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Dear Ms. Sahba:
Conventions, Sports & Leisure International (“CSL”) is pleased to present this report
regarding an assessment of the economic and fiscal impacts that have been generated
by the development of PETCO Park (“Ballpark”). The attached report summarizes our
research and analyses and is intended to assist the San Diego Regional Economic
Development Corporation (“EDC”) in understanding the economic and fiscal benefits
generated to the City of San Diego (“City”) by the construction of the Ballpark and the
adjacent commercial and residential developments (“Ancillary Development”), as well
as the annual operations of the San Diego Padres (“Team”), the Ballpark and the
Ancillary Development.
The information contained in this report is based on estimates, assumptions and other
information developed from research of the market, our knowledge of sports facility
development projects and other such factors, including certain information provided by
the Team and third parties. All information provided to us by others was not audited or
verified and was assumed to be correct. Because procedures were limited, we express
no opinion or assurances of any kind, and furthermore there will be differences
between estimated and actual results. We have no responsibility to update this report
for events and circumstances occurring after the date of this report.
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• Telephone 972.491.6900 • Facsimile 972.491.6903

Ms. Lauree Sahba
Page 2 of 2

We sincerely appreciate the opportunity to assist you with this project, and would be
pleased to be of further assistance in the interpretation and application of the study’s
findings.

Very truly yours,

CSL International
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Executive Summary

Executive Summary
The attached report summarizes CSL’s research and analyses regarding the economic
and fiscal impacts that have resulted from development of PETCO Park (“Ballpark”) and
the adjacent residential and commercial projects (“Ancillary Development”). This report
is intended to assist the San Diego Regional Economic Development Corporation (“EDC”)
in understanding the impacts generated to the City of San Diego (“City”) by the annual
operations of the San Diego Padres (“Team”), the construction and operations of the
Ballpark, and the construction and operations of the Ancillary Development.
Numerous local business and community leaders feel that the development of PETCO
Park has been “a magnet for restaurants, hotels and other commercial uses” and that
“new residents, businesses and park space have created a more inviting and active
environment”. However, in addition to such qualitative evidence, CSL has estimated the
quantifiable effects of PETCO Park and the surrounding Ancillary Development.

Key Findings
1. The development of PETCO Park exceeded all of the City’s expectations and
projections with regards to job creation, sales tax revenue, private investment,
increased property values, hotel rooms, commercial space, housing units and
property taxes.
2. Unlike most sports projects around the country, a direct payback has been
generated for the City and the Centre City Development Corporation (CCDC) in
the form of tax revenues generated by the PETCO Park project.
3. The cooperation of the City, CCDC and Padres ownership was directly responsible
for one of the best examples of a good public private partnership. Investment by
the City and CCDC has been leveraged into upwards of $1.58 billion private
investment, or $5.25 in private dollars for each $1 of public investment.
4. Funding for the City’s portion of the Ballpark was generated from incremental
taxes on tourism and property development, rather than taxation on existing
citizen income, property or sales tax.
5. The Padres contribution of $173 million significantly exceeds any contribution
from teams playing in comparable markets and likely burdens the Team with
interest expense higher than normally assumed by other comparable Clubs.
6. $1.3 billion in new direct spending has been generated in the City of San Diego.
This has resulted in nearly $2.0 billion in total output, 19,200 jobs and $780
million in payroll since the construction of the Ballpark commenced.

7. Approximately $107 million of tax revenue has been retained by the City of San
Diego and the Centre City Development Corporation.
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Executive Summary (cont’d)

The remainder of this section presents an executive summary of the findings contained
within this report. The quantifiable impacts estimated by CSL herein have been
developed independently and conservatively. For the purposes of this report, these
quantifiable effects are characterized in terms of economic impacts and fiscal impacts.
Economic impacts are conveyed through measures of direct spending, total output,
payroll, and employment. Fiscal impacts denote changes in tax revenues. In all areas of
analysis, CSL has attempted to use conservative assumptions with regard to spending in
the local community and the related impacts. The economic impacts presented herein
are based on the historical operations of the Team and Ballpark, market research
conducted by CSL, information provided by third parties, fan intercept surveys
conducted by the Team and CSL’s industry knowledge and expertise. The basis for
estimating the economic impacts presented herein is the direct spending that is
estimated to take place as a result of the various construction projects and the annual
operations of the Team, Ballpark and Ancillary Development. Fiscal impact estimates
contained herein are based upon the prevailing tax rates at the time of this report.

Project Background
PETCO Park opened in 2004 in the Ballpark District of Downtown San Diego, on the
southern end of the City, between the Gaslamp Quarter and East Village neighborhoods.
The immediate area surrounding the Ballpark now includes residential developments,
office space, and numerous bars, restaurants and shops that benefit from the presence
of the Team and Ballpark. In 1998, prior to voter approval of plans for PETCO Park,
approximately 70 percent of the land in the Ballpark District was vacant or used for
outdoor parking/storage, and the entire East Village generated approximately $2 million
in property tax revenue.
PETCO Park was constructed over an approximate four‐year period from 2000 to 2004,
at a total cost of $474 million, including hard construction costs, soft costs, land
assembly, infrastructure and environmental remediation. The Team’s contribution was
approximately $173 million, the City of San Diego contributed approximately $206
million in equity and revenue bond funding, and downtown redevelopment agencies
contributed approximately $95 million, bringing the total public contribution to
approximately $301 million.
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Executive Summary (cont’d)
The public/private partnership to construct PETCO
Park was approved by the voters of the City of San
Diego in November 1998 when they passed
Proposition C (“Prop C”) with 59.5 percent of the
vote. Prop C contained the Memorandum of
Understanding (“MOU”) between the City and the
Team for both the Ballpark and private
redevelopment within the Ballpark District.
Supporters of Prop C argued that the Ballpark
District was “more than a ballpark” because the
redeveloped neighborhood could be a final step in the revitalization of Downtown San
Diego, produce thousands of jobs, over $1 million per year in new sales tax revenue, and
millions of dollars annually in new property tax revenue.
In order to develop estimates of the impact of the Ancillary Development associated
with the development of PETCO Park, CSL developed a map that identifies a specific
“Ballpark Development Area”. This map is based upon the Centre City Development
Corporation’s (“CCDC”) “Scorecard” which identifies the private developments that have
been constructed adjacent to the Ballpark since construction began in 2000. The map
below presents the Ballpark Development Area which contains the Ancillary
Development that has been considered for this study.
Ballpark Development Area

Sources: CCDC, Google Earth
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Executive Summary (cont’d)

The Ballpark Development Area denoted on the previous page includes the Ballpark
District in its entirety as well as portions of the East Village that are adjacent to the
Ballpark District. Only new developments constructed since 2000 within this Ballpark
Development Area were considered as part of the Ancillary Development. As such,
nearby undeveloped parcels owned by the City and the Team have not been included,
although they may be potential sites for future development. It should also be noted
that this Ballpark Development Area does not include any development projects that
took place in the Gaslamp, Marina or Convention Center districts, such as the Hard Rock
Hotel or the Bayfront Hilton, although discussions with local business leaders have
indicated that these projects may be closely related to development of the Ballpark.
Ancillary Development that opened between 2003 and 2009 includes 3,585 residential
units, three hotels with 957 rooms and approximately 610,000 square feet of
commercial space, including retail space and 325,000 square feet of Class‐A office space
within Diamond View Tower. The estimated 2009 market value of the projects opened
within the Ancillary Development, according to CCDC, was approximately $1.79 billion.
Over the past decade, both the City and the County have experienced rapid economic
growth. In particular, assessed property values within the County and Downtown San
Diego have increased at a significantly faster rate than in the previous decade. As such,
the EDC engaged CSL in February 2010 in an effort to quantify the portion of growth
within the City that can be specifically attributed to the development of PETCO Park.

Economic Impacts of Construction
For purposes of this report, the gross direct spending necessary to construct the
Ballpark and the Ancillary Development were adjusted to account for leakage and
displacement. This “net new” direct spending figure is intended to account only for the
spending that took place within the local area that is new to the local economy.
Economic multipliers specific to the City of San Diego were then applied to this net new
direct spending figure in order to calculate an estimate of the total output, jobs and
payroll earnings that were generated by the first round of construction spending as it
cycled through the economy.
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Executive Summary (cont’d)

The following chart summarizes the cumulative estimated net new economic impacts to
the City of San Diego between 2000 and 2009 from the construction of PETCO Park and
the surrounding Ancillary Development.
Summary of Net New Economic Impacts on the City of San Diego
Construction of Ballpark & Ancillary Development: 2000 to 2009
Direct Spending
Gross Spending
$1,828,890,000

Est. Portion Spent in San Diego
$414,244,000

Total Output
$675,681,000

Employment

Payroll

4,880

$272,544,000

As shown above, construction of PETCO Park and surrounding Ancillary Development
resulted in upwards of $1.8 billion in direct construction spending between 2000 and
2009, of which approximately $414 million (or 23 percent) is estimated to be net new to
the City. This net new construction spending is estimated to have produced
approximately $676 million in total output, 4,900 jobs and $273 million in payroll
earnings.
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Executive Summary (cont’d)

Economic Impacts of Operations
For purposes of this study, estimates were developed for the direct spending that has
occurred within the local economy due to the presence of the San Diego Padres, PETCO
Park and the surrounding Ancillary Development (including residential units, hotels,
commercial space and retail space). These estimated spending figures were then
adjusted to account only for spending that is “net new” to the local economy. Economic
multipliers were then applied to estimate the resulting economic impacts.
The chart below presents the cumulative estimated net new economic impacts to the
City of San Diego between 2003 and 2009 from the various operations of the Team,
Ballpark and Ancillary Development.
Summary of Net New Economic Impacts on the City of San Diego
Operations of Ballpark & Ancillary Development: 2003 to 2009
Direct Spending
Gross Spending
$2,552,051,000

Net New Spending
$1,269,764,000

Total Output
$1,955,924,000

Employment

Payroll

19,220

$783,264,000
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Executive Summary (cont’d)

As shown on the previous page, it is estimated that the ongoing operations of both
PETCO Park and the Ancillary Development have resulted in approximately $2.6 billion
in gross direct spending between 2003 and 2009, of which approximately $1.3 billion (or
50 percent) is estimated to be net new to the local economy. The estimated net new
economic impacts during this time period include nearly $2.0 billion in total output,
19,200 jobs and $780 million in payroll earnings.

Public Sector Impacts
The construction and operations of PETCO Park and the surrounding Ancillary
Development have also produced significant fiscal benefits for the public sector. For
purposes of this study, all estimated tax revenues are presented as “net new” – those
tax impacts that would not otherwise be generated within the City if not for the
presence of the Ballpark and Ancillary Development. The estimated revenue generated
from each of the following taxes was evaluated as part of this analysis:
• Sales Tax: an 8.75 percent tax is assessed on goods and services purchased
in the City, of which 7.25 percent is collected by the State of California;
• Transient Occupancy Tax (“TOT”): the City of San Diego levies a 10.5
percent TOT on all hotel/lodging nights within the City; and,
• Property Tax: a 1.0 percent tax is levied on the assessed value of property
within the City, and incremental property taxes generated within this
Ballpark Development Area are allocated to the CCDC.
Although there are likely other sources of tax revenue generated from the on‐going
operations of the Ancillary Development, the sources outlined above represent the
most significant and relevant sources in terms of evaluating the fiscal impacts generated
annually within the City.
The chart on the following page summarizes the cumulative estimated net new tax
revenue collected within the City of San Diego between 2000 and 2009 due to the
construction and operations of the Ballpark and Ancillary Development.
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Executive Summary (cont’d)

Summary of Net New Fiscal Impacts in the City of San Diego
Construction & Operations of Ballpark & Ancillary Development: 2000 to 2009
Sales
Tax (1)

Transient
Occupancy Tax (2)

Property
Tax (3)

$111,647,000

$32,060,000

$63,427,000

TOTAL TAX REVENUE
$207,134,000
(1) Represents 8.75% sales tax on estimated taxable spending.
(2) Represents 10.5% property tax on hotel room nights.
(3) Represents 1.0% property tax on assessed valuation.

As shown above, it has been estimated that sales tax, TOT and property tax revenues
collected from 2000 to 2009 by the public sector within the City of San Diego due to the
development of PETCO Park and the Ancillary Development have totaled upwards of
$207 million. Furthermore, it has been estimated that approximately $107 million (or
52 percent) of that tax revenue has been retained by the City of San Diego and the
Centre City Development Corporation.

Public Sector Return on Investment
Cumulatively from 2000 to 2010, it is estimated that more than $1.8 billion has been
invested in the construction of PETCO Park and adjacent Ancillary Development.
Approximately $1.58 billion (or 84 percent) of this investment was private dollars,
representing upwards of $5.25 in private dollars invested for every $1 dollar invested by
the public sector. As a result of the private investment that has occurred to leverage
the original public investment, it is estimated that the Ballpark and Ancillary
Development have exceeded the projections made prior to the approval of Prop C by
the City and Prop C supporters, as summarized in the chart on the following page.
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Executive Summary (cont’d)

Comparison of Estimated Actual Benefits to Projected Benefits
Projection
New Jobs:
New Annual Sales Tax Revenue:
Private Investment:
Increased Property Values:
New Hotel Rooms:
Retail/Office/Parking (sq.ft.):
Housing (sq.ft.):
New Annual Property Taxes:

Estimated Actual

thousands
$1,000,000
$300,000,000
$328,000,000
850
1,150,000
180,000
$4,000,000

25,400
$2,100,000 (1)
$1,830,000,000
$1,790,000,000 (2)
960
1,700,000 (3)
3,600,000 (4)
$17,040,000 (5)

(1) Represents sales tax revenue collected in 2009 by City (excludes County/State).
(2) Represents 2009 market value assessed by CCDC.
(3) Includes 610,000 sq.ft. of commercial space, plus 3,600 parking spaces at 300 sq.ft. each.
(4) Estimated based upon 3,585 residential units at 1,000 sq.ft. per unit.
(5) Represents property taxes collected by CCDC in 2009.

As shown above, the PETCO Park project has surpassed projections in terms of job
creation, sales tax revenue, private investment, increased property values, hotel rooms,
commercial space, housing units and property taxes. As such, the exhibit below
presents the estimated annual return on investment that the public sector in the City
has received on its $301 million investment in the PETCO Park project.
Public Sector Return on Investment
Public Sector Investment ‐ 2002
City of San Diego
Redevelopment Agency
Total Public Investment:

$205,900,000
$94,900,000
$300,800,000

Local Tax Revenue (1)
Cumulative Net New (2000‐2009)

$107,100,000

Estimated 30‐Year Return ‐ $2002

$354,900,000

Internal Rate of Return

7.6%

(2)

(1) Excludes tax revenue collected by the County & the State.
(2) Assumes no new development, 3.0 percent annual inflation and 6.0 percent discount rate.
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Executive Summary (cont’d)

As shown in the graphic on the previous page, it is estimated that the City and CCDC has
received an average annual rate of return of 7.6 percent on the original investment of
$301 million. This rate of return has far exceeded the projected annual return of 1.7
percent (based on projected new annual tax revenues of $5 million). Even if no new
development was to occur in the Ballpark Development Area in future years, over the
course of a 30‐year period it is estimated that the PETCO Park project could return
approximately $355 million in 2002 dollars (which equates to more than $1 billion in
cumulative revenue over the course of that 30‐year period).

Exclusions & Limitations
This analysis makes certain assumptions based on the best information available at the
time the study was conducted. The information contained in this report is based on
estimates, assumptions and other information developed from market research,
knowledge of the sports industry and other factors, including information provided by
third parties. All information provided by others was not audited or verified and was
assumed to be correct. Because procedures were limited, we express no opinion or
assurances of any kind as to the achievability of any projected information herein.
This report should be read in its entirety to obtain the background, methods and
assumptions underlying the findings presented herein.
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Introduction

1. Introduction

The following report summarizes CSL’s research and analyses related to the various
impacts that have been generated for the City of San Diego as a result of the
development of PETCO Park and adjacent residential and retail projects. This section
introduces background and timeline information for the Ballpark and the adjacent
Ancillary Development, as well as a brief overview of the study parameters.

PETCO Park
The San Diego Padres are a member of the
Western Division of Major League Baseball’s
National League and have called PETCO Park
their home since relocating from Qualcomm
Stadium in 2004. PETCO Park is an open‐air
ballpark with a seating capacity of
approximately 42,000 people across three
seating decks, eight lounges/restaurants and a
one‐acre “Park at the Park” overlooking center
field.
PETCO Park is located in the Ballpark District of
Downtown San Diego, on the southern end of
the City, between the Gaslamp Quarter and East
Village neighborhoods. The immediate area surrounding the Ballpark now includes
residential developments, office space, and numerous bars, restaurants and shops that
benefit from the presence of the Team and Ballpark. In 1998, prior to voter approval of
plans for PETCO Park, approximately 70 percent of the land in the Ballpark District was
vacant or used for outdoor parking/storage, and the entire East Village generated
approximately $2 million in property tax revenue. The map on the following page
presents a detailed summary of the districts of Downtown San Diego. The Ballpark
District is highlighted in yellow.
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1. Introduction (cont’d)

Downtown San Diego Districts

Source: Google Earth

PETCO Park was constructed over an approximate four‐year period from 2000 to 2004,
at a total cost of $474 million, including hard construction costs, soft costs, land
assembly, infrastructure and environmental remediation. The original cost was
estimated to be $411 million, however project delays due to lawsuits increased costs.
The majority of this cost increase was paid by the Padres. The exhibit on the following
page presents the sources of funding for the construction of PETCO Park.
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1. Introduction (cont’d)

PETCO Park Construction Funding Sources
Sources

Type

Amount

City of San Diego
City of San Diego
Redevelopment Agency
Redevelopment Agency
San Diego Padres

Equity
2002 Lease Revenue Bonds
Equity
Sale of Surface Parking Lots
Team Contribution

$75,500,000
130,400,000
73,900,000
21,000,000
173,200,000

Total: $474,000,000
Sources: CCDC, Padres

As shown above, the Team’s contribution was approximately $173 million, the City of
San Diego contributed approximately $206 million in equity and revenue bond funding,
and redevelopment agencies contributed approximately $95 million, bringing the total
public contribution to approximately $301 million.

Public/Private Partnership
The public/private partnership between the City of San Diego and the Padres that led to
the development of PETCO Park began with the Mayor’s Task Force on Padres Planning,
which was formed in 1997 by Mayor Susan Golding. This special task force included 17
private citizens and business leaders whose report supported the Padres statements
that Qualcomm Stadium was not a financially viable long‐term option for the franchise.
In 1998, a second advisory group, the Task Force for Ballpark Planning, was formed by
the City to make recommendations as to the most viable location for a new ballpark for
the Padres, including the potential for the ballpark to serve as a catalyst for
redevelopment of downtown San Diego, and specifically the East Village. The second
task force’s report indicated that ancillary development surrounding the ballpark (such
as retail stores, restaurants, condominiums, apartments, hotels, etc.) could produce
new revenues for the City that could offset the financial commitment required to
construct the ballpark. This recommendation by the Task Force on Ballpark Planning
became the cornerstone of ballpark supporters’ campaign for voter approval of public
participation via the slogan “More than a Ballpark”.
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1. Introduction (cont’d)
The public/private partnership to construct PETCO Park was approved by the voters of
the City of San Diego in November 1998 when they passed Proposition C (“Prop C”) with
59.5 percent of the vote. Prop C contained the Memorandum of Understanding
(“MOU”) between the City and the Team for both the Ballpark and private
redevelopment within the Ballpark District. Supporters of Prop C argued that the
Ballpark District was “more than a ballpark” because the redeveloped neighborhood
could be a final step in the revitalization of Downtown San Diego and produce
thousands of jobs and over $1 million per year in new sales tax revenue.
The MOU in Prop C included (but was not limited to) the following protections to the
City:
•
•
•
•
•
•
•

Padres guaranteed $115 million for Ballpark construction, plus responsibility for
all construction cost overruns;
Padres guaranteed $300 million of private investment for redevelopment of the
Ballpark District;
Padres guaranteed payment of $500,000 annual rent plus five‐year cumulative
CPI adjustment;
Padres committed to staying in San Diego for no less than 22 years following the
opening date of PETCO Park, regardless of Team ownership;
Padres assumed responsibility for capital improvements, with up to $250,000
deposited to a capital improvements fund annually from parking income
generated from general use of parking lots when Ballpark is not in use;
City’s cost for Ballpark operating expenses was capped at $3.5 million per year
plus CPI and limited to specific categories; and,
City land and infrastructure expenses were capped and limited.

The MOU also included the City’s plan of finance for the $130,400,000 bond issue, which
was based upon “additional new revenue to the general fund resulting from
development on and around the 10th Avenue Marine Terminal”. The City projected
revenue growth in its annual Transient Occupancy Tax (“TOT”) collections of
approximately eight percent due to the development of a hotel (now the Hilton San
Diego Bayfront) on and around the 10th Avenue Marine Terminal property adjacent to
the San Diego Convention Center. In support of this financing plan, the Padres agreed
to provide revenue protection of up to $8 million dollars (capped at $2 million annually)
during the first 10 years of the PETCO Park project should TOT revenue growth fall short
of eight percent over a three‐year running average.
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1. Introduction (cont’d)
Furthermore, the City of San Diego outlined development expectations based upon the
redevelopment funds that were committed to the project, including but not limited to:
•
•
•

Private development in conjunction with the development of the Ballpark and
Ancillary Development was expected to generate approximately $328 million in
increased assessed property values;
This private development was expected to include 850 hotel rooms, office and
related private parking development of approximately one million square feet,
150,000 square feet of retail and 180,000 square feet of loft housing; and,
The increase in assessed property value from the Ancillary Development
combined with other developments planned or underway in Downtown San
Diego redevelopment areas were expected to generate $4.0 million in new
annual property taxes.

Project Delays
The minimum public/private investment in the Ballpark District that was guaranteed as
a result of Prop C amounted to $711 million, including $411 allotted for Ballpark
development and $300 million for Ancillary Development.
However, after breaking ground in 2000, Ballpark construction was delayed for at least
17 months as the City contended with 16 lawsuits related to development of the
Ballpark. As such, the final cost rose to $474 million with the majority of construction
spending occurred from 2002 to 2004, as shown in the exhibit below.
PETCO Park Construction Spending Timeline

13%

2004

41%

2003
29%

2002
6%

2001

10%

2000
0%

10%

20%

30%

40%

50%

Source: Clark Construction
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1. Introduction (cont’d)

Ancillary Development
In order to develop estimates of the impact of the Ancillary Development associated
with the development of PETCO Park, CSL developed a map that identifies a specific
“Ballpark Development Area”. This map is based upon the Centre City Development
Corporation’s (“CCDC”) “Scorecard” which identifies the private developments that have
been constructed adjacent to the Ballpark since construction began in 2000. The map
below presents the Ballpark Development Area which contains the Ancillary
Development that has been considered for this study.
Ballpark Development Area

Sources: CCDC, Google Earth

The Ballpark Development Area denoted above includes the Ballpark District in its
entirety as well as portions of the East Village that are adjacent to the Ballpark District.
Only new developments constructed since 2000 within this Ballpark Development Area
were considered as part of the Ancillary Development. As such, nearby undeveloped
parcels owned by the City and the Team have not been included, although they may be
potential sites for future development. It should also be noted that the Ballpark
Development Area identified for this study does not include any development projects
that took place in the Gaslamp, Marina or Convention Center districts, such as the Hard
Rock Hotel or the Bayfront Hilton, although discussions with local business leaders have
indicated that these projects may be closely related to development of the Ballpark.
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1. Introduction (cont’d)
The list below identifies the developments within the Ballpark Development Area
(sorted by year opened) that have been analyzed as Ancillary Development in this study.
Summary of Ancillary Development

Development

Year
Opened

Central Cooling Plant
Island Village
Park Lofts
Entrada
Market Square Manor
Omni Hotel + Metropolitan
P1 Parking Garage
Palm Restaurant
Tailgate Park
Diamond Terrace
Hotel Solamar
M2i
Market Street Village I
Metrome
Park Blvd E
Alta
Element
Fahrenheit Lofts
Lillian Place
Lofts at 677 Seventh
Nexus
Park Terrace
TR Produce
Diamond View Tower
ICON
The Legend
The Mark (Park Tower)
Park Blvd W
Lofts at 655 Sixth
6th & K Parkade
Hotel Indigo
Parkside Terrace
Total
** According
According to
to "Score
CCDC Scorecard
(01‐29‐10)
Card (01‐29‐10)"

2003
2003
2003
2004
2004
2004
2004
2004
2004
2005
2005
2005
2005
2005
2005
2006
2006
2006
2006
2006
2006
2006
2006
2007
2007
2007
2007
2007
2008
2009
2009
2009

Residential
Units

Hotel
Rooms

Commercial
Square Feet

Estimated 2009
Market Value*

‐
280
120
172
200
32
‐
‐
‐
113
‐
230
225
184
107
179
65
77
74
153
68
233
‐
‐
327
183
260
120
106
‐
‐
77

‐
‐
‐
‐
‐
512
‐
‐
‐
‐
235
‐
‐
‐
‐
‐
‐
‐
‐
‐
‐
‐
‐
‐
‐
‐
‐
‐
‐
‐
210
‐

9,670
5,000
‐
‐
‐
‐
3,000
7,000
‐
11,000
7,000
12,000
43,000
‐
‐
11,000
4,000
‐
‐
5,000
3,000
25,000
42,000
325,000
16,000
30,000
8,000
6,000
12,000
15,000
‐
10,000

$12,900,000
16,490,000
87,900,000
17,600,000
17,290,000
211,480,000
1,550,000
51,110,000
16,600,000
46,800,000
99,000,000
127,000,000
64,600,000
81,150,000
58,000,000
86,000,000
20,000,000
43,500,000
14,500,000
39,200,000
26,900,000
2,900,000
84,000,000
64,500,000
122,650,000
68,000,000
139,290,000
93,300,000
14,970,000
9,300,000
32,700,000
17,000,000

3,585

957

609,670

$1,788,180,000

Note: Sorted by Year Opened

As shown, Ancillary Development that opened between 2003 and 2009 includes 3,585
residential units, three hotels with 957 rooms and approximately 610,000 square feet of
commercial space, including retail space and 325,000 square feet of Class‐A office space
within Diamond View Tower. The estimated 2009 market value of the projects opened
within the Ancillary Development, according to CCDC, was approximately $1.79 billion.
7

1. Introduction (cont’d)

The following graphic illustrates the growth of the inventory of residential units, hotel
rooms and commercial space within the Ballpark Development Area over time.
Growth of Ancillary Development
Residential Units

Hotel Rooms

Commercial Sq.Ft. (1000's)

4,000
3,500

3,585

3,508

3,402
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2,512

2,500
2,000

1,663
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1,000

804

747

747

747
512

500

400
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Source: Centre City Development Corporation

As shown above, as of year‐end 2003 approximately 400 residential units and 15,000
square feet of commercial space were in operation, however by the end of 2009 the
Ancillary Development included approximately 3,600 residential units, 1,000 hotel
rooms and upwards of 600,000 square feet of commercial space.
The construction cost of this Ancillary Development was a cumulative total of
approximately $1.41 billion estimated to be spent from 2002 to 2009. The exhibit on
the following page presents a construction spending timeline for the Ancillary
Development, assuming a two‐year construction schedule for each development.
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1. Introduction (cont’d)

Estimated Ancillary Development Construction Timeline

Cumulative
Total
$1.41 billion

Sources: Building developers.
Note: Assumes two‐year construction schedule for each development.

As shown in the exhibit above, it is estimated that construction spending for the
Ancillary Development peaked in 2006, with approximately $347 million in construction
spending, or 25 percent of the cumulative total spent between 2002 and 2009. The
least amount of ancillary development construction spending occurred in 2002 and
2008, with approximately $43 million and $47 million spent each year, respectively.
Cumulatively from 2000 to 2009, it is estimated that more than $1.88 billion has been
invested in the construction of PETCO Park and adjacent Ancillary Development.
Approximately $1.58 billion (84 percent) of this investment was private dollars,
representing upwards of $5.25 in private dollars invested for every $1 dollar invested by
the public sector.

Purpose of this Study
Over the past decade, the City and the County of San Diego have experienced rapid
economic growth. The chart on the following page shows the increase in the assessed
value of property within San Diego County from 1990 to 2010.
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1. Introduction (cont’d)

Historical Assessed Valuation of County of San Diego*
(billions)
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* Includes local secured, unsecured and state roll gross assessed values before exemptions.

As shown above, the County’s assessed valuation increased by $53 billion from 1990 to
1999, representing a compound annual growth rate (CAGR) of 3.8 percent. However,
from 2000 to 2009, assessed valuation within San Diego County increased by $204
billion, representing a CAGR of 8.0 percent, which is more than twice the growth rate in
the previous decade.
It is commonly accepted that redevelopment of Downtown San Diego has played a key
role in the economic growth of San Diego County. In particular, the Ballpark
Development Area (as defined previously in this section) has experienced rapid growth
during the past decade, as shown in the chart on the following page.
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1. Introduction (cont’d)

Historical Assessed Valuation of Ballpark Development Area: 2000 to 2009*
(millions)
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* Represents total assessed value, including land and improvements, prior to exemptions.

As shown in the exhibit above, the assessed valuation of the Ballpark Development Area
increased from approximately $90 million in 2000 to approximately $2.2 billion in 2009,
representing a CAGR of 42.7 percent. This rapid growth in assessed property values far
exceeds the City’s original project goal of a $328 million increase in assessed property
values within the Ballpark District and Ancillary Development area.
Seeking to further quantify the portion of growth within San Diego County, Downtown
San Diego and the Ballpark Development Area that can be specifically attributed to the
development of PETCO Park, the San Diego Regional Economic Development
Corporation (“EDC”) retained CSL International (“CSL”) in February 2010. CSL was
tasked with developing an independent and conservative estimate of the quantifiable
impacts that have been generated for the City of San Diego by the construction of
PETCO Park and the Ancillary Development, as well as the impacts that the annual
operations of the Team, Ballpark and Ancillary Development have generated for the
City.
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1. Introduction (cont’d)
In all areas of analysis, CSL has attempted to use conservative assumptions with regard
to spending in the local community and the related impacts. The assumptions
underlying the estimates of economic and fiscal impacts are based on the historical
operations of the Padres and PETCO Park, industry data, municipal data, the use of
IMPLAN multipliers and CSL’s experience in quantifying the economic and fiscal impacts
of similar entities.
In addition to this primary analysis, an additional analysis of an Alternative Development
Scenario was undertaken to understand what the potential economic and fiscal impacts
of development in the current Ballpark District could have been should PETCO Park not
have been constructed.
The study’s findings are presented in the following sections of this report:
1.
2.
3.
4.
5.
6.
7.
8.

Introduction
Study Methodology
Construction Period Impacts
Impacts of Team/Ballpark Operations
Impacts of Ancillary Development Operations
Alternative Development Scenario
Qualitative Impacts
Summary of Impacts

This study is designed to assist the EDC in understanding the economic and fiscal
impacts that the construction and annual operations of the Ballpark and Ancillary
Development have had on the local economy and should not be used for any other
purposes. This report should be read in its entirety to obtain the background, methods
and assumptions underlying the findings.
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2. Study Methodology

2. Study Methodology
As previously stated, economic impacts are conveyed through measures of direct
spending, total output, payroll, and employment. Fiscal impacts denote changes in tax
revenues. The remainder of this section gives a brief explanation of the methodology
utilized herein to estimate the economic and fiscal impacts of the construction and
operations of PETCO Park and the adjacent Ancillary Development.

Direct Spending
Direct spending represents the initial spending that occurs as a result of the
construction and operations of the Team, Ballpark and Ancillary Development. During
construction of the Ballpark and Ancillary Development, direct spending is generated on
materials, supplies, labor, professional fees, etc. During Team and Ballpark operations,
direct spending is generated both inside and outside of the Ballpark.
For purposes of this report, the first round of in‐facility spending related to the
operations of the Team and the Ballpark was based on annual operating data of the
Padres and PETCO Park. This in‐facility spending includes spending by patrons on such
items as tickets, concessions, merchandise, parking, and other such sources. The Team
also generates non‐fan or ballpark‐related direct spending for national television
agreements, local radio broadcasts, advertising and sponsorship agreements, MLB
revenue sharing agreements and other such sources.
Outside the ballpark, direct spending is generated in two ways:
1) By fans, event staff, facility users, etc. on lodging, food and beverages, retail,
entertainment, transportation, etc. in connection with their visit to the Ballpark;
and,
2) By residents, employees and visitors in the Ancillary Development’s
condominiums, apartments, office space, restaurants, retail shops, etc.
The graphic on the following page illustrates the components of direct spending that are
estimated to be generated by the construction and annual operations of PETCO Park
and Ancillary Development.
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2. Study Methodology (cont’d)

Direct Spending
Sources of Spending

Total Direct
Spending

Construction

Ongoing Operations

PETCO Park &
Ancillary Development:

Team/Ballpark
Revenues:

Out‐of‐
Ballpark:

Ancillary
Development:

• Materials
• Supplies
• Labor
• Professional Fees

• Ticket Sales
• Premium Seats
• Central Fund
• TV and Radio
• Concessions
• Merchandise
• Sponsorship
• Other

• Lodging
• Restaurants
• Bars
• Retail
• Entertainment
• Transit
• Other

• Residential
• Retail
• Office Space
• Hotels

Total gross direct spending flows to various economic entities, including the Ballpark,
the Team, restaurants, hotel operators, retail businesses and other such entities.
Focusing on the flow of spending is particularly important when analyzing the unique
characteristics of MLB teams and facilities, as some of the spending that occurs in
connection with construction and the ongoing operations of the Team and the Ballpark
does not fully impact the local area. As such, reductions in the total gross direct
spending are made to reflect the amount of spending associated with the Team and
Ballpark that is considered net new to the San Diego economy. These adjustments
include:
•

Leakage – Leakage represents the portion of gross spending that occurs outside
the defined geographic area of the local economy, which for purposes of this
report is considered the City of San Diego. Leakage can occur in two manners:
1) Immediate leakage occurs when initial direct expenditures occur outside the
defined geographic area. Examples of this type of immediate leakage include an
out‐of‐town fan that stays overnight in a hotel or patronizes a restaurant located
outside of City limits.
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2. Study Methodology (cont’d)

2) Leakage also occurs when initial spending that occurs within the defined
geographic area is, in turn, used immediately to pay for non‐local goods,
services, etc. Examples of this type of secondary leakage include salaries paid to
players who live outside of San Diego, concessionaire profits retained by
companies operating outside of San Diego, etc.
•

Displacement – Displacement refers to spending that would have likely occurred
anyway in the City without the presence of the Team, Ballpark and Ancillary
Development. Examples of displaced spending would include spending by San
Diego residents in connection with their attendance at the Ballpark (tickets, food
and beverage, merchandise, etc.) that would have been spent within the City on
other items (movie, restaurant, shopping, etc.) if they did not attend ballgames.
This type of displaced spending could also include spending by residents in the
Ancillary Development who lived elsewhere within the City limits prior to the
development of PETCO Park. Another example of displaced spending would
include out‐of‐facility spending by fans from outside of San Diego whose primary
purpose for visiting the City was something other than attending a Padres’ game.

As illustrated in the graphic on the following page, the flow of gross direct spending
associated with construction of the Ballpark and Ancillary Development, as well as
operations of the Team, Ballpark and Ancillary Development, is adjusted to reflect only
the spending that is considered net new to the City of San Diego.

15

2. Study Methodology (cont’d)

Direct Spending Adjustments
Gross Spending
Construction
• Materials
• Supplies
• Labor
• Prof. Fees

Team/Ballpark Revenues
• Ticket Sales
• Concessions
• Premium Stg. • Merchandise
• Central Fund • Other
• TV/Radio

Out‐of‐Ballpark
• Entertainment
• Lodging
• Restaurants• Transit
• Services
• Bars
• Other
• Retail

Ancillary Dev.
• Residential
• Retail
• Office
• Hotel

Spending Adjustments
Adjustments are made for displacement (spending that would have occurred
anyway by local residents) or leakage (spending occurring outside San Diego)

Net New Spending
Represents portion of gross spending that is new to City of San Diego and would
not have occurred without the presence of the Padres and PETCO Park.

The resulting spending after all adjustments, as summarized above, is referred to
throughout the remainder of this analysis as net new direct spending.

Multiplier Effects
Economic impacts are further increased through the re‐spending of direct spending.
The total impact is estimated by applying economic multipliers to net new direct
spending to account for the total economic impact. Total output multipliers are used to
estimate the aggregate total spending that takes place beginning with direct spending
and continuing through each successive round of re‐spending. Spending impacts
beyond initial direct spending are generally discussed in terms of their indirect and
induced effects on the surrounding economy. Each is discussed in more detail as
follows:
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2. Study Methodology (cont’d)
Indirect effects consist of the re‐spending of direct expenditures. These indirect
impacts extend further as the dollars constituting the direct expenditures continue
to change hands. This process, in principle, could continue indefinitely. However,
recipients of these expenditures may spend all or part of it on goods and services
outside of San Diego, put part of these earnings into savings, or use them to 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
realized by the City.
Indirect impacts occur in a number of areas including the following:
•
•
•
•
•

Wholesale industry as purchases of food and merchandise products are
made;
Transportation industry as the products are shipped from purchaser to
buyer;
Manufacturing industry as products used to service arena, sports
franchise(s), vendors and others are produced;
Utility industry as the power to produce goods and services is consumed;
and,
Other such industries.

Induced effects consist of the positive changes in spending, employment, earnings
and tax collections generated by personal income associated with the operations of
the Team, Ballpark and Ancillary Development. 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 governmental 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. Generally, an area which is
capable of producing a wide range of goods and services within its border will have high
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 graphic on the following page illustrates the flow of
direct spending through the successive rounds of re‐spending including indirect and
induced effects on the City’s economy.
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2. Study Methodology (cont’d)

Multiplier Effect
Ongoing

Direct

Construction

Team/Ballpark
Revenues

Out‐of‐
Ballpark
Spending

Ancillary
Development

Multiplier
Effect

Indirect

Food &
Merchandise
Wholesaler

Transport
Company

Manufacturers

Energy/
Utilities

Numerous
Other
Industries

Multiplier
Effect

Induced

Business
Services

Household
Spending

Governmental
Spending

All Other
Economic
Sectors

The multiplier estimates used in this analysis are based on the IMPLAN system. IMPLAN,
which stands for Impact Analyses and Planning, is a computer software package that
consists of procedures for estimating local input‐output models and associated
databases. Input‐output models are a technique for quantifying interactions between
firms, industries and social institutions within a local economy.
IMPLAN was originally developed by the U.S. Forest Service in cooperation with the
Federal Emergency Management Agency and the U.S. Department of the Interior's
Bureau of Land Management to assist in land and resource management planning.
Since 1993, the IMPLAN system has been developed under exclusive rights by the
Minnesota Implan Group, Inc. which licenses and distributes the software to users.
Currently, there are hundreds of licensed users in the United States including
universities, government agencies, and private companies.
The economic data for IMPLAN comes from the system of national accounts for the
United States based on data collected by the U. S. Department of Commerce, the U.S.
Bureau of Labor Statistics, and other federal and state government agencies. Data are
collected for 440 distinct producing industry sectors of the national economy
corresponding to the Standard Industrial Categories (SICs).
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2. Study Methodology (cont’d)
Industry sectors are classified on the basis of the primary commodity or service
produced. Corresponding data sets are also produced for each county and zip code in
the United States, allowing analyses at both the city and county level and for geographic
aggregations such as clusters of contiguous cities, counties, individual states, or groups
of states. For purposes of this analysis, economic multipliers specific to the City of San
Diego were used, which were based on local zip codes.
Data provided for each industry sector include outputs and inputs from other sectors;
value added, employment, wages and business taxes paid; imports and exports; final
demand by households and government; capital investment; business inventories;
marketing margins and inflation factors (deflators). These data are provided both for
the 440 producing sectors at the national level and for the corresponding sectors at the
local level. Data on the technological mix of inputs and levels of transactions between
producing sectors are taken from detailed input‐output tables of the national economy.
National and local level data are the basis for IMPLAN calculations of input‐output tables
and multipliers for geographic areas. The IMPLAN software package allows the
estimation of the multiplier effects of changes in final demand for one industry on all
other industries within a local economic area.
Multiplier effects estimated in this analysis include:
•

Total output represents the total direct, indirect, and induced spending effects
generated by the Padres, PETCO Park and Ancillary Development.

•

Payroll earnings represent the wages and salaries earned by employees of
businesses impacted by the Team, Ballpark and Ancillary Development
operations.

•

Employment is expressed in terms of full and part‐time jobs.

The economic multipliers specific to the City of San Diego for those industries directly
impacted by the Team, Ballpark and Ancillary Development are presented in the table
on the following page.
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2. Study Methodology (cont’d)

IMPLAN Economic Multipliers – City of San Diego

Industry
Construction ‐ Non Residential
Construction ‐ Residential
Transit & Ground Transportation
Retail Stores
Spectator Sports
Amusement & Recreation (Entertainment)
Hotels & Motels
Food Services & Drinking Places
Other Personal Services

Total
Output
Multiplier

Personal
Earnings
Multiplier

Employment
Multiplier

1.62877
1.63194
1.48304
1.57511
1.68737
1.70021
1.57319
1.54740
1.56581

0.66871
0.65416
0.62350
0.64027
0.87273
0.46082
0.54609
0.54407
0.36532

10.90109
12.04543
20.03526
16.52441
16.60171
12.90049
13.20742
20.01217
9.92696

Fiscal Impacts
In addition to the economic impacts that could be generated throughout the City of San
Diego by the Team, Ballpark and Ancillary Development, tax revenues from a variety of
sources are generated to the City of San Diego and CCDC. In preparing estimates of
fiscal impacts, tax revenues attributable to the direct, indirect and induced spending
were examined. Tax revenues examined and estimated herein include the following
sources:
•
•
•

Sales tax;
Transient occupancy tax (TOT); and,
Property tax.

Permitting fees and other such taxes typically levied during construction projects have
not been considered for this study, as the projects under consideration have all
occurred within redevelopment areas in which taxes and fees customarily imposed on
developers have been waived for purposes of incenting redevelopment efforts.
Although there are likely other public sector tax revenues generated as a result of the
annual operations of the Team, Ballpark and Ancillary Development, the sources
outlined above represent the most relevant and significant sources to the City as it
relates to this analysis. The tax rates utilized herein for estimating fiscal impacts
generated by the construction and operation of PETCO Park and the Ancillary
Development are the prevailing rates as of the date of this report.
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3. Construction Period
Impacts

3. Construction Period Impacts

The economic and fiscal impact of the construction phase of a project is determined by
the direct construction dollars that are spent within the local marketplace, which are
driven by the volume and nature of construction and the region in which the
construction takes place. As such, this section of the report is divided into three parts:
•
•
•

Construction Spending
Economic Impacts of Construction
Fiscal Impacts of Construction

Construction Spending
When combining the construction costs for the Ballpark and the Ancillary Development,
approximately $1.88 billion in gross direct construction spending has occurred within
the Ballpark Redevelopment Area from 2000 to 2009. This $1.9 billion public/private
investment represents more than 2.5 times the amount that was originally guaranteed
by Prop C in 1998 ($711 million).
As indicated in the Introduction to this report, the total construction cost for PETCO Park
was $474 million, which was spent over the course of five calendar years (2000‐2004)
with 70 percent of that spending occurring in 2002 and 2003. The following exhibit
presents the construction costs for PETCO Park in further detail.
PETCO Park Construction Costs
Uses

Amount

Ballpark Facility ‐ Construction/Permits/Insurance
Ballpark Facility ‐ A&E/PM/Legal/Accounting
Ballpark Facility ‐ Fixtures, Furnishings & Equipment
Land Assembly
Infrastructure
Environmental

$248,200,000
36,000,000
9,400,000
115,100,000
61,300,000
4,000,000

Total: $474,000,000
Sources: CCDC, Padres

In addition to the direct spending on construction of the Ballpark, an even larger
amount of construction dollars were spent to construct the mixed‐use developments
within the Ballpark Development Area. The map on the following page identifies the 48
redeveloped parcels for which CSL gathered construction spending information.
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3. Construction Period Impacts (cont’d)

Ancillary Development Parcels

Sources: CCDC, Google Earth.

The construction costs of each of the parcels highlighted in the map above (excluding
PETCO Park, which is parcel #38 above) are presented in the chart on the following
page, sorted by the year each project was completed.

22

3. Construction Period Impacts (cont’d)

Ancillary Development Construction

Development
Park Lofts
Island Village
Central Cooling Plant
Omni Hotel + Metropolitan Condos
P1 Parking Garage
Market Square Manor
Entrada
Tailgate Park
Palm Restaurant
Market Street Village I
Hotel Solamar
Metrome
Park Blvd E
Diamond Terrace
M2i
Park Terrace
Alta
Nexus
Element
Lofts at 677 Seventh
TR Produce
Fahrenheit Lofts
Lillian Place
The Mark (Park Tower)
The Legend
ICON
Diamond View Tower
Park Blvd W
Lofts at 655 Sixth
Hotel Indigo
Parkside Terrace
6th & K Parkade
Strata
Cumulative Construction Spending

Year
Completed

Construction
Cost

2003
2003
2003
2004
2004
2004
2004
2004
2004
2005
2005
2005
2005
2005
2005
2006
2006
2006
2006
2006
2006
2006
2006
2007
2007
2007
2007
2007
2008
2009
2009
2009
2010

$60,000,000
13,000,000
12,900,000
165,000,000
23,000,000
19,900,000
12,000,000
2,900,000
1,000,000
52,570,000
50,000,000
35,000,000
30,000,000
22,500,000
12,000,000
58,000,000
32,000,000
24,250,000
20,000,000
18,000,000
17,500,000
13,500,000
7,300,000
155,000,000
130,000,000
98,500,000
90,000,000
30,000,000
14,970,000
40,000,000
29,800,000
9,300,000
110,000,000
$1,409,890,000

Source: Building developers.
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3. Construction Period Impacts (cont’d)
As shown on the prior page, a cumulative total of approximately $1.41 billion in direct
spending has occurred to construct the Ancillary Development adjacent to PETCO Park.

Economic Impacts of Construction
The economic impacts resulting from construction expenditures depend on the nature
of the spending and the extent to which the spending takes place locally. Based on
discussions with local construction firms and CSL’s experience on similar projects, it has
been assumed that approximately one‐third of labor spending and ten percent of
material spending related to construction has directly impacted the San Diego economy.
Based on these spending assumptions, construction spending occurring for the Ballpark
between 2000 and 2004, and construction spending for the Ancillary Development
between 2002 and 2009, the total direct spending occurring within the City of San Diego
was calculated. The net new economic impacts to the City of San Diego resulting from
the actual construction spending levels were then estimated by applying multipliers that
specifically reflect the unique characteristics of the local construction industry. The
table below summarizes these impacts between 2000 and 2009.
Economic Impacts of Construction on the City of San Diego: 2000 to 2009

Petco Park
Gross Spending
Portion Spent in San Diego
Estimated Impacts on City:
Total Output
Earnings
Jobs
Ancillary Development
Gross Spending
Portion Spent in San Diego
Estimated Impacts on City:
Total Output
Earnings
Jobs

2000

2001

2002

2003

2004

2005

2006

2007

2008

2009

$49,503,383
$11,212,516

$29,966,312
$6,787,370

$135,487,542
$30,687,928

$196,023,366
$44,399,292

$63,019,397
$14,273,893

‐
‐

‐
‐

‐
‐

‐
‐

‐
‐

$18,262,574
$7,497,914
122

$11,055,042
$4,538,777
74

$49,983,478
$20,521,302
335

$72,316,092
$29,690,219
484

$23,248,843
$9,545,085
156

‐
‐
‐

‐
‐
‐

‐
‐
‐

‐
‐
‐

‐
‐
‐

‐
‐

‐
‐

$42,950,000
$9,728,175

$154,850,000
$35,073,525

$212,935,000
$48,229,778

$196,310,000
$44,464,215

$347,025,000
$78,601,163

$259,235,000
$58,716,728

$47,035,000
$10,653,428

$94,550,000
$21,415,575

‐
‐
‐

‐
‐
‐

$15,875,826
$6,363,768
117

$57,237,989
$22,943,644
422

$78,708,241
$31,549,918
581

$72,563,059
$29,086,643
536

$128,272,607
$51,417,616
947

$95,822,345
$38,410,045
707

$17,385,785
$6,969,030
128

$34,948,995
$14,009,180
258

$29,966,312
$6,787,000

$178,437,542
$40,416,000

$350,873,366
$79,473,000

$275,954,397
$62,504,000

$196,310,000
$44,464,000

$347,025,000
$78,601,000

$259,235,000
$58,717,000

$47,035,000
$10,653,000

$94,550,000
$21,416,000

$11,055,000
$4,539,000
70

$65,859,000
$26,885,000
450

$129,554,000
$52,634,000
910

$101,957,000
$41,095,000
740

$72,563,000
$29,087,000
540

$128,273,000
$51,418,000
950

$95,822,000
$38,410,000
710

$17,386,000
$6,969,000
130

$34,949,000
$14,009,000
260

Total ‐ Petco & Ancillary
Gross Spending
$49,503,383
Portion Spent in San Diego $11,213,000
Estimated Impacts on City:
Total Output
$18,263,000
Earnings
$7,498,000
Jobs
120
* Assumes 3% annual inflation.

As shown above, the economic impact of construction spending on the City of San Diego
varied from year to year depending on the direct construction spending estimated to
occur each year within the local market. The peak of the construction spending
occurred in 2003, with net new construction spending within San Diego of
approximately $79 million resulting in total output of approximately $130 million,
payroll of approximately $53 million and creation of 910 full‐time equivalent jobs.
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3. Construction Period Impacts (cont’d)
The following three charts display the total output, payroll and jobs estimated to be
generated to the City of San Diego each year by the construction of PETCO Park and the
related Ancillary Development.
Economic Impacts of Construction: Total Output
$140,000,000
Total
$120,000,000

$676 million

$100,000,000
$80,000,000
$60,000,000
$40,000,000
$20,000,000
$0
2000

2001

2002

2003

2004

2005

2006

2007

2008

2009

Economic Impacts of Construction: Payroll
$60,000,000
Total
$50,000,000

$273 million

$40,000,000
$30,000,000
$20,000,000
$10,000,000
$0
2000

2001
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2003

2004

2005

2006

2007

2008

2009
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3. Construction Period Impacts (cont’d)
Economic Impacts of Construction: Jobs
1,000
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800

4,880
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As shown in the previous three exhibits, it is estimated that construction of PETCO Park
and related Ancillary Development has cumulatively generated approximately $676
million in total output, $273 million in payroll earnings and 4,880 jobs within the City of
San Diego from 2000 to 2009.

Fiscal Impacts of Construction
In addition to the impacts on the local economy, construction spending also impacts the
fiscal coffers of the local government. For purposes of this study, we have assessed the
impact of construction spending for PETCO Park and related Ancillary Development
upon sales tax collections within the City of San Diego.
The chart on the following page summarizes the fiscal impacts of construction of the
Ballpark and Ancillary Development on the City of San Diego.
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3. Construction Period Impacts (cont’d)

Fiscal Impacts of Construction: 2000 to 2009

Petco Park
Materials Spending in City (1)
Estimated Taxable Portion
Overall Sales Tax Revenue ‐ 8.75%
City Portion of Sales Tax Revenue (2)
Ancillary Development
Materials Spending in City (1)
Estimated Taxable Portion
Overall Sales Tax Revenue ‐ 8.75%
City Portion of Sales Tax Revenue (2)
Total ‐ Petco & Ancillary
Materials Spending in City (1)
Estimated Taxable Portion
Overall Sales Tax Revenue ‐ 8.75%
City Portion of Sales Tax Revenue (2)

2000

2001

2002

2003

2004

$9,277,710
$4,342,670
$379,984
$32,570

$5,616,157
$2,628,786
$230,019
$19,716

$25,392,489
$11,885,604
$1,039,990
$89,142

$36,737,851
$17,196,091
$1,504,658
$128,971

$11,810,823
$5,528,358
$483,731
$41,463

$8,080,401
$3,777,045
$330,491
$28,328

$29,132,714
$13,617,589
$1,191,539
$102,132

$40,060,539
$18,725,614
$1,638,491
$140,442

$36,932,794
$17,263,603
$1,510,565
$129,477

$65,287,569
$30,517,558
$2,670,286
$228,882

$48,771,192
$22,797,260
$1,994,760
$170,979

$8,848,933
$4,136,282
$361,925
$31,022

$17,788,170
$8,314,776
$727,543
$62,361

$33,473,000
$15,663,000
$1,370,500
$117,500

$65,871,000
$30,814,000
$2,696,200
$231,100

$51,871,000
$24,254,000
$2,122,200
$181,900

$36,933,000
$17,264,000
$1,510,600
$129,500

$65,288,000
$30,518,000
$2,670,300
$228,900

$48,771,000
$22,797,000
$1,994,800
$171,000

$8,849,000
$4,136,000
$361,900
$31,000

$17,788,000
$8,315,000
$727,500
$62,400

‐
‐
‐
‐

$9,278,000
$4,343,000
$380,000
$32,600

‐
‐
‐
‐

$5,616,000
$2,629,000
$230,000
$19,700

2005

2006

2007

2008

2009

‐
‐

‐
‐

‐
‐

‐
‐

‐
‐

‐

‐

‐

‐

‐

(1) Includes direct, indirect and induced spending related to construction materials.
(2) Represents 0.75% portion allocated to City of San Diego of 8.75% total sales tax.

As shown above, the City’s portion of sales tax revenue generated within the City of San
Diego due to Ballpark‐related construction spending ranged from a low of $19,700 in
2001 to a high of $231,100 in 2003. The chart below further summarizes the sales taxes
collected due to construction spending.
Fiscal Impacts of Construction: Annual Net New Sales Tax Collections
City Portion

$3,000,000
$2,500,000
$2,000,000
$1,500,000
$1,000,000
$500,000
$0
2000

2001

2002

2003

2004

2005

2006

2007

2008

2009

Total Sales Tax Revenue: $14.1 million
City of San Diego Portion: $1.2 million

Note: City portion represents 0.75% out of 8.75% total sales tax rate assessed in San Diego.

As shown above, the City of San Diego received approximately $1.2 million of the $14.1
million cumulatively collected within the City of San Diego due to construction spending
for PETCO Park and the related Ancillary Development between 2000 and 2009.
27

Executive Summary
1.

Introduction

2.

Study Methodology

3.

Construction Period Impacts

4.

Impacts of Team/Ballpark Operations

5.

Impacts of Ancillary Development Ops.

6.

Alternative Development Scenario

7.

Qualitative Impacts

8.

Summary of Impacts

4. Impacts of
Team/Ballpark
Operations

4. Impact of Team/Ballpark Operations

The purpose of this section is to provide a detailed analysis of the economic impacts
associated with the operations of the Padres and PETCO Park. The information
presented in this section is divided into the following areas:
•
•
•
•

Key Data & Assumptions;
Direct Economic Impact;
Indirect and Induced Economic Impacts; and,
Fiscal Impacts.

Key Data & Assumptions
The initial step in estimating the economic impacts generated by the Padres and PETCO
Park is to develop key data and assumptions pertaining to the annual operations of the
Team and Ballpark, as well as the spending habits of Ballpark attendees within the City
of San Diego. The following section summarizes the data and assumptions utilized in
this analysis to estimate the economic impact of the Padres and PETCO Park.

Attendance Data
The economic impact of a ballpark is highly dependent on the number of patrons that
visit the facility annually. The regular MLB season consists of 162 games, with half, or
81, of these games being played at a team’s home field. The graphic on the next page
displays the Padres annual paid attendance in recent years, including the final three
seasons in Qualcomm Stadium and the first six seasons in PETCO Park. Any preseason
and postseason games hosted by the Padres were not considered as part of this analysis
for purposes of conservatism.
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4. Impact of Team/Ballpark Operations (cont’d)

San Diego Padres Paid Home Attendance History
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Qualcomm Stadium
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Petco Park
PETCO
Park

Source: San Diego Padres; Major League Baseball.

As shown above, since 2001 the Padres annual paid attendance has ranged from
approximately 1.9 million to 3.0 million people. In the final three seasons at Qualcomm
Stadium, the Team averaged approximately 2.2 million paid attendees, as compared to
2.6 million since PETCO Park opened in 2004. The annual attendance at a ballpark not
only drives the spending directly attributable to each game on such items as tickets,
merchandise and concessions, but attendance at a ballpark is also important in driving
spending throughout the local economy at restaurants, bars, hotels, retail stores, gas
stations, tourist attractions, and a variety of other local establishments.

Financial Operating Data
The financial operating data of the Padres is proprietary information and therefore has
not been publicly disclosed within this report. However, the Padres have cooperated
fully with the research efforts and their annual operating results have been
incorporated within the direct spending projections for Team/Ballpark operations.
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4. Impact of Team/Ballpark Operations (cont’d)
Typically, the largest sources of in‐facility revenue (i.e., attendee spending) for a Major
League Baseball franchise are ticket revenue, premium seating revenue, food and
beverage sales, and merchandise sales. In addition to the income and associated
economic impacts generated by in‐facility attendee spending, the Team also generates
significant income, and thus significant economic impacts, from other spending sources
on an annual basis. These sources include local television and radio contracts, revenue
from the MLB Central Fund, income from advertising and sponsorships, income from
MLB revenue sharing agreements, as well as other baseball related revenues.

Net New Spending
Economic impact calculations should reflect only the net new economic and fiscal
impacts that are generated in the City, therefore it is important to understand the
percentage of patrons that visit the City annually with the specific purpose of attending
a Padres game. The number of non‐local patrons attending the ballgame is important to
the net new spending that takes place as a result of the Padres’ presence in the City, as
these specific non‐local patrons are bringing dollars into the local economy that would
likely be spent elsewhere in the absence of the Ballpark.
Based on the results of intercept studies conducted by the Padres at PETCO Park during
a May 2010 homestand, as well as CSL’s past project experience and industry expertise,
it was estimated that approximately 45 percent of all attendees visited the City of San
Diego with the primary purpose of attending a Padres game. The remaining 55 percent
of patrons were either residents of the City of San Diego or were visiting the City for
some other purpose than to attend a Padres game (i.e. business, vacation, visiting
family, etc.). Consequently, spending from San Diego residents and those individuals
who reported that they were in the City for some other purpose than to attend the
ballgame was excluded from this analysis and the economic impacts presented herein. It
was assumed that because these individuals were already in town, they would have
spent money in the City regardless of their attendance at the ballgame.

Out‐of‐Facility Spending
While purchases made at the Ballpark represent the most visible source of spending
related to the Padres and PETCO Park, spending taking place outside of the Ballpark by
patrons in conjunction with their attendance can also have significant impacts on the
local economy. For purposes of this study, out‐of‐facility spending assumptions were
based on industry trends, the results of similar studies previously conducted by CSL and
fan intercept studies conducted by the Padres during a May 2010 homestand.
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4. Impact of Team/Ballpark Operations (cont’d)
The amount of spending fans make in conjunction with their visit to the Ballpark often
depends on the patron’s origin. Fans that travel from outside of the local area to attend
games may be more likely to spend money on hotels, restaurants, travel expenses and
other such expenditures during their visits. As previously noted, it was assumed that
approximately 45 percent of PETCO Park attendees originated from outside the City of
San Diego limits, however for purposes of calculating direct spending associated with
overnight stays (lodging, additional meals, etc.), less than 10 percent of attendees were
assumed to be staying overnight within the City of San Diego after attending a game at
the Ballpark.
By only utilizing the per capita spending estimates from non‐local attendees, the out‐of‐
facility spending estimates should better reflect the net new spending that takes place
as a result of the operations of the Team and Ballpark. The following table presents the
non‐local attendance assumptions and out‐of‐facility spending estimates for Padres
games (specific to those non‐local attendees whose primary purpose for visiting the City
was to attend the game). It should be noted that the list of assumptions below also
includes per diem spending estimates for visiting teams, officials and media, whose
spending within the City of San Diego also represents net new spending to the economy.
Out‐of‐Facility Spending Assumptions – Non‐Local Attendees

Out‐of‐Facility Spending Assumptions
Attendance Assumptions
Estimated Non‐Local Attendees:
Estimated Non‐Local Overnight:

45%
10%

Out‐of‐Facility Per Capita Spending Estimates*
Lodging (Overnight Only):
$40.00
Restaurant:
$25.00
Retail:
$10.00
Entertainment:
$10.00
Transportation:
$7.50
Other:
$2.50
Visiting Team/Media Per Diem Estimates*
Lodging:
$250.00
Player:
$75.00
Coach:
$75.00
Other:
$40.00
Media:
$100.00
*Represents dollar figures utilized for 2009. Previous years were deflated 3 percent annually.
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4. Impact of Team/Ballpark Operations (cont’d)

As shown in the exhibit on the previous page, the total out‐of‐facility per capita
spending estimate within the City of San Diego for non‐local attendees whose primary
purpose for visiting the City was to attend the ballgame was approximately $95 per day
for overnight visitors and $55 per day for single‐day visitors. These spending figures
form the basis for calculating the out‐of‐facility spending estimates associated with
ballgames hosted at PETCO Park. All out‐of‐facility spending figures gathered as part of
the intercept surveys were specific to each respondent’s spending within the limits of
the City of San Diego. As such, it was assumed that 100 percent of all out‐of‐facility
spending derived from the per capita spending estimates presented in the previous
table would take place within the City of San Diego. However, for purposes of
conservatism, it was assumed that overnight visitors would only spend one night in the
City in conjunction with their attendance at the game.

Direct Economic Impact
The direct impacts discussed in this report include spending derived from Team and
Ballpark revenues, as well as spending by Ballpark patrons at local establishments such
as restaurants, hotels, retail shops and other such places. CSL developed an economic
model to calculate the initial round of spending related to Team and Ballpark
operations.

Gross Direct Spending
The foundation for calculating the economic impacts presented herein is based on the
gross direct spending that is estimated to take place as result of Team and Ballpark
operations. Gross direct spending represents more than just Team and Ballpark net
revenues, in that it includes all of the gross spending taking place which is directly
attributable to the operations of the Team/Ballpark. In the case of a professional sports
facility, gross direct spending includes all in‐facility spending (i.e. tickets, concessions,
team operations, etc.), out‐of‐facility spending in conjunction with each fan’s
attendance to each event (i.e. hotel, restaurant, rental car, etc), and spending by the
visiting team on such items as hotel, transportation and other items in conjunction with
their visit to the City. The table on the following page presents the estimated gross
direct spending related to the Padres and PETCO Park on an annual basis since the
Ballpark opened in 2004, including both in‐facility and out‐of‐facility spending.
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4. Impact of Team/Ballpark Operations (cont’d)

Estimated Annual Gross Direct Spending: Team & Ballpark Operations
$300,000,000
$280,000,000
$260,000,000
$240,000,000
$220,000,000
$200,000,000
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2005

2006

2007

2008

2009

As shown above, since the Ballpark opened in 2004 it is estimated that the total gross
direct spending generated within the City annually has ranged from a low of
approximately $236 million in 2004 to a high of approximately $281 million in 2007. For
purposes of comparison, the following chart shows the average direct spending
occurring in San Diego annually due to PETCO Park compared to that which has been
estimated to occur in 2003 due to the operations of the Padres in Qualcomm Stadium.
Estimated Impact of New Ballpark on Direct Spending Generated by Team Operations
millions
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$250

$59.2

$200
$150

Out‐of‐Facility

$33.2
$197.8

$100

In‐Facility

$116.8

$50
$0
2003

2004‐2009
(Average)
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4. Impact of Team/Ballpark Operations (cont’d)
As shown, it is estimated that PETCO Park increased Team‐related direct spending from
approximately $150 million in 2003 to an annual average of $257 million since 2004.
However, it should be noted that total gross direct spending does not account for
spending that is immediately exported out of the City (i.e. leakage) or spending that
would have taken place in the City regardless of the presence of the Ballpark (i.e.
displacement). Although gross direct spending serves as the foundation for estimating
the economic impacts to the City of San Diego generated by the Team and Ballpark,
various adjustments must be made to more accurately reflect the true economic impact
to the City based on various leakage and displacement factors associated with a
professional sports facility and its patrons.

Spending Adjustments
Adjustments to the in‐facility gross direct spending related to the Padres have been
made to reflect the fact that spending patterns of professional sports teams vary
significantly from those in other more typical industries, as a portion of the initial
spending immediately leaves the local economy. Traditionally, multipliers that are used
in economic impact studies are designed to reflect such leakage. However, as some of
the largest expenses of a professional sports franchise, for instance player salaries, do
not necessarily fully impact the local area (players often live outside the City or do not
reside in the local area year‐round), the initial round of spending has been adjusted
downward in this analysis. In addition, adjustments have been made to each spending
category to reflect the fact that some of the spending that takes place as a result of the
operations of the Team and Ballpark would likely take place within the City regardless of
whether or not the Ballpark and Team existed. The overall spending adjustments are
summarized below.
Player & Team Spending Adjustments
Team Spending Assumptions
Estimated Direct Spending

2009 Spending
$192,162,000 (A)

Estimated New Spending:
New Spending in Market (A x B)

67% (B)
$126,007,000 (C)

Estimated Spending Occurring in City:
Total New Spending in City (C x D)
Necessary Reduction (1 ‐ E/A)

Adjustment

38% (D)
$47,401,000 (E)
75%
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4. Impact of Team/Ballpark Operations (cont’d)
As shown on the previous page, an adjustment was first made for displacement to
identify only the spending that is new to the marketplace. A second adjustment was
then made to identify the portion of new spending in the market that is estimated to
occur within City limits, resulting in an overall spending reduction of approximately 75
percent.
After the spending adjustments have been made, the following table summarizes annual
net new direct spending that has been estimated to occur within the City of San Diego
since 2004 due to the operations of the Padres and PETCO Park.
Estimated Net New Spending: Team & Ballpark Operations
Category

2004

2005

2006

2007

2008

2009

In‐Facility Spending

$39,650,908

$43,933,045

$45,586,512

$48,423,474

$45,669,115

$47,400,910

Out‐of‐Facility Spending*
Lodging
Restaurant
Retail
Transporation
Entertainment
Other
Total Out‐of‐Facility

$6,817,516
22,041,175
8,733,210
8,733,210
6,631,290
2,183,302
$55,139,703

$7,028,367
22,395,278
8,872,276
8,872,276
6,738,106
2,218,069
$56,124,372

$7,245,739
20,926,415
8,282,076
8,282,076
6,298,051
2,070,519
$53,104,876

$7,469,834
23,580,357
9,340,916
9,340,916
7,094,856
2,335,229
$59,162,108

$7,700,860
19,708,666
7,789,418
7,789,418
5,933,990
1,947,355
$50,869,707

$7,939,031
17,030,453
6,715,224
6,715,224
5,131,188
1,678,806
$45,209,926

Total Net New Spending

$94,791,000

$100,057,000

$98,691,000

$107,586,000

$96,539,000

$92,611,000

* Repres ents s pendi ng by vis i ti ng teams /medi a and non‐loca l a ttendees whos e pri ma ry purpos e for vi s iting i s to attend a Pa dres game.

As shown, after adjusting for the percentage of spending that is estimated to be newly
created within the City, it is estimated that net new direct spending has ranged from
approximately $93 million to $108 million annually since PETCO Park opened in 2004.
The following section outlines the impacts of these adjusted net new direct spending
levels as they flow through the local economy.

Indirect and Induced Impacts
The initial spending of new dollars in an economy begins a series of spending in which
the dollars are cycled and recycled through the economy. These various rounds of re‐
spending of the direct expenditures have an indirect impact on the defined economies.
As money leaves the economy due to exportation or leakage, the input‐output model
adjusts each successive round of spending downward. The total re‐spending of dollars
is estimated by utilizing the economic multipliers presented in Section 2 of this report
and applying them to the amount of net new direct spending for each specific type of
spending.
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4. Impact of Team/Ballpark Operations (cont’d)

Total Output, Employment and Payroll
Total output includes the total direct, indirect, and induced spending effects generated
by the Team and Ballpark throughout the economy of the City of San Diego. Total
output is calculated by multiplying the adjusted net new direct spending for each
spending category by the proper economic multiplier. Increased economic activity
associated with the Team is also assumed to spur the creation of jobs within the local
economy. Furthermore, payroll earnings represents the wages and salaries earned by
employees of businesses impacted by the operations of the Team and Ballpark.
The following table outlines the estimated total output, employment and payroll
earnings within the City of San Diego generated annually by the operations of the Team
and PETCO Park.
Estimated Net New Output, Payroll & Jobs: Team & Ballpark Operations
Category

2004

2005

2006

2007

2008

2009

In‐Facility Spending
Total Output
Personal Earnings
Jobs

$66,905,821
$34,604,575
658

$74,131,379
$38,341,729
729

$76,921,392
$39,784,761
757

$81,708,401
$42,260,665
804

$77,060,773
$39,856,851
758

$79,982,956
$41,368,242
787

Out‐of‐Facility Spending
Total Output
Personal Earnings
Jobs

$86,689,000
$30,177,179
938

$88,236,985
$30,716,074
954

$83,489,283
$29,063,547
903

$93,012,763
$32,378,584
1,006

$79,974,547
$27,840,270
865

$71,075,549
$24,742,752
769

Total ‐ Padres/Petco Operations
Total Output
$153,595,000
Personal Earnings
$64,782,000
Jobs
1,600

$162,368,000
$69,058,000
1,680

$160,411,000
$68,848,000
1,660

$174,721,000
$74,639,000
1,810

$157,035,000
$67,697,000
1,620

$151,059,000
$66,111,000
1,560

As shown, estimated net new total output resulting from Team and Ballpark operations
has ranged from approximately $151 million to $175 million on an annual basis.
Furthermore, it is estimated that approximately 1,560 to 1,810 jobs have been produced
annually, with payroll earnings ranging from approximately $65 million to $75 million
each year.
The following three exhibits compare the net new total output, payroll and jobs
generated annually since the opening of PETCO Park to the final year the Padres
competed in Qualcomm Stadium.
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4. Impact of Team/Ballpark Operations (cont’d)

Impact of New Ballpark on Net New Total Output: Team Operations
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As shown above, the estimated annual net new total output generated by the
operations of the Team increased from approximately $75 million in the final year at
Qualcomm Stadium to an average of approximately $160 million annually in PETCO
Park.
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4. Impact of Team/Ballpark Operations (cont’d)

Impact of New Ballpark on Net New Payroll: Team Operations
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As shown above, the estimated annual net new payroll earnings generated by the
operations of the Team increased from approximately $34 million in the final year at
Qualcomm Stadium to an average of approximately $69 million annually in PETCO Park.
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4. Impact of Team/Ballpark Operations (cont’d)

Impact of New Ballpark on Net New Jobs: Team Operations
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As shown above, the estimated annual net new jobs created by the operations of the
Team increased from approximately 320 jobs in the final year at Qualcomm Stadium to
an average of approximately 1,650 jobs annually due to PETCO Park.

Fiscal Impacts
As a result of the direct and indirect economic impacts generated by the Team and
Ballpark, the City of San Diego realized increased tax collections. For purposes of this
study, the resulting net new tax revenue generated for the City of San Diego, specifically
revenues directed to either the City itself or the Centre City Development Corporation
(“CCDC”), have been estimated for the Ballpark and Team.
All estimated tax revenues are presented as “net new” – those tax impacts that would
not otherwise be generated to the City if not for the presence of the Team and Ballpark.
The estimated revenue generated from each of the following taxes was evaluated as
part of this analysis:
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4. Impact of Team/Ballpark Operations (cont’d)

Sales Tax
An 8.75 percent sales tax is assessed on goods and services purchased in the City
of San Diego. Of this 8.75 percent, 7.25 percent of the tax is collected by the
State of California, 0.75 percent is collected by the City of San Diego, 0.50
percent is allocated to TransNet and the remaining 0.25 percent is collected by
the County for transportation services.
Sales tax collection estimates were based on the prevailing tax rates within the
City of San Diego, which were applied to all taxable sales related to net new in‐
facility and out‐of‐facility spending associated with the annual operations of the
Ballpark and Team.

Transient Occupancy Tax (“TOT”)
The City of San Diego levies a 10.5 percent TOT on all hotel/lodging nights within
the City. Estimates for nightly stays and spending on hotels associated with
Padres games were based on fan intercept surveys conducted by the Padres and
CSL’s industry knowledge and expertise.

Although there are likely other sources of tax revenue generated from the on‐going
operations of the Team and Ballpark, the sources outlined above represent the most
significant and relevant sources in terms of evaluating the fiscal impacts generated
annually to the City.

Fiscal Impact Summary
The table on the following page outlines the tax revenues estimated to be generated
annually within the City of San Diego from the operations of the Team and Ballpark
based on the spending estimates presented earlier in this section, as well as the taxing
assumptions previously outlined.
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4. Impact of Team/Ballpark Operations (cont’d)

Estimated Net New Fiscal Impacts: Team & Ballpark Operations
Type of Tax

2004

2005

2006

2007

2008

2009

Sales Tax ‐ 8.75%
Sales Tax ‐ City Portion (1)

$8,250,890
$707,219

$4,636,848
$751,535

$4,811,360
$743,121

$5,110,783
$810,880

$4,820,079
$724,432

$5,002,858
$697,518

Transient Occupancy Tax (2)

$1,126,153

$1,160,983

$1,196,890

$1,233,907

$1,272,069

$1,311,411

Total City Tax Revenue (1 + 2):

$1,833,000

$1,913,000

$1,940,000

$2,045,000

$1,997,000

$2,009,000

(1) Represents 0.75% portion allocated to City of San Diego of 8.75% total sales tax.
(2) Represents 10.5% tax on hotel/lodging nights within City of San Diego.

As shown, it is estimated that the annual operations of the Team and Ballpark have
generated approximately $1.8 to $2.0 million annually in net new sales tax and TOT for
the City of San Diego. For comparison purposes, the following chart shows the
estimated net new tax revenue generated annually for the City due to the operations of
the Padres in the final year at Qualcomm Stadium relative to PETCO Park.
Impact of New Ballpark on Net New Tax Revenue: Team & Ballpark Operations
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As portrayed above, the fiscal impact of the Padres operations on the City of San Diego
increased from approximately $800,000 in their final year at Qualcomm Stadium to an
annual average of approximately $2.0 million in PETCO Park.
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5. Impact of Ancillary Development Operations
The purpose of this section is to provide a detailed analysis of the economic impacts
associated with the operations of the Ancillary Development surrounding PETCO Park.
As in the previous section of this report (which focused on the impact of the operations
of the Team and the Ballpark), the information presented in this section is divided into
the following areas:
•
•
•
•

Key Data & Assumptions;
Direct Economic Impact;
Indirect and Induced Economic Impacts; and,
Fiscal Impacts.

Key Data & Assumptions
As discussed in the Introduction to this report, the Ancillary Development under
consideration in this study is contained within the Ballpark Development Area, identified
below within the red dotted line.
Ancillary Development

Source: Google Maps

The table on the following page identifies the specific projects that have been
considered as part of this Ancillary Development.
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5. Impact of Ancillary Development Operations (cont’d)

Summary of Projects within the Ancillary Development

Development
Central Cooling Plant
Island Village
Park Lofts
Entrada
Market Square Manor
Omni Hotel + Metropolitan
P1 Parking Garage
Palm Restaurant
Tailgate Park
Diamond Terrace
Hotel Solamar
M2i
Market Street Village I
Metrome
Park Blvd E
Alta
Element
Fahrenheit Lofts
Lillian Place
Lofts at 677 Seventh
Nexus
Park Terrace
TR Produce
Diamond View Tower
ICON
The Legend
The Mark (Park Tower)
Park Blvd W
Lofts at 655 Sixth
6th & K Parkade
Hotel Indigo
Parkside Terrace

Year
Opened
2003
2003
2003
2004
2004
2004
2004
2004
2004
2005
2005
2005
2005
2005
2005
2006
2006
2006
2006
2006
2006
2006
2006
2007
2007
2007
2007
2007
2008
2009
2009
2009

Total
* According to
to"Score
CCDC Scorecard
(01‐29‐10)
Card (01‐29‐10)"

Residential
Units

Hotel
Rooms

Commercial
Square Feet

Estimated 2009
Market Value*

‐
280
120
172
200
32
‐
‐
‐
113
‐
230
225
184
107
179
65
77
74
153
68
233
‐
‐
327
183
260
120
106
‐
‐
77

‐
‐
‐
‐
‐
512
‐
‐
‐
‐
235
‐
‐
‐
‐
‐
‐
‐
‐
‐
‐
‐
‐
‐
‐
‐
‐
‐
‐
‐
210
‐

9,670
5,000
‐
‐
‐
‐
3,000
7,000
‐
11,000
7,000
12,000
43,000
‐
‐
11,000
4,000
‐
‐
5,000
3,000
25,000
42,000
325,000
16,000
30,000
8,000
6,000
12,000
15,000
‐
10,000

$12,900,000
16,490,000
87,900,000
17,600,000
17,290,000
211,480,000
1,550,000
51,110,000
16,600,000
46,800,000
99,000,000
127,000,000
64,600,000
81,150,000
58,000,000
86,000,000
20,000,000
43,500,000
14,500,000
39,200,000
26,900,000
2,900,000
84,000,000
64,500,000
122,650,000
68,000,000
139,290,000
93,300,000
14,970,000
9,300,000
32,700,000
17,000,000

3,585

957

609,670

$1,788,180,000

Note: Sorted by Year Opened

As of year‐end 2009, 3,585 residential units, 957 hotel rooms and approximately
610,000 square feet of commercial space had been constructed and opened within the
Ancillary Development surrounding PETCO Park, with a total estimated market value of
approximately $1.79 billion.
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5. Impact of Ancillary Development Operations (cont’d)
In order to estimate the direct spending that has been generated annually due to the
operations of the new residential, hotel and commercial space that has opened in the
immediate area surrounding PETCO Park, it is necessary to develop a list of data and
assumptions to input into the economic impact model. These data and assumptions
must be specific to the Ballpark Development Area, so that they can be used to estimate
the direct spending that occurs within the local market due to the presence of residents
living in apartments and condos, visitors staying overnight in hotels, employees working
in office space, and purchases that occur within retail stores.
The chart below presents the key data and assumptions, based on market research
specific to the City of San Diego, that were used to estimate direct spending generated
by the operations of the Ancillary Development surrounding PETCO Park.
Key Data & Assumptions: 2009

Residential:
# of Units
Average Sq.Ft. per Unit
Average Rent per Sq.Ft.
Occupancy
Median Household Income
Net New Adjustment
Income Spent Locally
Hotels:
Number of Rooms
Average Daily Rate
Occupancy
Other Revenue Per Room
Net New Adjustment

3,585
1,100
$26
80%
$55,400
40%
80%

957
$265
65%
$133
90%

Office Space:
Square Footage
Average Rent per Sq.Ft.
Occupancy
Net Usable Area
Sq.Ft. per Employee
Median Disposable Income
Net New Adjustment
Income Spent Locally

325,000
$38
90%
90%
250
$46,500
50%
30%

Retail:
Square Footage
Occupancy
Sales per Sq.Ft.
Net New Adjustment

284,670
70%
$300
50%

Please note that the data and assumptions shown above represent the figures used for
2009, and assumptions used to estimate direct spending in other years may differ. In all
years, the assumptions utilized were intended to be conservative.

Direct Economic Impact
The direct impacts discussed in this section of the report include spending generated by
residents, employees and overnight visitors within the Ancillary Development
surrounding PETCO Park.
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5. Impact of Ancillary Development Operations (cont’d)
Direct Spending
Gross direct spending represents the first round of all spending taking place which is
directly attributable to the operations of the Ancillary Development, i.e. spending that
occurs due to the residents, employees and overnight visitors of the residential units,
retail stores, restaurants, offices and hotels that have been developed surrounding
PETCO Park. The table below presents the estimated gross direct spending related to
the operations of the Ancillary Development on an annual basis since 2003. Although
the Ballpark was not completed until 2004, a number of residential and retail units
opened during the prior year.
Estimated Gross Direct Spending: Ancillary Development Operations
Category

2003

2004

2005

2006

2007

2008

2009

Residential

$7,132,639

$14,780,005

$31,516,578

$49,078,887

$65,097,041

$61,917,029

$61,395,850

Retail

$3,299,319

$5,719,941

$23,345,968

$46,245,962

$59,423,339

$56,672,978

$59,780,700

Office

$0

$0

$0

$0

$23,226,072

$23,944,404

$24,684,953

Hotel

$0

$41,464,075

$62,366,431

$64,295,290

$66,283,804

$68,333,819

$90,251,679

$10,432,000

$61,964,000

$117,229,000

$159,620,000

$214,030,000

$210,868,000

$236,113,000

TOTAL ‐ Gross

As shown above, the estimated annual gross direct spending resulting from the
operations of the Ancillary Development has grown from approximately $10.4 million in
2003 to upwards of $236 million in 2009. In 2009, approximately $90 million of the
estimated direct spending was associated with hotel operations, $61 million with
operations of residential units, $60 million with retail operations and $25 million with
office space.

Net New Spending
For purposes of this study, the economic impact calculations should only reflect the net
new economic and fiscal impacts that are generated within the City of San Diego.
Therefore, as previously presented in this section, assumptions were made regarding
the percentage of disposable income spent within the City, as well as the percentage of
spending that is new to the local marketplace due to the presence of PETCO Park.
As such, after the spending adjustments have been made, the following table
summarizes annual net new direct spending that has been estimated to occur within the
City of San Diego since 2003 due to the operations of the Ancillary Development.
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5. Impact of Ancillary Development Operations (cont’d)

Estimated Net New Direct Spending: Ancillary Development Operations
Category

2003

2004

2005

2006

2007

2008

2009

Residential

$2,853,056

$5,912,002

$12,606,631

$19,631,555

$26,038,816

$24,766,812

$24,558,340

Retail

$1,649,659

$2,859,971

$11,672,984

$23,122,981

$29,711,670

$28,336,489

$29,890,350

Office

$0

$0

$0

$0

$11,613,036

$11,972,202

$12,342,476

Hotel

$0

$37,317,668

$56,129,788

$57,865,761

$59,655,424

$61,500,437

$81,226,511

$4,503,000

$46,090,000

$80,409,000

$100,620,000

$127,019,000

$126,576,000

$148,018,000

TOTAL ‐ Net New

As shown above, estimated net new direct spending due to Ancillary Development
operations has grown from approximately $4.5 million in 2003 to upwards of $148
million in 2009. As the majority of hotel visitors are non‐local, it is estimated that hotel
operations accounts for more than half of the net new direct spending (55 percent).
The following chart summarizes the gross direct spending and net new direct spending
generated each year within the City of San Diego due to the operations of the Ancillary
Development surrounding PETCO Park.
Estimated Gross & Net New Direct Spending: Ancillary Development Operations
$250,000,000
$200,000,000
$150,000,000
Gross
Net New

$100,000,000
$50,000,000
$0
2003

2004

2005

2006

2007

2008

2009

Total Gross Direct Spending: $1.01 billion
Total Net New Spending: $633 million
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5. Impact of Ancillary Development Operations (cont’d)
As shown on the previous page, it is estimated that the operations of the Ancillary
Development surrounding PETCO Park have generated approximately $1.01 billion in
gross direct spending and approximately $633 million in net new direct spending within
the City of San Diego between 2003 and 2009.

Indirect & Induced Impacts
As previous described, initial spending of new dollars in an economy begins a series of
spending in which the dollars are recycled through the economy. The total spending
and re‐spending of new dollars is estimated by applying the economic multipliers
presented in Section 2 of this report to the net new direct spending estimates.

Total Output, Employment and Payroll
Total output includes the total direct, indirect, and induced spending effects generated
by the Ancillary Development. This increased economic activity is also assumed to spur
the creation of jobs within the local economy, as well as generate payroll earnings for
the employees of businesses impacted by the operations of the Ancillary Development.
The following table outlines the estimated total output, employment and payroll
generated within the City of San Diego annually by the operations of the Ancillary
Development.
Estimated Net New Total Output, Payroll & Jobs: Ancillary Development
2003

2004

2005

2006

2007

2008

2009

Residential
Total Output
Personal Earnings
Jobs

$4,493,862
$1,826,726
47

$9,312,024
$3,785,278
98

$19,856,768
$8,071,648
208

$30,921,760
$12,569,496
324

$41,013,870
$16,671,873
430

$39,010,329
$15,857,447
409

$38,681,964
$15,723,968
406

Retail
Total Output
Personal Earnings
Jobs

$2,598,387
$1,056,227
27

$4,504,754
$1,831,153
47

$18,386,176
$7,473,862
193

$36,421,123
$14,804,951
382

$46,798,999
$19,023,491
491

$44,632,945
$18,143,004
468

$47,080,440
$19,137,894
494

Office
Total Output
Personal Earnings
Jobs

$0
$0
0

$0
$0
0

$0
$0
0

$0
$0
0

$18,291,751
$7,435,478
192

$18,857,475
$7,665,442
198

$19,440,696
$7,902,517
204

Hotel
Total Output
Personal Earnings
Jobs

$0
$0
0

$58,707,906
$20,378,832
493

$88,303,007
$30,651,956
741

$91,034,028
$31,599,955
764

$93,849,513
$32,577,273
788

$96,752,076
$33,584,818
812

$127,785,005
$44,357,044
1,073

$7,092,000
$2,883,000
70

$72,525,000
$25,995,000
640

$126,546,000
$46,197,000
1,140

$158,377,000
$58,974,000
1,470

$199,954,000
$75,708,000
1,900

$199,253,000
$75,251,000
1,890

$232,988,000
$87,121,000
2,180

TOTAL ‐ NET NEW
Total Output
Personal Earnings
Jobs
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5. Impact of Ancillary Development Operations (cont’d)

As shown on the previous page, by 2009 it is estimated that the Ancillary Development
was generating as much as $233 million in net new total output, 2,180 new full‐time
equivalent jobs and $87 million in net new payroll on an annual basis within the City of
San Diego. Due to the nature of the hotel industry (providing accommodations for out‐
of‐town visitors), approximately 55 percent of the net new total output, 49 percent of
jobs and 51 percent of payroll are currently estimated to be produced by the operations
of the three hotels within the Ancillary Development (Omni Hotel, Hotel Solamar and
Hotel Indigo).
The following three exhibits summarize the net new total output, payroll and jobs
generated annually as the Ancillary Development has grown since 2003.
Estimated Net New Total Output: Ancillary Development Operations
$250,000,000
Total
$200,000,000

$997 million

$150,000,000
$100,000,000
$50,000,000
$0
2003

2004

2005

2006

2007

2008

2009

As shown above, it is estimated that approximately $1.0 billion in net new total output
has been cumulatively generated between 2003 and 2009 by the operations of the
Ancillary Development.
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5. Impact of Ancillary Development Operations (cont’d)

Estimated Net New Payroll: Ancillary Development Operations
$100,000,000
Total
$80,000,000

$372 million

$60,000,000
$40,000,000
$20,000,000
$0
2003

2004

2005

2006

2007

2008

2009

As presented above, approximately $370 million in net new payroll earnings have been
generated by the operations of the Ancillary Development since 2003.
Estimated Net New Jobs: Ancillary Development Operations
2,400
Total

2,000

9,290 jobs
1,600
1,200
800
400
0
2003

2004

2005

2006

2007

2008

2009

As shown, approximately 9,800 new full‐time equivalent jobs have been created due to
the operations the Ancillary Development surrounding PETCO Park since 2003.
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5. Impact of Ancillary Development Operations (cont’d)

Fiscal Impacts
As a result of the direct and indirect economic impacts generated by the operations of
the Ancillary Development surrounding PETCO Park, the City of San Diego realized
increased tax collections. For purposes of this study, the resulting net new tax revenue
generated by the Ancillary Development to the City of San Diego, specifically revenues
directed to either the City itself or CCDC, have been estimated.
All estimated tax revenues are presented as “net new” – those tax impacts that would
not otherwise be generated to the City if not for the presence of the Ancillary
Development. The estimated revenue generated from each of the following taxes was
evaluated as part of this analysis:
Sales Tax
As previously noted, an 8.75 percent sales tax is assessed on goods and services
purchased in the City of San Diego, of which 0.75 percent is collected by the City
of San Diego.

Transient Occupancy Tax (“TOT”)
As previously noted, the City of San Diego levies a 10.5 percent TOT on all
hotel/lodging nights within the City.

Property Tax
Property taxes in the City of San Diego are levied upon the assessed value of the
property in question, which is a function of the property’s estimated market
value. Within the City, a 1.0 percent tax is levied on the assessed value of a
property. The parcels identified for purposes of this study as the Ancillary
Development are located within the boundaries of the “Centre City
Redevelopment Project”. As such, incremental property taxes generated within
this area since 1992 have been allocated to CCDC.
Although there are likely other sources of tax revenue generated from the on‐going
operations of the Ancillary Development, the sources outlined above represent the
most significant and relevant sources in terms of evaluating the fiscal impacts generated
annually to the City.
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5. Impact of Ancillary Development Operations (cont’d)

Fiscal Impact Summary
The table below outlines the tax revenues estimated to be generated annually within
the City of San Diego from the operations of the Ancillary Development based on the
net new spending estimates presented earlier in this section and the estimated market
values of the properties, as well as the taxing assumptions previously outlined.
Estimated Net New Fiscal Impacts: Ancillary Development Operations
Type of Tax

2003

2004

2005

2006

2007

2008

2009

Sales Tax ‐ 8.75%
Sales Tax ‐ City Portion (1)

$461,963
$39,597

$4,726,763
$405,151

$8,246,907
$706,878

$10,320,387
$884,605

$13,028,706
$1,116,746

$12,983,163
$1,112,843

$15,182,020
$1,301,316

Property Tax (2)

$799,800

$3,084,900

$5,983,700

$8,680,100

$13,014,000

$14,822,900

$17,041,800

$0

$2,612,237

$3,929,085

$4,050,603

$4,175,880

$4,305,031

$5,685,856

$1,262,000
$839,000

$10,424,000
$6,102,000

$18,160,000
$10,620,000

$23,051,000
$13,615,000

$30,219,000
$18,307,000

$32,111,000
$20,241,000

$37,910,000
$24,029,000

Transient Occupancy Tax (3)
Total Tax Revenue:
Total City Tax Revenue:

(1 ) Represents 0.75% portion allocated to City of San Diego of 8.75% total sales tax.
(2 ) Represents 1.0% property tax assessed in San Diego County.
(3 ) Represents 10.5% tax on hotel/lodging nights within City of San Diego.

As shown above, estimated tax revenue generated annually for the City and CCDC due
to the Ancillary Development has grown from approximately $840,000 in 2003 to more
than $24 million in 2009. In 2009, upwards of $17 million of the revenue was generated
in the form of net new property taxes.
The chart on the following page summarizes the tax collections related to the Ancillary
Development since 2003.
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5. Impact of Ancillary Development Operations (cont’d)

Total Estimated Net New Fiscal Impacts: Ancillary Development Operations
$40,000,000
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Total Tax Revenue: $153 million
City of San Diego Portion: $94 million

As shown, from 2003 to 2009, the operations of the Ancillary Development surrounding
PETCO Park cumulatively generated approximately $153 million in sales tax, TOT and
property tax revenues, of which approximately $94 million (or 61 percent) was collected
by the City and CCDC.
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6. Alternative Development Scenario
For purposes of this report, CSL has also developed an alternative development scenario
that estimates the potential economic and fiscal impacts of redevelopment that may
have occurred within the current Ballpark Development Area without the presence of
the Ballpark. Based on discussions with key representatives from the local community,
it is unlikely that any major development would have occurred at all in the East Village
for a variety of reasons. This alternative scenario examines the potential impacts of
lower‐density redevelopment that could have occurred on the parcels within the three
blocks adjacent to the Gaslamp Quarter, as highlighted in blue on the map below.
Alternative Development Area

Source: Google Earth

Additional key assumptions utilized in estimating the potential impacts of an alternative
development scenario include the following:
•
•

•

No development of PETCO Park
No high‐rise development:
o No hotels
o No office space
Three floors per building:
o One (1) commercial ground floor
o Two (2) residential upper floors
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6. Alternative Development Scenario (cont’d)

The following exhibit summarizes the major differences in development between an
alternative development scenario and the Ancillary Development (as reviewed in
Section 5 of this report).
Development Comparison: Alternative vs. Actual
Commercial Sq.Ft.

Residential Units

Construction Spending

(in thousands)

(in millions)
4,000

700

3,500

600
500

3,000
2,500

400

2,000

300

1,500

200

1,000

100
0

610

500
0

60
Alternative

Actual

3,585

820
Alternative

Actual

$1,600
$1,400
$1,200
$1,000
$800
$600
$400
$200
$‐

$1,410

$223
Alternative

Actual

As shown above, this alternative scenario assumes that 60,000 square feet of
commercial development and 820 residential units would have been constructed
between 2002 and 2009, accounting for approximately $223 million in construction
spending. Actual development between 2002 and 2009 included upwards of 600,000
commercial square feet, approximately 3,600 residential units and more than $1.4
billion in construction spending.
The exhibit on the following page presents the net new economic impacts of
construction spending estimated to occur in an alternative development scenario,
relative to the estimated impacts of actual construction spending that occurred in the
Ancillary Development around PETCO Park (as presented in Section 5 of this report).
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6. Alternative Development Scenario (cont’d)

Net New Construction Impact Comparison: Alternative vs. Actual
Total Output
(in millions)

$600

Personal Earnings

$500

(in millions)

$501

$400
$300
$250

$200
$100

$200

$82

$‐

Jobs

$201

$150

Alternative

Actual

$100
$50

4,000
3,700

3,500

$33

3,000

$0

2,500
Alternative

Actual

2,000
1,500
1,000
500

610

0
Alternative

Actual

As shown above, construction spending in this alternative development scenario could
have produced net new total output of approximately $82 million, $33 million in net
new payroll earnings and 610 new jobs. By comparison, it is estimated that actual
Ancillary Development construction spending during the same time period (2002 to
2009) produced net new total output of approximately $501 million, $201 million in
payroll and 3,700 new jobs.
The exhibit on the following page presents the net new economic impacts of operations
of commercial and residential development estimated to occur in this alternative
development scenario, relative to the estimated impacts of the Ancillary Development’s
actual operations during the same time period (2003 to 2009).
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6. Alternative Development Scenario (cont’d)

Net New Operations Impact Comparison: Alternative vs. Actual
Total Output
(in millions)

$1,000

$997

Personal Earnings

$800

(in millions)

$600
$400
$400

$200

Alternative

Jobs

$372

$87

$300

$‐
Actual

$200

10,000

$100

9,290

8,000
$35
6,000

$‐
Alternative

Actual

4,000
2,000
910
0
Alternative

Actual

As shown, net new direct spending associated with the operations of commercial and
residential space in this alternative scenario could have produced total output of
approximately $87 million, payroll of approximately $35 million and 910 full‐time
equivalent jobs. Comparatively, the actual operations of the Ancillary Development has
been estimated to produce net new economic impacts including approximately $1.0
billion in total output, $370 million in payroll and 9,300 new jobs.
In addition to total output, payroll and jobs, the exhibit on the following page
summarizes the estimated fiscal impacts that this alternative development scenario
could have produced relative to the actual Ancillary Development that occurred around
PETCO Park.
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6. Alternative Development Scenario (cont’d)

Net New Fiscal Impact Comparison: Alternative vs. Actual

Construction

Operations
City Portion

Tax Revenues
(millions)

City Portion

$153

$10
$12

$160

$9

$120

$6

$80

$2
$3

$40

$0

$15

$0
Alternative

Actual

Alternative

Actual

Note: Includes cumulative net new sales taxes, property taxes and TOT collected within City.

As shown above, in this alternative development scenario it is estimated that net new
tax revenues collected within the City of San Diego due to construction and operations
of commercial and residential space could have totaled approximately $17 million. By
comparison, actual net new tax revenues due to the construction and operations of the
Ancillary Development during the same time period have been estimated to total
approximately $163 million.
It should also be noted that this alternative development scenario does not account for
the negative impacts of the Padres leaving the San Diego market if they had been
unable to develop a new ballpark. The original impetus for the PETCO Park project was
the Padres’ inability to generate sufficient revenue in Qualcomm Stadium to remain
competitive with other MLB franchises. If no agreement was reached for a new ballpark
in San Diego, another market could have attracted the Team to move by offering public
funding for a new ballpark. As shown previously in this report, the operations of the
Padres and PETCO Park contribute hundreds of millions of net new dollars annually to
the City’s economy in the form of total output, payroll and tax revenues, all revenue
sources that would be lost if the Team had left the market.
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7. Qualitative Impacts

7. Qualitative Impacts

A Major League Baseball franchise creates direct and indirect benefits in the geographic
area in which it is located. As previously described, many of those benefits are explicit,
and their impact can be quantified. However, professional sports franchises are often
more than just a diverse industry providing jobs and income for thousands of workers.
Professional sports, including MLB, have many aspects which are considered “public
goods”. Like public parks and other such public goods, professional sports create
economic and social value for members of the community beyond those who directly
consume the product.
The review of the qualitative impacts of the presence of PETCO Park and the Padres in
the City of San Diego is broken into three primary sections:
•
•
•

Community Identity & Awareness;
Community Outreach & Charitable Programs; and,
Other Impacts Specific to San Diego.

Community Identity & Awareness
Sports have long been intertwined with an area’s quality of living and serve as an
important symbol of a community’s identity. For instance, the City of San Diego derives
significant benefits from the national and international focus and media attention
created by the presence of the Padres. Professional baseball is not only a very popular
spectator sport, but is also a major industry with its unique business and legal structure.
As such, the San Diego market is exposed to hundreds of millions of people through
appearances in many media forums.
The benefits derived are similar to those of companies who advertise their company
name as opposed to a specific product. The advertising or media attention creates
"awareness" and "goodwill" toward that company, or in this case, the host metropolitan
area. Increased awareness is translated into economic benefits in subtle, but
meaningful ways.

Community Outreach & Charitable Programs
The presence of the Padres in the City of San Diego has benefited many community
groups and non‐profit organizations throughout the region. Financial and personal
contributions by the organization, players, coaches and staff have positively impacted
many local non‐profit organizations and charities. Most notably, the Padres Foundation
provides assistance to a wide range of groups.
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7. Qualitative Impacts (cont’d)

The charitable, non‐profit and community activities supported by the Padres Foundation
include, but are not limited to:
•
•
•
•
•
•
•
•

FriarFit;
Padres Scholars;
Little Padres Parks;
Padres Coaches Clinics;
Military Appreciation Series;
The Cindy Matters Fund;
Padres Go Green; and,
Other such community programs and events.

In addition to the charitable activities of the Team’s foundation, the MLB Community
Programs initiative creates partnerships with various local and national charitable
organizations and corporations in an effort to spread their philanthropic endeavors and
to spread the game of baseball to people at the local, national and international levels.
Some of MLB’s charitable and community outreach programs include:
•
•
•
•
•
•
•
•
•
•
•
•

Baseball Assistance Team (BAT);
Baseball Tomorrow;
Boys & Girls Clubs of America;
Breaking Barriers: In Sports, In Life;
The DHL All‐Star FanFest;
MLB Urban Youth Academy;
Pitch, Hit & Run;
Reviving Baseball in Inner Cities (RBI);
The Roberto Clemente Award;
Rookie League;
Stand Up To Cancer; and,
Team Greening Program.

Other Impacts Specific to San Diego
In order to identify qualitative impacts beyond those that are typically provided to a city
by the presence of a Major League Baseball franchise, CSL interviewed several local
business and community leaders who witnessed the planning and execution of the
PETCO Park project, as well as the subsequent growth of the Ballpark District and
surrounding areas.
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7. Qualitative Impacts (cont’d)

Discussions were completed with current and former representatives of the San Diego
Regional Economic Development Corporation (EDC), Centre City Development
Corporation (CCDC), City of San Diego, San Diego Regional Chamber of Commerce,
California Building Industry Association, San Diego Convention Center, San Diego Padres
and JMI Sports. The remainder of this section presents a summary of comments and
opinions expressed during these discussions:
•

PETCO Park has been successful because it was designed to develop an urban
fabric with a 24/7 lifestyle, rather than to just be a home for a sports team.

•

PETCO Park has been a magnet for restaurants, hotels and other uses that
previously would have oriented towards other places. In particular, the Ballpark
created a new environment within San Diego that is not dependent on being on
the water.

•

There has been a proliferation of 2nd‐home buyers in the area due to an urban
vibe that didn’t exist previously.

•

San Diego’s residential population downtown has exponentially increased due to
PETCO Park.

•

The Ballpark development removed the blight in the area, made the area seem
safer, and made out‐of‐town visitors feel safer walking around the area. New
residents, businesses and park space have created a more inviting and active
environment.

•

PETCO Park helped bring San Diegans into downtown by creating a new
downtown neighborhood. People now value San Diego more due to its
alive/happening downtown area. Having a strong, vibrant downtown is very
unique to Southern California since the San Diego downtown area died out in the
1960’s and 1970’s.

•

The Ballpark, retail shops, residential areas and Convention Center have created
a great mix that is required in order to spur this type of redevelopment.

•

The use of mass transit, especially the train and trolley, was double what the
Padres initially forecast, making downtown easily accessible to visitors from
North County or along trolley routes. Thus, both traffic and parking have worked
well.
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7. Qualitative Impacts (cont’d)
•

The Ballpark District has created an environment that provides a more vibrant
cruise ship experience when stopping in San Diego.

•

There has been a proliferation of hotels around downtown since PETCO Park
opened, including the Gaslamp Marriott, Residence Inn Gaslamp, Hotel Indigo,
Hilton at the Port, Westin at the Ballpark, Hotel Solamar and several others in
the hopper.

•

Would redevelopment have happened anyway? Likely, but not to this extent,
and not at this rapid pace.

•

The Ballpark project bought up waste land (dumping land, old antiquated light
industrial areas, manufacturing yards, etc.) that nobody wanted.

•

The Ballpark significantly drove up land values and created the most expensive
large block of land ever seen downtown. How could this have happened in just
10 years without the Ballpark? You can’t create that kind of density without the
Ballpark.

•

PETCO Park put feet on the street. Nobody went south of Broadway in the
1970’s and 1980’s, and in the 1990’s people started going into the Marina and
the northern half of the Gaslamp. Now the Ballpark District is one of the more
hip areas of San Diego with thousands of new residents.

•

The Ballpark District was one of the oldest areas of the City, and thus was one of
the most expensive to maintain. But now a lot of the old infrastructure has been
updated or replaced.

•

The pace of development has slowed lately due to the recession, but not any
more than other areas downtown. Developers still have sites under their control
in the East Village that they have yet to develop. Within 10 years, you can
expect to see another 3,000‐4,000 residential units.

•

The area south of Broadway was a very rundown area. You didn’t really go south
of Broadway, except on 5th Avenue. The area around the Ballpark in particular
had a number of industrial uses, but it was mostly old, underutilized warehouses.
It was a tax drain.

•

The momentum caused by building PETCO Park had a very positive impact
outside of the Ballpark itself and beyond the redevelopment the Padres were
contractually responsible for. Once the vote passed, the market took advantage
of the opportunity to develop in that area.
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7. Qualitative Impacts (cont’d)
•

The Ballpark was the key to the redevelopment we’ve seen. The area where
PETCO Park now sits was designated as a redevelopment area, however there
would not have been as much development as quickly without the Ballpark. You
might have some restaurants and night clubs, but you would not have high rise
offices and you wouldn’t have residential. The PETCO Park project created a
reason to live downtown.

•

The project created a sense of pride in downtown San Diego that was never seen
before.

•

The area around the Ballpark is vibrant now, 24‐hours a day. I never drove
downtown before, but now you can go all over downtown. Even the Gaslamp
Quarter has thrived beyond what it was before. The Ballpark project has
exceeded expectations.
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8. Summary of Impacts

The purpose of this section is to summarize and aggregate the various quantitative
impacts of PETCO Park and the Ancillary Development that have been reviewed in this
report. In addition, the aggregate impacts will be compared to the goals stated by
project supporters and the City of San Diego when voters approved Prop C in 1998.
This section is divided into four parts:
•
•
•
•

Economic Impacts of Construction;
Economic Impacts of Operations;
Public Sector Impacts; and,
Comparison to Projected Benefits.

Economic Impacts of Construction
As previously reviewed in this report, the gross direct construction spending for the
Ballpark and the Ancillary Development were adjusted to reflect only the spending that
was deemed new to the local economy. Economic multipliers specific to the City of San
Diego were then applied to this “net new” spending figure in order to calculate an
estimate of the total output, jobs and payroll earnings that were generated by the
construction spending.
The chart on the following page summarizes the total net new economic impacts to the
City of San Diego between 2000 and 2009 from the construction of PETCO Park and the
surrounding Ancillary Development.
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8. Summary of Impacts (cont’d)

Summary of Net New Economic Impacts on the City of San Diego
Construction of Ballpark & Ancillary Development: 2000 to 2009
Direct Spending
Gross Spending
$1,828,890,000

Est. Portion Spent in San Diego
$414,244,000

Total Output
$675,681,000

Employment

Payroll

4,880

$272,544,000

As shown above, the construction of PETCO Park and the surrounding Ancillary
Development resulted in upwards of $1.8 billion in gross direct construction spending
between 2000 and 2009, of which approximately $414 million (or 23 percent) is
estimated to be net new to the City of San Diego. This net new construction spending is
estimated to have produced approximately $676 million in total output, 4,900 full‐time
equivalent jobs and $273 million in payroll.
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8. Summary of Impacts (cont’d)

Economic Impacts of Operations
As previously presented in this report, estimates were calculated for direct spending
that has occurred within the local economy due to the presence of the San Diego
Padres, PETCO Park and the surrounding Ancillary Development (including residential
units, hotels, commercial space and retail space). These estimated spending figures
were then adjusted to account only for spending that is “net new” to the local economy.
Economic multipliers were then applied to estimate the resulting economic impacts.
The chart below presents the total net new economic impacts to the City of San Diego
between 2003 and 2009 from operations of the Ballpark and the Ancillary Development.
Summary of Net New Economic Impacts on the City of San Diego
Operations of Ballpark & Ancillary Development: 2003 to 2009
Direct Spending
Gross Spending
$2,552,051,000

Net New Spending
$1,269,764,000

Total Output
$1,955,924,000

Employment

Payroll

19,220

$783,264,000
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8. Summary of Impacts (cont’d)
As shown on the previous page, it is estimated that the operations of PETCO Park and
the Ancillary Development have resulted in approximately $2.6 billion in gross direct
spending between 2003 and 2009, of which approximately $1.3 billion (or 50 percent) is
estimated to be net new to the local economy. The estimated net new economic
impacts during this time period include nearly $2.0 billion in total output, 19,200 jobs
and $780 million in earnings.

Public Sector Impacts
In addition to direct, indirect and induced spending, jobs, and payroll, the construction
and operations of PETCO Park and the surrounding Ancillary Development have also
produced significant fiscal benefits for the public sector.
The following chart summarizes the total estimated net new tax revenue collected
within the City of San Diego between 2000 and 2009 due to the construction and
operations of the Ballpark and Ancillary Development.
Summary of Net New Fiscal Impacts in the City of San Diego
Construction & Operations of Ballpark & Ancillary Development: 2000 to 2009
Sales
Tax (1)

Transient
Occupancy Tax (2)

Property
Tax (3)

$111,647,000

$32,060,000

$63,427,000

TOTAL TAX REVENUE
$207,134,000
(1) Represents 8.75% sales tax on estimated taxable spending.
(2) Represents 10.5% property tax on hotel room nights.
(3) Represents 1.0% property tax on assessed valuation.

As shown, it is estimated that sales, transient occupancy and property tax revenues
collected from 2000 to 2009 by the public sector within the City of San Diego due to the
PETCO Park project have totaled upwards of $207 million. Furthermore, it has been
estimated that approximately $110 million (or 53 percent) of that tax revenue has been
retained by the City of San Diego and the Centre City Development Corporation.
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8. Summary of Impacts (cont’d)

Comparison to Projected Benefits
The list below summarizes the anticipated project benefits reviewed in the Introduction
to this report, including expectations expressed by the City/CCDC, as well as Prop C
supporters’ arguments that the Ballpark District would be “more than a ballpark”:
•

The redeveloped neighborhood could produce thousands of jobs and over $1
million per year in new sales tax revenue;

•

Padres guaranteed $300 million of private investment for redevelopment of the
Ballpark District;

•

Private development in conjunction with the development of the Ballpark and
Ancillary Development was expected to generate approximately $328 million in
increased assessed property values;

•

This private development was expected to include 850 hotel rooms, office and
related private parking development of approximately one million square feet,
150,000 square feet of retail and 180,000 square feet of loft housing; and,

•

The increase in assessed property value from the Ancillary Development
combined with other developments planned or underway in Downtown San
Diego redevelopment areas were expected to generate $4.0 million in new
annual property taxes.

The chart on the following page shows the projected benefits listed above compared to
the actual benefits estimated to have been generated as of the end of 2009 by the
Ballpark and Ancillary Development.
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8. Summary of Impacts (cont’d)

Comparison of Estimated Actual Benefits to Projected Benefits

Projection
New Jobs:
New Annual Sales Tax Revenue:
Private Investment:
Increased Property Values:
New Hotel Rooms:
Retail/Office/Parking (sq.ft.):
Housing (sq.ft.):
New Annual Property Taxes:

Estimated Actual

thousands
$1,000,000
$300,000,000
$328,000,000
850
1,150,000
180,000
$4,000,000

25,400
$2,100,000 (1)
$1,830,000,000
$1,790,000,000 (2)
960
1,700,000 (3)
3,600,000 (4)
$17,040,000 (5)

(1) Represents sales tax revenue collected in 2009 by City (excludes County/State).
(2) Represents 2009 market value assessed by CCDC.
(3) Includes 610,000 sq.ft. of commercial space, plus 3,600 parking spaces at 300 sq.ft. each.
(4) Estimated based upon 3,585 residential units at 1,000 sq.ft. per unit.
(5) Represents property taxes collected by CCDC in 2009.

As presented in the table above, it is estimated that the Ballpark and Ancillary
Development have exceeded projections for job creation, sales tax revenue, private
investment, increased property values, hotel rooms, commercial space, housing and
property taxes.
The exhibit on the next page presents the estimated return on investment that the
public sector in San Diego has received for the $301 million investment made in the
PETCO Park project by the City of San Diego and local redevelopment agencies.
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8. Summary of Impacts (cont’d)

Public Sector Return on Investment
Public Sector Investment ‐ 2002
City of San Diego
Redevelopment Agency
Total Public Investment:

$205,900,000
$94,900,000
$300,800,000

Local Tax Revenue (1)
Cumulative Net New (2000‐2009)

$107,100,000

Estimated 30‐Year Return ‐ $2002

$354,900,000

Internal Rate of Return

7.6%

(2)

(1) Excludes tax revenue collected by the County & the State.
(2) Assumes no new development, 3.0 percent annual inflation and 6.0 percent discount rate.

As shown in the graphic above, it is estimated that the public sector in the City has
received an approximate rate of return of 7.6 percent annually on its investment. This
rate of return has far exceeded the City’s projected annual return of 1.7 percent (based
on projected new annual tax revenues of $5 million). Even if no new development was
to occur in the Ballpark Development Area in future years, over the course of a 30‐year
period it is estimated that the PETCO Park project could return approximately $355
million in 2002 dollars (which equates to more than $1 billion in cumulative revenue
over the course of that 30‐year period).
Even if the Padres were to leave the City of San Diego after 30 years for a new ballpark,
the benefits of initial public investment in the PETCO Park project would be significant,
as shown in the graphic on the following page.
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8. Summary of Impacts (cont’d)

Public Sector Return on Investment: 50‐Year Scenario
Local Tax Revenue (1)
Estimated 50‐Year Return ‐ $2002

$468,400,000

Internal Rate of Return

8.8%

(2)

(1) Excludes tax revenue collected by the County & the State.
(2) Assumes no new development, no Team/Ballpark operations after 30 years, 3.0 percent
annual inflation and 6.0 percent discount rate.

As shown in the graphic above, over a 50‐year span with no new development and the
Padres leaving the City for a new ballpark after 30 years, it is estimated that the public
sector in the City could generate an internal rate of return of approximately 8.8 percent
on the initial investment of $301 million. Over the course of 50 years, it is estimated
that the total return could approximate $468 million in 2002 dollars (which equates to
nearly $2.4 billion in cumulative dollars over that 50‐year period).
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