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December 10, 2023 City of Creede, CO
Dear Creede Center for the Arts Board,

Pioneer Development Company (PDC) has completed an Economic Impact Study on the proposed Creede Center for
the Arts - Water Media Collection (Project). This Project is intended to become a unique partnership between the
Creede Center for the Arts non-profit organization, the City of Creede, Mineral County, and the State of Colorado.
The reason for creating this partnership is to develop a first-of-its-kind water media museum in Creede that
celebrates the City’s profound impact on watercolor art, visual arts, theater, music, dance, and the performing arts.
This impact is in large part due to the local artist Stephen Quiller, an internationally renowned watercolor painter who
has lived and worked in Creede since the 1970’s. Stephen’s work, which also includes workshops and hosting
international watercolor artists, has helped Creede become synonymous with watercolor media. The Project
celebrates this connection by proposing North America’s first art museum dedicated to water media. The Project
represents a revolutionary strategy for achieving rural economic development through the arts. This Study evaluates
this Project, its indirect economic impacts, and specific funding strategies to support its development.

Given Creede’s small population and limited economic data, it was necessary to identify local comparable examples
to accurately measure the Project’s economic impact. Fortunately, economic development through the arts has
precedent in Creede. The city is home to the Creede Repertory Theatre (CRT), a nationally recognized theater and
tourism destination. Founded in 1966, CRT helped buoy the City’s economy when its extraction industries fell into
decline. When the last silver mine shuttered in 1985, the theater become the City’s largest summer employer. Today,
the CRT is recognized as one the nation’s preeminent theaters and is often featured in critically acclaimed
publications such as the New York Times. The CRT’s summer season attracts nearly 18,000 visitors annually, and its
educational programs reach 37,000 students per year. The CRT provides proof-of-concept for the Center for the Arts
and demonstrates how the arts can provide sustained economic benefit to a rural community. This Study uses data
provided by the CRT as a comparable for the Project, helping to measure both their economic impacts on the local
economy and potential synergy. This data also predicts the number of visitors likely to arrive from out-of-state.

PDC’s Economic Impact Study focuses on the Project’s indirect impacts to Creede’s local economy and forecasts the
project’s incremental impact on sales tax revenue. Although the Project is tax-exempt and will generate minimal direct
economic impacts, the visitors it attracts will generate ripple effects throughout Creede’s economy. This study
quantifies these indirect economic impacts by estimating the number of unique visitors the Project is likely to attract,
the percentage of daytrip visitors vs overnight visitors, and their average expenditures per trip. This data is compared
with state averages, market benchmarks, and the City’s reported retail sales and sales tax revenue. The Project is
also compared with the CRT’s economic impact to measure its incremental benefit to Creede’s economy. These
incremental indirect impacts on sales tax are then modeled to estimate the amount of sales tax revenue the project
could generate at the municipal and state level. This information is intended to help support potential tax increment
financing strategies to help fund the project, including the Regional Tourism Act (RTA) program.

The purpose of this study is to underscore this Project’s importance within an economic lens and justify creative
partnerships and funding strategies that will make the Creede Center for the Arts project a reality.

Sincerely,

Andrew Arnold, AICP
Founder | Principal

Pioneer Development Company
Durango, Colorado

we find the way



Table of Contents

EXECULIVE SUMMIAIY...ccuiiieiiiiiiiiieiiiieiiieiiinestiaeisineeressrensstesssrssssssassssnesssssssssssssssssssnsssansssanssssnsssanssssns 3
Economic Impact Study PUrpoSE and SCOPE....ciiuiiiiiiiiiie ittt e s e s sbee e s e bee e e s nanes 3
Economic IMpact STUAY FINAINGS ...coiviiiiiiiiiee ettt s s e e s e bee e e s sabee e s e s beeeesnnnes 4
Project FUNING ANGIYSIS ..ccuuiiieiciieecceee ettt s e e s e e e et re e s e raba e e e e sbaee e e abaee e e aseeeeesasteeeennseneesansens 5
Conclusion and RECOMMENAALTIONS ....ouuiiuiiiiiiieeeree ettt st smee s 6

Study Scope and MethodOIOgY .......ccuviiiiiiiiiiiiiiiiiiiiiriiirre st resasssssesesssssesssssssenssssssnnsss 8

(O =T=Te T =T o =T o o o V=LY o N 10
YLl O g T [ (=T o £ 4oL T TP U PPV PTOPRRPTR 10
Building Improvements CoNCEPt aNd COST ....ccoicuiiiiiiiiiee et et rre e e e erae e e e eraee e e enees 10
Project Programming anNd USGEE ....ccccuiieiiiiieeeciieee e eiee e etee e e e cttee e e e ate e e e e ate e e sevteeeeenbteeesensteeeesnsenesennsens 11

Indirect ECONOmMIc IMPAct ANAlySiS.....ccivuuiiiiimiiiiiiniiiiieiiniieiiiieiieiiesssimessisesstssssssssnnsss 13
Estimated Visitor Unit EXPENAItUIES ......coiiciiiiiiieee ettt ettt e e st e e e vee e e e snae e e e snaee s e nnnes 13
Overnight vs Daytrip EStiMates. . ... cuuiiiiiiiiie et e s e e s sabe e e s s areeessnreeees 17

(0 LI 41T« | RN 20
Creede Repertory ThEatre Data......ccccciiie ettt e eettee e e ette e e e eate e e e sate e e e ebtaeeesntaeeesasraeaeenns 21

Economic IMPact FINAINGS ...cccuuiiiiieiiiiiiiiiiiiiiiiiieniiiiieeiiieeeiiiiessisiienssisiissssssssssssssssnsssssssnsssssssnnses 22

Incremental Sales Tax and TIF........coiviieuiiiiiiiiiirir e s s s s s e s anassssssssnne 24
Sales TaXx REVENUE ESHIMATES .....coviiiieiiee ettt sttt b e b s s s e 25
Tax Increment FiNancing (TIF) ProjECLIONS. ......ccciiii ittt e e et e e e rae e e e e bae e e e eanes 25

we find the way



Executive Summary

Economic Impact Study Purpose and Scope

This report conducts an Economic Impact Study of the proposed Creede Center for the Arts — Water
Media Collection (Project) located in Creede, Colorado. This Project proposes a ~12,000 SF facility
dedicated to showcasing, educating, and creating all art medias. The City of Creede has a strong
connection with the Arts, as evinced by the historic Creede Repertory Theatre (CRT) and renowned local
artists such as Stephen Quiller. The Project intends to celebrate Creede’s artistic history while providing
a new reason for Coloradoans, Americans, and visitors around the world to come and experience
Creede. The Project’s primary purpose is a Water Media Center and will be the first Water Media
Museum in North America. The Project will position Creede as an international center for watercolor art,
celebrating local and regional artists and international watercolor collections. The facility’s design also
provides the City of Creede with new public event/meeting space, studio space for workshops and local
artist development, permanent art collections and galleries, and synergy with the community’s existing
cultural and artistic amenities. The City of Creede’s and Mineral County’s elected officials have already
pledged support for the project and have laid the groundwork for creative public partnerships to ensure
its success.

The cultural benefits the Creede Center for the Arts will provide to this community are profound. These
qualitative impacts, however, are not the scope of this study. This report measures the Project’s
quantitative impacts on the City of Creede and the State of Colorado. Specifically, this report analyzes
Indirect Economic Impacts generated by the project. The methodology used in this analysis combines
traditional economic impact techniques with a case study on the Creede Repertory Theater (CRT). Given
the City of Creede’s and Mineral County’s small population and limited economic data, it was important
to base economic projections on data that reflects local realities.

The Creede Repertory Theater provides a proof of concept for the Project and a baseline for the study.
Measuring CRT’s indirect economic impact on the City of Creede’s economy allowed the study to
estimate the Project’s incremental indirect impacts and forecast incremental sales tax revenue at the
municipal and state level. These projections are based on a detailed analysis of Creede’s tourism
economy, the City’s estimated overnight and day trip visitors, and their average expenditures per visit.
The projections are analyzed within a range of possibilities, with an upper end and lower end for each
estimate. This provides a spectrum to assess the Project’s indirect economic impacts and sales tax
revenue forecasts.

As this study will demonstrate, both the CRT and the Creede Center for the Arts generate positive and
significant indirect economic impacts for the City of Creede. Notably, these positive impacts are derived
from attracting out-of-state visitors to the city. An analysis of the theater’s attendance over the past five
years revealed that over 51% of its annual attendees live outside Colorado, and the Creede Center for
the Arts is expected to attract a similar ratio of out-of-state visitors.

The Project’s significant indirect economic benefits to the City of Creede and its propensity to attract
over 50% of out-of-state visitors demonstrate qualities akin to a regional economic development
project. These qualities warrant economic development funding, whether through grant programs or
creative financing mechanisms. Colorado previously incentivized projects with regional economic
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development qualities through its Regional Tourism Act (RTA) program. Although the State’s RTA
program is no longer accepting applications, the Creede Center for the Arts yields the type of economic
benefits that could justify similar financial support, such as state sales tax increment financing. This
report recommends that the Creede Center for the Arts pursue tax increment financing incentives at the
municipal and state level.

Although this Project’s total cost and impacts are small compared to previously awarded RTA projects,
its relative economic impact to the City of Creede is significant. The Project, when combined with the
CRT’s estimated indirect economic impact, represents 18% - 22% of the City of Creede’s total (retail)
sales reported in 2022.* This demonstrates the economic importance of the Arts in Creede, and more
importantly, how this Project represents a revolutionary approach to rural economic development
through the arts. This project will continue to highlight Creede’s artistic traditions to be known as a City
of the Arts. The Project is a rare opportunity to realize Senator John Hickenlooper’s prediction that, “The
future of Mountain Towns is outdoor recreation, quality restaurants, and the Arts!”

Economic Impact Study Findings

The Project is expected to generate positive indirect economic impacts to the City of Creede’s economy.
At stabilization, the Project is expected to attract ~20,000 annual visitors, with an estimated ~7,000
unique? visitors. More than 51% of these visitors are assumed to originate from out of state. 41% are
expected to be overnight travelers, while the remaining 59% are expected to be day trip travelers.

This study’s analysis estimated the expenditure range for each unique visitor, categorizing the estimates
as an “Upper End” and “Lower End”. Using these metrics, the Study found that the Project will generate
an indirect economic impact between $1.9 million and $1.6 million annually. These estimates are
illustrated in the table below.

Creede Center for the Arts
Indirect Economic Impact Range

$1,950,000
$1,900,000
$1,850,000
$1,800,000
$1,750,000
$1,700,000
$1,650,000
$1,600,000
$1,550,000
$1,500,000
$1,450,000

$1,900,000

$1,600,000

Upper End Lower End

1 Per Colorado’s Department of Revenue Monthly Sales Tax Reports
2 “Unique Visitors” are defined in this report as a visitor unit that has been drawn to Creede because of the Project.
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These impacts measure the Creede Center for the Art’s economic “ripple effect” to Creede’s economy.
The Upper End and Lower End estimate quantifies new revenue to the local economy that would not
exist but for this Project. Revenue estimates are new sales categorized by lodging, transportation,
restaurant, food and beverage, retail and recreation/entertainment expenditures. This report expects
that over 50% of these sales will be generated by visitors originating from out of state.

The Project’s economic impact is significant. The project’s Upper and Lower End projections for annual,
indirect sales revenue represents 5.8% to 6.9% of the City’s 2022 total retail sales®. When taxable sales
are isolated and compared with Creede’s 2022 Annual Taxable Sales, the project’s indirect economic
impact would effectively increase the City’s annual taxable revenue collections between 8% and 9%.
This increase demonstrates how the Project represents a significant economic development activity for
the City of Creede and Mineral County.

2022 City of Creede Total Taxable Sales* 17,956,058
Project Upper End Estimate $1,600,000

Project Lower End Estimate $1,300,000
Center for the Arts Taxable Sales Increase 7% - 9%

The Center for the Arts is also projected to generate significant tax revenue to the City of Creede. The
Project’s average annual sales tax revenue will raise the City’s annual sales tax collections by 13%. The
Project will also increase the City’s state sales tax generation by an estimated 22%. This again provides
evidence that the Project represents a significant economic development activity for the City.

Sales Tax Revenue Estimates

City of Creede Rate Period (Yrs.) Upper End Lower End 25 Yr. Average % Increase

Gross Sales Tax Revenue 4.0% 25 S 3,700,000 S 3,300,000 $ 140,000 13%

State of Colorado Upper End Lower End
Gross Sales Tax Revenue 2.9% 40 S 4,800,000 S 4,100,000 S 112,000 22%

Project Funding Analysis

The Project will require a variety of funding sources and strategies to become financially viable. One of
these strategies is tax increment financing (TIF), which can provide capital by leveraging incremental tax
revenues generated by the project. Although this project is a tax-exempt development, its indirect
economic impacts can be used to forecast future sales tax revenue as TIF revenues. This study modeled
these revenues and tabulated the results below:

Tax Increment Financing Estimates (Present Value of Cash Flows)

RTA/URA/DDA Model Term % Share Discount Rate Upper End  Lower End
State of Colorado Sales Tax (2.9%) 40 Years 100% 5% $1,500,000 $1,300,000
URA/DDA TIF (City Sales 1%) 25 Years 75% 5% $900,000 $800,000
TOTAL $2,400,000 $2,100,000

3 Per the Colorado Department of Revenue’s Monthly Sales Reports. Taxable sales isolate retail sales tax expenditures.
4 Per Colorado Department of Revenue’s Monthly Sales Reports.
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The Tax Increment Financing model assumed that 100% of the State’s tax rate would be shared back
with this project via an RTA-like funding mechanism. The model also assumes that the City would retain
sales tax pledged to its General Fund but may be willing to share tax revenue generated for Capital
Improvements. Under this arrangement, the city would share 75% of incremental sales tax revenue back
to the Project.®

The Project’s indirect sales tax revenue generation coupled with these TIF sharing agreements is likely to
generate between $2.4 million and $2.1 million in present value tax revenue®. This revenue represents
capital that can be applied to construction equity, effectively reducing total project costs by 21% to 24%.
By stacking TIF revenue with donations, grants and debt, the financial feasibility to develop the Creede
Center for the Arts is significantly increased.

Conclusion and Recommendations

The Economic Impact Study finds compelling evidence that the Creede Center for the Arts will become
an important economic development project for City of Creede, Mineral County and their communities.
The study’s assumptions are supported by the fact that there is precedent for similar projects in Creede,
namely the Creede Repertory Theatre, and this proof-of-concept coupled with economic data and
market benchmarks indicates that this Project will lead to tangible economic benefits.

The Project’s indirect economic impacts are significant both at an economic and fiscal level. The new
revenue will significantly boost Creede’s local economy, drawing visitors to the City’s restaurants, stores,
and services. Notably, a majority of these visitors are expected to come from out-of-state. The Project’s
synergy with existing cultural amenities is likely to provide an agglomeration effect also, helping to
catalyze a critical mass with the Creede Repertory Theatre and the City’s existing museums and galleries.
This report estimates that the Project and the CRT’s collective indirect economic impact equates to
~20% of the City of Creede’s local economy. This effect will help diversify Creede’s local economy,
extending the tourism season and making it both more resilient and sustainable. Given the City of
Creede’s small local population, the importance for building economic resiliency cannot be overstated.

The Project’s economic benefits, in addition to its community and cultural significance, warrant creative
funding strategies to make the development feasible. This report recommends that City of Creede and
Mineral County explore Tax Increment Financing options to financially support the Project. This report
also recommends that the city, the County and the Center for the Arts non-profit petition the State of
Colorado to reopen its Regional Tourism Act program, but this time with a specific focus on rural
communities. This report expects this Project to be competitive for State Sales Tax Increment Financing
given the scale of its economic benefits relative to the City of Creede’s population and budget. The
Project is well-suited for these funding strategies, especially since more than 50% of its visitors will come
from out of the state.

While TIF funding strategies are recommended by this study, it should be noted that the financial
projections are not large enough to fund the Project’s total cost. The Creede Center for the Arts will
need to pursue a “Funding Stack” featuring a variety of funding resources to ensure that this
development becomes a reality. It is recommended that the City of Creede, Mineral County, and the

5 This represents 3% of the City’s 4% sales tax rate. 3% is dedicated to the City’s CIP.
6 Report assumes a 5% discount rate.
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Center for the Arts organization work collaboratively to identify multiple grants and financial resources
to be applied to this project. One option is for the City to form either a Downtown Development
Authority (DDA) or Urban Renewal Authority (URA). These entities can create a Development Plan or
Urban Renewal Plan that specifically supports this Project’s development. A DDA or URA will have the
added benefit of formalizing this Project’s Public Private Partnership in support of the arts. This
formalization will make the Project’s grant applications more competitive, especially with Colorado’s
Office of Economic Development and International Trade (OEDIT). A URA and DDA with formalized plan
boundaries approving TIF locally, will also provide a strong argument for petitioning the State of
Colorado to reopen its RTA program and allocate state sales tax increment to this Project.

The Creede Center for the Arts represents an ambitious Project with a beautiful purpose. If successful,
this development will not only generate significant economic benefits to the City of Creede and Mineral
County, but it will have solidified the Creede community as a destination for the Arts. In creating a
critical mass around the creative economy, the Center for the Arts will help ensure this small city’s
economic resiliency and sustainability. In many ways, this Project represents an experimental approach
to economic development in rural areas. However, it may well become a model for other small, former
extraction communities in Colorado to follow.
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Study Scope and Methodology

Indirect Economic Impact Analysis

This study was commissioned by the Creede Center of the Arts organization to evaluate their proposed
Water Media Collection (Project) and quantify its economic impact on the City of Creede. The purpose is
to determine the economic benefit this Project will bring to the City of Creede. This Study does not
examine the qualitative impacts the arts have on a community. Instead, this Study narrowly focuses on
measurable economic impacts and sales tax revenue.

Being a tax-exempt Art Museum and public event space, the direct economic impacts generated by this
project are small. To measure more accurately the “ripple effect” the Project presents to Creede,
Mineral County, and the State of Colorado, this Study evaluates indirect economic impacts. Indirect
economic impacts are defined as local expenditures generated by the Project’s visitors. Project visitors
are assumed to be “unique”, meaning that they have traveled to Creede because they desire to
experience the Project. This study estimates the number of unique visitors that will be generated by this
Project and quantifies their probable expenditures to estimate indirect economic impacts.

These indirect economic impacts relate to retail sales and retail sales tax revenue. The study further
isolates the Project’s projected indirect retail sales to estimate incremental sales tax revenue for both
the City of Creede and the State of Colorado. The secondary purpose of this analysis is to model
incremental sales tax revenue, generated by the project, to evaluate potential tax increment financing
scenarios. This Study models the Project’s future sales tax generation in the event that the Creede
Center for the Arts requires this data to advance TIF funding strategies.

The Economic Impact Study provides two specific analyses for the proposed Creede Center for the Arts.
The first analysis estimates the Center for the Arts’ economic impact on the local economy. The second
estimates incremental sales tax revenue generated. This incremental revenue’s present value is also
calculated and compared with the project’s estimated total cost.

This study’s assumptions include:

e The study assumes that the Center for the Arts (Project) is constructed according to its Business
Plan.

e This Study assumes that the Project is tax-exempt. The City of Creede will maintain ownership of
the land and lease the property to the Creede Center for the Arts.

e This Study assumes that the Project’s direct economic impacts, specifically those that generate
retail sales tax through merchandise and artwork sales, are negligible. These sales are subsumed
under the Project’s indirect economic impact forecast.

e This study assumes that the Creede Repertory Theater (CRT) is an appropriate comparable for
this Project and that the Project’s out-of-state visitor percentage will match that of CRTs.

e The study assumes that the Project’s visitor units used to multiply indirect economic impacts are
“unique”. CRT visitors likely to visit the Project are not counted as part of the “unique” visitors
contributing to the Project’s indirect economic impacts.

e This study assumes that indirect economic impacts are net of local expenditures. Local
residential expenditures are removed from this Study’s estimates.
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e This study assumes that Average Day Trip and Overnight expenditures in Creede diverge from
State averages.’

e This study assumes that the City of Creede’s overnight visitations occurs at a lower annual
percentage of total visitations than compared to statewide averages. This is based on the
limited lodging options within the City’s market area.

e Revenue comparisons are based on the City of Creede’s 2022 total retail and taxable sales as
reported by Colorado’s Department of Revenue’s Monthly Sales Reports.

e |ndirect economic impact estimates represent a single year.

e Incremental sales tax revenue projections at the municipal sales tax rate are forecast over 25
years. The study assumes that the municipal sales tax rate does not change during this period.

e Incremental sales tax revenue projections at the state sales tax rate are forecast over 40 years.
The study assumes that the state sales tax rate does not change during this period.

The Study did not utilize RIMS Il multipliers in its analysis. This study’s projections are limited to the City
of Creede’s economy and sales tax generation at the City and State level. This study did not estimate
induced economic impacts as part of its scope.

The Project’s Conceptual Plans, Indirect Economic Impact Analysis, Center for the Arts Case Study,
Economic Impact Findings, Retail Sales Comparison, Incremental Sales Tax Revenues, and
Recommendations are each described in detail in the following sections.

7 Statewide averages are based on the Colorado Tourism Office’s 2022 Travel USA Visitor Profile, prepared by Compass
Longwoods International.
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Creede Center for the Arts
Conceptual Design and Business Plan Summary

The Project’s conceptual design is a two-story facility developed on City owned land. The City of Creede
is prepared to enter into a long-term lease arrangement with the Project on city-owned lots within the
downtown area, between West Third and West Fifth Street. These lots, including ROW, have a total
estimated acreage of 1.5 acres. The city may vacate additional right-of-way along Rio Grande Street to
allow the Project more space. These lots and Rio Grande Avenue exhibit a slight grade separation.
Mineral County is reported to have offered to pay for the grading of this site to support the Project.

The facility is designed as a two-story, 12,000 square foot structure. The main building will be an
estimated 11,847 square feet and feature the primary art galleries, studio space, offices, catering areas,
and gift shop. The Project design is described as “mining modern” and will be anchored in local
geography. The Project’s interior design is meant to facilitate a variety of programs. These programs, as
well as a rotating international gallery of water media, will help ensure the Project has fresh attractions
and a sustained draw to visitors from all over the world.

A unigue element of the building is its fire suppression system. Being a Water Media Center, the Project
cannot install traditional sprinkler systems, as that could threaten the artwork. A fire suppression system
that is compatible with water media will significantly impact the overall cost of the project.

The Center for the Arts Project provides a Business Plan that details the Center’s programming, financial
projections, and estimated development costs. This Business Plan is included within the report’s
appendix. The Project’s Business Plan estimates that the total development costs will equal $10 million.
The following sections provide more detail on the site’s location, the proposed building improvements,
and the financial projections.

Site Characteristics

The proposed Project site is located within the City of Creede’s municipal limits. The specific lots
dedicated to the development are currently owned by the City of Creede. The city has indicated a
willingness to lease the lots to the Project under a long-term lease agreement. This lease agreement is
reported as a 99-year lease for just $S1. There are four potential lots owned by the City of Creede that
could be redeveloped for purposes of this project. Mineral County has also indicated a willingness to
grade this area on behalf of the project in a show of support. The fact the City is willing to enter a long-
term lease with the Center for the Arts represents a strong local partnership and increased financial
viability.

Building Improvements Concept and Cost

The Project is estimated to cost a total of $10,000,000. According to the business plan, construction
costs are estimated to fall between S8 and $9 million but have been adjusted for material and labor cost
escalation and a location cost factors (it is assumed that development is more expensive in rural
mountain towns). This cost estimate is roughly $750 per square foot.

Part of the reason this cost per square foot may be higher is due to the Fire Suppression system and
design of the facility. Being North America’s first Water Media Center, the building (or at least the
galleries) must suppress fire without damaging the artwork on display. Watercolor is incompatible with
traditional sprinkler systems, and therefore requires innovative approaches.
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The design of the facility is intended to be world-class, with state-of-the-art studio spaces, event and
meeting rooms, and galleries. However, the Center for the Arts must also reflect Creede’s historic
character and unique geology. To synthesize these elements, the Project is being designed around a
concept dubbed “mining modern”. This design will feature local aesthetic elements that draw on
Creede’s mining heritage while also incorporating the area’s geological features.

A rendering prepared by local artist Stephen Quiller is featured below:

Project Programming and Usage

The Creede Center for the Arts is intended to be a not-for-profit facility that celebrates the arts. The
facilities chief attraction will be its water media, making it the first Water Media Museum in North
America. This alone is expected to attract a significant following, given Creede’s unique destination and
the fact that this Project will be associated with one of watercolor’s preeminent artists, Stephen Quiller.

According to Project’s Business Plan and this Report’s research on Watercolor Societies throughout
America, there are an estimated 120 Watercolor Societies throughout the United States. These Societies
average 350 members each, bringing the estimated total of registered watercolor society members to
42,000. This group highlights the interest surrounding water media and will likely provide a sustained
level of visitation to the Center for the Arts.
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However, the Center is designed to celebrate a variety of artistic expressions, education and events. The
floorplan features three gallery spaces, one featuring Stephen Quiller’s work, another for a rotating
international Water Media Collection, and a third for temporary exhibits featuring regional and national
artists. These galleries provide the Center will flexibility to maintain its main attractions, while also
adding new exhibits to encourage return visitors.

The concept plan also includes ~4,000 square feet of community space, a multi-purpose room, as well as
a large classroom, coffee and snack bar, and gift shop. The multi-purpose room can provide help attract
new events and audiences to the center, including music and film. The center will also feature workshop
space, a library and archive. The library and archive are intended to provide “digital artifacts” related to
the history of Creede and the region. The Project and its design lend itself to a variety of uses, that in
turn will help attract a wider audience and increased visitation.

Although it is difficult to forecast the number of annual visitors to the Project, this report assumes that
at stabilization, the Center for the Arts will attract ~20,000 visitors (this estimate excludes local
admissions). The business plan indicates that the Project will generate positive cash-flow in its first year
of operation and is projected to increase revenue over the next five years of operation.
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Indirect Economic Impact Analysis
Summary

This Study analyzes the Project’s indirect economic impacts on the City of Creede. These indirect impacts
are generated by the Project’s visitors. These visitors are either staying overnight in Creede or making a
day trip to the city. They are likely to spend money at local shops, restaurants, and gas stations. They
may also seek additional recreation or entertainment experiences, from fly fishing the Rio Grande to
exploring the backcountry. These possibilities represent expenditures in the local economy that were
catalyzed by the Creede Center for the Arts Project. In effect, this indirect revenue is new revenue that
the local economy would not have received otherwise. Estimating these possible expenditures is the
critical first step towards measuring the project’s indirect impact on the City of Creede’s economy and
its potential sales tax revenue generation.

The Study defines these potential visitations as Visitor Units. A visitor unit represents a single visitor to
the City of Creede’s market area in a single day. There are two distinct classifications of visitor units,
those that are Day Trips to the Creede Market area, and those that are Overnight visitations. The
difference between day trip visitor units and overnight visitor units is their average expenditures.
Visitors that stay overnight while travelling to a place spend more on average than those making a day
trip to the same location. The local population is not included in visitor unit counts by this study.

In a single year, the City of Creede experiences 87,500 visitor units®. Overnight visitor units represent
41% of this total, or 35,821 visitor units per year. The remaining 59%, or 51,679 visitors, are categorized
as Day Trip visitor units. Overnight visitor unit expenditures ranged from $485 at the upper end to $430
at the lower end. Both estimates fell below Colorado’s state overnight average of $549 per visitor unit in
2022. Day Trip visitor unit expenditures ranged from $120 at the upper end to $90 at the lower end. The
state day trip average of $96 fell within this range.

These metrics are deployed in the following chapters to estimate the Creede Repertory Theater’s
indirect economic impact, the incremental indirect impact the Creede Center for the Arts, and the
projected sales tax revenue derived from this incremental impact.

Estimated Visitor Unit Expenditures

This study uses the Colorado Tourism Office’s Visitor Profile Report® as the template to measure visitor
unit expenditures. This report classifies all potential expenditures within five categories:

e Lodging

e Transportation at Destination

e Restaurant, Food and Beverage
e Retail Purchase

e Recreation/Entertainment

8 pPer the Creede Chamber of Commerce, annual visitations range from 100,000 to 75,000. This study uses the average for
projections.
9 Prepared by Compass Longwoods International, 2022
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This study evaluated the total expenditures likely to be incurred by a visitor unit in Creede for each
category and type. Although the state of Colorado provided average expenditure estimates for each
category, this report estimates the probable expenditures within a range based on field work and local
market research. Each category was assigned an Upper End and Lower End value, to better capture the
variability in these projections.

State Averages

The State of Colorado’s Tourism Office releases an Annual Visitor Profile Report based on Longwoods
International domestic American travel and visitation survey. This is the longest running survey of
national domestic tourism information, dating back to 1985. The survey’s 2022 results for Colorado’s
domestic tourism are tabulated below:

Overnight Visitation Expenditures

Sector Average Per Person Expenditure Per Trip
Lodging $153
Transportation at Destination $138
Restaurant Food and Beverage $102
Retail Purchase S 71
Recreation/Entertainment S 85
Total $549
Sector Average Per Person Expenditure Per Trip
Lodging S -
Transportation at Destination s$21
Restaurant Food and Beverage S 32
Retail Purchase S 23
Recreation/Entertainment S 20
Total $96

Although the state averages provide an excellent baseline for comparing Creede’s visitor unit
expenditures, they are not truly indicative of its local tourism economy. Creede is a unique mountain
town, with a small population that is removed from major transportation corridors. To better capture
Creede’s visitor unit expenditures, this study created a range for each expenditure category. Each range
features an Upper End and Lower End expenditure estimate. These estimates are based on market data,
real estate and short-term rental databases, a lodging analysis, and primary data collected by this
report. This study tailored each expenditure estimate to reflect Creede’s unique economic
characteristics.

Lodging

Creede’s hospitality market area is characterized by a limited supply of traditional hotels, an RV Resort
and a growing number of short-term rentals (STR). City officials, local hotel operators, and the Chamber
of Commerce each shared a similar sentiment with this study, that Creede’s hospitality market is
undersupplied. To accurately forecast lodging expenditures, it was necessary to analyze the Creede
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lodging market’s options to better determine an average daily rate and compare it with the State
average. This report performs an in-depth analysis of Creede’s hospitality market in the following
section to estimate overnight visitor units.

Creede’s lodging market analysis revealed that there are three lodging option categories for overnight
visitors: traditional hotels, motels and inns (designated as hotel by this study), short term rentals, and an
RV Resort with rentable spaces and cabins. Using market databases, short term rental databases, and
information provided by these businesses, the study estimates that the local lodging market’s weighted
Average Daily Rate (ADR) is $115.

Creede Lodging Market Average Daily Rate'® (Weighted)

Type Rooms/Units Occ. Rate ADR
Hotel 51 57% $105
Short Term Rental 55 37% $177
RV Stall/Cabin 97 50% $85

Weighted Avg. 48% $115

At $115, Creede’s lodging expenditure is significantly lower than the state’s $153 average from 2022.
There are two reasons for this. First, the state average is impacted by resort towns that command
exceptionally high ADRs. The second reason is Creede’s seasonality. The City’s tourism season is chiefly
between May and September, falling precipitously during the late fall and winter months. This
seasonality impacts lodging rates and occupancy rates.

This study’s Upper End and Lower End estimate for Lodging Expenditures are tabulated below:

pend e Catego Lower End Estimate Upper End Estimate
Lodging (Overnight) $110 $120
Lodging (Day Trip)* 1] S0

Transportation at Destination

Transportation at Destination are transportation related expenditures. This could include fueling a car at
the destination, or the cost of flying to a destination. Transportation at the destination can also include
public transportation.

The state averages are once again higher than Creede’s average expenditure in this category. Overnight
visitors surveyed in Colorado’s Visitor Profile Report identified Plane Travel (30%) as the primary
transportation option used to get to their destination. Rental cars (16%) and online taxi services (16%)
were the next highest. Although Creede and Mineral County have a small airport south of the City’s
downtown, the air traffic at this facility has a negligible impact on this expenditure category. Taxis and
rental cars are also in short supply within Creede.

Being a remote mountain town, however, means that fuel costs are represented in Creede’s estimates.
RVs, Campers, and motorsports also contribute to this expenditure category. Creede’s bachelor loop is a
famous side-by-side route, fuel used for this experience is considered by this expenditure category.

10 Data is sources from CoStar, KeyData, and PDC research.
T Day Trips by definition do not stay overnight and therefore do not pay for lodging.
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This study’s Upper End and Lower End estimate for Transportation Expenditures are tabulated below:

pend e Catego Lower End Estimate Upper End Estimate
Transportation (Overnight) $60 $70
Transportation (Day Trip) $10 $15

Restaurant, Food and Beverage

Creede exhibits a surprising number of restaurants and bars for a city of its size. This study estimates
that in the summer of 2023, Creede featured 13 restaurants, bars, and food trucks within City limits.
Creede has one grocery store, the Kentucky Belle, that serves both the local and tourist population.

Given Creede’s remoteness, this study found prices to be as high if not higher than other mountain
towns throughout the state (excluding resort ski areas). The higher prices justified Creede’s overnight
and day trip expenditures matching or exceeding state averages.

Note: Overnight expenditure estimates are higher than day trip estimates because visitor units are
assumed to purchase more meals and drinks on average during a single-day period.

This study’s Upper End and Lower End estimate for Restaurant, Food and Beverage Expenditures are
tabulated below:

pend e Catego Lower End Estimate Upper End Estimate
Restaurant, Food, Beverage (Overnight) $100 $110
Restaurant, Food, Beverage (Day Trip) $30 $40

Retail Purchase

Creede is home to approximately 11 retailers. This study’s research found that Creede’s retail prices,
both for overnight visitor units and day trip visitor units, are greater than the state averages. Creede’s
remote location limits competition, while increasing the cost to supply retail stores with their goods for
purchase. The result is that retail stores within Creede exhibit a higher-than-average expenditure
estimate than the state average.

This study’s Upper End and Lower End estimate for Retail Purchase Expenditures are tabulated below:

pend e Catego Lower End Estimate Upper End Estimate
Retail Purchase (Overnight) $65 $75
Retail Purchase (Day Trip) $30 $35

Recreation and Entertainment

The largest divergence between this study’s expenditure estimates and the state average was in the
Recreation and Entertainment Category. Creede offers specific recreation and outdoor entertainment
options that are, on average, more expensive than the state average. Despite its small size, Creede is
home to two fly fishing outfitters, two ATV/side-by-side rental companies, and multiple art galleries. The
city also is host to multiple museums, such as the Mining Museum, and the Creede Repertory Theater.
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Field research found that these recreation and entertainment options are much more expensive than
typical options found in state averages. For example, Creede’s proximity to the Rio Grande makes it a
world-class fly-fishing destination. Half day and full day guided tours range in price from $300 to $600
per trip. Creede is also a launching point for motorized back country experiences. Rentals for this
equipment range from $300 to over $1,000 per day. Even the museums and theater admissions exceed
the statewide day trip averages.

This study assumes that Creede’s average expenditures in the recreation and entertainment category
are greater than the statewide averages.

pend e Catego Lower End Estimate Upper End Estimate
Recreation/Entertainment (Overnight) $95 $110
Recreation/Entertainment (Day Trip) $20 $30

PDC Estimated Expenditure Ranges

A summary table of this study’s estimated expenditure ranges is tabulated below. The study’s
expenditure ranges are considered conservative and yield lower total per capita expenditures than the
statewide averages.

Dend 2 Range Anad
0 pend e Overnig pend e Da p Expend
end - Lower End ppe d Lower End ppe d
Estimate ate Estimate

Lodging $110 0 S0 0
Transportation at Destination $60 0 $10
Restaurant Food and Beverage $100 0 $30 40
Retail Purchase $65 $30
Recreation/Entertainment $95 0 $20 0
Analysis Total $430 48 $90 0
Z”v‘;f::e'lce with State -22% -12% 6% 25%

Overnight vs Daytrip Estimates

According to the Colorado Tourism Office’s Visitor Profile Report!? estimates, there were 38,400,000
overnight trips and 51,600,000 day trips in Colorado in 2022. These totals equate to a statewide average
of 43% overnight visitors and 57% day trip visitors. This study tests this statewide average by estimating
the total number of overnight visitor units within the Creede market area. This test required identifying
Creede’s lodging market area and calculating the total number of occupied rooms in 2022. This provided
a local percentage of overnight visitor units that was used to determine the daytrip percentage.

12 Prepared by Compass Longwoods International, 2022
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Creede’s Lodging Market Area
The map below depicts the lodging market area analyzed by this study. The area is designated by the
blue rectangle.
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The Blue QOutline illustrates how this study defines Creede’s Hospitality Market Area.

Lodging Market Supply Analysis

The table below summarizes this study’s lodging market analysis. Data used in this analysis was derived
from third party databases (CoStar, Keydata), market reports, business websites and interviews with
lodging business owners. The analysis revealed that Creede’s 2022 total occupied rooms/units equaled
35,821. This study assumes that the total number of occupied rooms in 2022 is equal to the total
number of overnight visitor units in 2022.

Overnight Supply Analysis (Creede Market Area)

Number of Available Rooms (Daily) 203
Hotel Rooms 51
Vacation Rentals 55
RV Park Stalls and Cabins 97
Occupied Rooms 20
Occupancy (Weighted) 48%
Days Open 365
Occupied Rooms (Hotels) Annually 10,611
Occupied Rooms (RVs) Annually 17,703
Occupied Rooms (STR) Annually 7,508
Total Occupied Rooms Per Year 35,821
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Creede’s Visitor Unit Overnight and Day Trip Percentage

The Creede Chamber of Commerce estimates that Creede experiences between 75,000 and 100,000
visitors annually. This Study assumes that 87,500 visitors per year is the accurate number of visitor units
per year.

The lodging market analysis estimates that Creede experiences 35,821 overnight visitor units in 2022.
This number was used to develop local averages for overnight and day trip projections. These
percentages are tabulated below and contrasted with state averages. In general, these findings indicate
that Creede experiences less overnight visitors than the state average, and instead has a greater
percentage of day trip visitors. This data is supported anecdotally by local lodging business operators
and the Creede Chamber of Commerce.

Overnight vs Day Trip Percentages

State Average Local Average
Overnight % 43% 41%
Day Trip % 57% 59%
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Case Study
The Creede Repertory Theatre Summary

The Economic Impact Study evaluated the Creede Repertory Theatre to estimate the indirect economic
impacts generated by a non-profit offering experiences in the arts. This case study was essential to this
study because the Creede Repertory Theatre provides a proof-of-concept example on how the arts
impact small, local economies. Per the state demographer, City of Creede’s population is less than 300
people. Its small size and seasonality make economic data at the federal or state level unreliable®® for
economic projections. This reason is why the study’s analysis relied on a Case Study methodology to
estimate indirect economic impacts. This study’s local expenditure ranges per visitor unit and overnight
vs day trip visitor unit percentages were applied to CRT’s case study to estimate its indirect economic
impact.

The study found that the Creede Repertory Theatre generated an annual indirect economic impact of
between $4.1 million and $3.4 million annually. This finding is based on the Theater’s average annual
attendance (14,936 persons from 2017 to 2023, excluding COVID-19 years) and the indirect economic
impact metrics described in the previous section. The findings are tabulated below. Previous economic
impact studies commissioned by the Creede Repertory Theatre arrive at a similar estimate for economic
impacts.

Creede Repertory Theatre
Indirect Economic Analysis (Annual)

Average Visitor Units
Unique Visitor Units
Percent Overnight Visitors
Percent Daytime Visitors

Upper End Analysis
Overnight Per Person Purchases $485
Daytime Per Person Purchases $120
Indirect Economic Impact Estimate
Overnight $3,000,000
Daytrip $1,100,000
Total $4,100,000
Lower End Analysis
Overnight Per Person Purchases $430
Daytime Per Person Purchases $90
Indirect Economic Impact Estimate
Overnight $2,600,000
Daytrip $800,000
Total $3,400,000

Creede Repertory Theatre Indirect Economic Impact Range
Upper End $4,100,000

Lower End $3,400,000

13 In many cases, the margin of error on economic data for Creede or Mineral County exceeds 10%. Federal databases such as the
BEA or BLS cannot share industry specific economic data as it would isolate single companies and violate privacy standards.

4 The CRT's Economic Significance studies estimate between a $2.5 million and $5 million economic impact.
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Creede Repertory Theatre Data

The Creede Repertory Theater provided data from 2018 to 2023 on its operations for this study. This
data included annual ticket sales, attendance, occupancy, average ticket price, and estimated Out of
State Visitors. This data is tabulated below:

Creede Repertory Theatre Data

Calendar Number of Tickets Local Sales Colorado Sales Out of State CRT Capacity

Year Sold % % % Sold

2017 15,424 5.88% 46.16% 53.84% N/A $29
2018 18,191 5.21% 55.13% 50.92% N/A $32
2019 15,022 6.51% 48.93% 49.74% 55.28% $30
2020 513 11.26% 4.03% 51.88% 2.91% $12
2021 5,063 8.37% 24.94% 53.46% 0.52% $24
2022 12,463 7.98% 42.50% 47.46% 11.64% $34
2023 15,459 6.29% 49.01% 48.59% 62.31% $37

EXCLUDES COVID-IMPACTED YEARS (2020,2021,2022)

Averages 58.80%

The CRT data revealed interesting patterns for this report. First, it demonstrates how a non-profit art
facility can garner tens of thousands of visitors per year in a city as small as Creede. After removing
years impacted by COVID-19 (in which the CRT was essentially closed and limited only to small or
outdoor events), the Theatre averaged 16,024 attendees. 50% of these attendees originated out of
state, another sign of the theater’s power to draw visitors from across the US.

One datapoint of note is the theater’s average capacity. Being a repertory theatre, it features a greater
number of shows on a weekly basis than other traditional theaters. This has the effect of lowering
overall capacity. Similar sized theaters exhibit a stabilized capacity of between 70% and 75%. Although
the CRT has a healthy operating budget, an argument can be made that the theater’s capacity can
increase. This study assumes that additional cultural attractions, such as the Project, may help increase
the CRT’s annual average capacity.
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Economic Impact Findings
Summary

The Project is expected to generate a significant, incremental economic impact on the City of Creede’s
economy. This study measured this incremental economic impact by first analyzing Creede’s tourism
economy, estimating key indirect impact metrics, and informing these metrics with a case study of a
comparable facility. The case study used in this report was the Creede Repertory Theatre (CRT), which
provided proof-of-concept to test this analysis and the proposed Project’s economic impacts. The
previous section described the CRTs indirect economic impacts, which were estimated as falling
between $3.4 and $4.1 million annually.

This study uses the CRT analysis to estimate the Project’s economic impact. One important distinction is
that visitor units generated by the Creede Repertory Theatre cannot be counted towards the Project’s
unique visitors. In order to avoid double counting economic impacts, this analysis isolated the unique
visitor units generated by the Creede Center for the Arts.

According to the Project’s business plan, it will reach a stabilized attendance of 21,234 visitor units per
year®®. After deducting for local attendance, the potential number of visitor units is 20,290 at
stabilization. The analysis then deducted visitors that are unique visitors to the Creede Repertory
Theatre, but not the Project. The CRT is expected to generate 13,442 visitor units to the project at
stabilization. The Creede Center for the Arts Project’s unique visitor units are estimated to be 6,848 at
the time of stabilization.

The Project’s indirect economic impact on the City of Creede’s economy is between $1.9 million and
$1.6 million annually. This is approximately 5.86% to 6.96% of the City of Creede’s total reported sales in
2022. The Creede Center for the Arts, given these conservative projections, would represent a significant
economic development project for the City of Creede and Mineral County.

It is important to note that this indirect economic impact represents an incremental increase in the
existing economic impact generated by the Creede Repertory Theatre. In reality, these two projects
would develop an agglomeration effect, each attracting more visitors to the other. This would in turn
multiply the indirect economic impacts the arts exhibit onto the City of Creede’s economy. Taken
together, these two Projects represent a S5 million to $6 million indirect economic impact on the City of
Creede’s economy. This collaborative economic impact represents between 18% and 22% of Creede’s
annual sales.

A majority of the Project’s economic impact is expected to originate out-of-state. While the Creede
Repertory Theatre exhibits an average of 50% of its attendees originating from out-of-state, preliminary
data tracking workshops and art studios within Creede exhibit an out-of-state percentage as high as
62%. This data indicates that the Project will attract nearly 60% of its visitors from out-of-state, making
the Project a significant draw to tourists throughout the nation. The Project’s economic impacts,
coupled with its propensity to attract a majority of out of state visitors, underscores its regional tourism
importance.

15 Visitor Units are likely to grow beyond this estimate. This study analyzes indirect economic impacts at the time of stabilization.
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Creede Center for the Arts
Indirect Economic Impact Analysis (Annual)

Potential Visitor Units 20,290
CRT Repeat Visitor Factor 61%
Estimated Tickets Generated by CRT 13,442
Unique Visitor Units 6,848
Percent Overnight Visitors 41%
Percent Daytime Visitors 59%

Upper End Analysis

Overnight Per Person Purchases $485

Daytime Per Person Purchases $120

Estimated Economic Impact

Overnight $1,400,000
Daytrip $500,000
Total $1,900,000
Lower End Analysis
Overnight Per Person Purchases $430
Daytime Per Person Purchases $90
Estimated Economic Impact
Overnight $1,200,000
Daytrip $400,000
Total $1,600,000

Creede Center for the Arts Economic Impact Range

Upper End $1,900,000
Lower End $1,600,000
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Incremental Sales Tax and TIF

The Economic Impact Study forecasts the estimated sales tax revenue the Project will generate for the
City of Creede and the State of Colorado. This forecast allows the Project’s indirect economic impacts to
be compared fiscally with the City’s annual sales tax revenues. This forecast also allows the project
indirect economic impacts to be modeled as future tax revenue. The model forecasts municipal and
state sales tax generation for 25 years and 40 years, respectively. These gross revenues are then
discounted to determine the present value of each future revenue stream. The purpose is to model the
project’s tax increment financing potential and gauge the feasibility of a TIF funding strategy.

The first step in forecasting Tax Increment Financing scenarios was to isolate the Project’s estimated
taxable sales impacts. Taxable sales are defined as retail sales tax producing transactions. Services are
deducted, as are lodging sales at the municipal sales tax level. The Creede Center for the Arts taxable
indirect impacts are tabulated below:

Creede Center for the Arts

Taxable Indirect Economic Impacts

Potential Visitor Units
Unique Visitor Units
Percent Overnight Visitors
Percent Daytime Visitors

Upper End Analysis
Overnight Per Person Purchases (Taxable) $419
Daytime Per Person Purchases (Taxable) $102
Estimated Economic Impact
Overnight $1,200,000
Daytrip $400,000
Total $1,600,000
Lower End Analysis
Overnight Per Person Purchases (Taxable) $373
Daytime Per Person Purchases (Taxable) $78
Estimated Economic Impact
Overnight $1,000,000
Daytrip $300,000
Total $1,300,000

Creede Center for the Arts Economic Impact Range

Upper End $1,600,000
Lower End $1,300,000
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Sales Tax Revenue Estimates

The Creede Center for the Arts’ projected taxable sales impact is between $1.6 million and $1.3 million.
These annual taxable sales were projected as future sales tax revenue by using the inputs tabulated
below:

CREEDE CENTER FOR THE ARTS
Sales Tax Revenue Summary

Forecast Horizon

City of Creede 25 Years
State of Colorado 40 Years
Tax Rates

City Sales Tax Rate 4%
State Sales Tax Rate 2.90%

The Project’s estimated sales tax revenue for the City of Creede will fall between $3.7 million and $3.3
million over the next 25 years. This averages $140,000 in new city sales tax annually. This new sales tax
revenue represents a 13% increase in the City of Creede’s existing collections'®. The project therefore
represents a significant fiscal impact to the City, one that would substantially increase sales tax, its
primary source of revenue.

The project’s estimated sales tax revenue for the State of Colorado will fall between $4.8 million and
$4.1 million over the next 40 years. This averages $112,000 in new state sales tax annually. This new
sales tax revenue represents a 22% increase in the City of Creede’s reported state sales tax collected in
2022. The project therefore represents a significant fiscal impact to the City, and the City state sales tax
generation.

Sales Tax Revenue Estimates
City of Creede Rate Period (Yrs.) Upper End Lower End 25 Yr. Average % Increase
Gross Sales Tax Revenue 4.0% 25 S 3,700,000 $ 3,300,000 S 140,000 13%

State of Colorado Upper End Lower End

Gross Sales Tax Revenue 2.9% 40 S 4,800,000 S 4,100,000 $ 112,000 22%

Tax Increment Financing (TIF) Projections

The Creede Center for the Arts will require gap funding assistance for its development. The Project is
currently being supported by donors associated with its non-profit, the City of Creede, and Mineral
County. However, this project is likely to seek out additional grants and financing to help pay for its
estimated $10,000,000 construction cost.

Tax increment financing is one strategy that is being considered for this project. In particular, the state’s
Regional Tourism Act (RTA) program has been identified as a potential funding strategy. Local tax

16 This report used budgetary data from 2021 for this comparison. Recent audits were not available for 2022 sales tax collections.
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increment financing strategies, via an Urban Renewal Authority or Downtown Development Authority,
have also been identified.

This Study models these tax increment financing strategies by projecting the project’s estimated sales
tax revenue based on specific assumptions. These assumptions and projections are tabulated below.

Tax Increment Financing Estimates (Present Value of Cash Flows)

RTA/URA/DDA Model Term % Share  Discount Rate Upper End Lower End
State of Colorado Sales Tax (2.9%) 40 Years  100% 5% $1,500,000 $1,300,000
URA/DDA TIF (City Sales 1%) 25 Years 75% 5% $900,000 $800,000
TOTAL $2,400,000 $2,100,000

The Project’s indirect sales tax revenue generation coupled with these assumptions is likely to generate
between $2.4 million and $2.1 million in present value tax revenue?’. This revenue represents capital
that can be applied to construction equity, effectively reducing the Project’s total project costs by 21%
to 24%. TIF revenues can also be used to service bonds or pay debt service on loans. The project’s
indirect economic benefits are significant enough to generate TIF revenue that can substantially offset
the Project’s total costs. This report finds TIF to represent an effective Gap Funding strategy that should
be pursued both at the state and local level. By stacking TIF revenue with donations, grants and debt,
the financial feasibility to develop the Creede Center for the Arts is significantly increased.

17 Report assumes a 5% discount rate.
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