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SPECIAL COMMITTEE ON THE CIVIC CENTER 
 
 
August 11, 1998                                                                                        6:00 PM 
 
 
Chairman Wihby called the meeting to order. 
 
The Clerk called the roll. 
 
 
Present: Aldermen Wihby, Rivard, Cashin, and O’Neil 
 
Absent: Alderman Hirschmann 
 
Messrs: Elias “Skip” Ashooh 
 
 
 Brief update to be presented by the MDC Civic Center Subcommittee. 
 
Mr. Ashooh stated one of the things I would like to talk about tonight is the fact 
that when this project was first given to us on February 25, 1997, the original 
time-line that was handed to the Manchester Development Corporation was that 
the feasibility study would take 120 days.  We quickly got into the process and 
found out that the due diligence on all the different parts that we were asked to 
take a look at was going to take a lot longer than that and it took a lot longer than 
even our first estimates.  At this point, we believe that all of those component parts 
have been assembled.  That we know have, as public record, an architect, a site 
selection process that has been completed, we have gone through a selection 
process for the building manager, and as you saw in the paper about a month ago, 
a local ownership group for an AHL hockey team has come forward.  They have 
submitted an application to the AHL and the AHL is committed or communicated 
back to those team members that they have some revisions they have requested 
and they would like to see that application submitted in August so that it can be 
brought before the AHL Committee.  I believe their meeting is August 31 or 
September 1.  So we really feel that things have come together here and the shape 
of the deal that we are looking at now, which we think is interesting, is consistent 
with what we have been looking for.  The Aldermen have asked for, for all intents 
and purposes, a riskless position for the taxpayer in this City.  That we wouldn’t 
use property tax.  We believe that we can come down on that side, but the deal 
itself is shaping up such as the City would own basically the real estate and we 
would be able to protect that real estate through insurance and that all the risk in 
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the facility would be borne by Ogden and one of the requirements that the Mayor 
and Aldermen set before us was that the building manager would indemnify the 
City against any risk against operating deficits.  So we believe we have come to 
that.  One of the things that has taken place over the last year is that we have 
started recognizing that this is more than just a sports arena.  As we have talked to 
people around town and more people get involved in this, we are starting to 
understand and I think we are going to present to the Board that this is much more 
of a civic center, a community gathering space, something that the more people we 
talk to in town they all have different expectations and different hopes for it.  It is 
not just a place to house a hockey team.  There will be a lot of other events there 
and there are people who are talking to us about the possibility of having events 
that we had not thought of.  I think that speaks to the view that has changed in the 
last few years of what the City is capable of.  Obviously it is not the kind of 
facility that would do everything, but we think this type of facility, this type of 
civic center, can hold a lot of promise for downtown.  At this point, next Tuesday 
night we will bring before this Committee and the full Board the principles 
involved in every phase of the program.  They will present each of their 
component parts and you will be able to hear what the shape of this deal will be.  
We think it is an attractive situation and we believe that we have or will be able to 
achieve every requisite that the Board put before us and possibly exceed some of 
those requirements.  At this point, if you have questions we would be more than 
happy to answer questions or try to answer those questions.  I will also tell you 
that one of the things that is a proper discussion is next steps.  After we file our 
report, if you remember this is a three phase process and this is the Phase I part.  
Phase II is actually where...it is prior to the bonding, but in between the feasibility 
study and the bonding there is a period where you actually do the things that this 
feasibility didn’t do and that is you actually make the contracts, do the legal work, 
get the investment bankers involved and get the architects heavily involved so that 
they can actually go forward with the design phase.  That is a different 
expenditure.  It is separate from the budget we were given, but that is an 
intermediary step.  It doesn’t have to be Phase I, Phase II, and Phase III where you 
go to the bonding.  They can occur at the same time, but next step is really where 
you flesh out the things we say you can do, is actually when we do them and we 
bind people to them.  So there is that step coming up and I think that is something 
you need to be aware of.  We haven’t spoken about Phase II in a long time and 
now that we have done our work, we can talk about it. 
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Chairman Wihby asked are we still looking at the same size facility, same location 
that we had talked about, the Staples site.  When we meet next Tuesday, are you 
going to say here is the site, here is the size, here is the people who are going to 
run it or is that still all open? 
 
Mr. Ashooh answered what we will put before you is a package that we have 
assembled over the last 18 months.  For instance, lets talk about the site.  We 
commissioned the architects to go out and do a review of all the sites put before 
our committee by this Board and possibly a couple that other people suggested but 
what the architect did was prioritize those 12 or 13 sites according to their 
objective measures.  I think it would be foolish for us to say this has to be the site 
and it can’t go because we haven’t been able to do a physical examination on any 
of the sites.  If we say to you that Staples is the number one site and when we 
finally get on site and find that there are ground water problems or whatever, does 
that mean that we would have to go back and start the process all over again?  I 
think it is fairer to say that what we will put before you is a review of all the aspect 
that you asked for, our recommendations on each of those aspects, and a 
recognition, we would ask for recognition by the full Board that if changes are 
made it changes the shape of the package and we need to understand what the 
ramifications of that is.  So if you say to me are we going to tell you it has to be 
Staples or it has to be the Hermsdorf lot or the Women’s Gym, no we couldn’t say 
that because we think it would be a mistake at this point to say it has to be one site. 
 
Chairman Wihby asked what about the size.  Are you still looking at the same 
size? 
 
Mr. Ashooh answered the size of the building is determined in part by the demand 
that we see in this market place as measured by Arthur Anderson and the Hunter 
Interest Study and the like and the ability to create a building large enough so that 
it is economically viable.  It is quite possible, and I think a big mistake, that we 
could create a building that would be too small and find yourself not able to pay 
your bills because you can’t put enough people in a building and the example we 
use is, for instance, a hockey team has a 2,500 attendance figure on a Tuesday 
night.  In order to have an average attendance to pay the bills, maybe you have to 
have that 9,000 seat sell out on a Saturday night but you can’t do that if you have 
6,000 seats.  The Lowell Arena, at this point, was built for 6,600 seats for hockey.  
If they built their financial proformer on an average attendance of 5,000, you are 
talking about having to put people in that building every night, whether it is a 
Tuesday night, a Monday night, a Saturday night and anybody who tells you that 
they have had a hockey team will also tell you that your first couple of years in the 
league, you don’t get all that many Saturday nights at home to play so when you 
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get them you have to take the most advantage of them.  So what we are looking at 
right now is consistent with what we have said in the past.  10,000 seats, nominal 
seats for hockey.  About 11,000 seats for basketball and depending on the seats 
that you could fixed or mobile or whatever, probably around 12,500 to 13,000 for 
the most you could have for a concert. 
 
Chairman Wihby asked is that bigger than we had talked about in the beginning. 
 
Mr. Ashooh answered no, that has been the same all the way through but again if 
the site changes or we find there are constrictions on the site itself, those numbers 
are fungible.  We have to be able to move those around a little bit but we think a 
building that size would allow every type of program in that building to work and 
to work over the long term.  I think it would be a bigger mistake to underbuild the 
facility and then have to go back and try to add something to it. 
 
Chairman Wihby asked after our meeting next week, what are you expecting to 
take place.  Are you asking the Board for a vote?  Are you asking for a question on 
the ballot?  What are you looking for after next Tuesday? 
 
Mr. Ashooh answered after next Tuesday, my hope is and the hope of this 
committee is that the Aldermen will have enough information to make a decision 
on how they would like to proceed.  It is obvious that the Board has the ability to 
bond a project like this of their own vilition.  It is certainly not the largest project 
ever considered by the Board, but there has also been considerable discussion 
about a referendum.  I think that decision I would rather not color but give you as 
much information as possible and let the Board go whichever way they feel is 
best. 
 
Chairman Wihby asked so you are looking for some sort of a decision to move 
forward at least for the second phase. 
 
Mr. Ashooh answered well the feasibility study we think will be complete and 
there will be enough material in there for you to make a decision.  I think it would 
be inappropriate for us to tell you how to conduct your business, but we also think 
that we will be able to answer all of your questions so that you can make a 
decision. 
 
Alderman Rivard asked do you have the estimated cost of designing and 
constructing this project and could you share that with us tonight. 
 
Mr. Ashooh answered well the estimate you have to understand would...if all of 
our recommendations were accepted, we took a look at this specific site and this 
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particular building size then that building site we could give you a cost on but 
depending on the site that it ends up on, the engineering that takes place, how 
much demolition we have to do...as an example, if we took a round number of $50 
million, the Staples site and the Hermsdorf site are across the street from each 
other.  They both are suitable sites, one has 14 buildings and 11 different owners 
and significantly more demolition costs and probably significantly higher 
acquisition costs then say Staples would.  So that could significantly change the 
size of the project.  As far as the building goes, you are probably still talking about 
the same building number we had when this started and we are approximately 
somewhere in the $35 million range for the building. 
 
Alderman Rivard asked so it is $35 million plus the cost of the site. 
 
Mr. Ashooh answered yes and then whatever happens around it depending on the 
size of the plaza and the type of space you have to develop. 
 
Alderman O’Neil stated, Chairman Wihby, you touched on several of the issues 
that I had and that is regarding are we talking about building a place too big and I 
still have concerns about that, that we are going to put 13,000 people in there for 
any event.  I was pleased to hear, Skip, that you said we are not necessarily locked 
into the Staples site, it is the preferred site but there still can be some discussion on 
that and I guess you keep saying make a decision.  Are you looking for us to make 
a decision next week?  We will obvious get the information next week.  
 
Mr. Ashooh answered I think that when I say make a decision, we will have given 
you the information you need and we would be ready to provide any additional 
resources to answer questions so that you can make a decision.  When the Board 
makes a decision is entirely up to the Board.  We will make, I am sure, 
recommendations as far as action, whether it is an up or down recommendation 
but as far as how you proceed, and I believe that is, if you go to referendum I 
believe it depends on what type of referendum it is as far as how the Board 
proceeds.  If you decide to vote for the bonding itself, I don’t know if public 
hearings are required.  That I am not familiar with. 
 
Chairman Wihby stated I would suggest that this Committee would make a 
recommendation to the full Board.  I don’t know if we need to take a vote next 
Tuesday, because there are going to be a lot of questions that are still going to be 
in someone’s head the day after, but I hope that this Committee could get back 
together and make a recommendation for the full Board and then from there the 
full Board either accepts it or not.   
 
Alderman O’Neil asked so we won’t be making any decisions. 
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Chairman Wihby answered this is the Committee on the Civic Center so I would 
assume that this Committee would make the first recommendation for the full 
Board. 
 
Alderman O’Neil asked when, if we wanted to go to referendum, are there any 
time-lines here that we have to meet. 
 
Clerk Bernier answered the absentee ballots for the November election need to be 
processed 30 days prior to the election which means that the question needs to be 
presented, has to be in written form so we can place it on the ballot, probably 
around October 1 or 2.  Now, that is a  non-binding question.  Now if you are 
going for a binding question, there is a different format you must follow through 
public hearing, public notice, but the way I understand it, what you are looking for 
is a non-binding question on the ballot.  So the Board of Aldermen will have to 
order that prior to the October 1 meeting. 
 
Alderman O’Neil asked could we, if we feel that it is in the best interest of 
everybody, could we do a special election with regards to the referendum. 
 
Clerk Bernier answered sure. 
 
Alderman O’Neil stated what I hate to do is say that we have to make a decision in 
September when October and November might be a more appropriate time-line. 
 
Mr. Ashooh stated I believe the referendum would be in November and the time 
you have for a decision, if I understand this correctly, depends on what type of 
referendum you are looking for.  Is that correct? 
 
Clerk Bernier replied that is correct. 
 
Alderman O’Neil asked but we could call for a special election with a referendum 
in February or March if we so choose. 
 
Clerk Bernier answered that is correct. 
 
Alderman O’Neil stated I just hate to see us not take appropriate time to consider 
this and either vote it up or it gets voted down because we didn’t take the 
appropriate time.  I know there has been a lot of progress made and I hate to see us 
in one month try to force the issue. 
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Chairman Wihby stated maybe the numbers are going to be so good that we won’t 
even need a referendum. 
 
Mr. Ashooh replied I think the numbers are going to be very good, but I will also 
tell you after Tuesday night’s meeting there may very well be the need for 
additional information from your Committee or from the full Board and our 
committee is not disbanding the night this is done.  Obviously, we will be ready to 
answer any further questions that the Board may have, but Tuesday night, I think 
it is fair to say, we will present the information that we have gathered during this 
process and act on whatever you tell us to act on. 
 
Chairman Wihby asked are you going to give us something in writing before the 
meeting so that we can look it over. 
 
Mr. Ashooh answered we have kind of been working eight or nine hours a day 
getting this ready so that it will be published and hopefully in final form for 
Friday. 
 
Chairman Wihby stated I would hope that if we don’t a referendum or if we have a 
referendum, whether it is binding or non-binding that we still could follow the 
same rules as a binding referendum and that is to have public hearings all over the 
high schools or whatever just to explain to everybody what is going on.  Even if 
we vote it up and say that we don’t want the question on the ballot, I think that 
should be starting right after you come to the Aldermen, having these meetings 
throughout the City at the high schools and just explaining to everybody what is 
out there and what you have. 
 
Mr. Ashooh replied it has taken us 18 months to assemble this and I think we 
would welcome the opportunity to disseminate the information as often as is 
practical because it is a large scale project.  It is not of the scale of the airport but 
we think it is as important and the impact would be as great to downtown 
Manchester and it is important that people understand what it is if it goes to 
referendum they have to understand what they are voting on.  They need a clear 
picture. 
 
Alderman O’Neil stated that is why I go back to my comment.  Although we 
learned from the airport that we can make great progress in a month, I just hate to 
see this thing rushed and the proper information isn’t out there.  As far as I am 
concerned, if we decide to have a special election over the winter or something, 
whatever it may be, that we take the proper time to visit this. 
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Mr. Ashooh replied if we let it go too far beyond this and there is a definite 
window where we can expect people to standby the projections and financial 
models they have created for us and if those start to become stale, we will have to 
go back and do the work all over again.  Things change, but on top of that, one of 
the things that the Board asked us to do was to complete about the opening of the 
building in the Fall of 2000.  We have and by necessity to create a structure this 
size, a 20-24 month construction schedule so if we throw it into a special election 
next year, you would be throwing the opening of a facility like this.  If that is the 
recommendation of the Board to go forward with it into 2001 and if it gets later 
we are starting to talk about half seasons for a hockey team which I think would 
be unfair for those who make an investment in a hockey team to find that they 
may have to play their first season, the first 20 or 30 games completely on the road 
because they have no home facility.  We are still on track, real close.  We are still 
on track for a Fall 2000 opening but that really means that an election after the 
general election in November I think would be testing those limits.  It is also, 
probably to get the widest dispersion of voters in the City, a general election 
would tend to bring most of them out.   
 
Clerk Bernier responded that is correct. 
 
Mr. Ashooh stated that is my personal opinion. 
 
Chairman Wihby asked do you plan on taking this show on the road after you 
come to the Aldermen. 
 
Mr. Ashooh answered if you would like us to, we will.  We will have the 
information together.  We can disseminate it any time if you would like to have a 
series of public meetings.  I think it is fair to say the $180,000 we got 18 months 
ago is pretty much gone so we don’t really have a budget, at least in our budget, to 
conduct any type of public hearings. 
 
Chairman Wihby stated if this Committee got together and had meetings at the 
high schools over two weeks or whatever, would your committee come and take 
comments and questions from people. 
 
Mr. Ashooh replied absolutely. 
 
Chairman Wihby stated I think the more information you give to people the more 
they will accept it rather than if they think there is something there that doesn’t 
make sense and they can’t ask the question. 
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Mr. Ashooh replied the document that we will put before the Board we know is a 
public document and there are key parts about it and people are going to have 
questions.  We will be ready to answer those questions when anybody asks them. 
 
Alderman O’Neil asked are you planning to get this information to us before the 
meeting on Tuesday night. 
 
Mr. Ashooh answered right now what we are hoping to do is have it in the 
printer’s hands on Thursday so that it can be collated and bound and into the 
Clerk’s Office on Friday.  There may be some attachments that may come in late 
because we really have a number of different organizations we are pulling together 
on this but the text should be ready, hopefully, late Friday.    
 
Alderman O’Neil asked and it will address such...well there was really only one 
major curveball I guess, the parking issue that came up one night.  Items like that 
will be addressed in this report? 
 
Mr. Ashooh answered let me address it now on a broad scale and that is that this 
deal is shaping up such as the City’s ownership is of the real estate and building 
and in a real estate transaction when you have public bonds that pay for it, we can 
insure those bonds so that there is no risk.  The operating side of that building, the 
revenues from the building, would go to pay the private bonds, the private 
investment, that 20-25% or whatever percentage it is.  In order for someone to 
come in and indemnify the City against any risk from the operating side, to a great 
extent, we would give them control of those revenues.  Now whether it is parking 
or advertising or whatever it is, the fact of the matter is if you start to withdraw 
revenues from that revenue stream in the building and it may be in the City’s 
advantage to do that,  you are also starting to accept now some of the risk because 
you are entering into the business enterprise itself.  It has been said that...I know 
that there are about 10,000 parking spaces between the Pearl Street parking lot and 
Auburn Street, either on street or controlled spaces.  At least I think that is the last 
inventory I saw.  Parking is not a franchise that I think I would want to have 
around the building because people can park anywhere.  As you saw, for instance 
when Alabama played at the soccer field, there were cars every place but if you 
take control of the revenue stream out of that building, you weaken the ability of 
the guarantor to give us that guarantee against operating deficits.  So I think that 
balance has to be recognized.  It doesn’t mean it can’t be done, but you have to 
recognize what it does to the qualifications that you put down on the building.  
One other item, I found out last week and this actually is an advantage for us, I 
believe, Ogden Entertaining, speaking with Frank Russo who addressed the full 
Board back in February, told us that they had been selected as the building 
manager and concessionaire for the Wilkes-Barre/Scranton building that is 
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opening up this fall and that building is, the AHL affiliate that is going to play 
there is an affiliate of the Pittsburgh Penguins and they competed in that and I 
think that is their fourth building in the Northeast that they will be the building 
manager of.  That is a plus for our hockey ownership group here because when 
you have one building manager that controls the dates in four buildings in the 
Northeast, it helps them control some of the dates as far as play goes. 
 
Alderman O’Neil asked what are the other two they presently have. 
 
Mr. Ashooh answered they have Providence, Albany and they will have ours.  
That would be the fourth one. 
 
There being no further business, on motion of Alderman Rivard, duly seconded by 
Alderman O’Neil, it was voted to adjourn. 
 
A True Record.  Attest. 
 
       Clerk of Committee 


