sites 
 
Site 2 (High Street) 
The site bounded by High Street, Main Street, Trumbull Street and I-84 represents a new arena 
development scenario with two very different impacts on the city.  First, an arena on this site 
would significantly expand the perceived geographic area of the downtown core.  Second, an 
arena located north of I-84 would trigger an interest in considering potential new uses for the 
adjoining blocks. 
 

 
 
Land Use: 
The positioning of the arena on Site 2 will present the challenge of overcoming the perceived 
separation from downtown by the interstate, and historic under-investment in the North End 
neighborhood.  A critical urban design feature that will make the arena feel “connected” to 
downtown would be the enhancement of the triangular parcel over I-84 into a “gateway” park or 
plaza.  Developing this as an inviting public space would be a way of extending the growing 
vitality along downtown’s Trumbull and Main Street corridors, culminating at the front door of 
the arena.  Safe, convenient and interesting streetscape corridors will encourage the vital 
pedestrian patterns between various parking destinations and the arena. 
 



The city’s new Public Safety Complex, located adjacent to this arena site, on High Street and 
Walnut Street, marks the first major new development north of I-84.  Together with the arena, 
these two projects represent highly visible, significant reinvestments into the North End, opening 
up potential interest in other development opportunities.  Compatible uses on adjacent blocks 
will further integrate the arena into both the downtown and the neighborhood; they will also 
strengthen a future I-84 park with active building edges. 
 
Six blocks, then, are identified as desirable for a comprehensive arena development for Site 2.  
Blocks 1, 2 and 3 are required for the arena building itself, supporting fundamental program uses 
such as the seating bowl and concourse, service areas and a public lobby.  Block 4 (the I-84 air 
rights parcel) supports a secondary – but still important – function for the arena: a public park 
and plaza.  Because arena events attract thousands of visitors, the inclusion of a public space near 
the main entry serves as a crowd control device.  From a thematic and cultural point of view, 
such a space provides an opportunity to make the arena project reflect Hartford’s unique 
personality with public art, landscaping, lighting, etc.  Blocks 5 and 6 also support a secondary 
function – that of an accompanying development opportunity, which could include a portion of 
the necessary arena parking.  This block also presents important urban edges to consider: the 
Main Street façade facing the arena and park, and the I-84 façade facing downtown and passing 
highway traffic. 
 
 

 



Development Strategy: 
The architectural appearance of arenas have the ability to significantly enhance the image of a 
city, depending on how prominent its location, and how visible its building mass.  Interstate 
visibility will be prominent on this site, with over 1,000 feet of frontage.  While not in the 
immediate “core” of downtown, an arena location slightly separated from the tall buildings of the 
C.B.D. presents the ability to design public spaces – such as the plaza, lobby, and lounges – with 
striking views of the downtown skyline.  Conversely, many downtown buildings will enjoy the 
new ability to look down on the new arena from the south and east.  Ancillary development, 
together with the arena, could act as a new gateway at the juncture of Main Street and Trumbull 
Street, embracing the new I-85 park with connections from the North End to downtown. 
 
Assuming that portions of the Ann Street and Pleasant Street rights-of-way are incorporated into 
the arena parcel, the size of the property would be sufficient to support such a building.  The 
triangular configuration of the parcel, however, presents few options for locating the main arena 
footprint: the optimal site organization places the arena bowl towards the northwestern end, as 
illustrated below.  The southeastern portion of the site, then, would be designed as the “front 
door”, with a public lobby opening onto an exterior plaza that connects to the I-84 elevated plaza 
on Block 4, and further to downtown.  The “back door” with service access and functions, then, 
would be located either on High or Chapel Street (adjacent to the I-84 r.o.w.). 
 

 
 



Circulation: 
Located along I-84 with direct access to many arterial roadways, the regional access for this site 
is well-positioned.  Since the site is only a block away from the northern edge of the downtown 
core, most of the event parking would utilize public and office parking lots and garages that are 
empty in the evenings.  While not all of this parking can be counted on, the bulk of the 
downtown parking supply is located within a ½ -mile walk from the arena entry.   A dedicated 
parking lot or garage adjacent to the arena will still be necessary, however, to meet competitive 
criteria geared for V.I.P. parking – one possible location being across Main Street on Block 5 or 
6.  Regional and local transit systems at Union Station represent another nearby transportation 
option, located approximately three blocks from the arena’s front door, or between a five- and 
ten-minute walk.  A downtown trolley or other special-event transit/parking systems would also 
help to achieve a more balanced multi-modal mix, to reduce the impact on downtown roadways. 
  

 
 



Massing: 
While arena buildings may be several hundred thousand square feet in total size, the various 
program elements and site features allow for a variety of architectural solutions within the 
overall composition.  In the case of Site 2, an important urban design aspect is the sequence of 
spaces that lead visitors walking from downtown to the front door lobby.  A taller building mass 
along Main Street would help to define the public plaza, and would also enhance the visibility of 
the arena complex within the downtown context and along the I-84 corridor.   
 
Many different design concepts are possible for the edge of the building along the interstate, but 
an important consideration is to embrace the idea of the façade as perhaps the best opportunity 
for creating the building’s primary “image.”  This could include an integrated solution of lighting 
and graphics, in addition to the architectural materials and massing.  Ideally, this approach would 
extend to the vertical wall along the highway, “extending” the iconic appearance of the arena.  
Additionally, the streetscape improvement program along Trumbull Street could extend across 
the interstate, perhaps with a partially covered walkway to encourage pedestrian connections and 
further define the area as a northern gateway to the city. 

 



Site 3 (Main Street) 
Like Site 2, the site bounded by Main Street, Pleasant Street, Windsor Street and I-84 represents 
a new arena development scenario with two very different impacts on the city.  First, an arena on 
this site would significantly expand the perceived geographic area of the downtown core.  
Second, an arena located north of I-84 would trigger an interest in considering potential new uses 
for the adjoining blocks. 
 

 
 
Land Use: 
The positioning of the arena on Site 3 will present the challenge of overcoming the perceived 
separation from downtown by the interstate, historic under-investment in the North End 
neighborhood.  A critical urban design feature that will make the arena feel “connected” to 
downtown would be the enhancement of the triangular parcel over I-84 into a “gateway” park or 
plaza.  Developing this as an inviting public space would be a way of extending the growing 
vitality along downtown’s Trumbull and Main Street corridors, culminating at the front door of 
the arena.  Safe, convenient and interesting streetscape corridors will encourage the vital 
pedestrian patterns between various parking destinations and the arena. 
 
The city’s new Public Safety Complex, located on High Street and Walnut Street, marks the first 
major new development north of I-84.  The land between this building and Site 3 represents a 
second critical urban design challenge, offering the ability to further expand the arena 



development as a multi-block improvement initiative, rather than a singular, isolated building 
program.  This redevelopment area has over 1,000 feet of interstate frontage between High Street 
and Trumbull Street, thereby possessing the ability to greatly influence the positive redefinition 
of the North End’s image.  Its frontage on the I-84 elevated plaza is another important design 
feature, since the success of public spaces depends largely on active, engaging building edges. 
 
Four blocks, then, are identified as desirable for a comprehensive arena development for Site 3.  
Blocks 1 and 2 are required for the arena building itself, supporting fundamental program uses 
such as the seating bowl and concourse, service areas and a public lobby.  Block 3 (the I-84 air 
rights parcel) supports a secondary – but still important – function for the arena: a public park 
and plaza.  Because arena events attract thousands of visitors, the inclusion of a public space near 
the main entry serves as a crowd control device.  From a thematic and cultural point of view, 
such a space provides an opportunity to make the arena project reflect Hartford’s unique 
personality with public art, landscaping, lighting, etc.  Block 4 also supports a secondary 
function – that of an accompanying development opportunity, which could include a portion of 
the necessary arena parking.  This block also presents three important edges to consider: the 
Main Street façade facing the arena, the Trumbull Street façade facing the new park, and the I-84 
façade facing downtown and passing highway traffic. 
 
 

 
 



Development Strategy: 
The architectural appearance of arenas have the ability to significantly enhance the image of a 
city, depending on how prominent its location, and how visible its building mass.  Interstate 
visibility will be somewhat limited on this site, since I-84 is depressed and other tall buildings 
(Crown Plaza Hotel and Bank of America) are located between it and I-91.  Some visibility may 
be apparent to eastbound traffic along I-84, but this will likely change if and when new 
development takes place on Block 4, west of Main Street.  On the other hand, an arena location 
slightly separated from the tall buildings of the C.B.D. presents the ability to design public 
spaces – such as the plaza, lobby, and lounges – with striking views of the downtown skyline.  
Conversely, many downtown buildings will enjoy the new ability to look down on the new arena 
from the south. 
 
Assuming that a portion of the Trumbull Street right-of-way is incorporated into the arena parcel, 
the size of the property would be sufficient to support such a building.  The configuration of the 
parcel, however, is irregular, which results in a site organization that places the arena bowl 
towards the northern end, as illustrated below.  The southern portion of the site, then, would be 
designed as the “front door”, with a public lobby opening onto an exterior plaza that connects to 
the I-84 elevated plaza on Block 3, and further to downtown.  The “back door” with service 
access and functions, then, would be located either on Pleasant or Windsor Street. 
 

 
 



Circulation: 
Located near the juncture of two major interstate highways, the regional access for this site is 
well-positioned.  Since the site is only a block away from the northern edge of the downtown 
core, most of the event parking would utilize public and office parking lots and garages that are 
empty in the evenings.  While not all of this parking can be counted on, the bulk of the 
downtown parking supply is located within a ½ -mile walk from the arena entry.   A dedicated 
parking lot or garage adjacent to the arena will still be necessary, however, to meet competitive 
criteria geared for V.I.P. parking – one possible location being across Main Street on Block 4.  
Regional and local transit systems at Union Station represent another nearby transportation 
option, located approximately five blocks from the arena’s front door, or about a ten-minute 
walk.  A downtown trolley or other special-event transit/parking systems would also help to 
achieve a more balanced multi-modal mix, to reduce the impact on downtown roadways. 
  

 
 
 
Massing: 
While arena buildings may be several hundred thousand square feet in total size, the various 
program elements and site features allow for a variety of architectural solutions within the 
overall composition.  In the case of Site 3, an important urban design aspect is the sequence of 
spaces that lead visitors walking from downtown to the front door lobby.  Because of the 
relatively tight site, there is not much land available for creating public plaza spaces, once the 



building footprint is established.  This places a particular importance on enhancing the I-84 air 
rights parcel into a park/plaza for visitors as they circulate in and out of the arena; it also is an 
effective visual foreground for the building.  A taller building mass along Main Street would 
help to define the public plaza, and would also enhance the visibility of the arena complex within 
the downtown context and along the I-84 corridor.   
 
As the arena transitions down to a neighborhood scale along Main Street, an accompanying 
building on the west side of the street will reinforce the arena complex with supporting uses and 
development character.  An arena tower or marquis along Main Street would also help to mark 
the building entry, as well as increase the ability for building visibility from downtown and 
drivers along I-84.  A building mass on the east side of the arena lobby would help to frame the 
front door, with the opportunity to accommodate ancillary uses.  Given the parcel configuration 
and adjacent roadways, an option for a special vehicular drop-off/ plaza is possible between this 
portion of the arena and the Crown Plaza Hotel, to the east. 
 
Additionally, the streetscape improvement program along Trumbull Street could extend across 
the interstate, perhaps with a partially covered walkway to encourage pedestrian connections and 
further define the area as a northern gateway to the city. 
 

 
 



Site 5 (Existing Civic Center) 
The site bounded by I-84, Ann Street, and the Hartford 21 Project (along Trumbull and Asylum 
Streets) represents a redevelopment scenario that replaces the existing Civic Center with a new 
facility.  This strategy would trigger two major impacts on downtown.  First, it would remove an 
obsolete arena, which is an introverted building whose big blank walls do little to encourage 
vibrant street activity.  Second, it would further bolster downtown’s newest development by 
integrating a state-of-the-art arena with not only the Hartford 21 Project, but with mixed-use 
activities that continue to evolve on adjacent blocks. 
 

 
 
 
Land Use: 
As documented in the city’s study entitled “Downtown West,” many restaurants and 
entertainment businesses are present in the four-block area between the existing Civic Center and 
Union Station.  The current arena, however, discourages pedestrian activity that would further 
activate these and other businesses.  A new arena that features both programmable space and 
articulated fenestration, materials and graphics will make the building a contributing anchor to 
the growing mixed-use district – rather than an impediment.   In the Parcel Plan, Parcels 6, 7, and 
8 are identified as necessary for the arena building itself, supporting fundamental program uses 
such as the seating bowl and concourse, service areas and a public lobby.   
 
In addition to the existing businesses, approximately 6-½ acres of vacant land exists in the four 
blocks between Union Place, Asylum Street, Ann Street and Church Street, with other potential 



redevelopment opportunities also available – indicated by Parcels, 1, 2, 3, 4, 5 and 9.  Several 
buildings in the areas to the east and west of the arena are part of the Ann Street or Pratt Street 
historic districts, which add invaluable charm and pedestrian scale.  The ability to introduce other 
buildings of compatible use and character would establish more of a critical mass with more of a 
continuous corridor of active uses – similar to other urban mixed-use/entertainment districts such 
as Memphis, Washington D.C., or Glendale, Arizona. 
 

 
 
 
Development Strategy: 
Since a new arena would be larger than the existing Civic Center, the only way that a new 
building could fit onto this site would be to demolish the existing city-owned Church Street 
Garage next to I-84, and close down one block of Church Street.  Removing the parking garage 
will obviously reduce the amount of available downtown parking, but it frees up an important 
downtown edge that faces both the interstate and the North End neighborhood.  Both the east and 
west sides of the arena (facing Trumbull Street and Ann Street) have the ability to transition in 
scale down to 3- to 4-story building heights.  In fact, the Trumbull Street side already has the 
building storefronts in place, developed by the Hartford 21 Project; a design challenge would be 
how to manipulate floor levels and program elements to appropriately integrate arena functions 
with the existing buildings.  Perhaps most interestingly, the arena lobby and front door could be 
designed as an indoor-outdoor space just north of the residential tower and parking garage, 
acting as a connecting element between Pratt Street and Allyn Street. 
 



Rebuilding a new arena on the existing Civic Center site is an attractive option for several 
reasons.  First, it maintains the historic use of the site, but also reaches a potentially wider 
audience by offering more uses with a modern facility.  Second, it capitalizes on existing – as 
well as planned – parking and transportation systems.  Third, it strengthens the nascent mixed-
use district in this part of downtown jump-started by the Hartford 21 Project, and connects – 
rather than blocks – the Allyn Street corridor and the Pratt Street corridor.  Fourth, it replaces an 
imposing blank wall of a parking garage with a iconic civic building that is oriented toward the 
North End.  Finally, it has the ability to become integrated with the pedestrian scale that 
downtown is focusing on, in contrast with previous generations of buildings that were built with 
large blank walls and detached plazas and podiums. 
 

 
 
 



Circulation: 
Frontage along I-84 would establish a strong presence for the arena; for visitors coming to events 
and related entertainment, it is an easy visual marker to spot.  Because it is embedded in the 
downtown core, multiple vehicular access points exist, and plenty of parking options are well 
distributed within easy walking distance.  Located two blocks to the west (approximately five 
minutes walking), transit options from Union Station will also be ideally located – funneling 
visitors through two blocks of mixed-use activity to and from the arena.  A similar circulation 
pattern exists to the east as well, with the potential for downtown office workers, residents and 
visitors to walk through the Pratt Street corridor on their way to and from the arena.  A 
downtown trolley or other special-event transit/parking systems would also help to achieve a 
more balanced multi-modal mix, to reduce the impact on downtown roadways. 
 

 
 
 
Massing: 
While arena buildings may be several hundred thousand square feet in total size, the various 
program elements and site features allow for a variety of architectural solutions within the 
overall composition.  In the case of Site 5, each of the four sides presents distinctly different 
urban design considerations.   
 
The northern edge creates an iconic architectural opportunity, expanded by the idea of 
integrating a portion of the interstate wall into the materials, graphics, lighting, etc. of the arena 
façade.  An improved I-84 park and possible bridge enhancement along Trumbull Street would 



further define this as a downtown gateway.  A cantilevered roof along Ann Street is another idea 
that could enliven the arena architecture, especially as perceived by passing drivers along I-84.    
 
The western edge of the arena block between the interstate and the Hartford 21 parking garage 
borders the Ann Street National Historic District – a multi-block area of small-scale buildings, 
including the St. Patrick – St. Anthony Church.  It is critical that the arena building break down 
in scale to relate to this unique context; it is also critical that the complex appear transparent and 
inviting to pedestrians, to support the resurgence of this urban district. 
 
With the Hartford 21 tower and parking garage occupying the length of Asylum Street (between 
Ann Street and Trumbull Street), the arena would have little presence along its southern edge.  
However, the creation on an inside/outside public space that also functions as the main public 
lobby for the arena is an intriguing thought which warrants further study.  Conceptually, this 
design feature could link the Ann Street District and Union Station to the Pratt Street District and 
the heart of downtown – the arena, in effect, could become a major “link” in downtown, rather 
than the “barrier” that it has been for the past 32 years.  Like Asylum Street, the Trumbull Street 
edge is built out by the Hartford 21 tower and retail buildings, as well as the Hilton Hotel.  In 
addition to creating a primary entry into the lobby space discussed above, some arena uses (as 
well as exterior signage and graphics) could potentially be integrated into the Hartford 21 retail 
block. 
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Demographic Analysis 
 
An important component in assessing the potential success of an arena development project is 
the demographic and socioeconomic profile of the local market.  The strength of a market in 
terms of its ability to support a sports and entertainment venue is measured in part by the size of 
the market area population and its spending characteristics.  The following section summarizes a 
number of key demographic and socioeconomic characteristics of the Hartford region.   
 
The analysis also presents comparisons of the Hartford market’s demographics with those of 
other NHL markets currently hosting arenas built since 1995.  The analysis excludes NHL 
markets that also host an NBA franchise, as these markets are generally not comparable to 
Hartford based on their significantly larger populations.  The following table summarizes the 
markets included in the demographic comparisons. 

 
For purposes of this analysis, the demographics of each market have been evaluated utilizing 
each market’s Core Based Statistical Area (CBSA) and the 50-mile radius surrounding each 
market.  The CBSA is defined as an area with a concentrated population core, along with an 
adjacent territory with social and economic ties to the core.  The population within 50 miles of a 
facility is generally considered the primary market area from which the majority of venue 
patrons will be drawn. 

Comparable Arena Markets

Year Concert
Arena Location Opened Capacity
NHL Only

Glendale Arena Glendale, AZ 2003 17,500
Xcel Energy Center St. Paul, MN 2000 18,064
Nationwide Arena Columbus, OH 2000 18,137
RBC Center Raleigh, NC 1999 21,000
BankAtlantic Center Sunrise, FL 1998 19,088
Bell Centre Montreal, PQ 1996 21,631
Scotiabank Place Ottawa, ON 1996 18,500
St. Pete Times Forum Tampa, FL 1996 19,758
Gaylord Entertainment Center Nashville, TN 1996 17,500
HSBC Arena Buffalo, NY 1996 18,500
General Motors Place Vancouver, BC 1995 19,193
Hartford Civic Center Hartford, CT 1975 16,500

NHL Only Average (Excl. HCC) 19,000



The Hartford CBSA is comprised of Hartford, Middlesex and Tolland Counties.  The following 
map illustrates the boundaries of the Hartford CBSA as well as the 50 mile radius surrounding 
Hartford. 
 

 
The Hartford CBSA extends through central Connecticut from the Massachusetts border to the 
north to Long Island Sound to the south and includes cities such as Hartford, New Britain, 
Bristol and Middletown.  The 50-mile radius surrounding Hartford approximately doubles the 
area included in the CBSA, extending beyond Danbury, Bidgeport, New London and Norwich to 
the South and into New York, Massachusetts and Rhode Island to the West, North and East.   
 
 
Population 
 
The level of population from which sports and entertainment facilities will draw attendees can 
impact the events and attendance attracted to the facilities.  The following exhibit summarizes 
the key population statistics of the Hartford area. 

50-Mile Radius

Hartford CBSA



 
The Hartford CBSA had a population of approximately 1.2 million in 2005.  The market’s 
population is projected to grow by approximately 0.8 percent annually over the next five years, 
similar to the projected growth rate for the U.S. as a whole.  The following chart compares 
Hartford’s population with the populations of the comparable facility markets. 

 
While the Hartford market’s population is significantly lower than the average among markets 
hosting recently built NHL-only arenas, several markets with similar populations, including 
Columbus, Nashville, Buffalo and Raleigh have developed NHL arenas in recent years. 
 
While the CBSA population analysis presented above provides a uniform comparison of the 
populations of each market, it is also important to consider the media market population of each 
market.  This factor is particularly important to the NHL and other sports leagues.  The following 
exhibit summarizes the media market population of the Hartford area compared to similar NHL 
markets. 

Hartford Population Statistics

Hartford
CBSA U.S.

2005 Population 1,192,100 292,937,000
2010 Population 1,239,000 307,116,000

CAGR 2005 - 2010 0.8% 0.9%

Soure: Claritas, Inc.
CAGR = Compound Annual Growth Rate
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As shown, the media market population for the Hartford area of approximately 2.6 million is 
significantly higher than the CBSA population.  When compared to other existing NHL markets, 
the Hartford media market is somewhat below the average of the markets discussed herein, 
comparing closely to Raleigh, Nashville and Columbus. 
 
As another comparison, it is helpful to consider the population within a specific radius of each 
market.  In general, the population within 50 miles of a particular venue can be considered the 
primary market draw area from which the majority of facility patrons will be drawn.  The 
following exhibit compares the estimated population within 50 miles of each comparable NHL 
facility discussed herein. 
 

Comparable Arena Market Demographics - Media Market Population
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While the Hartford area’s CBSA and media market population levels fell below the NHL only 
average, when the market is expanded to 50 miles, the Hartford market ranks third highest, 
behind only Miami and Phoenix.  While this statistic indicates a relatively strong population 
from which the proposed new arena and NHL franchise could draw, it is important to understand 
that a variety of factors will impact the extent to which patrons from the outer edges of this 
radius will be drawn to the facility.  For instance, high levels of traffic and related issues in and 
around the arena could negatively impact potential patrons’ propensity to attend events at the 
facility.  However, a quality facility that provides a high quality fan experience may have a 
positive impact on attracting patrons from outside the immediate Hartford area.  Overall, the 
population in and around Hartford falls within the range of markets hosting recently built NHL 
facilities. 
 
 
Age 
 
The age of a specific populace can impact the overall drawing power for the proposed 
development, particularly for spectator events held at the proposed ballpark and arena.  In 
general, the 18 to 34 year old age group is regarded in the spectator events industry as one of the 
groups that is most likely to attend sporting and other spectator events.  The 35 to 54 year old age 
group is also regarded as a relatively strong market for these events.  This age group also exhibits 
higher spending patterns than other age groups.  A lower than average population concentration 
within these groups will not necessarily adversely affect the number of events hosted in the given 
market, but could potentially affect the type of programming that can work to maximize event 
potential at spectator facilities in the market.  The following table summarizes the age 
distribution and median age of the Hartford-area population.  
 

 
The Hartford market population is relatively old in comparison to the nation as a whole. 
Specifically, the median age of the Hartford market is approximately 3.1 years older than the 
national median and has a significantly larger proportion of its population aged 55 and over.  The 
following chart compares the median age within each comparable arena market. 

Hartford Age Statistics

Hartford
CBSA U.S.

Age Distribution:
Under 15 16.6% 20.7%
15 to 24 14.2% 14.2%
25 to 34 11.4% 13.6%
35 to 44 14.7% 15.3%
45 to 54 16.0% 14.1%
55 and over 27.1% 22.1%

Median Age 39.1 36.0

Source: Claritas



 
As shown, the median age of the Hartford market is older than all but two of the comparable 
NHL markets discussed in this analysis. 
 
 
Household Income 
 
Household income is an important socioeconomic variable that can be indicative of the potential 
success of sports and entertainment venues.  Household income can be used as a surrogate 
measure for the ability to purchase tickets, premium seating and other such items at sports 
facilities.  The following table summarizes the key household income variables of the Hartford 
market area. 
 

Hartford Household Income Statistics

Hartford
CBSA U.S.

Household Income Distribution:
Under $25,000 19.4% 26.0%
$25,000 to $49,999 23.3% 27.7%
$50,000 to $74,999 19.4% 19.1%
$75,000 to $99,999 14.4% 11.6%
Over $100,000 23.5% 15.7%

Median Household Income $59,100 $46,500
Average Household Income $75,700 $63,300

Source: Claritas
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Household income levels in the Hartford market area are generally significantly higher than the 
national average, with higher proportions of households having annual incomes of $100,000 or 
greater.  The median and average household income of Hartford-area households are also higher 
than the national average.  The following chart compares the median household income of the 
Hartford market with those of the comparable NHL markets. 
 

Hartford’s median household income ranks well above the average of the NHL markets 
considered as part of this analysis, trailing only the Minneapolis/St. Paul market.   
 
 
Corporate Inventory 
 
Local corporations play a significant role in supporting the arenas by purchasing private suites, 
season tickets and advertising/sponsorship opportunities.  The following table summarizes the 
corporate inventory of the Hartford CBSA, including all corporate headquarters with at least 25 
employees and $5.0 million in annual sales and corporate branches with at least 25 employees. 

Comparable Arena Market Demographics - Median Household Income
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As shown, the Hartford CBSA has a total of approximately 920 corporate headquarters with at 
least 25 employees and $5.0 million in annual sales.  The Hartford market is also home to 
approximately 690 corporate branches with 25 or more employees, resulting in a total corporate 
inventory of approximately 1,610.   
 
The following chart compares the inventory of corporate headquarters and branches with at least 
25 employees in each comparable arena market.  It should be noted that the corporate 
headquarter inventories in the chart include only organizations with at least $5.0 million in 
annual sales. 

Hartford CBSA Corporate Inventory

Annual Sales Number of
(in millions) Headquarters Subtotal

$2,000.0 or more 7 7
$1,500.0 - $1,999.9 0 7
$1,000.0 - $1,499.9 4 11
$750.0 - $999.9 6 17
$500.0 - $749.9 2 19
$250.0 - $499.9 12 31
$100.0 - $249.9 37 68
$50.0 - $99.9 66 134
$25.0 - $49.9 131 265
$10.0 - $24.9 314 579
$5.0 - $9.9 341 920

Total Headquarters 920

Corporate Branches 694

Total 1,614

Note: Includes only corporate headquarters and branches with at least 25 employees.
Source: Dun & Bradstreet.
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Compared to other NHL markets, the Hartford corporate inventory ranks well below the average 
inventory of similar markets, ranking second lowest among the markets discussed in this 
analysis.  This factor could have a significant impact on the ability of an NHL franchise to 
generate sufficient revenues from corporate sponsorship, premium seating and other such areas.   
 
While the corporate inventory of the Hartford market is relatively small compared to other 
markets with newer NHL facilities, it is also important to consider the strength of companies 
located in the Hartford area.  The Hartford market is home to three companies in the Fortune 
100, while several other companies in the Fortune 100 have major operating centers in and 
around Hartford.  Of the comparable NHL markets discussed herein, only Minneapolis and 
Nashville are currently headquarters to companies in the Fortune 100, with five headquarters and 
two headquarters, respectively.  The strength of the corporate base and potential support for the 
proposed facility and NHL franchise in Hartford will play an important role in the potential 
success of the arena and team. 
 
   
Demographic Summary 
 
Within this section, the Hartford market has been compared to several markets hosting large, 
recently built arenas on the basis of a number of key demographic variables.  The following is a 
summary of the key findings of the demographic analysis. 
 

• The Hartford market’s CBSA and media market population is within the range of markets 
hosting NHL arenas built since 1995. 

• Hartford’s corporate inventory within the range of the smaller market hosting NHL-only 
facilities, but ranks well below the comparable market average.  However, the Hartford 
market has a relatively strong corporate presence, with three companies in the Fortune 
100 headquartered in the Hartford area. 

• The median age of Hartford-area residents is more than three years older than the national 
average, with a relatively high proportion of the population aged 55 or older. 

• Hartford’s median household income is among the highest of any comparable arena 
market. 

• The presence of an older, wealthier population in the Hartford area could make it a strong 
market for club seats and other upscale amenities. 

 



The Hartford market’s population, income levels and other demographic characteristics are 
generally comparable to those of many markets hosting recently built NHL arenas.  However, it 
is important to note that the current economic structure of the NHL places an increased emphasis 
on corporate support in terms of sponsorships, naming rights, premium seating and other support.   
 
Given the relatively small number of corporate headquarters and branches in the Hartford 
market, an NHL franchise may struggle to generate sufficient revenues from the corporate sector.  
Despite a relatively small corporate inventory, local corporations have demonstrated an ability to 
generate support for various projects, including the Travelers Championship (formerly the 
Greater Hartford Open) PGA event.  For an NHL franchise to succeed in Hartford, it will be 
critical to generate similar corporate support so that general ticket prices can be held at prices 
that enable the general populace to attend games. 



 

Economic Impact Analysis 
 
The economic and fiscal benefits generated by public assembly facilities are often among 
the primary determinants regarding the decision to construct a new facility.  The purpose 
of this section is to provide estimates of the historical economic impacts related to the 
operations of the Hartford Civic Center and to estimate the incremental impacts that 
could result from the operations of a new arena.   
 
 
Key Operating Assumptions 
 
As a part of CSL’s work with the Connecticut Development Authority (CDA) in 2006, 
estimates of the event demand and financial results of a new arena were developed.  The 
previous analysis included two potential operating scenarios for the new arena.  Both 
scenarios assumed that the University of Connecticut would continue to hold the majority 
of their home basketball games at the new facility.  In addition, in one scenario it was 
assumed that an AHL franchise would serve as a primary tenant, while in the second 
scenario it was assumed that an NHL franchise would be brought to Hartford and would 
use the new arena as its home facility.  The event assumptions for both scenarios have 
been updated based on the most current information available and are presented below. 
 

New Arena – AHL Tenant 
 
The following table summarizes the assumptions underlying the estimates related to 
the potential financial performance of a new arena in Hartford, assuming the presence 
of an AHL tenant hockey franchise. 

 

Direct
Annual Ave Pd No-Show/ Actual Event Per Capita Spending

Event Type Events Attendance Comp Factor Attendance Revenue Tickets Concessions Catering Merchandise

Tenant Hockey (AHL) 43 4,800 5% 4,560 2,500 $15.00 $6.00 $25.00 $1.50
Tenant Football 7 6,000 5% 5,700 30,000 $15.00 $6.00 $25.00 $1.50
Tenant Lacrosse 8 10,000 5% 9,500 30,000 $22.00 $6.00 $25.00 $1.50
UCONN Basketball 21 15,000 10% 13,500 30,000 $15.00 $5.00 $25.00 $1.50
Concerts 12 10,000 -10% 11,000 25,000 $40.00 $7.00 $25.00 $7.00
Family Shows 30 3,500 -20% 4,200 15,000 $20.00 $2.00 $25.00 $4.00
Other Sports 12 9,000 10% 8,100 10,000 $15.00 $3.50 $25.00 $2.50
Flat Floor 10 n/a n/a n/a n/a n/a n/a n/a n/a
Other Events 20 5,000 0% 5,000 5,000 $1.00 $2.00 $0.00 $0.00

Premium Seating Corporate Revenue

Suites: Annual Naming Rights $750,000
  Quantity 50 Annual Advertising $1,250,000
  Tickets per suite 16
  Sold 45
  Average Price $70,000

Club Seats:
  Quantity 1,000
  Sold 850
  Average Price $1,750

Summary of Key Operating Assumptions - New Arena - AHL Tenant



 

Under this scenario, it is assumed that the revenue allocations for the new arena 
would be similar to the current operations of the HCC.  It is assumed that the arena 
would receive rent and/or reimbursement for event expenses from each tenant, and 
would retain all revenue and merchandise commissions, non-event specific 
advertising revenue, premium seating revenue and other such revenue streams.  The 
following table summarizes the estimated financial operations for a new arena in 
Hartford with an AHL tenant, based on the assumptions noted above. 

 
As shown, a new arena with an AHL tenant is estimated to generate approximately 
$14.1 million in annual revenues, while incurring approximately $12.0 million in 
annual operating expenses.  This level of operations would result in net annual 
operating income of approximately $2.1 million, before debt service or capital reserve 
funding. 
 
 
New Arena – NHL Tenant 
 
In the second operating scenario, it is assumed that the new arena will serve as the 
home of an NHL franchise, in addition to UCONN basketball and other tenants and 
other events.  While the new arena with an AHL tenant is assumed to operate in a 
manner similar to the existing HCC, the operations of an NHL arena typically differ 
significantly.  While each case is subject to negotiations, in most cases, the NHL 
franchise is responsible for the operations of the arena, retaining all NHL and non-
NHL event revenue as well as revenue from naming rights, advertising and other non-
event specific revenue streams. 

New Arena
AHL Tenant

Revenues
Direct Event Revenues $2,208,000
CT Ticket Surcharge 1,667,000
Premium Seating 4,638,000
Naming Rights 750,000
Food & Beverage 2,636,000
Merchandise 321,000
Sponsorship & Signage 1,250,000
Other 600,000
        Total revenues $14,070,000

Expenses
Facility $4,500,000
General & administrative 6,500,000
Management Fee 1,000,000
        Total expenses $12,000,000

Operating Income (Loss) $2,070,000

Estimated Financial Operating Results
New Arena - AHL Tenant



 

For purposes of this analysis, it is assumed that the NHL franchise would operate the 
proposed new arena and would retain all arena revenues.  It is also assumed that the 
NHL franchise would be responsible for all arena operating expenses.  The following 
is a summary of the key operating assumptions utilized in developing the financial 
projections for a new arena with an NHL franchise. 

 
The assumptions related to non-NHL events, including other tenant events, are 
assumed to remain the same whether the arena is home to an AHL or NHL franchise.  
However, estimates related to premium seating, naming rights, advertising and 
hockey event assumptions have been adjusted to reflect the presence of an NHL 
franchise. 
 
In addition to the arena-related assumptions presented above, estimates were also 
developed related to the potential team-related revenues and expenses that could 
result from NHL franchise operations.  These assumptions were based on operating 
results of existing NHL franchises.  The following table summarizes the estimated 
financial operations of an NHL franchise and arena in Hartford. 
 

Direct
Annual Ave Pd No-Show/ Actual Event Per Capita Spending

Event Type Events Attendance Comp Factor Attendance Revenue Tickets Concessions Catering Merchandise

Tenant Hockey (NHL) 45 15,000 5% 14,250 n/a $55.00 $10.00 $40.00 $4.00
Tenant Football 7 6,000 5% 5,700 30,000 $15.00 $6.00 $25.00 $1.50
Tenant Lacrosse 8 10,000 5% 9,500 30,000 $22.00 $6.00 $25.00 $1.50
UCONN Basketball 21 15,000 10% 13,500 30,000 $15.00 $5.00 $25.00 $1.50
Concerts 12 10,000 -10% 11,000 25,000 $40.00 $7.00 $25.00 $7.00
Family Shows 30 3,500 -20% 4,200 15,000 $20.00 $2.00 $25.00 $4.00
Other Sports 12 9,000 10% 8,100 10,000 $15.00 $3.50 $25.00 $2.50
Flat Floor 10 n/a n/a n/a n/a n/a n/a n/a n/a
Other Events 20 5,000 0% 5,000 5,000 $1.00 $2.00 $0.00 $0.00

Premium Seating Corporate Revenue

Suites: Annual Naming Rights $3,000,000
  Quantity 80 Annual Advertising $5,000,000
  Tickets per suite 16
  Sold 75
  Average Price $125,000

Club Seats:
  Quantity 2,500
  Sold 2,000
  Average Price $4,000

Summary of Key Operating Assumptions - New Arena with NHL Tenant



 

 
As shown, combined NHL franchise and arena operations are estimated to generate 
approximately $105.7 million in total revenues and $101.5 million in total annual 
operating expenses, resulting in approximately $4.3 million of net operating income. 
 
 

NHL Arena and Franchise

Revenues

Arena Related
Direct Event Income (Non-NHL Events) $2,100,000
CT Ticket Surcharge 3,521,000
Premium seating 17,375,000
Naming rights 3,000,000
Food and beverage 5,393,000
Advertising 5,000,000
Merchandise 604,000
Other 600,000
        Total Arena Revenues $37,593,000

Team Related
NHL Gate Receipts $37,125,000
Other Team Operating Revenue 31,000,000
        Total Team Revenues $68,125,000

Total Team and Arena Revenues $105,718,000

Expenses

Arena Related
Facility $5,500,000
General & administrative 9,500,000
Management Fee 1,250,000
        Total Arena Expenses $16,250,000

Team Related
Player Compensation $44,000,000
Other Team Operations 41,200,000
        Total Team Expenses $85,200,000

Total Team and Arena Expenses $101,450,000

Operating Income (Loss) $4,268,000

Estimated Financial Operating Results



 

Survey Results 
 
While the financial operations of the arena presented above have been based on the 
information developed as part of CSL’s previous engagement with the CDA, the related 
economic impact estimates have been refined through a survey process as part of the 
current analysis.  Specifically, over 500 one-on-one interviews were completed with 
patrons of the HCC at events taking place during March 2007, including Wolf Pack 
games as well as an ice skating exhibition.  The intent of this process was to gather 
additional information on patron spending before and after arena events. 
 
As an initial set of questions, patrons were first asked if they were residents of Hartford 
and, if not, if they were staying in a hotel during their visit to Hartford.  As shown below, 
less than 10 percent of HCC patrons are actually residents of the City of Hartford.  Of 
those respondents who are visiting Hartford to attend the event, approximately one 
percent are staying overnight at a hotel.  On average, those respondents staying in a hotel 
indicate an average stay of two nights.  

 
Respondents were then asked if they have attended events at the Hartford Civic Center in 
the past and, if so, which events they have attended. 
 

Are you Staying in a Hotel W hile Visiting 
Hartford?

No
99%

Yes
1%

Note: Only respondents who are not residents of Hartford were asked this question
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Approximately 95 percent of the survey respondents have attended events at the HCC in 
the past.  Of these participants, approximately 73 percent have attended Wolf Pack 
events, while 62 percent have attended concerts at the HCC.  In addition, approximately 
50 percent had attended a UCONN basketball event, 49 percent had attended a family 
show in the past, and 48 percent had attended a Whalers hockey game at the HCC. 
 
After these initial questions, the survey focused primarily on spending before and after an 
event as well as the impact of various new arena locations on potential spending and 
attendance at the new arena.  Respondents were first asked to indicate the likelihood of 
attending events at a new arena in downtown Hartford or a new arena located outside of 
downtown Hartford. 

As shown, location appears to have a slight impact on HCC patrons’ propensity to attend 
events, with approximately 95 percent of patrons indicating they would attend the same 
number or more events at a new downtown arena, compared to approximately 88 percent 
if the arena was located outside of the downtown area.   
 
Survey participants were then asked to indicate if they currently patronize area 
restaurants, bars, nightclubs or retail establishment before or after HCC events.  
Respondents were also asked to estimate their spending at each type of establishment 
while attending HCC events as well as their spending outside a new downtown arena and 
a new arena located outside of downtown.   
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As shown, approximately 53 percent of all survey participants currently patronize area 
establishments while attending events at the HCC.  Based on the survey results, it is 
estimated that spending outside the HCC at restaurants, bars and retail establishments 
totals approximately $23.10 per person, while these patrons indicated spending outside a 
new arena would total approximately $36.50 per person. 
 
Economic and Fiscal Impact Analysis - Methodology 
 
Economic impacts are typically conveyed through measures of direct spending, total 
output, personal earnings and total employment.  Each of these measures of economic 
impact is further described below: 
 

• Direct Spending – represents spending generated by the arena and arena 
patrons, including in-facility expenditures on tickets, rent, concessions, 
novelties and parking; out-of-facility spending on hotels, restaurants, retail, 
transportation and entertainment; and spending related to the facility, 
including advertising, sponsorships, premium seating and other similar 
sources of spending. 

• Total Output – represents the total direct, indirect and induced spending 
effects generated by the arena. 

• Personal Earnings – represent the wages and salaries earned by employees or 
businesses involved with the operations of a public assembly facility. 

• Employment – represents and estimate of the total full- and part-time jobs that 
are supported by the direct, indirect and induced spending related to the arena. 

 
Direct Spending 
 
The construction phase of an arena represents a significant one-time impact on a local 
economy.  This impact is determined by the volume and nature of the construction 
expenditures as well as the region in which they take place.  Direct spending on 
construction typically consists primarily of a large number of purchases of materials and 
labor.  Since these large purchases tend to take place in a relatively short time frame, a 
distinct and visible impact on the community is typically generated during the 
construction phase. 
 
The operations of arenas and their tenants can also impact the local economy in a variety 
of ways.  Direct spending is generated during events on tickets, concessions, merchandise 
and parking as well as before and after events throughout the local hotels, restaurants, 
retail and other establishments.  In addition, the operations of a public assembly facility 
can generate facility-related spending in areas such as advertising, premium seating, 
naming rights and sponsorships.   
 



 

It is important to note that, in the scenario with an NHL tenant, direct spending has been 
adjusted downward to reflect the fact that a significant portion of the spending will be 
allocated to player payroll.  Due to the unique nature of professional sports salaries, a 
significant portion of this spending is assumed to take place outside the local economy. 
 
Direct spending represents the beginning of the calculation of economic impacts within 
the economy, or what is termed the initial change in final demand.  For purposes of this 
analysis, impacts are represented as total economic activity and net new economic 
activity.  Total economic activity represents gross spending associated with the 
construction and operations of the arena regardless of the origin of spending and whether 
or not the spending would have taken place in another form within the local economy 
(i.e. displaced spending).   
 
 
Multiplier Effects 
 
Economic impacts are further increased through the re-spending of the direct spending.  
The total impact is estimated by applying an economic multiplier to initial direct 
spending to account for the total economic impact.  The total output multiplier is used to 
estimate the aggregate total spending that takes place, beginning with the direct spending 
and continuing through each successive round of re-spending.  Successive rounds of re-
spending are generally discussed in terms of their indirect and induced effects on the area 
economy.   
 

Indirect Effects – consist of the re-spending of the initial or direct expenditures.  
These indirect impacts extend further as the dollars constituting the direct 
expenditures continue to exchange hands.  This process, in principle, could continue 
indefinitely.  However, recipients of these expenditures may spend all or a part of it 
on goods and services outside the market area, put part of these earnings into savings, 
or pay taxes.  This spending halts the process of subsequent expenditure flows and 
does not generate additional spending or impact within the community after a period 
of time.  This progression is termed leakage and reduces the overall economic impact.   
 
Induced Effects – consist of the positive changes in spending, employment, earnings 
and tax collections generated by personal income associated with the operations of 
the facility and franchises.  Specifically, as the economic impact process continues, 
wages and salaries are earned, increased employment and population are generated, 
and spending occurs in virtually all business, household and government sectors.  
This represents the induced spending impacts generated by direct expenditures. 

 



 

The appropriate multipliers to be used are dependent upon certain regional characteristics 
and also the nature of the expenditure.  An area that is capable of producing a wide range 
of goods and services within its border will have higher multipliers, a positive correlation 
existing between the self sufficiency of an area’s economy and the higher probability of 
re-spending occurring within the region.  If a high proportion of the expenditures must be 
imported from another geographical region, lower multipliers will result. 
 
The multiplier estimates used in this analysis are based on the IMPLAN System, which is 
currently used by hundreds of universities and government entities throughout the 
country.  IMPLAN is a microcomputer program that performs regional input-output 
analysis based on 528 industrial sectors. 
 
 
Economic and Fiscal Impact Analysis – Operations 
 
Based on the key operating assumptions and results of the fan intercept surveys discussed 
above, estimates of the economic and fiscal impacts related to the development of a new 
arena have been prepared.  The following table presents the estimated gross annual 
economic impacts of the new arena under both operating scenarios, compared to the 
estimated impacts of the HCC going forward, as developed in CSL’s previous 
engagement with the CDA.   

 
As shown, the HCC is estimated to generate approximately $42.0 million in direct 
spending going forward, which would result in approximately $70.6 million in total 
output, $32.5 million in earnings and would support approximately 1,400 jobs.  In 
addition, this spending is estimated to generate approximately $2.9 million in annual state 
sales taxes, $88,000 in state lodging tax revenue, $1.1 million in personal income taxes 
and $242,000 in state business taxes. 

Annual Arena Operations

On-Going New Arena Incremental Impacts
HCC AHL NHL (2) AHL NHL (2)

Direct Spending $42,049,000 $75,483,000 $124,599,000 $33,434,000 $82,550,000
Total Output $70,569,000 $126,939,000 $209,770,000 $56,370,000 $139,201,000
Earnings $32,523,000 $57,770,000 $97,445,000 $25,247,000 $64,922,000
Jobs (1) 1,400 2,500 4,300 1,100 2,900

Tax Revenues
   State Sales $2,931,000 $5,175,000 $8,876,000 $2,244,000 $5,945,000
   State Lodging $88,000 $116,000 $148,000 $28,000 $60,000
   State Personal Income $1,110,000 $1,972,000 $3,326,000 $862,000 $2,216,000
   State Business $242,000 $435,000 $719,000 $193,000 $477,000
Total State Taxes $4,371,000 $7,698,000 $13,069,000 $3,327,000 $8,698,000

(1) Includes full- and part-time jobs.  This equates to approximately 1,000 FTEs for the existing HCC, 1,800 FTEs for an AHL arena and 
     3,100 FTEs for an NHL arena.
(2) Direct spending has been adjusted downward to reflect the assumption that a significant portion of the spending related to an NHL franchise is 
   allocated to player payroll, and that only a portion of player spending will actually impact the local economy.

Estimated Economic and Fiscal Impacts



 

The operations of a new arena with an AHL tenant are estimated to generate 
approximately $75.5 million in direct spending, $126.9 million in total output and $57.8 
million in total earnings, supporting approximately 2,500 total jobs.  Similarly, this 
spending is estimated to generate approximately $5.2 million in state sales tax revenue, 
$116,000 in lodging tax revenue, $2.0 million in personal income taxes and $435,000 in 
business taxes. 
 
Due to the higher attendance, ticket prices and associated sending related to an NHL 
franchise, a new arena with an NHL tenant is estimated to generate significantly higher 
overall spending and related economic and fiscal impacts than either the existing HCC or 
a new arena with an AHL tenant.  Specifically, it is estimated that the operations of the 
new arena and NHL franchise could generate approximately $124.6 million in direct 
spending, which would result in approximately $209.8 million in total output, $97.4 
million in earnings and would support approximately 4,300 jobs.  This spending is also 
estimated to generate approximately $8.9 million in state sales taxes, $148,000 in state 
lodging tax, $3.3 million in personal income taxes and $719,000 in state business taxes. 
 
 
Economic and Fiscal Impact Analysis – Construction 
 
In addition to the ongoing operations of the new arena, spending during the construction 
period will also generate significant economic and fiscal benefits for the Hartford area.  
The amount of economic impacts taking place during the construction period will depend 
on the project cost for the arena, which could vary greatly depending on capacity, square 
footage, level of finish and amenities and other such factors.   
 
In order to provide a preliminary estimate of the range of project costs that could be 
associated with the development of a new arena in Hartford, the following table presents 
construction costs of several comparable minor league and NHL arenas.  The costs 
presented in the table have been adjusted to 2007 dollars using an annual inflation factor 
of 7.5 percent.  In addition, the project costs for each arena have been adjusted to reflect 
the estimated cost if the arena were constructed in Hartford based on the relative 
construction cost indices of each respective market.  



 

 
As shown, the average project cost of the arenas included in the analysis was 
approximately $328.5 million in 2007 dollars, adjusted to reflect the building cost indices 
of the respective markets.  Adjusted project costs range from a low of $163.1 million for 
the Ford Center in Oklahoma City to a high of $508.6 million at the BankAtlantic Center 
in Sunrise, Florida. 
 
Based on factors such as the costs of comparable arenas built in other markets, the 
relatively high building cost index of the Hartford market and the rapid inflation of 
construction costs throughout the country, it is estimated that a new, NHL-ready facility 
in Hartford could range from approximately $300.0 million to $400.0 million, while an 
AHL facility is estimated to cost between $250.0 million and $300.0 million.  The actual 
project cost and resulting economic impacts could vary greatly depending on the final 
project design.  The following table summarizes the range of economic impacts estimated 
be generated during the construction period.  The impacts represent the estimated gross 
economic impact related to arena construction. 

Comparable Arena Construction Costs

Year Project
Facility Location Opened Cost (1)

Minor League
Qwest Center (2) Omaha, NE 2003 $462.9
Wells Fargo Arena (2) Des Moines, IA 2004 315.1
Sprint Center Kansas City, MO 2007 304.1
Veterans Memorial Coliseum Jacksonville, FL 2003 226.1
Bi-Lo Center Greenville, SC 1998 175.7
Ford Center Oklahoma City, OK 2002 163.1

Minor League Average $274.5

NHL-Only
BankAtlantic Center Sunrise, FL 1998 $508.6
RBC Center Raleigh, NC 1999 436.8
Gaylord Entertainment Center Nashville, TN 1996 424.9
St. Pete Times Forum Tampa, FL 1996 411.6
Glendale Arena Glendale, AZ 2003 334.1
Nationwide Arena Columbus, OH 2000 309.0
HSBC Arena Buffalo, NY 1996 293.3
New Penguins Arena Pittsburgh, PA 2010 290.0
Xcel Energy Center St. Paul, MN 2000 272.3

NHL Only Average $364.5

Average - All Arenas $328.5

(1) Adjusted to 2007 dollars assuming an annual inflation rate of 7.5 percent for construction costs,
and adjusted to represent the estimated cost if the facility were built in Hartford based on the
relative building cost indices for each market.

(2) Includes an arena and convention center.



 

 
As shown, it is estimated that approximately $187.5 million to $300.0 million would be 
spent locally for arena construction.  This spending is estimated to generate 
approximately $338.3 million to $541.2 million in total output and between $166.4 
million and $266.2 million in earnings, supporting approximately 3,200 to 5,100 jobs 
during the construction period. 
 
 
Non-Quantifiable Benefits 
 
In addition to the economic effects of money spent on arena construction and at arena 
events, the Hartford market could receive additional benefits from the development of a 
new arena through the development of restaurants, bars, hotels and other establishments 
in the area surrounding the new arena.  Several communities have found that the 
development of entertainment facilities can spur new business growth and revitalize the 
immediate area in which the arena is developed. 
 
The effects of attracting patrons to a concentrated area will impact numerous industries 
and enhance economic activity throughout the market area.  It is possible that the 
development of a new arena in Hartford could attract various commercial and retail 
developments to vacant or under-utilized parcels in the downtown area.  Such 
developments could include office, hotel, restaurant, retail and related developments that 
could benefit directly from the operations of the proposed arena.  Indirect impacts can 
benefit support industries including transportation, wholesale, manufacturing, 
warehousing and other such industries.  However, it should be noted that the 
development of a new arena could have an adverse impact on businesses located near the 
HCC should the Center cease operations. 
 

AHL Arena NHL Arena

Project Cost $250,000,000 $400,000,000

Adjusted Local Spending $187,500,000 $300,000,000

Total Output $338,277,000 $541,243,000
Earnings $166,378,000 $266,204,000
Jobs (1) 3,200 5,100

(1) Includes full- and part-time jobs.  A factor of approximately 80 percent can be
    applied to this number to determine FTEs.

Estimated Economic and Fiscal Impacts
Construction - One-Time Impacts



 

In addition to the quantified benefits generated from the construction and on-going 
operations of the proposed arena, there are other benefits that cannot be quantitatively 
measured.  Potential qualitative benefits for the local and regional market area could 
include: 
 

• Enhanced growth and ancillary private sector development spurred by the 
operations of an arena; 

• Diversified entertainment alternatives for families in the local area; 

• New advertising opportunities for local businesses; 

• Enhanced community pride, self-image, exposure and reputation; and 

• Other such benefits. 





Construction Cost Estimates for New Facility 
 
 
Turner Construction Sports was asked to prepare a construction cost model range for the 
New Hartford Arena.  To prepare the cost model, we studied the construction costs from 
seven recently completed National Basketball Association (NBA) arenas.  The costs were 
all escalated to a construction start in 2007 (current pricing) by using the Turner Index, a 
nationally recognized cost indexing system that tracks price changes due to escalation 
and other market forces.  The costs were then relocated to the Hartford marketplace using 
the Means Relocation Factors, another nationally recognized index which accounts for 
differences in material and labor costs from city to city in the United States. 
 
Next, we adjusted the costs to the specifics of the Hartford site and program.  For 
example, money was added for demolition of the existing civic center and for relocation 
of the utilities that we expect to find on this urban site.  Money was deducted due to the 
limited amount of site work for the buildings plaza on this site compared to other projects 
in the sampling of jobs studied. 
 
The result of our study is a prediction of the range of construction costs that one could 
expect for a new NBA arena in current costs in Hartford, CT consistent with the quality 
of the seven projects we included in the sample.  The Arenas included in our sampling 
were: 
 

American Airlines Arena (Miami, FL) 
Nationwide Arena (Columbus, OH) 
AT&T Center (San Antonio, TX) 
Bobcats Arena (Charlotte, NC) 
American Airlines Center (Dallas, TX) 
Fed Ex Forum (Memphis, TN) 
Verizon Center (Washington, DC) 



Construction Cost Estimates for New Facility on Existing Hartford Civic Center Site

Demolition & Site Clearing $8.60 $7,000,000 $8.60 $7,000,000
Utility Relocation and New Services $5.83 $4,700,000 $6.47 $5,300,000
Excavation and Foundation $19.20 $15,600,000 $21.31 $17,300,000
Structural Frame $71.11 $57,900,000 $78.93 $64,200,000
Roofing and Waterproofing $4.10 $3,300,000 $4.55 $3,700,000
Exterior Wall $20.13 $16,400,000 $22.34 $18,200,000
Interior Finishes $48.31 $39,300,000 $53.62 $43,600,000
FF&E $4.68 $3,800,000 $5.19 $4,200,000
Scoreboard $7.56 $6,200,000 $8.39 $6,800,000
Ice Floor $1.63 $1,300,000 $1.81 $1,500,000
Equipment $5.62 $4,600,000 $6.23 $5,100,000
Food Service Equipment $13.02 $10,600,000 $14.45 $11,800,000
Seating $8.82 $7,200,000 $9.79 $8,000,000
Vertical Transportation $5.00 $4,100,000 $5.55 $4,500,000
Plumbing $9.16 $7,500,000 $10.17 $8,300,000
Fire Protection $2.47 $2,000,000 $2.74 $2,200,000
HVAC $25.42 $20,700,000 $28.22 $23,000,000
Electrical $29.45 $24,000,000 $32.69 $26,600,000
Audio Visual $9.06 $7,400,000 $10.05 $8,200,000
Plaza and Site $5.26 $4,300,000 $5.84 $4,800,000

Direct Work Subtotal $304.44 $247,900,000 $336.96 $274,300,000
Indirect Costs $45.67 $37,200,000 $50.54 $41,100,000

Construction Total $350.11 $285,100,000 $387.50 $315,400,000
Cost per Seat $15,411 $17,049

Notes:
  - The above data has been adjusted for a construction start in 2007 in the Hartford, CT marketplace.
  - Study based on the current pricing of 7 Professional Arenas
  -  Both ranges include demolition of the existing Civic Center and the Chruch St Garage.
  - Research on specifics of the sites has yet to be complete; consider this as an order of magnitude study
  - Above costs do not include project soft costs such as design fees, financing, land, project contingency, etc.
  - Gross area of project is 814,000 sf with 18,500 seats for basketball

Low 
Range

High
Range



Construction Cost Estimates for New Facility at Sites 2 and 3

Demolition & Site Clearing $4.00 $3,300,000 $4.44 $3,600,000
Utility Relocation and New Services $5.83 $4,700,000 $6.47 $5,300,000
Excavation and Foundation $19.20 $15,600,000 $21.31 $17,300,000
Structural Frame $71.11 $57,900,000 $78.93 $64,200,000
Roofing and Waterproofing $4.10 $3,300,000 $4.55 $3,700,000
Exterior Wall $20.13 $16,400,000 $22.34 $18,200,000
Interior Finishes $48.31 $39,300,000 $53.62 $43,600,000
FF&E $4.68 $3,800,000 $5.19 $4,200,000
Scoreboard $7.56 $6,200,000 $8.39 $6,800,000
Ice Floor $1.63 $1,300,000 $1.81 $1,500,000
Equipment $5.62 $4,600,000 $6.23 $5,100,000
Food Service Equipment $13.02 $10,600,000 $14.45 $11,800,000
Seating $8.82 $7,200,000 $9.79 $8,000,000
Vertical Transportation $5.00 $4,100,000 $5.55 $4,500,000
Plumbing $9.16 $7,500,000 $10.17 $8,300,000
Fire Protection $2.47 $2,000,000 $2.74 $2,200,000
HVAC $25.42 $20,700,000 $28.22 $23,000,000
Electrical $29.45 $24,000,000 $32.69 $26,600,000
Audio Visual $9.06 $7,400,000 $10.05 $8,200,000
Plaza and Site $5.26 $4,300,000 $5.84 $4,800,000

Direct Work Subtotal $299.85 $244,200,000 $332.80 $270,900,000
Indirect Costs $44.98 $36,600,000 $49.92 $40,600,000

Construction Total $344.82 $280,800,000 $382.71 $311,500,000
Cost per Seat $15,178 $16,838

Notes:
  - The above data has been adjusted for a construction start in 2007 in the Hartford, CT marketplace.
  - Study based on the current pricing of 8 Professional Arenas
  - Research on specifics of the sites has yet to be complete; consider this as an order of magnitude study
  - Above costs do not include project soft costs such as design fees, financing, land, project contingency, etc.
  - Gross area of project is 814,000 sf with 18,500 seats for basketball

Low 
Range

High
Range





 

Funding Analysis 
 
The intent of this section is to summarize the typical funding sources that have been used 
to fund public assembly facilities in other communities as well as to quantify potential 
sources of funds that could be used for a new arena in Hartford.  This section is divided 
into the following sub-sections: 
 

• Financing Techniques and Vehicles 
• Comparable Facility Funding 
• Summary of Potential Hartford Funding Sources 

 
Financing Techniques and Vehicles 
 
An important consideration in evaluating the financing options available to finance the 
proposed arena development must include a determination of which municipal entity will 
issue the bonds.  Whenever public debt is issued, the financial standing of the issuer is 
important in determining the interest rate that will be paid on the bonds.  For a project 
that is anticipated to cost several hundred million dollars, the interest rate paid can have a 
significant impact on the annual debt service expense.  At present, the State of 
Connecticut has a rating of AA by Standard and Poor’s and Aa3 by Moody’s, while the 
City of Hartford has ratings of ___ and ___ by Standard and Poor’s and Moody’s, 
respectively. 
 
Another consideration when developing a facility funding plan relates to the Federal Tax 
laws that govern the tax-exempt status of municipal bonds issued for a project when a 
private user, such as an NHL franchise, will be the primary beneficiary of the new 
facility.  The majority of similar facility development projects around the country have 
involved some form of joint public and private partnership.  Depending on the final 
structure of the agreement, the tax-exempt status of any bonds issued for the project may 
be impacted, potentially resulting in significantly higher interest rates and debt service 
payments. 
 

General Obligation Bonds 
 
General obligation bonds are backed by a pledge of ad valorem taxes of the issuer.  
This pledge is generally supported by a commitment from the issuer to repay the 
principal and interest through whatever means necessary, including levying additional 
taxes.  Advantages associated with general obligation bonds revolve around the 
strength of the credit, typically resulting in lower interest rates.  General obligation 
issuances typically result in a simple financing plan that lowers the cost of issuance 
and reduces the overall bond size, since a debt service reserve fund is often not 
required.  Also, the strength of the public sector pledge provides a higher credit rating 
and therefore a lower overall cost of financing the project. 
 



 

General obligation bond financing projects may be structured with a lower variable 
interest rate in the early years of the project, with conversion to a fixed rate in later 
years, although such a structure could require specific legislation.  The primary 
disadvantage associated with general obligation indebtedness is that the bonding 
capacity for other capital needs is reduced.  Projects financed with general obligation 
bonds may also require voter approval.  The public may perceive a sports and 
entertainment facility project as less essential than improved streets, libraries, 
education or other public services, especially if the project will require increased 
property taxes. 
 
In addition to unlimited general obligation debt, the State or other entities could issue 
Special Tax Obligation debt for the project.  This debt is similar to general obligation 
debt in that it is backed by the credit of the public entity.  However, this type of debt 
requires a specific funding source that is not tied to ad valorem taxes.  For instance, 
the majority of the State’s transportation spending is funded through a special tax on 
vehicles and petroleum products, such as gasoline or diesel fuel. 
 
The State of Connecticut currently budgets approximately $1.2 billion per year in 
new debt for a variety of projects, including education projects and other such 
projects.  While the State has capacity for upwards of $2.5 billion per year, exceeding 
the current budgeted amount would require specific revenue sources to back the debt, 
whether an increase in ad valorem taxes or a special tax source.  Similarly, while the 
City currently has approximately $300 million in debt outstanding, the City could 
issue up to $1.45 billion in total debt.  However, as with the State, in order to do so 
the City would likely need to identify specific revenue sources to be able to repay any 
additional debt. 
 
 
Revenue Bonds 
 
A frequently used method of facility financing is the issuance of revenue bonds.  
Revenue bonds are special obligations issued by municipalities or other public 
agencies for which payment is dependent upon a particular source of funds, such as 
revenues generated by the project, to provide the amount needed for bond repayment.  
The issuer of such bonds pledges to the bondholders the revenues generated by the 
project being financed.  No pledge of state or local ad valorem tax revenues is 
required.  However, other taxes may be assessed and/or pledged, in whole or in part, 
by a public entity to provide funds necessary to pay off the revenue bond offering.  
As will be discussed later in this section, in many cases, any change in tax rates for 
such an issuance requires public referendum or legislative approval. 



 

The major disadvantage associated with revenue bonds relates to interest rates that are 
typically higher than those associated with general obligation bonds.  This is largely 
due to the fact that revenue bonds are not backed by the full faith and credit of the 
issuing entity.  In addition, funding of a debt service reserve and other credit 
enhancements out of bond proceeds typically make the required bond size larger, with 
higher annual debt service payments. 
 
Revenue bond financing may also be structured in such a way that payments may be 
tied to a lower variable rate in the initial years of operation and converted to a higher 
fixed rate in later years.  This is often advantageous in situations where the particular 
revenue stream or streams that are pledged to debt service are expected to increase 
annually. 
 
 
Certificates of Participation 
 
Certificates of Participation (COPs) represent another financial instrument that has 
been used to finance sports facilities in markets around the country.  COP holders are 
repaid through an annual lease appropriation by a sponsoring governmental agency.  
COPs do not legally commit the governmental entity to repay the certificate holder 
beyond the annual appropriations, and therefore do not typically require voter 
approval.  Further, this type of instrument is not subject to many of the limitations 
and restrictions typically associated with general obligation bonds.  As COPs 
generally offer the issuing authority less financial risk and more flexibility than other 
financing instruments, they tend to be more cumbersome, due to the reliance on a 
trustee for appropriations while also typically carrying a higher coupon rate relative to 
traditional general obligation bonds. 
 
COPs could allow the City or State to enhance a revenue source with a pledge to 
make up any revenue deficiencies from other City or State funds.  This issue would 
be subject to annual appropriation.  The certificates usually imply that some other 
security, such as revenue from operations or a sales tax, will be relied upon as the 
primary source of credit worthiness. 
 
The primary advantage associated with COPs is that the obligation enhances the 
issue, resulting in an interest rate more favorable than standard revenue bond issues.  
The disadvantage associated with COPs is that primary credit must still be 
established, and the issuance is typically more costly than general obligation or 
revenue bonds.  Because of these issues, the City and State have historically not 
utilized COPs for major development projects.  
 
 



 

Tax Increment Financing (TIF) 
 
Tax Increment Financing (TIF) essentially involves capturing assessed valuation 
growth within a specific area (i.e. TIF District) related to a particular development.  
TIF often requires the enactment of legislation to allow an entity to establish a TIF 
District.  Typically, a redevelopment agency delineates a project area and declares a 
base year.  The existing base-assessed valuation is taxed as before by each 
overlapping taxing entity covering a portion of the project area.  The additional 
assessed valuation, or additional tax revenue generated within the district, added to 
the tax rolls over the base is then taxed at the same rate as the base valuation.  
However, those revenues attributed to the incremental assessed valuation or the 
incremental tax revenues are remitted to the redevelopment agency and used to pay 
debt service on the project.  While TIF typically involves the capture of incremental 
tax revenues, this type of financing may also be used to capture incremental sales tax 
revenues or other similar taxes generated within a specific District. 
 
The City recently established its first TIF District as part of their investment in the 
Colt Gateway project.  In this and most other cases, the City’s policy states that 50 
percent of the incremental property tax revenues generated within in the district are 
allocated to repayment of the City’s project debt.  Similarly, the CDA has established 
several brownfield TIF districts throughout the State, including one in Hartford.  With 
this project, the City Council elected to increase the share of incremental property tax 
revenues allocated to project debt to 60 percent, rather than the normal 50 percent 
noted above.  In order to establish a TIF District, the City or other entity would be 
required to hold public hearings and bring the plan through the appropriate planning 
or redevelopment agency.  The plan would then be brought to the City Council for 
approval and determination on the percentage of incremental revenues that could be 
used for the specific project. 
 
 
Private/Public Equity 
 
In addition to the public funding sources noted above, most public assembly facilities 
require some level of private equity.  Private sources of equity can include cash 
equity contributions, land contributions, and revenues generated at the facility.  These 
facility related revenues may include up-front revenues, such as suite deposits, seat 
license fees, pouring rights or concessionaire contributions.  Other facility revenues 
may include ongoing, contractually obligated income sources such as annual suite and 
club seat payments, naming rights revenues or long-term sponsorship contract 
revenues.  In addition, equity contributions have been received from local businesses 
and other entities that perceive benefit from the development of an arena. 
 



 

As shown in the previous section, for purposes of this analysis, it is assumed that 
revenues from naming rights, premium seating, sponsorship and other sources that 
could be used for facility financing have been included in facility operating revenues.  
To the extent available, any excess revenues generated from these or other private 
revenue streams could potentially be used to cover a portion of the facility debt 
service requirements. 
 

 
Comparable Facility Funding 
 
Among the primary considerations in the potential development of a new arena in 
Hartford are the construction costs and associated funding sources to be used for facility 
development.  In evaluating potential funding sources that could be used for the proposed 
arena, it is helpful to understand the funding structures used for the development of 
comparable facilities around the country.  The following table summarizes the total 
construction costs and the portion of the costs covered by public and private sector 
revenue streams.  All dollar figures are stated in 2007 dollars and have been adjusted to 
reflect the estimated project cost if the facility were to be built in Hartford, based on the 
relative building cost indices of each market.   

 
 
Municipal facilities are generally funded with a majority of public sources, average 
approximately 89 percent of the total project cost.  After adjusting for inflation to current 
dollars and for the cost of construction in each market, the estimated average cost of this 
facility type in Hartford would be approximately $275.4 million. 
 

(U.S. Facilies Only)

Year Total Adjusted Amount Percentage
Facility Location Opened Cost Cost (1) Private Public Private Public

Municipal Facilites
BOK Center Tulsa, OK 2008 $183.0 $224.4 $0.0 $224.4 0% 100%
Veterans Memorial Coliseum Jacksonville, FL 2003 130.0 226.1 0.0 226.1 0% 100%
Ford Center Oklahoma City, OK 2002 87.0 161.3 0.0 161.3 0% 100%
Wells Fargo Arena (2) Des Moines, IA 2005 216.7 292.7 26.3 266.3 9% 91%
Qwest Center (2) Omaha, NE 2003 291.0 462.9 111.1 351.8 24% 76%
Sprint Center Kansas City, MO 2007 276.0 282.9 93.4 189.6 33% 67%

Municipal Average $197.3 $275.0 $38.5 $236.6 11% 89%

NHL-Only
Jobing.com Arena Glendale, AZ 2003 $207.0 $334.1 $43.4 $290.7 13% 87%
BankAtlantic Center Sunrise, FL 1998 217.7 508.5 106.8 401.7 21% 79%
Xcel Energy Center St. Paul, MN 2000 170.0 272.3 70.8 201.5 26% 74%
RBC Center Raleigh, NC 1999 176.3 436.8 139.8 297.0 32% 68%
Nationwide Arena Columbus, OH 2000 166.0 308.9 278.0 30.9 90% 10%

NHL Only Average $187.4 $372.1 $127.8 $244.4 36% 64%

Average - All Arenas $192.8 $319.2 $79.1 $240.1 23% 77%

(1) Adjusted to 2007 dollars assuming an annual inflation rate of 7.5 percent for construction costs, and adjusted to represent the estimated cost if the facility were
built in Hartford based on the relative building cost indices for each market.

Comparable Arena Funding Summary



 

While private contributions make up a somewhat larger share of the average NHL 
facility, the public sector still contributes approximately 64 percent of the total project 
cost for these facilities.  The overall average project cost for an NHL facility in Hartford 
is estimated at approximately $372.1 million. 
 
As shown, based on the comparable facilities included in this analysis, it is likely that at 
least some level of public funding will be required for the development of a new NHL 
arena in Hartford.  However, if a new arena is built without an NHL tenant, as has been 
the case in Oklahoma City, Tulsa, Kansas City and other markets, the public share is 
likely to be significantly higher.  In many cases, the public has contributed the entire cost 
of the project after evaluating the overall benefits that can be derived from the 
development of such a facility.  Specific information about the development and funding 
of each of these facilities is provided on the following pages. 
 

Municipal Arena Case Studies 
 
BOK Center 
 
The 18,000 seat BOK Center is scheduled to open in Tulsa in September 2008.  The 
project includes the development of the arena as well as the expansion of the existing 
Tulsa Regional Convention Center.  The total project cost is currently estimated at 
approximately $243.9 million, of which approximately $190.0 million is directly 
related to the development of the BOK Center.   
 
The overall project, including both 
the convention center and the 
arena, is being funded primarily 
through a portion of revenues 
generated by a new 1.0 percent 
county-wide sales tax.  The tax was 
implemented in 2004 and is slated 
to be in place for 13 years.  The 
remaining cost of the BOK Center 
is being supported through private 
revenues, including naming rights, 
founding partner sponsorship and 
founding partner suite sales. 
 
Sprint Center Funding 
 
The Sprint Center project will open in the fall of 2007 at an estimated cost of 
approximately $276 million.  The City of Kansas City will contribute $184 million 
initially and up to $16 million more if needed.  The City’s share will be from 
revenues resulting from a $1.50 business fee applied to hotel rooms and a $4.50 
increase in the daily car rental tax.  There will also be a 2.275 percent user fee on all 
ticket sales. 

MPC Sales Tax Bonds:
$150.0 million

Private Revenue 
Sources: $15.5 million



 

Private funding will include $50 million from Anschutz Entertainment Group (AEG).  
AEG will also cover any cost overruns.  Sprint Corporation has agreed to pay $2.5 
million per year over 25 years for naming rights.  The present value of these 
payments is approximately $32 
million (assuming a 6% interest 
rate).  The final piece of private 
funding is a $10 million 
contribution from the National 
Association of Basketball 
Coaches (NABC).  The arena 
will house the NABC’s 
executive offices and the 
NABC Hall of Fame. 
 
 
Wells Fargo Arena 
 
The Iowa Events Center in Des Moines, Iowa includes the 17,170-seat Wells Fargo 
Arena, along with a new exhibit hall and a renovated Veterans Memorial Auditorium.  
The total project cost for the complex was approximately $216.7 million, consisting 
of the following specific costs: 
 

• $91.7 million arena construction 
• $45.0 million exhibit hall construction 
• $2.4 million Auditorium renovation 
• $9.4 million land 
• $42.1 million soft costs 
• $12.3 million soft/infrastructure 
• $8.8 million contingency/reserves 
• $5.0 million to cover construction cost increases due to construction delays 

 
The majority of project funding took the form of $153.0 million in general obligation 
bonds issued by Polk County.  In addition, $19.5 million of the bonds were backed by 
naming rights and other private contributions, while $10.8 million of the bonds were 
backed by contributions from local municipalities, including $7.5 million from the 
City of Des Moines, $1.3 million from the City of West Des Moines and less than 
$1.0 million from each of 12 other municipalities.  The remaining cost was backed by 
general County funds. 
 

NABC
$10 million

Sprint Naming Rights
$32.0 million

AEG
$50.0 million

Business Fee and Car 
Rental Tax $184.0 

million



 

In addition to the County general 
obligation bonds, other revenue sources 
included a $53.3 million grant from the 
Vision Iowa program, a state program 
that contributes to economic 
development projects throughout the 
state, and $10.4 million from 
miscellaneous sources such as sales tax 
reimbursements and utilities rebates. 
 
 
Qwest Center 
 
The Qwest Center in Omaha, Nebraska opened in 2003 and includes a 17,000-seat 
arena and an adjacent convention center.  The construction cost for the complex 
approximated $291.0 million, including $208.0 million in arena and convention 
center construction and $83.0 million in infrastructure improvements. 
 
The primary source of funding for the project was $198.0 million in City-issued 
general obligation bonds.  A portion of bonds are being repaid through parking 
revenue generated by events at the complex, but the majority of debt service is being 
derived from general city revenues. 
The second source of public funding 
includes $18.0 million from a State 
turnback tax, which refunds sales taxes 
generated by out of state visitors using the 
complex.  Each year, estimates are 
developed concerning the percentage of 
out-of-state attendees and the amount each 
attendee spends in the City.  The estimated 
taxes generated by this spending are then 
returned to the City. 
 
The final funding source consisted of $75.0 million raised from private corporations 
and individuals in the Omaha area.  According to project representatives, the entire 
$75.0 million was raised within a 60-day period.  The private contributions were 
essentially donations rather than investments in the arena, as the private contributors 
do not receive any arena revenues or other financial benefits from the facility. 
 
The arena project was approved through a city-wide referendum.  Two issues were 
approved: the issuance of bonds to fund construction and infrastructure, and the 
development of an authority to build and operate the facility in lieu of City 
government.  As a result of the vote, the Metropolitan Entertainment and Convention 
Authority (MECA), a 501-C-3 organization, was formed.  The MECA has a 99-year 
lease to operate the facility and receives a $2.0 million annual operating subsidy from 
the City to cover potential operating losses. 

Vision Iowa: 
$53.3 m illion

Polk County 
Funds: $123.6 

m illion

Miscellaneous 
Sources: $10.4 

m illion

Private 
Contributions: 
$19.5 m illion

Municipality 
Contributions: 
$10.8 m illion

City G.O . Bonds: 
$198.0 m illion

State T urnback 
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Private 
Contributions: 
$75.0 m illion



 

New Jacksonville Coliseum 
 
Opened in 2003, the new Jacksonville Veterans Memorial Coliseum replaced the 
original Veterans Memorial Coliseum, which was built in 1959 and lacked many of 
the features and amenities found in modern 
arenas.  In 2000, Jacksonville voters approved 
the Better Jacksonville Plan, which utilizes a 
half-cent sales tax to support approximately 
$2.2 billion in total spending, including the 
$130 million Coliseum.  The entire cost of the 
Coliseum was funded by revenue generated 
through the half-cent sales tax implemented as 
part of the Better Jacksonville Plan.  
 
 
Ford Center 
 
Oklahoma City voters approved the MAPS Program in 1993.  The MAPS Program 
imposed a city-wide, one-cent sales tax over a 66-month period to finance 
convention, cultural and sporting facilities, including the new Ford Center, which 
opened in late 2002.  The sales tax portion of the MAPS program generated 
approximately $309 million in revenues.  Interest 
revenue earned on this revenue generated an 
additional $52 million, while various projects in 
the program were eligible for an additional $40 
million in federal funds.  In total, the MAPS 
program generated approximately $400 million 
for various projects throughout Oklahoma City.  
The Ford Center was built for a cost of 
approximately $87 million, with funding coming 
directly from the MAPS program funds. 
 
 

MAPS Sales Tax 
Revenue: $87

Better 
Jacksonville Plan 

Tax Revenue: 
$130.0



 

NHL Arena Case Studies 
 
Jobing.com Arena 
 
The 17,500-seat Jobing.com arena opened in 2003 as the home of the Phoenix 
Coyotes.  The $207.0 million facility is located in the Westgate City Center in 
Glendale, a mixed-use retail, entertainment and office development being developed 
by the owner of the Coyotes.  The City of Glendale contributed a total of $180.0 
million toward the project cost, including the issuance of $150.0 million in Municipal 
Property Corporation bonds backed by existing City sales tax revenues.  The 
remainder of the City’s contribution consisted of $30.0 million in G.O. bonds used to 
fund infrastructure improvements.  The City expects to recoup its investment in arena 
construction through incremental sales and property taxes generated by the Westgate 
City Center development. 
 
The Coyotes agreed to assume responsibility for any cost overruns over the initial 
budget of $180.0 million.  Upon completion, the Team was responsible for an 
additional $27.0 million toward the total project cost of $207.0 million.  In addition to 
their responsibility for cost overruns, the 
team’s owner is responsible for 
developing the Westgate City Center 
complex.  As part of the overall 
agreement to bring the Coyotes to 
Glendale, the team’s owner agreed to 
develop the Westgate complex over 
several years, with specific development 
guidelines and requirements included in 
the overall agreement.  
 
 
Xcel Energy Center 
 
The $170.0 million Xcel Energy Center opened in 2000 as the home of the expansion 
Minnesota Wild.  The Center is part of the RiverCentre complex in downtown St. 
Paul, which includes a convention center and a secondary auditorium.   
 
The final development agreement for the arena included a City contribution of $65.0 
million.  All of this amount will repaid by the Wild through annual rent payments as 
well as PILOT payments.  In addition, the State of Minnesota provided an interest-
free loan for an additional $65.0 million.  Like the City’s contribution, a portion of 
this amount will be repaid to the State through the Team’s rent payments. 
 

City GO Bonds: 
$30.0 million

Team 
Contribution: 
$27.0 million

MPC Sales Tax 
Bonds:

$150.0 million



 

The Team did not contribute any 
up-front cash to the project, but has 
agreed to may annual rental 
payments of approximately $3.5 
million per year for the first 25 
years of the lease.  In addition, the 
Team pays to the City an amount 
in PILOT to offset the City’s 
contribution.  The present value at 
the time of the construction of the 
team’s repayment of the City’s 
contribution and a portion of the 
State’s loan was estimated to be 
approximately $85.3 million. 
 
 
Nationwide Arena 
 
The Columbus Blue Jackets moved into Nationwide Arena upon its completion in 
2000.  The $166.0 million arena features a capacity of approximately 18,100 seats 
and is located in an area of Columbus now known as the Arena District.  The Arena 
District has been redeveloped into a vibrant, mixed-use development featuring a 
variety of residential complexes as well as retail, dining, entertainment and office 
space. 
 
The City of Columbus contributed approximately $12.0 million to the project in off-
site infrastructure improvements, financed through City G.O. bonds.  In addition, the 
Franklin County Convention Center Authority contributed land for the project, valued 
at approximately $4.0 million. 
 
Nationwide Arena L.L.C., a subsidiary of 
Nationwide Insurance, provided the remaining 
$150.0 million for the project through an 
equity contribution.  After several failed 
attempts to obtain public funding for a new 
arena, Nationwide elected to proceed with a 
privately funded arena, while also pushing the 
redevelopment that has taken place in the 
Arena District. 
 
 

NPV of W ild Rent:
$85.3 million

Team 
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Minnesota: 

$44.7 million

City of Columbus 
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RBC Center 
 
The RBC Center in Raleigh was completed prior to the start of the 1999/2000 NHL 
season and is now the home of the Carolina Hurricanes of the NHL and N.C. State 
basketball.  The Center was originally planned and designed for N.C. State University 
basketball only.  However, when the then Hartford Whalers elected to relocate to 
Raleigh, the arena plan was updated to be able to accommodate an NHL franchise. 
 
The Centennial Authority, who owns the Center, issued $60.0 million in revenue 
bonds supported by City of Raleigh lodging taxes.  The City and Wake County also 
contributed an additional $22 million from lodging and prepared food tax revenue, 
while the State of North Carolina provided an appropriation of $22.0 million for the 
project.  In addition, $11.6 million in interest income was provided by the Authority, 
along with a sales tax refund on construction materials of $1.5 million.  The Authority 
contributed an additional $840,000 from their operating fund to the project. 
 
The Carolina Hurricanes 
contributed $28.3 million to the 
project through rental payments 
and other arena revenues.  The 
remaining $28.1 million in 
project funding was provided 
by the NCSU Wolfpack Club 
through private contributions. 
 
 
BankAtlantic Center 
 
The BankAtlantic Center (originally called National Car Rental Center) opened in 
1998 as the home of the NHL Florida Panthers.  Broward County issued 
approximately $184.0 million in bonds for the arena, secured by arena revenues, 
lodging taxes and a State sales tax rebate.  Approximately $110.8 million of the 
County contribution will be supported through an increase in the local hotel/motel tax 
rate, while the State sales tax rebate will generate approximately $27.7 million.  
Current lodging tax collections provided an additional $14.9 million for the project, 
along with approximately $10.8 million in investment income, $4.0 million in current 
sales tax collections and $4.0 million in easement revenue. 
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The development agreement 
between the County and the 
Panthers calls for the team to 
fund the difference between 
annual debt service associated 
with the County’s bond issuance 
and $10.0 million.  Based on the 
final project cost of 
approximately $217.7 million, 
the Panthers contribution is 
estimated to total approximately 
$45.5 million. 

 
 
Summary of Potential Funding Sources 
 
CSL has conducted a detailed evaluation of the potential funding sources that could be 
available to assist in the development of the proposed arena in Hartford.  Specific 
information related to each of the most likely potential sources, including estimates of the 
potential debt that could be supported, is provided on the following pages. 
 
 

Private Funding Sources 
 
While the majority of recent arena funding has been derived from public sources, in 
certain instances significant private funding can be found to support a portion of 
project development.  For instance, in Columbus, after failing to obtain public 
funding for a majority of the project costs, the ownership of the Blue Jackets elected 
to privately fund the development of Nationwide Arena.  In this case, the private 
investment in the arena was justified by the owners’ additional investment in the 
redevelopment of the area around the Arena, which is now called the Arena District.  
In other instances, facility revenues have been allocated to debt service as part of a 
tenant franchise’s contribution to the project.   
 
In the financial analysis related to this project, all typical operating revenues are 
allocated to the facility.  However, it may be possible to earmark specific revenue 
streams for debt service.  Any such allocation of revenues would need to be weighed 
against the impact on facility operations.  The following pages provide a summary of 
those private sources considered most likely to provide a source for project funding. 
 
 

Investment 
Income: 

$10.8 million

Sales Tax 
Revenue: 

$4.0 million Sunrise Easement: 
$4.0 million
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Contractually Obligated Income 
 
Certain facility revenues have been used to finance portions of facility development 
costs in a variety of projects around the country.  While any source of facility revenue 
could theoretically be allocated for project debt, contractually obligated income 
streams, such as naming rights, suite revenues, and advertising, provide a higher level 
of security for financial markets.  As noted above, all such revenues have been 
allocated to facility operations for purposes of this analysis.  However, it may be 
possible to capture some revenues for debt service through the arena development 
negotiation process.  The following exhibit summarizes the estimated revenues from 
specific contractually obligated income streams and the level of debt service that 
could be supported by each. 

 
As shown, capturing revenues from suite sales under either scenario would result in 
significant debt support for arena development.  Due to the magnitude of these 
revenue streams in proportion to overall facility and team revenues, it is unlikely that 
any NHL franchise would allocate all of this revenue to debt service, although a 
portion could potentially be used.  Similarly, while the suite revenues from a 
municipal arena could support approximately $30.4 million in project debt, the 
facility owner would need to account for the loss of these revenues from operations, 
which would result in a significant operating subsidy.   
 
Naming rights or sponsorships could also be captured for debt service related to the 
facility development, potentially supporting approximately $4.9 million and $8.2 
million in a municipal arena, respectively.  These revenue sources could support 
approximately $19.7 million to $32.8 million in debt for an NHL facility.  However, 
as with suite revenues, the impact on facility operation under both scenarios must be 
considered before allocating such revenues to debt service. 

Revenue Source Annual Revenue Interest Rate Term Coverage Debt Supported

Municipal Arena
Suites $4,638,000 6.00% 20 years 1.75 $30,399,000
Naming Rights $750,000 6.00% 20 years 1.75 $4,916,000
Advertising $1,250,000 6.00% 20 years 1.75 $8,193,000

NHL Arena
Suites $17,375,000 6.00% 20 years 1.75 $113,880,000
Naming Rights $3,000,000 6.00% 20 years 1.75 $19,663,000
Advertising $5,000,000 6.00% 20 years 1.75 $32,771,000

Funding Potential - Contractually Obligated Income



 

Admission Surcharge 
 
The Hartford Civic Center currently imposes a surcharge of between $1.75 and $2.00 
per paid admission for Civic Center events.  While these revenues historically have 
been allocated to the operations of the Civic Center, with a new facility development 
it may be possible to allocate these revenues to debt service.  The following exhibit 
summarizes the estimated revenue from the surcharge, assuming a maximum 
surcharge of $2.50 per paid admission, and the estimated debt that could be supported 
by this revenue source. 

 
At a municipal arena, the admissions surcharge is estimated to generate 
approximately $1.6 million per year, which could support approximately $12.3 
million in project debt.  With an NHL tenant, the surcharge is estimated to generate 
approximately $3.5 million per year, which could support approximately $26.4 
million in project debt.   
 
As with the contractually obligated income items discussed previously, this revenue 
source is currently allocated to facility operations.  Therefore, the impact of removing 
this revenue from operations and allocating to debt service must be thoroughly 
evaluated. 
 
 
Concessionaire/Vendor Rights 
 
Concession and novelty sales at public assembly facilities are typically provided by 
outside contractors such as ARAMARK, Centerplate, SportsService, Levy 
Restaurants and other such entities.  The revenues generated by the sale of a facility’s 
concession and merchandise operating rights to such entities has provided an 
additional funding source for a number of arena projects around the country. 
 
Concessionaire fees provide the concessionaire the right to the concession profits for 
a specified period of time.  The concessionaire fee represents a portion of the 
capitalized revenue streams that are anticipated to be received by the concessionaire 
over the term of the agreement.   
 

Revenue Source Annual Revenue Interest Rate Term Coverage Debt Supported

Municipal Arena
$1.75 to $2.50 (1) $1,613,000 6.00% 20 years 1.50 $12,334,000

NHL Arena
$2.50 per Paid Admission (1) $3,453,000 6.00% 20 years 1.50 $26,404,000

(1) Excludes attendance at community and other non-ticketed events.

Funding Potential - Admission Surcharge



 

Such agreements may range from several hundred thousand dollars to several million 
dollars, depending on the ultimate agreement.  While such an agreement may provide 
a needed funding source for facility development, it may be less desirable than other 
sources.  Should a concessionaire rights agreement be reached that provides upfront 
funds, the amount of concession and merchandise revenues retained by the facility 
would likely be reduced, impacting the overall operating revenues presented 
previously in this report. 
 
 
Other Private Sources 
 
The private revenue streams presented above generally represent the most likely 
facility-related revenue sources that may be available for arena financing.  Other 
potential private sources that could be available include owner’s equity contributions, 
local foundations, donations, parking surcharges, seat license sales, land contribution, 
investment income and other such sources.  The level of funding available from these 
sources varies greatly depending on the project scope and specific market conditions. 
 
 
Public Funding Sources 
 
In addition to the private funding sources, public revenues are often used to fund the 
majority of arena development projects.  The following is an analysis of public 
funding sources that have been used to fund arena construction in comparable 
markets, and the potential ability of those sources to contribute to the funding of a 
new arena in Hartford.  This analysis focuses solely on those sources deemed to be 
viable in Hartford at the present time, based on conversations with project 
representatives, current statutes and other such information. 
 
 
Tax Increment 
 
As mentioned previously, several communities have used tax increment financing as 
a funding source for the development of arenas and other sports facilities.  In 
Hartford, the City or another public agency (i.e. the Capital City Economic 
Development Authority) could potentially establish a tax increment district that 
would include the arena and potentially surrounding areas.  If the City Council 
approves such a development, a portion the incremental tax revenues generated 
within the district over the base revenues could be allocated to project financing.  In 
most cases, the contribution of such revenues is limited to 50 percent of the 
increment, however the Council can elect to allocate a larger portion of the increment 
in certain cases.   
 



 

While this technique may be an attractive funding source, tax increment financing 
presents certain challenges as well.  For instance, if the financing is reliant on 
property tax increases from development surrounding the arena, unless such 
development is completed prior to the completion of the arena, the incremental 
revenues available for financing would likely take several years to be generated.  If 
the arena is included as part of a larger development project, with specific 
commitments to development milestones that will enable accurate projections of 
estimated tax revenues, this issue can be mitigated somewhat.  In addition, it may be 
possible to create a tax increment district that captures only sales taxes generated at 
the arena, which would begin generating revenues immediately upon project 
completion. 
 
In addition, while property tax rates are not directly increased through this type of 
project, the individual taxing entities that generate revenues from the specific district 
will need to be considered.  Each entity must consider the potential opportunity cost 
of allocating these incremental revenues to the project rather than to the individual 
entity’s funds.  To address this it may be possible to only allocate a designated 
percentage of the overall incremental revenues, or only those revenues from specific 
taxing entities, to the project. 
 
For purposes of this analysis, the following estimates have been developed to 
represent the estimated revenues that could be generated through the implementation 
of a sales tax district that includes only the arena, as well as a district that would 
capture incremental property tax revenues.  Because no specific site has been 
designated for the project, and no development plan has been presented at this point, 
the estimated revenues projected through the development should be considered as 
examples only.  As the project moves forward and more specific plans are developed, 
this analysis should be revisited to determine the actual potential funding ability of 
these revenues. 

 
As shown, taxable spending within the arena is estimated to generate between $1.6 
million and $4.2 million per year in sales tax revenues.  Assuming 50 percent of these 
revenues would be captured for project financing, it is estimated that approximately 
$6.3 million to $16.1 million in project debt could be supported. 
 

In-Arena 
Revenue Source Taxable Spending Tax Rate Annual Revenue % Captured (2) Coverage Debt Supported (3)

Municipal Arena
Taxable Sales (1) $27,366,700 6.00% $1,642,002 50% 1.50 $6,278,000

NHL Arena
Taxable Sales (1) $70,214,300 6.00% $4,212,858 50% 1.50 $16,107,000

(1) Includes gross spending on tickets, concessions and catering and merchandise within the arena.
(2) Represents portion of annual revenues to be allocated to the project, with remainder allocated to State general fund.
(3) Assumes 20 year term with 6.0% interest rate.

Funding Potential - In-Arena Sales Tax



 

The amount of revenue that can be generated through a property tax TIF district will 
be directly related to the amount and type of development that takes place within the 
district.  The following table summarizes the property tax mill rates in place for the 
current fiscal year. 

 
As shown, non-apartment residential property is taxed at $42.30 per $1,000 in 
assessed valuation, while apartments are taxed at $64.82 per $1,000 in assessed value 
and commercial and industrial property is taxed at $74.54 per $1,000 in assessed 
value.  It is important to note that these rates are anticipated to decrease somewhat 
based on anticipated increases in property revaluations, however the final rates have 
not yet been determined at this time.  It is also important to note that current policy 
states that the assessed value is calculated as 70 percent of fair market value.  
However this is also anticipated to change based on the results of the revaluations.   
 
For purposes of calculating the potential revenues generated through a property tax 
TIF district surrounding the arena, it is assumed that the current mill rates will 
remain steady, but that the assessed value of property within the district will 
approximate 50 percent of the fair market value.  The reduction in this calculation 
has been made to reflect the anticipated decreases in both the assessed value 
calculation as well as the anticipated decreases in the mill rates.  In addition, it is 
assumed that the construction cost of each component will represent an 
approximation of the estimated fair market value of the property.  Because no 
specific plans have been put forth regarding any additional development that could 
surround the proposed arena, the estimated revenues generated by each $10.0 million 
in development of each type has been calculated and is shown in the following 
exhibit. 
 

Current Millage Rates - City of Hartford

Private Property Type Rate (1)

Residential 42.3000
Residential - Apartments 64.8200
Commercial/Industrial 74.5400

(1) Tax rate per $1,000 of assessed value.



 

 
For every $10.0 million in residential, apartments or commercial/industrial 
development, it is estimated that approximately $2.4 million, $3.7 million or $4.3 
million in project cost could be supported, respectively.  Further analysis will be 
required to determine the actual anticipated increment that could be captured as the 
project site is determined and other key factors are identified.  This analysis assumes 
that all such development will be private development and thus will be taxed at the 
rates shown herein.   
 
 
Admission Tax 
 
The State of Connecticut currently levies an admission tax of 10 percent of the face 
value of tickets for sports and entertainment events at certain facilities throughout the 
State.  For instance, while admissions to events at Rentschler Field are subject to this 
tax, events at the Hartford Civic Center are not subject to this tax.  With the 
development of a new arena, it may be possible to apply this tax to admissions at the 
new facility, with these revenues captured for project financing.  However, if this tax 
is applied, it may not be possible to also charge the ticket surcharge discussed 
previously, potentially reducing operating revenues to the facility.  In addition, the 
implementation of this tax would likely prohibit the application of the general sales 
tax (discussed above) to paid admissions.  The following exhibit summarizes the 
estimated revenues and resulting supportable debt that could be generated through the 
implementation of this tax. 

Property Type

Residential Apartments
Commercial/ 

Industrial

Construction Cost (1) $10,000,000 $10,000,000 $10,000,000
Assessment Rate 50% 50% 50%
Assessed Value $5,000,000 $5,000,000 $5,000,000

Millage Rate 42.300 64.820 74.540
Incremental Annual Revenue $211,500 $324,100 $372,700

% Available for Project Funding 50% 50% 50%
$ Available for Project Funding $105,750 $162,050 $186,350

Funding Potential (2) $2,426,000 $3,717,000 $4,275,000

(1) Construction cost has been assumed to represent an approximation of the fair market value of the property.
(2) Assumes a 6.0 percent interest rate, 20 year term and 1.0x debt coverage

Funding Potential - Tax Increment Financing (TIF)



 

 
A 10 percent admissions tax would generate approximately $1.9 million to $5.3 
million per year.  Assuming 20 year debt with a six percent interest rate, these 
revenues could support approximately $14.4 million at a municipal arena to $40.4 
million at an NHL arena.  This type of tax is often an attractive funding tool because 
the revenues generated are paid by those patrons who actually utilize the facility. 
 
 
Sales Tax Increase 
 
In addition to capturing the sales taxes generated from spending within the arena, it 
may be possible to implement an increase in the actual sales tax rate.  In many cases, 
a local municipality has the authority to levy a local option sales tax to generate 
revenues for the general fund or for specific projects.  However, the State of 
Connecticut has not provided legislation that enables municipalities to create such a 
tax.  Therefore specific legislation would be required to enable the City of Hartford 
and other municipalities to levy such a tax.  As an alternative, the State could raise the 
income tax rate across the entire state.  The following exhibit summarizes the 
estimated revenues that could be generated through specific increases in either the 
local sales tax or the statewide sales tax rate. 
 
 

Revenue Source Gate Receipts Tax Rate Annual Revenue Coverage Debt Supported (2)

Municipal Arena
Taxable Sales (1) $18,841,000 10.00% $1,884,100 1.50 $14,407,000

NHL Arena
Taxable Sales (1) $52,870,000 10.00% $5,287,000 1.50 $40,428,000

(1) Includes gross spending on all paid admissions to the arena.
(2) Assumes 20 year term with 6.0% interest rate.

Funding Potential - Admission Tax



 

 
As shown, each 0.10 percent increase in sales tax rate for sales within the City of 
Hartford would generate approximately $1.9 million in revenues per year.  If the State 
provided legislation enabling the City to levy a local option tax of 1.0 percent, the 
related revenues could support approximately $177.7 million in project financing. 
 
Similarly, for each 0.10 percent increase in overall state sales tax rate, approximately 
$52.2 million would be generated per year, which could support approximately 
$478.6 million in project financing.  Based on preliminary estimates, this would 
likely be sufficient to support the entire project cost for an arena in Hartford.  
However, by increasing the total state sales tax rate by 0.25 percent or more, 
significant additional revenues could be generated that could be used for a variety of 
other projects and funding needs.  By providing additional revenues that could also be 
used for projects outside the City of Hartford, it may be possible to garner the needed 
political support to raise the tax rate across the state. 
 
 
Occupancy Tax 
 
Taxes charged one short-term lodging rentals (i.e. hotel stays) have become more and 
more popular as a potential funding source for public assembly facilities such as the 
proposed arena.  These types of taxes are attractive because the majority of the 
revenues are derived from visitors to the market, rather than local residents.  
However, the lodging industry typically offers significant resistance to any such 
increases, unless a project using such funds can be shown to positively impact the 
lodging industry. 
 
The State of Connecticut currently levies a total tax of 12 percent on all applicable 
short-term rentals, which includes the State’s six percent sales tax.  As with the sales 
tax discussed above, the State does not allow local municipalities to implement a 
local option occupancy tax.  Therefore, any potential increase would likely need to be 
made state-wide or would require specific legislation to enable the City to enact such 
a tax to generate funds for the arena’s development.   

Revenue Source Retail Sales (1) Rate Increase Annual Revenue Coverage Debt Supported (2)

City of Hartford Tax
$1,937,117,000 0.10% $1,937,117 1.25 $17,775,000

0.25% $4,842,793 1.25 $44,437,000
0.50% $9,685,585 1.25 $88,874,000
1.00% $19,371,170 1.25 $177,749,000

Statewide Tax
$52,157,700,000 0.10% $52,157,700 1.25 $478,596,000

0.25% $130,394,250 1.25 $1,196,489,000
0.50% $260,788,500 1.25 $2,392,979,000
1.00% $521,577,000 1.25 $4,785,958,000

(1) Represents total estimated retail sales for fiscal year 2005/06 for the City of Hartford and the State of Connecticut
(2) Assumes 20 year term with 6.0% interest rate.

Source:  State of Connecticut, Department of Revenue Services, Annual Report Fiscal Year 2005-06

Funding Potential - Sales Tax Increase



 

The following exhibit summarizes the estimated revenues that could be generated 
through a local or state-wide increase in the occupancy tax rate. 

 
For every 0.10 percent increase in the occupancy tax rate for lodging within the City 
of Hartford, approximately $42,000 would be generated.  If the rate was increased by 
a full one percent, the estimated revenues could support approximately $3.9 million in 
project debt.  Similarly, for every 0.10 percent increase in the state-wide occupancy 
tax, approximately $633,000 would be generated each year.  A one percent increase 
in the state occupancy tax rate could potentially support approximately $58.1 million 
in project debt. 
 
It is important to note that all revenues from the State occupancy tax are allocated to 
the State general fund.  In most cases, this type of tax is collected by a separate 
agency (such as a Convention and Visitors Bureau) with the revenues used to fund the 
operations of convention facilities as well as tourism advertising initiatives geared 
towards increasing tourism in a specific area.  In Connecticut, facilities such as the 
Connecticut Convention Center and groups such as the Greater Hartford Convention 
and Visitors Bureau must go through an appropriation process each year, with 
revenues from the State’s general fund used to provide the required funds.  If an 
increase in this tax is used for arena development, a segregated fund may need to be 
established for facility debt repayment. 
 
 
Vehicle Rental Tax 
 
As with the occupancy tax, several communities have levied a specific tax on short-
term vehicle rentals to provide funds for facility development.  As the majority of the 
revenues derived from such taxes are paid by visitors to the community, this type of 
tax is often more appealing from a legislative perspective.   

Revenue Source Gross Receipts (1) Rate Increase Annual Revenue Coverage Debt Supported (2)

City of Hartford
$41,975,000 0.10% $41,975 1.25 $385,000

0.25% $104,938 1.25 $963,000
0.50% $209,875 1.25 $1,926,000
1.00% $419,750 1.25 $3,852,000

Statewide
$633,333,000 0.10% $633,333 1.25 $5,811,000

0.25% $1,583,333 1.25 $14,529,000
0.50% $3,166,665 1.25 $29,057,000
1.00% $6,333,330 1.25 $58,114,000

(1) Represents the total applicable lodging tax receipts for the City and State.
(2) Assumes 20 year term with 6.0% interest rate.

Source:  State of Connecticut, Department of Revenue Services

Funding Potential - Occupancy Tax Increase



 

At present, the State applies a Rental Surcharge of three percent on all vehicle rentals.  
Revenues generated from the Rental Surcharge are used to reimburse rental car 
companies for property taxes, licensing and other fees paid to the State.  Because 
these revenues are earmarked for reimbursement of specific expenses incurred by the 
rental car companies, an increase in this rate is considered unlikely.   
 
In addition to the Rental Surcharge, the State applies a Tourism Account Surcharge of 
$1.00 per day on all short-term vehicle rentals originating within the State of 
Connecticut.  An increase in this rate could potentially generate additional revenues 
that could be used by the State to fund the development of the arena.  The following 
exhibit summarizes the estimated revenues and supportable debt generated through 
various increases in this surcharge. 
 

 
An increase of $0.25 per day in the Tourism Account Surcharge would generate 
approximately $1.2 million in revenue per year, which could support approximately 
$10.9 million in project debt.  Approximately $4.8 million would be generated 
annually if the surcharge is increased to $2.00 per day (from the current rate of $1.00 
per day).  This amount could support approximately $43.6 million in project 
financing.   
 
It is important to note that information on revenues generated within a specific City 
were not available, therefore the information presented includes only state-wide 
revenues.  As discussed previously, a state-wide tax that would generate revenues to 
be used for a project in Hartford may face significant political opposition. 
 
 
Other Taxes 
 
In addition to the public revenue streams identified above, it may be possible to 
generate revenues for project funding through several other taxes.  Examples of other 
taxes used to fund similar projects include taxes on alcoholic beverages or on 
cigarette sales.  These so-called “sin taxes” are often a popular funding source for a 
variety of projects, but have faced opposition in recent years due to the perception of 
singling out specific groups of people.  However, the City and State may wish to 
explore potential opportunities for funding from such sources in order to develop a 
viable project financing plan. 

Revenue Source Gross Receipts (1) Rate Increase Annual Revenue Coverage Debt Supported (2)

Statewide
$4,751,000 $0.25 $1,187,750 1.25 $10,899,000

$0.50 $2,375,500 1.25 $21,797,000
$0.75 $3,563,250 1.25 $32,696,000
$1.00 $4,751,000 1.25 $43,595,000

(1) Represents the total gross receipts from car rentals throughout State of Connecticut.
(2) Assumes 20 year term with 6.0% interest rate.

Source:  State of Connecticut, Department of Revenue Services

Funding Potential - Tourism Account Surcharge Increase



 

Summary of Funding Sources 
 
The intent of this analysis has been to provide the City with a preliminary understanding 
of the potential need for public contributions to the proposed arena development.  In 
addition, a variety of both public and private funding sources have been identified that 
could potentially be used to help fund the development of a new arena in Hartford.  As 
shown in the following exhibit, a combination of several potential funding sources may 
be required to secure project financing.     

 

Incremental Estimated Estimated Debt
Source Rate Annual Revenue Supported (1) Comments

PUBLIC SOURCES

TIF - In-Arena Sales Tax n/a $1.6 million to $4.2 million $6.3 million to 
$16.1 million

May require approval from the City Council for implementation. Also, it may be
possible to capture a higher percentage than the 50 percent used in this estimate
for project costs, with Council approval.

TIF - Property Taxes (2) n/a $106,000 - Residential 
$162,500 - Apartments 
$186,000 - Commercial

$2.4 million       
$3.7 million      
$4.3 million

Assumes $10.0 million of development for each property type. Also assumes 50
percent of increment is captured for project costs. With Council approval, this
amount could be increased.

Admission Tax 10.00% $1.9 million to $5.3 million $14.4 million to 
$40.4 million

Would require legislative approval as Kalamazoo currently does not qualify under
the Stadia or Convention Facilities Act of 1991. Would also require voter
referendum for approval.

Sales Tax Increase - City 0.25% $4.8 million $44.4 million The State of Connecticut currently does not allow municipalities to levy a local
sales tax. Legislative action would be required to enable the City to enact such a
tax.

Sales Tax Increase - Statewide 0.25% $130.4 million $1.2 billion Legislative action would be required to increase the State sales tax rate.

Occupancy Tax - City 1.00% $420,000 $3.9 million The State of Connecticut currently does not allow municipalitiesto levy a local tax,
therefore legislative action would be required. In addition, all revenues generated
by the State's occupancy tax are currently allocated to the General Fund, therefore
specific action to establish a segregated fund may be required.

Occupancy Tax - Statewide 1.00% $6.3 million $58.1 million All revenues generated by the State's existing occupancy tax are currently
allocated to the General Fund, therefore specific action to establish a segregated
fund may be required to enable funds to be used for arena construction.

Tourism Account Surcharge $1.00 per day $4.8 million $43.6 million Legislative action would likely be required to implement an increase in the Tourism
Account Surcharge amount on rental cars. Information on rentals within specific
municipalities is not available, therefore only a statewide estimate has been
included herein.

PRIVATE SOURCES

Suite Revenue n/a $4.6 million to $17.4 million $30.4 million to 
$113.9 million

These revenues are currently assumed to be allocated to the facility for operations.
If captured for arena construction funding, impact on operations must be
considered.

Naming Rights n/a $750,000 to $3.0 million $4.9 million to 
$19.7 million

These revenues are currently assumed to be allocated to the facility for operations.
If captured for arena construction funding, impact on operations must be
considered.

Advertising n/a $1.25 million to $5.0 million $8.2 million to 
$32.8 million

These revenues are currently assumed to be allocated to the facility for operations.
If captured for arena construction funding, impact on operations must be
considered.

Admission Surcharge $1.75 to $2.50 per paid 
admission

$1.6 million to $3.5 million $12.3 million to 
$26.4 million

These revenues are currently assumed to be allocated to the facility for operations.
If captured for arena construction funding, impact on operations must be
considered.

(1) Assumes 20-year debt with a six percent interest rate and various coverage ratios.  However, depending on the type of tax, a higher coverage ratio may be
     required, reducing the amount of debt supported accordingly.
(2) Revenue and supported debt are based on $10.0 million of development for each property type.

Potential Public Funding Sources



 

As shown, it is likely that a combination of both public and private sources will be 
required to secure adequate project funding.  In addition, it is important to note that 
several of the public sources identified would require legislative approval for 
implementation. 
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b
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H
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b
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p
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b
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R
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es

u
lt

 i
n
 i

n
cr

ea
se

d
 r

ev
en

u
e,

 w
e 

d
o
 n

o
t 

b
el

ie
ve

 t
h
e 

re
ve

n
u
e 

g
en

er
a
te

d
th

ro
u
g
h
 t

h
es

e 
im

p
ro

ve
m

en
ts

 i
s 

en
o
u
g
h
 t

o
 j

u
st

if
y 

th
e 

ca
p
it

a
l 

in
ve

st
m

en
t 

re
q
u
ir

ed
. 

A
s 

it
 r

el
a
te

s 
to

 c
o
n
co

u
rs

es
, 

th
e 

m
a
in

 e
n
tr

a
n
ce

s 
a
re

 

sm
a
ll

 b
y 

to
d
a
y’

s 
st

a
n
d
a
rd

s 
a
n
d
 i

n
 g

o
o
d
 c

o
n
d
it

io
n
. 

W
e 

re
co

m
m

en
d
 t

h
a
t 

th
e 

ev
en

t 
m

er
ch

a
n
d
is

e 
k
io

sk
s 

in
 t

h
es

e 
4

 

a
re

a
s 

b
e 

co
n
ve

rt
ed

 t
o
 c

o
n
ce

ss
io

n
 s

ta
n
d
s 

to
 i

n
cr

ea
se

 r
ev

en
u
e 

a
n
d
 r

es
u
lt

 i
n
 m

o
re

 q
u
eu

in
g
 s

p
a
ce

. 
T
o
 h

el
p
 i

n
cr

ea
se

 t
h
e 

fa
n
 

ex
p
er

ie
n
ce

 a
n
d
 b

ri
n
g
 m

o
re

 e
n
er

g
y 

to
 t

h
e 

co
n
co

u
rs

e,
 t

h
e 

co
n
co

u
rs

e 
w

a
ll

s 
sh

o
u
ld

 b
e 

p
a
in

te
d
 i

n
 b

ri
g
h
te

r 
co

lo
rs

 t
h
a
t 

w
o
u
ld

 h
el

p
 r

ef
le

ct
 t

h
e 

li
g
h
t,

 r
a
th

er
 t

h
a
n
 t

h
e 

cu
rr

en
t 

m
o
n
o
ch

ro
m

a
ti

c 
sc

h
em

e.
 A

ls
o
, 

th
e 

co
n
cr

et
e 

fl
o
o
r 

n
ee

d
s 

a
 

n
ew

 c
o
n
cr

et
e 

co
a
ti

n
g
 t

h
a
t 

w
o
u
ld

 h
el

p
 i

m
p
ro

ve
 t

h
e 

li
g
h
t 

q
u
a
li

ty
 a

n
d
 c

o
n
ce

a
l 

th
e 

la
rg

e 
q
u
a
n
ti

ty
 o

f 
sh

ri
n
k
a
g
e 

cr
a
ck

s.
 

D
u
e 

to
 t

h
e 

st
ru

ct
u
ra

l 
li

m
it

a
ti

o
n
s 

o
f 

th
e 

3
0

0
 l

ev
el

 c
o
n
co

u
rs

es
 

a
n
d
 t

h
e 

li
m

it
ed

 n
u
m

b
er

 o
f 

se
a
ts

 i
t 

se
rv

es
, 

it
 i

s 
n
o
t 

ec
o
n
o
m

ic
a
ll

y 
fe

a
si

b
le

 t
o
 m

a
k
e 

si
g
n
if

ic
a
n
t 

ca
p
it

a
l 

im
p
ro

ve
m

en
ts

 t
o
 t

h
is

 l
ev

el
. 

T
h
e 

p
re

m
iu

m
 s

p
a
ce

s 
o
f 

th
e 

H
a
rt

fo
rd

 C
iv

ic
 C

en
te

r 
a
re

cl
ea

rl
y 

th
e 

fa
ci

li
ty

’s
 s

tr
o
n
g
es

t 
a
ss

et
s.

 T
h
e 

le
ve

l 
o
f 

fi
n
is

h
, 

li
g
h
ti

n
g
 a

n
d
 a

m
en

it
ie

s 
in

 t
h
es

e 
sp

a
ce

s 
is

 o
n
 p

a
r 

w
it

h
 m

a
n
y 

n
ew

er
 f

a
ci

li
ti

es
 o

f 
si

m
il

a
r 

ca
p
a
ci

ty
. 

S
o
m

e 
ca

rp
et

 a
n
d
 s

ea
ti

n
g
 

u
p
h
o
ls

te
ry

 i
n
 t

h
e 

su
it

es
 a

re
 b

eg
in

n
in

g
 t

o
 s

h
o
w

 s
ig

n
s 

o
f 

w
ea

r,
 

b
u
t 

th
is

 d
o
es

 n
o
t 

ye
t 

w
a
rr

a
n
t 

re
p
la

ce
m

en
t.

 T
h
e 

D
ir

ec
to

r’
s 

C
lu

b
 i

s 
th

e 
m

o
st

 a
p
p
ea

li
n
g
 o

f 
th

e 
th

re
e 

p
re

m
iu

m
 s

p
a
ce

s,
 

w
it

h
 a

 c
o
n
d
it

io
n
 a

n
d
 l

ev
el

 o
f

m
a
in

te
n
a
n
ce

 e
q
u
a
l 

to
 o

r 
b
et

te
r 

th
a
n
 t

h
a
t 

o
f 

th
e 

su
it

es
. 

T
h
e 

C
o
li

se
u
m

 C
lu

b
’s

 f
in

is
h
es

 a
re

 

co
n
si

st
en

t 
w

it
h
 t

h
o
se

 o
f 

th
e 

o
th

er
 p

re
m

iu
m

 s
p
a
ce

s,
 b

u
t 

it

a
p
p
ea

rs
 t

o
 b

e 
th

e 
m

o
st

 u
ti

li
ze

d
 p

re
m

iu
m

 s
p
a
ce

 i
n
 t

h
e 

fa
ci

li
ty

 

d
u
e 

to
 t

h
e 

a
m

o
u
n
t 

o
f 

w
ea

r 
sh

o
w

n
 i

n
 t

h
e 

se
a
ts

. 

T
h
e 

a
re

n
a
 s

ea
ti

n
g
 a

re
a
s 

w
er

e 
ve

ry
 c

le
a
n
 a

n
d
 f

a
ci

li
ty

 

m
a
n
a
g
em

en
t 

m
en

ti
o
n
ed

 t
h
a
t 

th
e 

se
a
ts

 a
n
d
 a

ss
o
ci

a
te

d
 

h
a
rd

w
a
re

 w
er

e 
re

p
la

ce
d
 a

p
p
ro

x
im

a
te

ly
 e

ig
h
t 

ye
a
rs

 a
g
o
. 

T
h
e 

a
is

le
 w

a
ys

 w
er

e 
cl

ea
n
 a

n
d
 n

o
n
-s

k
id

 h
a
d
 b

ee
n
 a

p
p
li

ed
 t

o
 t

h
e 

a
is

le
 w

a
y 

st
ep

s 
to

 h
el

p
 p

re
ve

n
t 

sl
ip

 a
n
d
 f

a
ll

s.
 T

h
e 

a
re

n
a
 s

ta
ff

 

h
a
s 

a
 p

ro
g
ra

m
 t

o
 r

e-
co

a
t 

th
e 

n
o
n
-s

k
id

 t
re

a
te

d
 a

re
a
s 

o
n
ce

 a
 

ye
a
r.

 T
h
er

e 
w

a
s 

fe
w

 s
p
a
ll

in
g
 a

n
d
 c

ra
ck

s 
n
o
te

d
 i

n
 t

h
e 

lo
b
b
y 



H
a
rt

fo
rd

C
iv

ic
C

e
n

te
r

–
F

a
c
il

it
y

A
n

a
ly

si
s

 
 

 
 

 
 

 
 

 
 

 
 

 
 

 
 

 
 

 
6

 

J
u

n
e

2
,

2
0

0
6

E
x
e
c
u

ti
v
e

S
u

m
m

a
ry

co
n
cr

et
e 

b
u
t 

n
o
th

in
g
 o

u
t 

o
f 

th
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b
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h
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 p
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u
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u
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u
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p
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