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RELEVANT PROJECT EXPERIENCE

Public 
Finance

Clear Creek 
Crossing 

Wheat Ridge, CO

Manufacturing
Pueblo, CO

Land Development
Brighton, CO

Partnerships

Historic Adaptive 
Reuse and P3
San Antonio, TX

Large Scale 
Urban 

Redevelopment
Denver, CO

Mixed Income JV 
Housing Authority

San Antonio, TX

Market 
Research

Hotel/Retail/
Residential 

Downtown Arlington, 
TX

Mixed Income 
Housing

Denver, CO

Kennecott Master 
Planned 

Communities 
Salt Lake City, UT

Affordable 
Housing

Regional Plan
San Antonio, TX

Housing Needs 
Assessments

Roaring Fork, CO

Eagle County, CO

Telluride, CO

Lake County, CO

Summit County, CO
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PRESENTATION OVERVIEW

KEY COMPONENTS OF SCOPE OF WORK

▪ Overview of Approach

▪ Market Overview and Depth of Support

▪ Development Cost Estimates

▪ Public Financing Tools and Revenue Projections

▪ Public Financing Model

– Gaps

– Surpluses

– Gap Closure Strategies
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OVERVIEW OF APPROACH

▪ Integrate policy analysis with quantitative feasibility modeling

– More than just financial outcomes

– Balance alternatives with Town Council vision

▪ Provide direction based on viability testing

– Clarify implications of a given alternative

▪ Establish a platform for decision making

– Provide basis to future partners

– Support communications to community members
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MARKET OVERVIEW AND DEPTH OF SUPPORT

▪ Assess degree of market support that exists for 
various uses identified through the planning 
process.

▪ Provide high-level integration of quantitative and 
qualitative insight to inform the degree to which 
a given facility can be supported from a market 
perspective

APPROACH AND DELIVERABLES

DELIVERABLE

▪ Excel model that summarizes potential 
revenues, costs, utilization rates, land value

▪ Model will be provide a quantitative evaluation 
of the feasibility of specific uses.

0

0

0

0

0

1

1

1

1

1

1

0.0%

2.5%

5.0%

7.5%

10.0%

12.5%

15.0%

17.5%

20.0%

22.5%

25.0%

27.5%

30.0%

20
00

, Q
1

Q
3

20
01

, Q
1

Q
3

20
02

, Q
1

Q
3

20
03

, Q
1

Q
3

20
04

, Q
1

Q
3

20
05

, Q
1

Q
3

20
06

, Q
1

Q
3

20
07

, Q
1

Q
3

20
08

, Q
1

Q
3

20
09

, Q
1

Q
3

20
10

, Q
1

Q
3

20
11

, Q
1

Q
3

20
12

, Q
1

Q
3

20
13

, Q
1

Q
3

20
14

, Q
1

Q
3

20
1

5
, Q

1

Q
3

20
16

, Q
1

Q
3

Avg. 
Vacancy

Apartment Vacancy
2000-2016

Adams Arapahoe Boulder/Broomfield Douglas Denver Jefferson Metro Average

Source: Denver Metro Apartment Vacancy & Rent Survey; Economic & Planning Systems
Note: Grey area represents US recessions

0

0

0

0

0

1

1

1

1

1

1

0

500

1,000

1,500

2,000

2,500

3,000

3,500

4,000

4,500

5,000

20
00

, Q
1

Q
3

20
01

, Q
1

Q
3

20
02

, Q
1

Q
3

20
0

3
, Q

1

Q
3

20
04

, Q
1

Q
3

20
05

, Q
1

Q
3

20
06

, Q
1

Q
3

20
07

, Q
1

Q
3

20
08

, Q
1

Q
3

20
09

, Q
1

Q
3

20
10

, Q
1

Q
3

20
11

, Q
1

Q
3

20
1

2
, Q

1

Q
3

20
13

, Q
1

Q
3

20
14

, Q
1

Q
3

20
15

, Q
1

Q
3

20
16

, Q
1

Q
3

Denver Metro Area
2000-2014

Denver Metro

Source: Denver Metro Apartment Vacancy & Rent Survey; Economic & Planning Systems
Note: Grey area represents US recessions



Economic & Planning Systems Vail Civic Center Master Plan | 7

DEVELOPMENT COST SUMMARY

▪ Work with the team estimator to summarize 
rough order of magnitude cost estimates

▪ Account for timing assumptions, which will be  a 
critical component of the time series model.

▪ Factor costs into the model using ‘dials’ such 
that certain projects can be included or excluded 
in various model runs.

▪ Identify the funding and financing gaps that may 
occur during the redevelopment timeline.

APPROACH AND DELIVERABLES

DELIVERABLE

▪ Excel model that includes summary of 
development costs under alternative 
redevelopment strategies
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PUBLIC FINANCING TOOLS AND REVENUE PROJECTIONS 

▪ There are a number of public financing tools available to 
generate resources for this project.

▪ Each source will be evaluated from a quantitative and 
qualitative perspective

▪ Advantages and disadvantages of each strategy will be 
summarized

▪ Potential public revenue will be quantified and forecasted

▪ Results of analysis will be incorporated into the model, 
which will have the flexibility to test alternative public 
funding gap closure strategies

APPROACH AND DELIVERABLES

DELIVERABLE

▪ Summary of potential public funding strategies

▪ Incorporation of analysis into Excel model that 
includes summary of potential revenues under 
various scenarios

POTENTIAL PUBLIC 
FINANCING TOOLS

TIF

BID

GID

PIF

DDA

COPs

Title 32

Land Sales

Land Leasing

JV Terms

Philanthropy
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FINANCIAL MODEL OVERVIEW

APPROACH AND DELIVERABLES

▪ What is the “financial model”? Financial model that accounts 
for potential project revenues and costs and provides an 
estimate of development return and funding gaps.

▪ What can the model do? Test alternative redevelopment 
programs, cost and revenue scenarios, and gap closure 
strategies.

▪ How will EPS apply the model?  Define financial implications 
for specific elements as well as optimal combinations of 
projects.



Inputs and Outputs

•Key model inputs

•Market factors

•Sensitives and ‘Dials’

Development 
Program

•Civic Amenity (sf or $)

•Private development 
(units and sf)

Summary of Project 
Costs

•Horizontal Costs

•Vertical Costs

•Soft Costs

Potential Revenues

•Land sales

•Public space operation 
revenue

•P3 with developer

Public Revenue 
Sources

•Tax revenue (sales, 
property, use, fees, etc.)

•Summary of alternative 
public revenue options

Time Series Model 
and Feasibility

•Time series summary of 
estimated, costs, 
revenues, and gap 
closure strategies



Cover 
Page

Summary 
of Inputs 

and 
Outputs

Summary 
of Static 
Returns

Summary 
of Time 
Series 

Returns

Horizontal 
Cost 

Summary

Project Vertical 
Costs and Revenues

Time 
Series 

Summary



Project 
Costs

Project
Revenues

Net Cash 
Flow

Public 
Revenue 
Sources
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MODEL SENSITIVES

RANGE OF TESTS AND SCENARIOS

▪ Model constructed in order to 
complete a wide range of sensitivity 
analysis

▪ Potential Sensitivities include:

– Alternative development strategies

– Range of economic conditions such 
as changing construction costs and 
revenue inputs

– Alternative public funding gap 
closure strategies

▪ Sensitivity analysis used to develop 
distinct scenarios that provide a 
clear options for a path forward
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MODEL OUTPUT

CLEAR, CONCISE, AND EASY TO UNDERSTAND

▪ While the models are 
complex, the outputs are 
intended to be clear, concise 
and easy to understand.

▪ Analysis is refined in order 
to provide a clear menu of 
options and summary of 
results.


