Economic and Fiscal Impact Analysis
UCF Downtown
Orlando, Florida
GAI Project Number: R141956.00

February 2015
Prepared for: University of Central Florida
P.O. Box 160002
Orlando, FL 32816-0002
Prepared by: GAI Consultants, Inc.
Orlando Office
618 E. South Street, Suite 700
Orlando, Florida 32801

Economic and Fiscal Impact Analysis
UCF Downtown
University of Central Florida

Page ii

Table of Contents
1.0

Executive Summary ................................................................................................................................................................. 1

2.0

Purpose of this document ......................................................................................................................................................... 1

3.0

Description of UCF Downtown ................................................................................................................................................... 1

4.0

Relationships with Creative Village ............................................................................................................................................. 1

5.0

Larger university context and history ......................................................................................................................................... 1

6.0

Framework underlying the approach and analysis........................................................................................................................ 1

7.0

Economic impact concepts, methodology and approach ............................................................................................................... 1

8.0

Fiscal Impact concepts, methodology and approach .................................................................................................................... 1

9.0

Return on Investment .............................................................................................................................................................. 1

© 2015 GAI Consultants, Inc.

R141956.00 / February 2015

Economic and Fiscal Impact Analysis
UCF Downtown
University of Central Florida

Page 1

1.0 Executive Summary
Highlights. This study represents a detailed economic and fiscal analysis associated with a planned campus for the
University of Central Florida (UCF) in downtown Orlando (UCF Downtown). This analysis explores some of the
fundamental economic and fiscal transactional relationships involved in developing and operating the proposed UCF
Downtown.


Built as now planned and with other investments occurring in conjunction with UCF
Downtown, the program promises substantive economic and fiscal benefits. Continuing
activities stemming from State and university planned investment will generate $400M in
gross economic income in a typical year across state-wide markets and economies.



This annual gross economic income is associated with more than 4,040 and $180M direct,
indirect and induced jobs and wages, respectively. As well, there will be gross fiscal benefits
each and every year of approximately $32M flowing to the State of Florida and various local
governments.



While UCF Downtown generates gross impacts flowing throughout the state, the local fiscal
affects are as substantive in magnitude. In the case of the City (City) of Orlando and Orange
County (County), the direct fiscal effect is very pronounced, producing a minimum net
incremental gain over existing plans of approximately $52M cumulatively through 2032.



The initial one-time impacts from the investment in UCF Downtown are also substantive,
albeit occurring only through 2018. One-time investment in developing and constructing
facilities and related infrastructure is expected to generate a total $575M in gross economic
income and 4,070 total jobs providing $255M in wages and salaries. Gross fiscal benefits to
the state from activity over the construction period will cumulatively total $22M.



We have examined the effects of both the added benefit to the state economy in terms of
economic income and fiscal revenues generated. Viewed as measures of return on
investment (ROI), these values yield a 21% ROI from gross tax receipts derived from
continuing activity. Based on net economic income, the proposed investment would represent
a 390% ROI over the first five years.



In addition to the observable and very quantifiable returns or benefits, there are returns
which are not captured dealing with the value of education itself, longer term earnings
expanded by a better educated population, partnerships forged in the community, potential
for added research and associated benefits, and foundational links to new or emerging
clusters.



On balance, we believe all the estimates described in this report would generally be
conservative.
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“There is extraordinary
value measured in
terms of economic
return, local and state
fiscal benefits, societal
gains, partnership
opportunities,
university prestige,
and visible community
leadership.”
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Impact

and student aid, total direct expenditures originating from UCF
Downtown are nearly $220M annually.

$400M

Economic impacts, concepts and measures. Expectedly the
Total, continuing Employment
Total, continuing Wages (Household income)

4,040
$180M

Total, continuing Gross Tax Revenue

$32M

City and County cumulative Fiscal benefit (2019-2032)

$52M

Total, one-time Economic Income (Output)
Total, one-time Employment
Total, one-time Wages (Household income)
Total, one-time Gross Tax Revenue
Tax Receipts ROI
Economic Benefit ROI

$575M
4,070
$255M
$22M
21%
390%

university’s construction and operating expenditures generate
significant economic impacts which are measured in our analysis
in terms of jobs, wages, output, and value added. These are the
measures of economic activity stemming from university and
affiliated expenditures. These are further identified as direct,
indirect or induced effects. Regardless of the nature of the
impacts, these stem from the interrelationships of students,
faculty, and various businesses associated with the university
and households receiving income. These individuals and entities
together comprise a very robust and complex chain of activity
yielding significant numbers, commensurate with a business of
this size. Given that these set of measureable values tie
fundamentally to the university, they do not reflect the value of
shared knowledge, additional research potential among adjacent
or nearby partners and many other less tangible assets or
impacts which have tremendous if less quantifiable value. In
effect, the sums quantified in this analysis are only those which
are the most easily measured.

The Basic Program. UCF Downtown will house several existing

Fiscal impacts, concepts and measures. This same level of

departments and programs deemed best suited to an urban
environment. For analytical purposes we treat UCF Downtown as
a new business enterprise which will have about 1,900
employees and 13,000 students, creating an on-site population
of 15,000 people. The projected enrollment figure represents
about 20% of today’s student body. Accommodating several
colleges or programs, this business enterprise will be launched
with an estimated $207M development program for academic
facilities alone, secured largely from State funds and operated at
assumed annual expenditures of approximately $140M. Including
affiliated research spending and student spending, net of tuition

university activity also yields fiscal benefits. These benefits are
the stream of receipts accruing to the area’s local governments,
the state and the federal government. In concept, these
governments generate such benefits because of the added
population and jobs present at the new campus. All levels of
government demonstrate material gains as the result of the
university’s initiative. On a local basis, the relative value of these
impacts is especially beneficial to the City and County. Although
the university generates no property taxes and fees itself, other
businesses, employees and the adjacent development associated
with, or stimulated by, the presence of UCF do generate discrete
and identifiable receipts.
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Other salient benefits. There is the added value linked to the
potential partnerships with businesses or institutions likely to
leverage the specializations of the departments, colleges, or
programs operating at UCF Downtown. The emerging media
programs may be an element in a rapidly emerging
entertainment and production cluster, and the remaining
programs have compelling links to other initiatives because they
are naturally tied to institutions and activities specific to the
urban setting. From a planning and development standpoint,
there is extraordinary value in linking to, and leveraging, existing
physical and social infrastructure found in the City’s downtown.
Much of what establishes the content for this campus plan is
missing and is unlikely to ever be developed in a conventional
suburban setting.
Return on investment (ROI). The basic structure of ROI is
derived from an investment or expenditure and some related set
of receipts or income stream tied to that investment. In a private
setting, that measure would compare or contrast cash received
relative to the actual investment made. In a public setting, the
receipts might be the taxes or other sums received relative to
the investment. Alternatively, the estimated economic benefit
might be simply compared with the cost of the investment. In
the present case, we are dealing first with a measure expressed
in terms of the initial capitalization and the gross economic
benefits realized relative to the state’s total gross product. The
second measure simply compares the fiscal benefits accruing to
the state and its various local governments with the cost of the
investment. While technically an abstraction, these metrics yield
what, we would term, attractive rates of return.
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“UCF Downtown will have the net effective
impact of a small town, including the
population, budgets, and activities
commensurate of a community of this size.
This scale suggests there are links to
businesses and initiatives well in excess of
those described in this report.”
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2.0 Purpose of this document
UCF has become one of the largest academic institutions in the country, now enrolling nearly 61,000 students in some
210 degree programs. In about fifty years, its campus enrollment has changed from that of a largely commuting school
when it opened in 1968 to one with a significant resident student body. Among other things accomplished, it is now
present with a limited group of research universities nationwide with its own medical school.
As well as being highly visible in its educational role, the
university has assumed a prominent position in terms of the
region’s economic growth. UCF now functions as the region’s
principal advanced learning center while also emphasizing a
combination of research, support for commercialization, and
working partnerships throughout the community which extend
and leverage the educational experience and investment. The
university’s collaborative relationships are celebrated as part of its
mission. These relationships are purposefully intended to be both
complementary and supportive, bringing value to UCF itself, the
larger university system, and the broader region which it is
mandated to serve.

Knowledge
Creation &
Diffusion

Consulting

Invention &
Innovation

Academic
Activity

Economic

Spin-off
Companies

Contracts &

The university’s significant growth in enrollment and degree
Collaborations
Growth &
options are generating discussion about the best means of
Job
Graduates
continuing to serve the community, region, certain programs, and
Creation
& Trainees
the student body. The preferred strategy, now being advanced to
accommodate growth and meet the needs of several key
constituencies, is to implement a major campus in downtown Orlando.
Source: Adapted from Lynch and Aydlin, (2004)
With the university’s primary campus located on the eastern edge of
the County, the expanded downtown location would utilize the physical and institutional infrastructure already in place,
maximize the value of surrounding private and public assets, and directly link students and faculty with many programs
and activities more fully experienced in this densely developed setting.
While the programmatic and educational benefits of such an undertaking are obviously complex and the subject of policy,
there are fairly specific economic and fiscal outcomes that can be estimated based on a decision to proceed with such a
venture. This analysis and report estimates the direct, indirect, and induced impacts of that decision, focusing on jobs,
wages, earnings, sales or output, and public receipts generated as the result of the planned investment, both in terms of
continuing operations and during the course of construction.
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These several items together might be considered the value associated with this planned campus as an enterprise,
offering benchmarks by which the sum benefits can be measured and evaluated. While these estimates and assumptions
are obviously subject to change and address only certain elements of the proposed plan, we believe the analysis provided
here is a reasonable basis for understanding its basic economic dimensions.
The analysis takes two distinct forms. First, it identifies the
business sectors most influenced by the undertaking, and
second, it estimates streams of revenue created as the result
of ongoing development activity supporting the basic
educational mission. The former focuses on the ways in which
the university and its plans spur economic benefits by
stimulating the creation of jobs and wages throughout the
affected region. The latter focuses strictly on the fiscal
benefits likely to accrue to the area’s local governments if the
plans are implemented. We believe this information has
relevance and usefulness as policy makers explore their
educational needs and spending options.
The purpose therefore of this report is to identify the
quantifiable economic and fiscal benefits of the academic
activity originating from UCF Downtown, albeit just one component of the broader value generated. This analysis is
expected to provide all interested parties with relevant information and perspectives necessary for informed decision
making.
There are likely to be some estimates and assumptions that differ from those found in other sources or documents
related to UCF Downtown. Much of what is described is in a state of planning and subject to change or variation.
Obviously other numbers or variables could affect the outcome of this analysis; however we do not expect small
variations in assumptions to have a material impact on the analysis described in this report.
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3.0 Description of UCF Downtown
UCF Downtown which is the focus of this study will be implemented over a period of
several phases and years concluding in 2018 and fully open in 2019. If constructed as
planned, the program would consist of multiple buildings and structures totaling some
590,000 gross square feet (GSF), comprised of classroom, research, and office space,
supported by parking, housing and other services typical of a moderately sized
university campus. Most of these facilities would be owned by UCF but expectations are
certain ones could be fully or partially privatized. Without regard to the specific
programs to be accommodated, the plan expects to support a population of more than
13,000 students enrolled through UCF and Valencia and 1,900 employees by 2019.
Nearly 25% of the UCF employees would be faculty. Some of the faculty may be drawn
from the University’s partnership with Valencia College. Treated as a single employer,
the UCF campus would be among the largest in downtown Orlando.
The total expected construction expenditures attributed to the main campus are now
estimated at $338M in 2015 dollars, including student housing and structure parking
facilities that are likely to be privatized. This $338M cost includes all the academic
facilities, housing, and certain additional facilities such as parking, and the necessary
infrastructure for the same. The academic portion alone is estimated at $207M in 2015
dollars. Some spending will also be allocated to upgrade certain physical plant which
already exists in the area and might be integrated into the planned campus. The
expected size of the student body suggests the need for student housing which, at this
time, is likely to be among the parts of the campus or adjacent environment that are
developed with largely private capital.
The operating budget for the planned campus, in this analysis, is based in part on
assumptions derived from a relevant existing expenditure base for the university which
now totals about $1.2 billion1. Based on the relationship observed between student enrollment and relevant expenditures,
UCF Downtown would likely sustain operating expenditures of about $138M directed toward instruction, administration,
student services, equipment, certain ancillary expense, and other operations. These are the line items typical of the
university’s total budget. Additional sustainable research expenditures totaling $10M annually is likely based on current
historical trends plus the expectation of an enhanced ability to attract research grants and funds.

1 UCF 2013-14 EOY Expenditures, excluding inter-collegiate athletics and UCF Medical School.
R141956.00 / February 2015
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Current plans envision UCF’s visual arts and design, communications, public administration and affairs, education, and
certain engineering labs occupying the greatest part of the campus. To the extent possible, these programs would shift
entirely to this setting with scheduling, classes, and faculty organized to reduce or eliminate the need for travel between
this and the main campus. The objective is to create a self-sufficient and
independent environment even though the campus will have obvious operational
“As an academic institution, UCF
ties to the main institution.
Downtown links to a series of
UCF is engaging other parties and partners to broaden the program content and
to reach a wider number of community segments deemed to benefit from the
programs and colleges placed in this setting. Plans anticipate Valencia College
and the Orange County School Board to be included among the users of the new
campus. The latter would start and oversee a community school as a part of the
total planned effort. The presence and effects of both are reflected in this
analysis.

businesses and local governments
obviously situated to engage and work
with the departments most likely to go
here.”

The site of approximately twenty acres is well served by an existing surface
transportation network that includes a downtown circulator system. SunRail is
easily accessible via multiple nearby platforms and the larger regional commuting
system will soon be expanded. The campus property is proximate to the existing
FAMU Law School, the State of Florida office complex, Federal courthouse, and
Orange County School Board administration center which themselves employ
several hundred persons. It is also conveniently located near other institutional or
governmental facilities including the Orlando city hall, Orange County
administration center, and Orange County courthouse. The campus is effectively
situated in the center of this region’s local government operations, prompting the
choice of several programs that would initially occupy the space. In addition to
these government employers, downtown Orlando represents the region’s largest
concentration of office facilities and professional employment. Almost 11,000,000
GSF of office space is connected to the campus via the City’s free downtown
circulator system.
The campus and location comprise an extraordinary setting linking education, work and other training opportunities. The
various UCF programs and partners have been selected for this venture specifically because of the urban setting, the
trend toward such urban environments for artistic endeavors, and the concentration of public and institutional spaces.
While not counted in our economic or fiscal analysis, except for incremental fiscal effects, the total development program
directly linked with UCF Downtown is expected to exceed 1,200,000 GSF of commercial space, more than 500 hotel
rooms, and 1,500 residential units as part of the adjacent Creative Village development.
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Given the magnitude of these numbers, it may be useful to think of the campus population as an intensively developed
community with distributive effects and physical characteristics comparable to those of a Florida town with a population
of the same size. As reference points, in the multi-county region surrounding Orlando, there are about a dozen cities or
towns with approximately a population of 10,000 to 15,000 people. Among the smallest is Cocoa Beach in Brevard County
(Population 11,231) which supports about 1,500,000 GSF of office, retail, and industrial space, almost virtually the size of
the physical plant envisioned on the campus. Tavares in Lake County (Population 12,919) supports about 2,700,000 GSF
of such space. These comparisons say nothing about the feasibility or impacts of UCF Downtown but they do provide
perspective on the scale of what is planned and reasonably sustainable. It may also be useful to compare employment
numbers at UCF Downtown to that of the region’s other employers for additional perspective. In Orange County, there
are only 52 employers with an employment count in excess of 1,000 people.
Table 3.1 summarizes the principal features and components of UCF Downtown.
Table 3.1. UCF Downtown.
Cumulative Development
Timing (complete/open)
Academic Buildings (GSF)
UCF Construction Value (2015
dollars)
Students on-site

Phase 1

Phase 2
2017/2018

2017/2018

2018/2019

165,000

387,000

470,000

590,000

$ 58M

$ 136M

$ 165M

$ 207M

2,025

5,140

11,792

13,031

65

165

380

420

▪UCF/Valencia Joint Use

▪Florida Interactive
Entertainment Academy

▪Visual Arts & Design

▪Education

▪Human Communications

▪Visual Arts & Design

▪Visual Arts & Design

▪Health & Public Affairs
Academic Programs

▪Mass Communications
▪Health & Public Affairs
Centers
▪Engineering Innovation
Labs
▪WUCF TV
▪WUCF FM
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4.0 Relationships with Creative Village
The approximately twenty acres designated for UCF
Downtown are part of a larger almost 68-acre
development planned for the area, Creative Village,
shown together in the figure to the right.
The developers of Creative Village have worked in
conjunction with the City, current owners of the
property, to tie the content of Creative Village to the
basic educational mission of the campus. What results
from this intended integration are opportunities to
support housing – much of it likely to be privatized –
additional classrooms or external training facilities,
conventional offices and recreational space, and
supporting commercial space. The current development
value of Creative Village is by itself estimated at $537M
In effect, UCF Downtown and the balance of Creative
Village are integrated and symbiotic, intentionally
leveraging the location generally, the urban character
of this location, the particular educational focus of the
planned programs, and the proximate concentration of
employers and external educational opportunities.
Together, they are another boost to redevelopment on
the west side of the interstate which has been slow to
respond to growth pressures occurring elsewhere in
downtown Orlando.
Certainly, either the campus or the balance of Creative Village might be realized without the implementation of the other
but neither would occur as quickly or as beneficially without the intended linkage. The opportunity for the university to
acquire lands of this character and value at virtually no cost while also accelerating a transformative project in downtown
Orlando are the foundation of substantial economic activity and extensive fiscal benefits. Table 4.1 summarizes the
principal features of Creative Village.

R141956.00 / February 2015
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Table 4.1. Creative Village Development Program.
Program

Development

UCF Downtown

590,000

GSF

550

Units

Office

1,200,000

GSF

Retail

150,000

GSF

Hotel

515

Rooms

Residential

950

Units

3,890

Spaces

Student Housing

Structured Parking

Unit Basis

Just outside the periphery of the planned campus and Creative
Village are several historically undervalued properties which will,
by their proximity, experience opportunities for repositioning and
redevelopment. The changes experienced on these properties
will create a vibrant transitional zone insulating older established
neighborhoods both west and north of the area. The properties
immediately adjacent are likely to grow in value without regard
to how they are used. Given that many are vacant, the likely
outcomes involve both social and economic improvement to
sustain the neighborhoods just beyond the area targeted for
development. To the east of the campus, are the developing
RIDA property with its physical connection to the courthouse and
the underutilized holdings of the Orlando Sentinel expected to be
redeveloped as another major mixed use project in the
downtown area.
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“UCF Downtown invigorates an area of
downtown that has long needed an
anchor to spur development. The
working relationship involving Creative
Village and UCF are a natural teaming of
resources to maximize the use of
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support of an important academic goal.”
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5.0 Larger university context and history
In 1968, UCF enrolled fewer than 2,000 students on a distant suburban campus comprised of several small classroom and
administration buildings. By 2000, the campus had grown to 32,000 students, approximately the size of the
undergraduate population at the University of Florida today. At that time, there were a nominal number of dormitory
rooms but the total available classroom and other space comprised about 1,500,000 GSF of development. In 2008,
enrollment reached about 50,000 students at UCF, matching almost exactly the total graduate and undergraduate
enrollment at the University of Florida today. The total inventory of space on campus expanded somewhat proportionately
to this growth in enrollment to about 2,800,000 GSF.
The current enrollment at UCF is an estimated 61,000 students. These students learn, live, and play in about 4,700,000
GSF of space, a figure now disproportionate to the growth in enrollment over the last several years. Much off the added
development comes from the increase in both student housing and parking needed to serve the larger resident population
present on some 1,000 acres. To place the size of the main campus in context, there about 6,000,000 GSF of class-A
office space in downtown Orlando today.
Academically, the university has passed some important milestones. Many programs are recognized nationally for content
and value. At this point, UCF has awarded almost 270,000 degrees, including 50,000 graduate, specialist and professional
degrees, to over 230,000 alumni residing worldwide. Today, UCF has 12 colleges, including the College of Medicine which
accepted its first class in 2009, and offers some 200 degree programs supported by approximately 1,600 full-time faculty.
In 2013, UCF enrolled more Merit Scholars than any other Florida institution.
Expectedly, the university’s total expenditures have
moved upward to accommodate student enrollment,
student life, advanced research demands, faculty payroll,
maintenance of older facilities, construction of new
facilities, and general operational overhead. In 2010,
total expenditures of about $1.1 billion were required to
sustain UCF as an enterprise. This sum has increased
steadily with the most current year reaching about $1.2
billion.
Particularly noteworthy in the university’s budget are the
sums associated with research. Each of the last several
years, the university has committed a total in excess of
$100,000,000. In the current year, the sum is about
$130,000,000. These dollars place the university among

R141956.00 / February 2015
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the ranks of many older and established institutions with strong research agendas. With its combination of programs and
focus, the Carnegie Foundation designates UCF a research institution with a high level of activity. UCF can only be
expected to maintain its upward trajectory of both research and commercialization as the university’s medical and related
facilities begin to mature.
The investments, expenditures, and activities described here occur across all the disciplines represented by university’s
network of students, faculty and departments and are an important source of dollars flowing into the community and
region. They become key inputs into the subsequent analysis which discriminates between local and non-local sources of
revenues and expenditures.

R141956.00 / February 2015

Page 12

Economic and Fiscal Impact Analysis
UCF Downtown
University of Central Florida

6.0 Framework underlying the approach and analysis
The motivation or stimulus for investment in additional educational capacity is an expectation of economic growth and
diversity achieved through new ideas, thought, formal and informal partnerships or linkages, improved technical
proficiency, or means of implementation that may affect the region’s social and economic order in diverse ways. The
university experience and environment provide a platform for personal and community discovery. Stemming from this
platform are richer personal knowledge, improved problem solving skills, and exposure to new or emerging technology
and thought. These seed further knowledge and future opportunities.
Within the context of the university setting, a structured approach probing theories and their application as either natural
or social science is central to the existence of thoughtful academic inquiry which
links the community, faculty, students, and a diverse range of businesses in
activities that are occurring in the classroom, laboratories, the field, library, and
in corporate offices. As the university’s reputation mounts through its direct and
indirect interactions, it is positioned to maintain a leadership role and exercise
tremendous economic leverage through transactional activity that supports its
mission and purpose.
Universities, such as UCF, are immobile institutions which are strongly resistant
to business cycle fluctuations. They are standard bearers in the community both
symbolically and economically. To a specific region, educational institutions are a
vast source of newly inflowing dollars. But what might normally be thought of as
new dollars might be less than obvious. In a setting where many students could
elect to move away to pursue a higher education, the decision to complete a
university education locally – at the benefit of the region retaining what might
otherwise be lost dollars – might also be thought of as new money. Without
forgetting the enhancement or creation of knowledge as their own important
objectives, UCF is also a visible, stable and complex system of interconnected
small and large businesses and worthy of being evaluated exclusively on strict
economic performance. In that system, there are many layers to consider. There
have been a number of studies tracing the various relationships between university activities and the broader community
economic impacts they generate. As a group, these and other studies provide a useful lens for evaluating the content of
the current work.
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Appleseed’s Engines of Economic Growth: The Impact of Boston’s Eight Research Universities on the Metropolitan Boston
Area (2003) demonstrated the scale of the impact from cooperatively focused institutions, noting the subject schools
generated:


$7.4 billion boost to the regional economy.



Jobs for 48,750 university employees and
37,000 other workers in the region, who pay
millions of dollars in federal, state and local
taxes.



A talent pool of more than 31,900 graduates,
many of whom stay in Boston.



Innovative research that resulted in 264
patents, 280 commercial licenses of
technology, and 41 start-up companies.



Many community cultural events, such as
concerts, plays and lectures.



Community improvements through
construction of housing, streets, and increases
in environmental benefits.

These effects are commonly referred to as backward
and forward linkages. The figure to the right illustrates an
example of the effects of these concepts.

Inputs

Outputs

Local Business

Human Capital

Backward
Linkages

Forward
Linkages
UNIVERSITY
FUNDING

Local Government

Knowledge

Expenditure
Effects

Knowledge
Effects

Local Households

Attractiveness

Source: Adapted from Lynch and Aydlin, (2004)

Discussed in Lynch and Aydin (2004), inputs to university operation come from households, government and businesses
in the region. The university pays for these in terms of staff and faculty salaries and payment for equipment and services.
These represent the university’s backward linkages within the regional economy. The outputs of university activity can be
defined as human capital formation, the production of knowledge and the creation of an attractiveness value. These
outputs eventually lead to larger enrollment and greater revenues for the university. These represent the university’s
forward linkages within the regional economy and express the impact of knowledge transfer and development as having a
greater time span than the input effects. The transfer of knowledge is especially felt in the knowledge produced and sold
to export markets or that will help local firms and services become more competitive. This is usually through joint
research and development initiatives and other research and analytical services offered by the university.
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Especially in the science and technology fields, the creation of new knowledge is strongly associated with local
concentrations of industrial innovation, and industrial innovation is associated with increased economic growth in the
region. One of the key triggers for this local growth is the entrepreneurial activity of local faculty and graduate students.
In the biotechnology industry there is a strong correlation between the location of leading faculty and the rate of
formation of new biotech firms. This may be the same for UCF’s visual arts and design program and other emerging new
industries. In the course of purchasing university skills and services, firms demonstrate their support for knowledge in
respective social and scientific fields. Universities can boost the impact of their programs on the regional economy by
supporting faculty entrepreneurship, by facilitating the transfer of knowledge, and by facilitating relationships between
faculty and nearby firms. UCF strongly emphasizes these activities which are illustrated in part by the series of
partnerships and collaborations being organized for UCF Downtown.
Bessette (2003) discusses these many possibilities, affirming “…[the] university is vital to new technology development”
(p. 355). In particular, he describes outputs accruing to the advantage of both public and private investors, identifies the
distinction in the two groups, and outlines an approach for valuing each stream of benefits. Lynch and Aydin (2004)
broaden the line of inquiry focusing extensively on incubators, patents and start-up results. Their findings underscore the
importance of collaboration among business and industry, government, and universities, and they map out strategies for
documenting these links.
The University of Connecticut (2005) reported some 5,100 jobs occurring as the result of research spending totaling
about $188,000,000. In 2008, The Bureau of Business and Research at the University of North Dakota reported the
receipt of research funding of some $91,000,000 in fiscal year 2007, of which about 1,600 jobs were attributed to
externally funded research. The scale of activity – Connecticut generates almost twice the spending – begs for some
limited comparisons. Located in a much more densely settled and integrated economic setting, activity at Connecticut
generates employment at almost three times the level experienced in North Dakota. Although these comparisons should
be used cautiously for many different reasons, they focus attention on the magnitude of achievable output in disparate
situations. In that regard, their respective output may function as something of a bellwether or benchmark. While the
incremental results reported in Connecticut may reflect only differences in regional attributes, they may suggest the
added impact stemming from the varied economic options derived from a more intensive urban environment specifically.
Certainly the inference in several studies is that university sponsored initiatives and committed local or regional
partnerships, such as those occurring routinely at UCF, warrant special consideration because of their own impact.
On the other hand, the economic or spending effects of a university extend beyond the desired educational mission and
include both the casual and less consequential. Hedrick et al. (1995) found that the number of college students in a
county was positively related to higher retail and service-sector employment, suggesting that even these kinds of ordinary
activities and expenditures spurred by a population of students can have a significant impact. Certainly there is visible
evidence of this next to UCF itself where businesses are heavily courted and frequented by students.
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Still, however compelling it might be to characterize the university system as a business enterprise, this is an extremely
limiting narrative about the role of education and its community benefits. While the literature consistently points to the
societal benefits created through accessible and advanced educational options, it is challenging, if not problematic, to
value the totality of the educational investment strictly in discrete economic terms simply because the financial trail is the
only one easily followed. In reality, the substance of the value is enormous but it extends beyond the obvious and easily
measurable. Simply consider the enormity of the social and community impacts if the percentage of college educated
people were raised by 5% in the metropolitan area.

Table 6.1. Areas Influenced by University-based Research Funding.
Area

Influences

Politics

Changes in the political structure, an increase in citizen participation, improvement in the organization of
the political process

Demography

Effects upon population growth, population structure and mobility

Economy

Effects upon regional income, industrial structure, job market, and labor mobility

Infrastructure

Effects upon housing, traffic, healthcare services, retail

Culture

Greater offer in cultural goods, influence upon cultural environment

Attractiveness

Influence upon the region’s image, regional identity

Education

Effect upon participation rate, changes in its quality

Social aspects

Effect upon the quality of life, the influence of the students, influence upon the region’s image and
regional identity

Source: Florax (1992) as presented in Garrido-Yseter & Galle-Rivera (2008)

Where the university and its departments acquire or purchase goods and services from suppliers, the path of economic
benefit and the outputs of the present study are clear. Such purchases – including software, outside consultations, special
equipment, special services and a range of normal supplies characteristic of any major enterprise - are in contrast with
the gains achieved in future wages by enhanced academic programs, the knowledge base that may be sustained locally
as productivity increases, faculty research that may be self-initiated and occurring without the assistance of external
funding, or the overall societal gains experienced simply through a better educated population. Based on the usual
currency of exchange for economic studies - such as this one centering primarily on inputs expressed in terms of salary
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and wages - the analysis is intuitively likely to yield an undervaluation of the ultimate and real impacts even if there is a
direct correlation between output and jobs.
These studies or conceptualizations together, as well as many others, consistently describe several categories of discrete
impacts or benefits. Regardless of how these benefits are actually quantified or the setting for which they are reported,
they are in agreement on the substantive nature of the educational institutional and its reach into the community.
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7.0 Economic impact concepts, methodology and approach
Economic models are a mathematical representation of the varied concepts discussed above. They capture and quantify
the particular business or transactional relationships resulting from expenditures or investments and experienced among
and between all business units or sectors and consumers located in a distinctly identified setting. These models are
derived, in large part, from base economic theory emphasizing the inflow of new dollars into a region. Correctly identified
and accounted for, these new dollars brought into the community produce an impact significantly greater than their totals
alone imply.

Input-Output (I-O) models such as IMPLAN, used in this case, trace the economic effects stemming from various
transactional events which can occur on a non-recurring (one time) or recurring (continuing) basis. Non-recurring
transactions and their effects are often associated with construction or extraordinary infusions of capital for highly
specialized or narrowly defined activities. Recurring transactions tend to reflect the ongoing and routine operations of a
business or venture. The measure of these activities or events can be expressed in terms of expenditures or revenues,
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and IMPLAN permits the analysis of either to be highly localized. The ultimate economic effects take many forms but here
the analysis focuses on the connections between certain transactional activities and job creation.
Consistent with the broad conceptualizations of university spending and activity modeled elsewhere, the business or
transactional relationships of interest at UCF stem from investment, spending or receipts tied to design, execution, and
ultimate operation of a major educational facility. Expectedly, given the enormity of the investment and spending
contemplated, the economic activity calculated for the planned campus will occur over a period of time and phases. Those
involved in this network of activity include the university itself, the faculty, other employees, students, campus visitors,
businesses and their employees with links to the university and its people or students in the construction effort and the
longer term operational effort.
Following this basic structure, the typical economic analysis estimates the total impact of a change in economic activity as
the sum of direct, indirect and induced effects and dictate the choice of multipliers applied to the analysis.


Direct impacts or effects are those most substantively attributable to the undertaking and
relate to revenues generated or expenditures made in the local economy during the years of
construction and operation. Here, these direct economic benefits stem from the activities
associated with the construction and operation of UCF Downtown and any related support
facilities.



Indirect and induced impacts or effects are those stimulated by subsequent or secondary
rounds of expenditures such as businesses and/or employees or others that have some link
to UCF’s operations.

With annual relevant expenditures in excess of $1.2 billion, UCF spends the equivalent of the region’s largest
corporations. As the discussion outlines, a significant portion of the institution’s receipt’s and expenditures stem from, or
flow to, outside sources and constitute an otherwise unrealized stimulus to the regional economy. Those items in the
budget identified which are truly retained within, or generated from exogenous sources, represent the direct effects
created by the institution’s presence. The school itself hires a significant number of area residents as faculty members or
as other employee or staff and purchases a sizeable amount of goods and services from local businesses. This series of
hiring and transactions lead to the indirect effects. A large portion of the money spent by the UCF locally will
subsequently be distributed or spent within many of the area’s businesses. This spending yields increases in household
income which, along with other university expenditures, increases total local transactions or spending. The increase in
local sales stemming from consumer spending out of this source of income is the induced effect. The total impact of the
initial direct dollars includes both the direct effects along with the indirect and induced effects. These effects will vary by
location and intensity following accepted relationships which exist between and among industry groups and their
suppliers, more simply between and among UCF and its many customers, vendors, suppliers, or allied businesses.
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The typical economic model assumes that a portion of dollars associated with an economic transaction is retained locally,
then spent in subsequent activities, eventually leaking into adjacent areas or economies. The broader and more
integrated the economy, the more these dollars are retained internally, but even in those advanced settings, leakage
approaches 100% over time. The relative magnitude of job creation directly affects the impact, benefits, or downstream
results that will be generated. Such impact, benefits, or downstream results as generally described here are calculated
using the concept of a multiplier. Technically, this multiplier is the relationship between jobs and successive economic
activity, defined specifically in this case to mean initial job creation and the subsequent spending, jobs and benefits
stemming from the creation of the initial jobs. This sequence of interconnected relationships speaks to the direct effects
which, in turn, cause indirect and induced effects. The example shown in the figure below illustrates the theory of the
multiplier effect on $1.00 spent locally given a hypothetical multiplier of 1.66.
In the example presented, for every $1.00 of spending that enters the region from an investment in a new commercial
enterprise, 40 cents is retained and spent within the region (for supplies or other needs). This respending may include
payments to suppliers within the region for materials and equipment as well as for services. The remainder of the original
dollar is considered leakage and therefore is spent
outside the regional economy. In the second round of
re-spending (column 3), 16 cents of the 40 cents is
retained and spent within the region while 24 cents is
leakage. This process continues until any additional
spending within the region is considered negligible.
The change in total business activity in response to
the initial dollar spent would be $1.66. Effectively, the
multiplier of 1.66 indicates that for each dollar of
sales, 66 cents of additional business activity is
generated in this example.
Though the multipliers applied in this analysis are
quite different, the successive economic effects for
UCF will mimic precisely this pattern.
Source: Coughlin and Mandelbaum (1991)

The analysis of economic impact takes into
consideration the inter-industry relationships among
many businesses within a region and the capacity of a regional economy to respond to project and program changes.
Again, those relationships are the ones which exist between and among UCF and its many students, vendors, suppliers or
allied businesses. IMPLAN utilizes input-output data for more about 500 national industrial and commodity sectors to
derive industry-specific multipliers for states and counties. The input-output data come from federal government sources
including the U.S. Department of Commerce, the U.S. Bureau of Labor Statistics (BLS), the BEA, and other federal, state,
and local sources.
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The application considers the extent to which UCF, treated as an industry or enterprise, buys from and sells to other
parties in the course of producing its goods and services following a precise bill of goods. IMPLAN software generates
regional purchase coefficients to estimate the portion of demand for a good or service that is satisfied locally.
Using a social accounting matrix (SAM), IMPLAN estimates the flow of each economic transaction taking place within a
specified location. IMPLAN then estimates a multiplier effect for changes in final demand occurring in that unique industry
and in all other interconnected industries sited within a defined geographic area. In this situation, there are numerous
discrete transactions or events occurring in varied regions and settings to address, each with their own resulting impact
on production or output, income, employment, and value added.
Output represents the imputed sales and production value of UCF, effectively treating it as a commercial enterprise, albeit
a highly specialized one engaged in educational production, and the additional (indirect and induced) sales created as a
result of the enterprise. The employment multiplier represents the total jobs created. The income multiplier measures the
change in income generated as the result of each new income dollar earned beginning with university spending. The
value added multiplier estimates the sum of labor income, indirect business taxes and business income. The indirect and
induced impact stemming from these activities are reflected in the sales value of all other services or materials bought
and sold to support the commercial enterprise(s) in which the initial investment was made. Together, these multipliers
capture the direct effect of an expansion in final demand of employment plus all of the indirect and induced effects in
response to the changes in outputs of the people, households and industries within the region brought about by the
purchases made by employees and companies from other industries. As prospective commercial enterprises generate
revenue, they, along with their employees, then also purchase both goods and services from other industries locally. All
new expenditures or receipts will generate further multiplier effects.
Using the IMPLAN relationships described, this study quantifies, or evaluates, the value of UCF‘s investment or
expenditure in terms of:


Economic and revenue benefits of new and existing businesses.



Permanent and temporary job creation.



Earnings or income received.



Economic and revenue impacts of a business on a local community.



Supplier impacts of businesses on related local industries (banking, construction, retail).



The value of economic development (downstream discovery).
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In very simple terms, as UCF expends funds, its various departments purchase both goods and services from other
industries locally, and on occasion, from itself. All new expenditures or receipts will generate multiplier effects. What may
vary is the effect across segments of industry. Those industries which receive UCF dollars in kind or cash then themselves
initiate purchase of inputs stimulating yet another round of purchases. These rounds are maximized in more mature
economies where there are opportunities to acquire a greater share of inputs.
Without regard to the particular sources of the dollars to fund and continue the campus as described in the report, they
are treated as monies or spending incremental to those currently received by the university. As such they constitute
major investment in a new initiative that will have material effects on the local economy with distributive impacts
extending to varied locations and business sectors. While this investment and any related spending are treated as
discretely as possible using a bill of goods approach to isolate their specific and but for results, inevitably there is certain
spending or activity that is shifted or supplanted from other areas that the analysis logically acknowledges. Having made
this caveat, the new campus is being devised as a way to accommodate net gains in enrollment both in the downtown
and in the existing location. Oriented to particular programs and student profiles, each campus will have its own set of
operational impacts even if there are certain economies from operating and managing both. And, as already pointed out,
monies that might otherwise flow out of the region should students elect to continue their education outside the region,
can be deemed to have the same economic effects as incremental dollars that obviously flow into or out of the region.
The addition of incremental exogenous income stimulates the highest economic impact to any geographic area while
supporting the technical infrastructure which encourages still further investment and returns. With much of an increasing
enrollment coming from students outside the region, in many cases from other states and countries, the flow of dollars
to, or from, university activities is substantively new to the area. These dollars include not only the obvious state allocated
dollars for education and student paid fees but research dollars flowing from a number of sources. UCF has been an
academic leader, based on its age and size, in bringing these outside dollars to the area. The expanding presence of UCF
Downtown seems likely to add to is growing reputation as a creative and progressive institution open to partnership
opportunities.
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The key elements necessary for quantifying the total economic
impacts that would result from the one-time investment in and
the continuing operation of UCF Downtown center on the
expected direct industry change relevant to each type of impact.

Table 7.1. Total Economic Impacts (2015 dollars)

Employment

Wages

Output

Continuing, annual
Direct

2,500

$ 100M

$ 185M

Indirect

340

20M

55M

Induced

1,200

60M

160M

TOTAL

4,040

$180M

$400M

2,420

$ 160M

$ 350M

Indirect

780

50M

110M

Induced

870

45M

115M

4,070

$255M

$575M

One-time
Direct

TOTAL

R141956.00 / February 2015

The continuing activity expected from the operation of UCF
Downtown is a product of UCF expenditures, affiliated research
spending, student spending, and changes in household income
resulting from federal and state financial aid, grants, and loans.
Based on current UCF expenditure patterns, it is expected that a
student population of 13,000 and total administrative and faculty
employment of 1,900 would sustain annual expenditures of
$138M. Research spending was based on current annual grants
and funding reflecting an expectation of sustained research
expenditures totaling roughly $10M. Finally, additional student
spending excluding household income derived from federal and
state aid, grants, and loans contributes to a total direct output
impact of $185M annually (adjusted in IMPLAN for timing of
annual contribution). Using IMPLAN to generate direct, indirect,
and induced impacts using multipliers for the Central Florida
regions generates economic income, employment, and wages in
Table 7.1.
One-time construction spending for the academic portion alone
for this analysis is estimated at $207M in 2015 dollars. Including
student housing and structured parking, the allocation of other
supporting development that is expected to be privatized as part
of the overall Creative Village results in a total investment
expenditure of $338M representing the direct investment and
change in the non-residential and residential construction
industry for the region ($350M adjusted in IMPLAN for timing of
development). Using IMPLAN to generate direct, indirect, and
induced impacts using multipliers for the Central Florida regions
generates economic income, employment, and wages in Table
7.1.
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8.0 Fiscal Impact concepts, methodology and approach
The fiscal impacts in this analysis center on the public revenues associated with the particular set of economic activities
defined earlier. Virtually all state and local taxes result from the flow of trade and businesses dollars, directly and
indirectly, captured within economic income. Here, the analysis addresses the stream of major direct revenue receipts
realized by the State of Florida, the City, the County, and other areas or jurisdictions should plans for UCF Downtown be
implemented. Just as the economic impacts derive from theoretical considerations and yield their own currency, these
impacts are also quantifiable in very precise measures tied to legally applicable taxes, levies, charges or assessments.
Additionally, as in the case of the economic impacts, there are both non-recurring (one time) or recurring (continuing)
effects stemming from the construction of any project elements and their continuing operations in a distinctly defined
setting.
The private sector and public sector both produce quantifiable fiscal impacts. As with economic impacts, there will be
direct, indirect, and induce effects generated from those people, households, and businesses in the chain of relationships
with UCF. IMPLAN algorithms produce these effects, showing total gross local, state, and federal receipts by general
categories useful for broad analytical purposes. The initial assessment of fiscal impacts as part of this analysis is a product
of the IMPLAN models used to estimate economic impacts. In the IMPLAN input-output impact analysis, the model
generates changes in Value-Added, which is comprised of Employee Compensation, Proprietor Income, Indirect Business
Taxes, and other Property Income. The levels of change in these components are unique to the level of direct effects
specified in the economic analysis and the industries affected directly or indirectly. Therefore the fiscal impact outputs
represent a reasonable estimate of gross tax receipts across the state and among local jurisdictions. The summary of
these results are shown in Table 8.1.

Table 8.1 – Total Gross Fiscal Impacts
Construction,
Construction,
One-time Total
Avg. Annual
Direct

Continuing,
Annual

$ 13M

$ 4.3M

$ 22M

Indirect

4M

1.3M

2M

Induced

5M

1.7M

8M

$ 22M

$7.3M

$ 32M

TOTAL
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However, our experience with IMPLAN’s system of accounting suggests the particulars and relevance of these figures for
direct fiscal impacts are difficult to interpret meaningfully because local levies or rates vary materially by jurisdictional
boundaries and may substantively affect certain decisions. Generalizations about receipts are typically much less of an
issue at an aggregate level.
An obvious example of the distinction between state and local tax structure is illustrated by the sales and property taxes.
The former is fundamentally a state collection with local distribution formulas. The latter is primarily a local receipt.
Described somewhat differently, many fiscal benefits are realized primarily in the form of indirect or induced activity
associated with a chain of backward and forward economic linkages but these may not be readily apparent. So, even the
direct impacts generated by a locally collected sales or gas tax are associated with materially broader indirect and induced
effects. These indirect and induced effects should be of interest to those involved in policymaking but their significance or
value to local decision makers can appear abstract in relevant financial terms.
To capture these important structural and locational distinctions, we have prepared two distinct models, the first using
IMPLAN constructs to capture the full value of all direct, indirect and induced revenue streams stemming from UCF’s
activity (shown in Table 8.1). The second involves a highly localized model that captures the character and scale of the
most directly generated government receipts. The former focuses on UCF as the source off activity primarily. The latter
centers on transactions or activities stimulating receipts primarily from the content of the built environment and the kinds
of businesses or land uses located there.
Specific to both models, there are ad valorem and tangible personal property taxes levied against real property and
equipment associated with businesses on the subject property or their various vendors and employees. There are sales
taxes associated with various forms of exchanges defined in law, but primarily applicable to sales transactions by those
including most retailers, restaurants and hotels, all of which will occur in various forms in the context of the UCF campus
plan or the larger Creative Village plan. There will also be tourist taxes levied against hotel occupancies. While there are
other incidental levies that may also result, presently we know of no other charges or assessments that would apply to
the current plan or program.
Wholesale transactions would be exempt from sales tax levies. For the most part, any transactions involving UCF as an
operational entity would also be sales exempt. As a result, despite the university’s activity having tremendous economic
impactions, it has no direct demonstrable fiscal impact. None of the publically-owned facilities would be subject to the
varied property taxes that might otherwise be levied. If certain parts of the university’s physical plant are privately
developed and owned there might be certain receipts generated, but the nature and form of those would be largely
conjectural at this stage, even for estimating purposes.
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The various local collections are not obviously fungible so the beneficiaries are fairly discrete and explicit. Generally, the
principal beneficiaries of the major local receipts are the City of Orlando and certain districts or agencies within its control
or jurisdiction, Orange County and its allied agencies or districts. The State of Florida, as well as other local governments
in the region, also benefit but at a broader and less specific, level.
As with the economic analysis, there are questions about the incremental sums generated by and attributed to the
activities or project components being considered. If there are issues of transference or substitution in the former, they
could also be relevant here, but we believe our focus on only the major receipts effectively mitigates concern about this
issue. Again, because the campus is oriented to a new student and faculty population, there are sufficient reasons to treat
any local monies realized as net gains, especially if the indirect and induced effects are momentarily ignored. Centered on
particular programs and student profiles, it is not unreasonable to expect this campus could reasonably have its own set
of impacts, especially with increasing enrollment from students outside the region seeking to access the UCF system. The
major proceeds identified in this analysis will certainly be new monies for the City because the main campus lies outside
of this jurisdiction.
There is a time dimension to both the economic analysis and the fiscal analysis. Most simply, the faster the development
results are realized, the sooner and therefore greater the benefit. Although development of the UCF Downtown occurs
over a few years, the economic analysis reflects a single stabilized year of activity, so the time effects are moderated. The
fiscal analysis, however, represents multiple years of transactional activity. As a result, in both real and current dollars,
the pace of development and its content matters to this analysis, especially as these relate to Creative Village and nearby
surrounding areas.
The role of Creative Village is much more material in the fiscal analysis than in the economic analysis because it is the
primary source of most of the private activity in the overall development program. In fact, much of the Creative Village
development, construction and operation could conceivably be implemented without the presence of UCF. In any or all
cases, the speed at which the various elements of the development program are developed and placed in service has a
material effect on the collections realized.
For the development of Creative Village, the most conservative scenario in our analysis assumes that the long-term
development plans for Creative Village would be implemented as currently planned, over a 15-year period of time. The
more aggressively projected scenarios assume that the entire content of Creative Village development schedule would
occur on an accelerated pace with the presence of the university, so the fiscal receipts generated would also be
accelerated and therefore be greater over the lifespan of the 15-year development timeline.
According to the information provided to us regarding UCF Downtown and Creative Village, forwarding the development
program for the purposes of this fiscal analysis consists of the major components shown in the table. It is important to
note that the hotel count provides for both renovations currently underway by Marriott on the 290-room hotel previously
owned by Sheraton, as well as the planned new 225-room hotel in phase 2 of the Creative Village development plan. Both
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hotels are expected to have occupancy rates of 35% in their first years respectively, and 73% per year thereafter, thus
matching the average hotel occupancy rates for the Orlando area. The student housing reflected below will be provided
by a private developer, and is therefore relevant for the fiscal impact analysis. Additionally, of the approximately 68 acres
of land within the development area, approximately 20 acres will be held by the university, and approximately 7 acres is
unbuildable due to the lake, thus leaving approximately 41 acres of taxable land applicable to the fiscal analysis.

Table 8.2. Fiscal Value Assumptions.
Planned Development

UCF Downtown

Size (units)

Unit Basis

Low

High

590,000

Gross Sq Ft

$ 60

$75

550

Units

85,000

115,000

Office

1,200,000

Gross Sq Ft

75

100

Retail

150,000

Gross Sq Ft

70

90

Hotel

515

Rooms

45,000

65,000

Residential

950

Units

70,000

100,000

3,890

Spaces

10,000

20,000

1,810,310

Sq Ft

30

50

Student Housing

Structured Parking
Land Area (Taxable)

The values summarized in Table 8.2 were used for each type of property within the proposed project as a means of
projecting taxable value and are well below the values estimated by the developers of the project. We have estimated the
values of land and improvement separately in our financial model. Therefore, the values shown for each component are
improved values net of land. Also, we prepared a low, moderate and high scenario set of projected values that allows us
to bracket the potential future valuations.
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Fiscal impact values are expressed in 2015 dollars for
comparative and discussion purposes. However, a local property
value enhancement factor has been included to account for a
one-time incremental change in land value stemming from the
presence and completion of the new development. Based on the
approach, assumptions, and data discussed above, the table
below presents a summary of cumulative incremental major
direct revenues per scenario projected to be generated by the
development program through the year 2032. As an alternate
method of tabulating the projected cumulative incremental
major direct revenues, the following table is provided, which
presents the results for each benefitting jurisdiction.
As shown through the fiscal analysis, the timing of the
development program is a primary determinant of collected
direct revenues associated with the subject development.
Tables 8.3 and 8.4 provide a summarized overall range of the
cumulative incremental major direct revenues projected to be
generated by the development program through the year 2032.
As shown, due to the value ranges used and the speed of
development the potential range of collected revenues can vary
greatly, ranging from $146 Million to $253 Million over the time
period, thus having a variable range of $108 Million. For the City
of Orlando, the direct revenues range from approximately $33.9
Million to approximately $59.7 Million cumulatively, for a
variation of almost $25.8 Million.
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Table 8.3. Incremental Revenue by Type.
($, mils)

Property Tax

Low

High

Range

$ 88.8

$ 155.5

$ 66.7

5.8

9.4

3.7

Transient Tax

11.2

18.6

7.4

Sales Tax

39.8

69.5

29.7

$ 145.6

$ 253.1

$ 107.5

TPP Tax

Total Revenue

Table 8.4. Incremental Revenue by Place.
($, mils)

Low

High

City of Orlando

$ 34.6

$ 60.4

$ 25.8

Orange County

36.4

62.6

26.2

State of Florida

33.8

59.0

25.2

Other

40.8

71.1

30.3

$ 145.6

$ 253.1

$ 107.5

Total Revenue

Range
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9.0 Return on Investment
Return on Investment (ROI) is a generally accepted quantitative measure for examining the benefits derived from the
investment of some resource, typically cash or cash equivalent equity. As a performance measure of profitability, ROI is
used to evaluate the efficiency of an investment in terms of expectations, or more importantly to compare the efficiency
of a number of different investments. A high ROI is considered more desirable in a singular context, especially if it meets
investor expectations, and a higher ROI compared with an alternative investment is considered more desirable and more
efficient.
In its simplest form, a single-period ROI can be calculated as follows, basically representing a rate of return assuming
constant annual net profit:

 % 


   

Alternatively, a multi-period ROI can be calculated as follows:

 % 

             
     

Long-term or multi-period evaluation of ROI generally requires a Discounted Cash Flow analysis (DCF) or, at minimum, a
calculation of Gain from Investment adjusting for the time value of money. ROI in the simplest form does not address
investment uncertainty or risk. Under most circumstances, other measures of investment profitability such as Internal
Rate of Return (IRR) become more appropriate when considering long-term options. An IRR from an investment followed
by a multi-period stream of net profit basically represents the interest rate required in a NPV analysis that would produce
a net-zero gain from a cash flow stream. In a singular context, as long as an IRR meets or exceeds an investor’s cost of
capital, expected rate of return, and perceived risk, then the investment would be considered acceptable. Similar to ROI,
a higher IRR is more desirable and more efficient when comparing alternative investment scenarios with the same level of
investment risk.
As a decision tool, ROI is relatively simple to understand, which is why it is a popular metric. The use and comparison of
ROI is typically an exercise undertaken by trade or business entities, not governments and public institutions. ROI could
be calculated in terms other than measureable, non-financial gains. For example, Social Return on Investment (SROI)
could be a principles-based method for measuring additional quantifiable non-financial value (e.g., environmental, social
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value not reflected in traditional financial accounting) relative to resources invested. However, the challenge with
governments and public institutions utilizing ROI or even SROI stems from the ability to appropriately quantify returns, let
alone identifying what “return on investment” should be measuring.
By definition, government and public institutions do not generate economic profit in the traditional financial accounting
context. However, certain public investment directly generates additional tax revenue (i.e. governmental and public
institutional income) that allows for additional investments for the benefit its consumers (households) than would
otherwise happen. It would therefore be appropriate to measure a tax receipts based ROI as an alternative to profitability
as follows:

      

    
    

In this form, this single-period Tax Receipts ROI basically represents a rate of return assuming constant annual tax
receipts.
But the greater value of public investment sometimes results in the overall economic benefit returned to the original
source of the investment, households and businesses. Even if an incremental public investment is made to provide basic
public services (e.g. fire, police, utilities), that investment returns incremental employment, household income, and gross
economic income (i.e. output) back to households and businesses. But where public investments can be made in the
context or providing public services (e.g. educational opportunities) and economic development, the incremental
employment, household income, and gross economic income represents the more appropriate measure of the broader
benefit. Alternatively, a multi-period Economic Benefit ROI can be calculated as follows:

     % 

        !    
   !    

This long-term, multi-period evaluation of Economic Benefit ROI represents the gain from Gross Economic Income
returned to the State, adjusting for the time value of money.
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In conclusion, the Tax Receipts ROI and the Economic Benefit ROI used for examining the benefits derived from a public
investment are similar to traditional ROI as a performance measure of profitability. More importantly, however, these
measures are most useful in comparing the efficiency of a number of different public investments. A higher Tax Receipts
ROI or Economic Benefit ROI suggests a public investment compared with an alternative public investment is considered
more desirable and more efficient. Based on applying these concepts, Table 9.1 provides a summary of estimated ROI
related to the fiscal concepts developed in this analysis and reflecting the appropriate time value dimensions.

Table 9.1. Return on Investment
Planned
Development

Return

Investment

ROI %

Tax Receipts ROI

$ 32 M

$150 M

21%

Economic Benefit
ROI (1)

$ 585 M

$150 M

390%

Note: (1) Reflects the NPV of regional economic value added, net of
UCF Downtown investment and annual operating expenditures over five
years, discounted at 3.5%.
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“Focused on only the obvious economic
measures and ignoring other societal
benefits, the investment in UCF
Downtown clearly pays for itself and
seeds the opportunity to curry other
participants and partners.”
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