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Miami-Metrozoo Entertainment Area Sub-Area II 
 Economic Impact Study 

 Executive Summary 
 

 
Background 
 
In 1997, the Board of County Commissioners recognized the need to improve the Miami Metrozoo 
and adjacent area through redevelopment into a special theme park area.  Rather than seek the 
development of an isolated theme park, the Park and Recreation Department elected to focus on 
underutilizing lands within the Zoo and undeveloped lands within the adjacent Coast Guard base.   
The Miami Metrozoo Master Plan and Further Development Plan was prepared in three parts.  
 

 Part 1 proposed a revised Master Plan for Miami Metrozoo that enhanced the animal and 
visitor experiences within the zoo property and established a cost estimate and funding schedule to 
provide for its implementation;  

 Part 2 proposed a new Plan for the further development of underdeveloped areas within 
Miami Metrozoo, outside of the animal attraction, that included a proposed water park, family 
entertainment center and smaller vacation hotel; and  

 Part 3 proposed a new Plan for the further development of undeveloped areas within the 
adjacent Coast Guard Base that include a larger resort hotel with a conference center and theme 
park. 
 
After acquiring a portion of the Base in 2006, the Board of County Commissioners authorized the 
County to apply to amend the Comprehensive Development Master Plan Land Use Element and 
Future Land Use Map to expand the Miami Metrozoo Entertainment Area (Sub-Area II) to the entire 
Coast Guard Base.  In this way, the Further Development Plan can be extended to facilitate the 
development of the Resort Hotel and Theme Park. 
 
Economic Analysis 

 
The proposed Metrozoo Entertainment Area Sub-Area II project includes the development of a Resort 
Hotel/Conference Center and Theme Park.   For the purposes of the CDMP, the Resort Hotel and 
Conference Center is proposed to include 600 rooms and conference center and be comprised of 
approximately 500,749 sq.ft. of indoor building space.  The Theme Park, utilizing more outdoor area, is 
expected to approximate 2,075,840 sq. ft. of indoor and outdoor areas. 
 
Development cost of the Resort Hotel is expected to approximate $91.4 million, of which $78 million is 
projected for construction of the 600 room facility.  Conversely, the Theme Park is estimated to cost 
$300.9 million, with construction costing $253 million alone.  Both of these development estimates do 
not include the cost of land, infrastructure, remediation and local costs. 
 
Income and Expense for the proposed Hotel and Theme Park, stabilized at year 4, are presented 
below. 
 

Item Resort Hotel Theme Park 

Total Revenue $39,677,464 $63,539,648 

Total Expenses $29,567,085 $52,932,174 

Net Income $10,403,778 $10,607,475 
 Note: Resort Hotel Revenues and Expenditures do not include Conference Center 

Source: LEDO International, 2002 
  Miami-Dade County Park and Recreation Department, 2009 
  Miami-Dade County Planning and Zoning Department, 2010 
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Economic Impact 
 
The Economic Impact of the construction and operation of the Resort Hotel/Conference Center 
and Theme Park proposed for Coast Guard lands is significant.  It will require a combined capital 
outlay of over $376 million and employ over 8,500 persons during its construction period.  Once 
completed, over 3,200 jobs will be required to operate each respective facility.  And once the 
facilities reach a stabilized rate of operation, they will provide a positive economic impact in 
excess of $119 million annually to the local economy.   Most importantly, since the development 
of each facility takes place on what are now non-tax paying land, there are over $10 million in new 
taxes generated by the conversion. 
 

Economic Impact Items Resort Hotel Theme Park

Capital Outlay $100,219,361 $276,098,900

Construction Jobs Created 2,410 6,097

Permanent Jobs Created 1,067 2,071

Total Outside Multiplied Impact $73,745,445 $45,884,048

Annual Taxes Generated $4,751,072 $6,162,437  
  Source: LEDO International, 2002 
  Miami-Dade County Park and Recreation Department, 2009 
  Miami-Dade County Planning and Zoning Department, 2010 
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Miami-Metrozoo Entertainment Area 
Coast Guard CDMP Application October 2009 

Economic Impact Study 
 

Background 
 
A. Miami Metrozoo Master Plan and Further Development.  As far back as 1997, the Board of 
County Commissioners recognized the need to improve the Miami Metrozoo and adjacent area 
through redevelopment.  The need was prompted by both a remaining need to address the 
devastation of Hurricane Andrew damage, and a desire to increase the value of the Metrozoo area 
for touristic enhancement. On 6/3/1997, the Board passed R-638-97 (Resolution 1) and R-639-97 
(Resolution 2) directing the County Manager to study the feasibility of creating a special theme park 
district in or adjacent to Miami Metrozoo in Miami-Dade County.  This resolutions included the study 
of various County-owned and non-County-owned areas around Metrozoo that would be suitable for a 
theme park.  The report was presented in October 1997. 
 
Rather than seek the development of an isolated theme park on land adjacent to Metrozoo, the Park 
and Recreation Department decided to expand the feasibility study to include underutilized lands 
within the Zoo and undeveloped lands within the adjacent Coast Guard base.  On 9/9/1999, the 
Board passed R-971-99 (Resolution 3) directing the County Manager to prepare master plan for 
Miami-Metrozoo and adjacent lands to provide for the further development of the Zoo and provide 
complimentary attractions required for a larger themed area. 
 
Throughout 2002 and 2002, consultants and Department staff prepared the Miami Metrozoo Master 
Plan and Further Development project (see Attachment 1).  The three-part, three volume project 
provided for a single site plan where:  
 

    Part 1 proposed a revised Master Plan for Miami Metrozoo that enhanced the animal and 
visitor experiences within the zoo property and established a cost estimate and funding schedule to 
provide for its implementation;  

    Part 2 proposed a new Plan for the further development of underdeveloped areas within 
Miami Metrozoo, outside of the animal attraction, that included a proposed water park, family 
entertainment center and smaller vacation hotel; and  

    Part 3 proposed a new Plan for the further development of communications and 
undeveloped areas within the adjacent Coast Guard Base that include a larger resort hotel and 
theme park. 
 
On 7/11/2002, the Board passed R-745-02 (Resolution 4) approving Part 1 of the larger Miami-
Metrozoo Master Plan (see Attachment 2).  The Master Plan focused solely on the portion of the 
property supporting the animal attraction, without including any further development of remaining 
portion of the Metrozoo property, Gold Coast Railroad and Coast Guard lands.  
 
B. Further Development.  Approval of Part 2 of the further development project was delayed 
since it required a deed modification, an Amendment to Comprehensive Development Master Plan 
and zoning modification to the previously approved Development of Regional Impact order.  
 
On July 1, 2003, after consultation with the National Park Service, the Department began to modify 
deeds at Metrozoo to allow private development on public property for the Water Park, Family 
Entertainment Center and Hotel. Since further development plans were considered to be basically in 
accordance with Gold Coast Railroad deed restrictions and Program of Utilization, no deed 
modifications for the Gold Coast Railroad were necessary. By the end of 2003, the Department had 
largely completed the deed modification project but the National Park Service withheld final approval 
subject to a release of objections from the Army. The Army expressed concerns about a security 
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buffer space between Metrozoo, Gold Coast and the Army installation. The Department entered into 
detailed discussions with the Army to establish an Agreement in Principal that would address an 
array of walls, easements, restrictions and voluntary reversions needed to mitigate Army concerns 
about increased development on adjacent Metrozoo and Gold Coast Railroad Museum land. 
 
On 12/14/2004, the Board passed R-1471-04 (Resolution 5) to allow the County to modify the 
Development of Regional Impact Order and amend the Comprehensive Development Master Plan to 
create a new land use designation in order to implement the portion of the Miami-Metrozoo Master 
Plan and Further Development project. This laid the groundwork for modifying the land use and zoning 
of the Zoo property for an entertainment district, and provided for a similar but later designation for the 
U.S. Coast Guard property following acquisition.  
 
On December 13, 2005, the County determined through R-820-06 (Resolution 6) that Article 6 of the 
County Code required an election to provide for private development and operation of the water park, 
family entertainment center and hotel within Metrozoo.  On May 2, 2006, the Department determined 
that the first countywide election suitable for a successful Article 6 referendum was November 7, 2006.   
The Board also affirmed its intent to further the development of Metrozoo to better support its 
conservation and education functions in R-1085-06 (Resolution 7)   
 
In 2007, Miami-Dade County passed State legislation expanding the Cutler Ridge/Perrine Enterprise 
Zone (see Attachment 3).  This expansion was done to insure that there were sufficient economic 
incentives for private development of underutilized Zoo lands, with the accompanying expansion of 
local jobs. 
 
Not until 2008 did Ordinance No. 08-88 (Ordinance 8) approve amending the Comprehensive 
Development Master Plan and Future Land Use Plan Map to redesignate 170 acres of the Metrozoo 
property as “Miami Metrozoo Entertainment Area”.  Similarly, Resolution No. Z-17-08 (Resolution 9), 
the Board approved an amendment to the Metrozoo Development of Regional Impact development 
order to permit the development of a water theme park, a family entertainment center, a hotel, and 
other entertainment and recreational uses. 
 
C. Coast Guard Lands.  Part 3 of the project took still longer.  On March 23, 2004, after four years of 
discussions with Park and Recreation Department staff, the U.S. General Services Administration 
declared that the Coast Guard housing lands were surplus. On April 27, 2006, the Board approved R-
486-06 (Resolution 10) authorizing the County to complete negotiation to acquire 39-acres of former 
Coast Guard base housing for use as a resort hotel and theme park, consistent with the Part 3 of the 
Further Development Plan (see Attachment 4). 
 
On July 6, 2006, in a supplemental memorandum Legislative Item 061964 (Legislation 11), the County 
Manager informed the Board that further development of the Miami Metrozoo Plan pertaining to the 
theme park would depend on the acquisition of the remainder of the Coast Guard property. 
 
In October 2009, the Miami-Dade County prepared an amendment to modify the Comprehensive 
Development Master Plan Land Use Element and Future Land Use Map to expand the Miami 
Metrozoo Entertainment Area to the entire Coast Guard Base.  In this way, the Further Development 
Plan can be extended to facilitate the development of the Resort Hotel and Theme Park, onto property 
now designated for Utility, Communications and Infrastructure only (see Attachment 5). 
 
In December, 2009, the U.S. Coast Guard formally communicated to Miami-Dade County the criteria 
for replacing the base under which the five active Coast Guard missions comprising the Base can be 
located elsewhere, and the land considered for discount conveyance to the County. 
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Project Description 
 
A. Resort Hotel.  The Resort Hotel was planned as the second and largest lodging component of 
the Miami-Metrozoo Master Plan and Further Development.  It was expressly designed to support 
longer duration, higher amenity visitation and would focus on both pleasure and business travelers.  
The Hotel was also to include a conference center to provide a centralized area within South Miami-
Dade County for modestly sized business and social events. 
 
The Planning Program for the Resort Hotel is comparable to other resort hotel and conference centers 
in Miami, and other similar resort and business destinations elsewhere.  For the purposes of the 
CDMP, given a Floor Area Ration (FAR) for lodging of 0.4, already established in the Miami Metrozoo 
Entertainment Area, a maximum size of 600 rooms could be created within this area.  The 
summarized program is listed in Table 1 below and the detailed program in contained in Attachment 6. 

 
Table 1 

Resort Hotel and Conference Center 
Planning Program 

 

Resort Hotel and Conference Center 500,749 sq. ft. 

Resort Hotel 600 guest rooms 

Conference/Convention Center   155,749,000 sq. ft. 

Front/Back Office Support     60,000 sq. ft 

Restaurant (2) – Full Service     25,000 sq. ft. 

Bar (50 seats)       5,000 sq. ft. 

Parking/Swimming Pool/Resort Amenities 1,078,000 sq. ft. 
Source:    LEDO Intl, 2002. 
               Greater Miami Visitor and Convention Bureau, 2009 
               Miami-Dade County Park and Recreation Department, 2009 
               Miami-Dade County Planning and Zoning Department, 2010 

 
B. Theme Park.  The Theme Park was planned as the largest attraction within the Miami 
Metrozoo Master Plan and Further Development area.  It was designed to anchor the east side of the 
property and provide its own visitor entry.  The Planning Program for the Theme Park is comparable to 
other similarly sized themed attractions in Orlando and Tampa.  For the purposes of the CDMP, given 
a Floor Area Ration (FAR) for lodging of 0.3, already established in the Miami Metrozoo Entertainment 
Area (Sub-Area I), approximately 2 million square feet could be created within this area.  The 
summarized program is listed below and the detailed program in contained in Attachment 7. 
 

Table 2 
Theme Park  

Planning Program 
 

Attractions and Recreation 2,075,840 sq. ft. 

Theme Park Rides and Attractions   630,580 sq. ft. 

Entertainment Venues (3,000 seats)   124,040 sq. ft.  

Concessions/Food Service     68,140 sq. ft 

Administration and Management     85,400 sq. ft. 

Maintenance and Support     10,680 sq. ft. 

Walkways, Open Areas and Lakes 1,157,000 sq. ft. 

Total 2,075,840 sq. ft. 
Source:    LEDO Intl., 2002 
               Miami-Dade County Park and Recreation Department, 2009 
               Miami-Dade County Planning and Zoning Department, 2010 
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Development Costs 
 
A. Resort Hotel.  Development costs associated with the resort hotel in the Miami-Metrozoo 
Entertainment Area are based on the assumption that the facility will be constructed with 600 rooms 
and that there is sufficient space for the rooms, support facilities and an integrated Conference Center.  
It is also based on the expectation that the hotel will appeal to both family oriented pleasure travelers 
and business oriented conference travel, both of whom would require at the very least a standard level 
(minimum three-star) of services, finishes and amenities. 
 
Based on 2002 and 2008 industry surveys, the costs to develop hotel properties of this level finish and 
amenities range from $70,000 to $120,000 per room.  These costs include buildings, furniture, fixtures, 
equipment, pre-opening expenses and operating capital, but specifically do not include the cost of 
land, infrastructure, environmental remediation, development fee and other local costs.  Assuming the 
average rate of inflation for construction in South Florida was 3% a year, the projected cost per room 
for 2009 ranges from $78,000 to $135,000 dollars.  For the purposes of this analysis, a cost of 
$130,000 per room was used.  Using the maximum room count of 600 rooms, the projected cost of 
developing of the Resort Hotel is provided in Table 3. 
 

Table 3 
Resort Hotel and Conference Center 

Development Costs 
 
 
 
 
 
 
      Note:  Construction costs for Conference Center have been included in Hotel Costs 
                    Source:    LEDO Intl., 2002 
                       Miami-Dade County Park and Recreation Department, 2009 
                                                        Miami-Dade County Planning and Zoning Department, 2010 
 

B. Theme Park.  Development costs associated with a theme park within the Miami-Metrozoo 
Entertainment Area on adjacent Coast Guard land were previously calculate in the 2002 planning 
study.  At that time, based on comparable theme parks and investments elsewhere, the total 
development cost of the planned theme park was projected to be $200 million.  To correct for inflation 
(assumed at 3% annually for South Florida), the current construction project is expected to now 
approximate $253 million (see Table 4).  These costs include rides and attractions, buildings, parking, 
furniture, fixtures, equipment, pre-opening expenses and operating capital, but specifically do not 
include the cost of land, infrastructure, environmental remediation, development fee and other local 
costs. 
    

Table 4 
Theme Park 

Development Costs 
 

 
 
 
 
 
   Source:    LEDO Intl., 2002 
                        Miami-Dade County Park and Recreation Department, 2009 
                                                         Miami-Dade County Planning and Zoning Department, 2010 

 

Cost Item Cost $ 

Design $10,140,000 

Construction $78,000,000 

Pre-Opening $  3,276,000 

Total Cost $91,416,000 

Cost Item Cost $ 

Design $ 35,300,000 

Construction $253,000,000 

Pre-Opening $  12,650,000 

Total Cost $300,950,000 
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Projected Income and Expense 
 
A. Resort Hotel.  The update to the LEDO 2002 Plan estimates of income and expenses are 
based on information from other industry sources and information available for Miami-Dade County.  It 
is assumed that the hotel will be located on land the County or private developer can acquire for less 
than market value. 
 
It is also assume that the hotels will operate as chain affiliated properties and will be positioned to 
accommodate family vacation and group meeting demands.  The projections assume that the hotel will 
be operated by competent and efficient management and will be effectively marketed.  For the 
purposes of the projection, it was assume that an annual inflation rate of 3% would occur over the ten 
year time period of initial operations.  Miami-Dade County is one of the better hotel markets in the 
country and maintains a steady occupancy rate of 67-70% throughout the year.  Although this location 
is distant from traditional leisure and business centers, the core attraction provided by the aggregate of 
attractions within Miami Metrozoo Entertainment Area, Sub-Area I and II, are presumed to create a 
niche destination attraction in an area of the County devoid of other leisure and lodging alternatives.  
For the purposes of the study, it was assumed that occupancies would be lower in the first years of 
operation and would grow to rates similar to the region as a whole by the fourth year of operation.  For 
the last six years of the ten year projection, 69% occupancy of available room nights was assumed. 
 
Revenue 
  
Room revenue is estimate by multiplying the Occupied Room Nights by the Overall Average Daily 
Rate.  Food and Beverage is calculated at 61% of room revenue based on industry averages.  This 
considers that hotel restaurants will be open to the public, not just hotel guests.  Industry averages for 
telephone revenue range from 2% to 2.5% of room revenue, for this study 2.2% was used.  Rentals 
and other department refers to income typically generated from movies, vending machines, parking, 
business services, valet laundry, etc and is assume at 3.5% of total revenue.  Revenues related to 
conference and convention sales and uses are unique for the South Miami-Dade County area since no 
other like facility exists.  Based on comparable hotels on Miami Beach that have conference space or 
depend on the Miami Beach Convention Center, and additional revenue of 3% of room revenue is 
added, notwithstanding the addition to room occupancy provided by the extended duration of business 
events within the hotel. 
 
Department Expenses 
 
Rooms department expenses include costs for houskeeping and front desk personell, operating 
supplies, laundry linens, cable television, high-speed internet, franchise reservations expense,  and 
other items necessary to maintain guest rooms. Based on industry information, rooms department 
expenses are calculated as 22% of rooms revenue.  This rate will decline with increasing occupancy 
but is used over the entire period for this projection.  Food and beverage expenses are assumed to be 
68% of F&B revenue based on industry averages.  Telephone department expenses are set at 40% of 
revenues.  Rentals and Other department expenses are assumed to be 50% of revenues.  Conference 
expenses are set at 35% of revenue since most are derived through contracted exhibitor services and 
group sales firms. 
 
Operating Expenses 
 
Operating expenses that are not chargeable to a specific department are included in overall accounts 
for the operations of a hoteland include costs for administration, marketing, utilities, maintenance, etc.  
The expense includes bookkeeping, credit card commissions, management staff, legal costs, 
accounting, office and travel expenses, etc. and is estimated at 8.7% of total revenues.  Marketing 
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includes local advertising, franchize system marketing costs, brochures, and other related items.  
Marketing is budgeted at 6% of total revenues.  Franchise fees assume affiliation with nationally 
branded hotel chains and are set at 3.5% of revenues. Maintenance is budgeted at 3.8% of revenues 
and utility costs are estimated at 4% of revenues.    
 
 
Management and Fixed Expenses 
 
Management fees are set at 2.5% of revenues based on industry averages.  Fixed charges include 
costs for  insurance and a reserve for long term replacement of fixtures, furnishing and equipment and 
other long term capital improvements of the facility.  Insurance includes coverage for the buildings and 
contents only and is estimated at 0.5% of total revenues.  Liability insurance is covered in the 
Administration and General category.  The reserve for replacement is set at 4% of revenues per year 
based on recent industry information.   

Table 5 provides a summary pro forma of a ten year projections for the Resort Hotel.  Attachment 8 
provides a more detailed projection of the same period. 
 

Table 5 
Resort Hotel Summary Pro Forma 

 

 
Source:    LEDO Intl., 2002 
                Miami-Dade County Park and Recreation Department, 2009 

                   

B. Theme Park.  The update to 2002 Plan estimates of income and expenses are based on 
information from other industry sources and information available for Miami-Dade County.  It is 
assumed that the theme park will be located on land that can be acquired at less than market value. 
 
It also assumes that the theme park will operate as a chain affiliated property and will be positioned to 
accommodate family vacation and leisure group demands.  The projections assume that the theme 
park will be operated by competent and efficient management and will be effectively marketed.  For 
the purposes of the projection, it was assumed that the same annual inflation rate of 3% would occur 
over the ten year time period of initial operations.  Miami-Dade County is not one of the better resident 
attraction markets in the country, however, since its median income is somewhat low.  At best, a 
steady occupancy rate of 57-65% is proposed based on other area attractions.  For the purposes of 
the study, it was assumed that occupancy would be lower in the first years of operation and would 
grow to rates similar to the region as a whole by the fourth year of operation.  For the last six years of 
the ten year projection, 64% occupancy was assumed. 
 
Revenue 
  
Admission and ride revenue is estimated by multiplying the Occupancy by the Overall Average Daily 
Rate.  Admission and rides are calculated at 60% of revenue.  Merchandise is calculated at 7% of total 
revenue.  Food and Beverage is calculated at 20% of revenue based on industry averages.  Parking 
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was calculated at 3.1 persons/vehicle with low overnight parking lot rate beginning at $8.  Games are 
expected to generate at a rate of $2/attendee.  Other revenue that includes promotions, machine sales 
and cart vendors is calculated at .3% of total revenue. 
 
Cost of Services 
 
Services includes food and beverages, merchandise and games.  Based on industry information, food 
and beverage expenses are calculated as 37% of food and beverage revenue.  Merchandise is 
assumed to be 50% of merchandise revenenue. Games and Other expenses are assumed to be 25% 
of game revenues.  Conference expenses are set at 35% of revenue since most are derived through 
contracted exhibitor services and group sales firms. 
 
Operating Expenses 
 
Operating expenses that are not chargeable to a specific department are included in overall accounts 
for theme park operation of administration, marketing, utilities, maintenance, etc.  The expense 
includes bookkeeping, credit card commissions, management staff, legal costs, accounting, office and 
travel expenses, etc. and is estimated at 39% of total revenues.  Marketing includes local advertising, 
franchize system marketing costs, brochures, and other related items.  Marketing is budgeted at 17% 
of total revenues.  Franchise fees assume affiliation with nationally branded hotel chains and are set at 
6.5% of revenues. Maintenance is budgeted at 28% of revenues and utility costs are estimated at 
8.4% of revenues.    
 
Management and Fixed Expenses 
 
Management fees are set at 1.5% of revenues based on industry averages.  Fixed charges include 
costs for  insurance and a reserve for long term replacement of fixtures, furnishings and equipment 
and other long term capital improvements of the facility.  Insurance includes coverage for the buildings 
and contents only and is estimated at 0.5% of total revenues.  Liability insurance is covered in the 
Administration and General category.  The reserve for replacement is set at 3.2% of revenues per year 
based on recent industry information.   

Table 6 provides a summary pro forma of a ten year projections for the theme park and Attachment 9 
provides the details. 
 

Table 6 
Theme Park Summary Pro Forma 

 

 
Source:    LEDO Intl., 2002 
                Miami-Dade County Park and Recreation Department, 2009 
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Economic Impacts 
 
A. Resort Hotel   
 
Capital Outlay 
 
A full-sized resort hotel, with enough critical mass to support leisure and business travel necessary to 
meet daily operating expenses for such a facility, would costs approximately $91 million to fully plan, 
design, construct and bring to operational readiness.  A portion of this cost may be applicable to land 
purchased for the project.  This amount translates to $100 million dollars of local economic impact 
through fees and taxes on construction and development expenses that would occur through local 
businesses, construction firms and contractors.  And during the term of construction, 2,410 indirect 
jobs would be created to support businesses supplying goods and services to the theme park project. 
 

Table 7 
Resort Hotel Capital Outlay 

 

Capital Outlay Item Multiplier Total 

Capital Outlay 0 $91,416,000 

Generated Output 0.0213 $1,947,161 

Sales Tax 0.075 $6,856,200 

Total Local Impact   $100,219,361 

      

Indirect Temporary Jobs Generated 
through Capital Outlays 

24.1 jobs/$1 million of Impact  
  

2,410 

  
  Source:    LEDO Intl., 2002 
                  Miami-Dade County Park and Recreation Department, 2009 
                                                  Miami-Dade County Planning and Zoning Department, 2010 

 
Job Creation 
 
Resort Hotel nightly stays are initially expected to stabilize in year four with an occupied room night 
projection of 151,110.  That level of demand is expected to generate a sizeable number of jobs directly 
from the operation of the establishment.  Based on industry employment standards for comparably 
sized metropolitan areas, it is estimated that 393 resort hotel employees who interact directly with 
leisure and business travelers will be required, and an additional 39 for other hotel employees who 
work in conference sales, management, maintenance and other non-guests interaction areas.  
Additionally, based on revenue and expenses projected within Table 5, there will be an additional 635 
indirect jobs created by local suppliers to support theme park operations, maintenance, sales and 
service.  In total, 1,067 jobs are estimated to be created. 
 

Table 8 
Resort Job Creation 

 
Direct Resort Hotel Employees Multiplier Total

Resort Hotel Visitor Nights 151,110

Direct Resort Hotel Employees 2.6/1,000 Nights 393

Other Resort Hotel Employees .10 of Direct Employees 39

.016 jobs/$1,000 635

1,067

Indirect Temporary Jobs Generated

Total Jobs  
           Source:    LEDO Intl., 2002 
                             Miami-Dade County Park and Recreation Department, 2009 
                                                               Miami-Dade County Planning and Zoning Department, 2010 
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Revenue and Expenses 
 
Based on a stabilized fourth year of operations, a resort hotel and conference center developed on 
property immediately adjoining Miami Metrozoo would like receive over $39 million in total revenue 
and expend approximately $29 million dollars annually in operating expenses.  Together, this equals a 
combined total of $69 million in revenues and expenditures generated from this proposed venue.  Of 
this total, approximately 18%, based on comparable other local facilities would be generated by local 
visitation, resulting in an additional $73 million injected into the local economy from outside Miami-
Dade County annually.   
 

Table 9 
Resort Hotel Revenue and Expenditures 

 
Revenue and Expense Items Total 

Total Revenue $39,677,464 

Total Expenses $29,567,085 

Total Funds Generated 69,244,549 

Local Visitation 18% 

Net Outside Funds Generated $49,856,075 

RIMS II multiplier 150% 

Total Outside Multiplied Impact $74,784,112 
    Source:   LEDO Intl., 2002 
                         Miami-Dade County Park and Recreation Department, 2009 
                                                         Miami-Dade County Planning and Zoning Department, 2010 

 
Taxes Generated 
 
The development of the Hotel will have significant local tax impacts and the Greater Miami area 
already has a taxing infrastructure able to capture and utilize such revenue (Table 10).  Based on 
fourth year stabilized hotel income, Convention Development Tax revenues are projected at $1.1 
million, while Tourist Development Tax and Surtax are expected to generate $.793 million each.  
Based on a property value of $125 million, inclusive of land and improvements, property taxes paid to 
Miami-Dade County are expected to exceed $1.5 million annually.  Together taxes generated by this 
new Resort Hotel will exceed $4.354 million annually. 
 

Table 10 
Resort Hotel Taxes Generated 

 
Resort Hotel Taxes Multiplier Total

Resort Hotel Revenues $39,677,464

Convention Development Tax 0.03 $1,190,324

Tourist Development Tax 0.02 $793,549

Tourist Development Surtax 0.02 $793,549

Property Value $125,000,000

Property Tax 12.615/$1,000 $1,576,875

Total Local Tax Impact $4,354,297

Indirect Temporary Jobs Generated 956

through Capital Outlays  
  Source:   LEDO Intl., 2002 
                 Miami-Dade County Park and Recreation Department, 2009 
                                                 Miami-Dade County Planning and Zoning Department, 2010 
   Miami-Dade County Property Appraiser, 2009 
   Greater Miami Visitor and Convention Bureau, 2009 
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Total Economic Impact 
 
Table 11 summarizes the total economic impacts of Tables 7-10.  Capital outlays during construction 
are estimated to exceed $100 million and construction jobs created by the development of the Hotel 
are estimated at 2,410.  Once constructed and its operation stabilized, permanent jobs are expected to 
exceed 1,200.  A multiplier effect throughout the County, based on revenues and expenditures 
produced by the Hotel, is expected to approximate $69 million.  The conversion of the property from a 
non-taxable Federal communications installation to a taxable private Entertainment Area paying all 
associated taxes is expected to generate over $4.75 million in new taxes each year. 

 
Table 11 

Resort Hotel and Conference Center 
Total Economic Impacts 

 

Economic Impact Items Total 

Capital Outlay $100,219,361 

Construction Jobs Created 2,410 

Permanent Jobs Created 1,261 

Total Outside Multiplied Impact $73,745,445 

Annual Taxes Generated $4,751,072 

 
B. Theme Park 
 
Capital Outlay 
 
A full-sized theme park with enough critical mass to attract the annual visitation necessary to meet 
daily operating expenses for such a facility would costs approximately $253 million to fully plan, 
design, construct and bring to operational readiness.  A portion of this cost would be applicable to land 
purchases for the project.  This amount translates to $276 million dollars of local economic impact 
through construction and development expenses to local businesses, construction firms and 
contractors.  And during the term of construction, an additional 6,097 indirect jobs would be created to 
support businesses supplying goods and services to the theme park project. 
 

Table 12 
Theme Park  

Capital Outlay 
 

Capital Outlay Item Multiplier Total

Capital Outlay 0 $253,000,000

Generated Output 0.0213 $5,388,900

Sales Tax 0.07 $17,710,000

Total Local Impact $276,098,900

Indirect Temporary Jobs Generated 24.1 jobs/$1 million 6,097

through Capital Outlays  
  Source:   LEDO Intl., 2002 
                 Miami-Dade County Park and Recreation Department, 2009 
                                                 Miami-Dade County Planning and Zoning Department, 2010 

 
Job Creations 
 
Theme park attendance is initially expected to stabilize in year four with a total attendance of 
1,510,684.  With a design day attendance of 8,758, it is expected to generate a sizeable number of 
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jobs directly from the operation of the establishment.  Based on industry employment standards for 
comparably sized metropolitan areas, it is estimated that 876 theme park employees who interact 
directly with visitors will be required, and an additional 79 of other park employees who work in 
management, maintenance and other non-guests interactions will also be required.  Additionally, 
based on revenue projected within Table 6 to be spent on operations and maintenance, there will be 
an additional 1,116 indirect jobs created by local suppliers to support theme park operations, 
maintenance, sales and service.  In total, over 2,000 new jobs will be created through the development 
of the theme park. 

Table 13 
Theme Park Job Creation 

 
Direct Theme Park Employees Multiplier Total

Theme Park Attendance 1,751,616

Design Day Attendance 0.005 8,758

Direct Theme Park Employees .10 of Design Attendance 876

Other Direct Theme Park Employees .09 of Direct Employees 79

Indirect  Jobs Generated by Revenue .016 jobs/$1,000 1,116

for Operations and Maintenance

Total Jobs Created 2,071  
   Source:   LEDO Intl., 2002 
                        Miami-Dade County Park and Recreation Department, 2009 
                                                        Miami-Dade County Planning and Zoning Department, 2010 

 
Revenue and Expenses 
 
Based on a stabilized fourth year of operations, a theme park developed on this property would likely 
receive over $68 million in total revenue and expend approximately $49 million dollars annually in 
operating expenses.  Together, this equals a combined total of $117 million in revenues and 
expenditures generated from this proposed venue.  Since approximately 74% would be generated by 
local visitation, only the resulting $45 million generated by outside, non-local revenues could be 
counted as injecting additional monies into the local economy.   
 

 Table 14 
Theme Park Revenue and Expenses 

                  

Revenue and Expense Items Total 

Total Revenue $68,742,058 

Total Expenses $48,899,348 

Total Funds Generated $117,641,406     

Local Visitation 74% 

Net Outside Funds Generated $30,589,366 

RIMS II multiplier 150% 

Total Outside Multiplied Impact $45,884,048 
    Source:   LEDO Intl., 2002 
                         Miami-Dade County Park and Recreation Department, 2009 
                                                         Miami-Dade County Planning and Zoning Department, 2010 

 
Taxes Generated 
 
The development of the Theme Park will have significant local tax impacts, particularly given that the 
property currently pays little if any taxes (Table 10).  Based on fourth year stabilized hotel income, 
Tourist Development Surtaxes are expected to generate $1.37 million each, and the Homeless Tax is 
estimated to generate $.68 million.  Based on a land and construction property assessed at $325 
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million, property taxes paid to Miami-Dade County are expected to exceed $4 million annually.  
Together taxes generated by this new Resort Hotel will exceed $6.16 million annually. 
  

Table 15 
Theme Park Taxes Generated 

 
Theme Park Taxes Multiplier Total

Theme Park Revenues $68,752,058

Tourist Development Surtax 0.02 $1,375,041

Homeless and Domestic Violence Tax   0.01 $687,521

Property Value $325,000,000

Property Tax 12.615/$1,000 $4,099,875

Total Local Tax Impact $6,162,437  
   Source:   LEDO Intl., 2002 
                        Miami-Dade County Park and Recreation Department, 2009 
                                                        Miami-Dade County Planning and Zoning Department, 2010 

 
Total Economic Impact 
 
Table 16 summarizes the total economic impacts of Tables 12-15.  Capital outlays during construction 
are estimated to exceed $276 million and construction jobs created by the development of the Hotel 
are estimated at 6,097.  Once constructed and its operation stabilized, permanent jobs are expected to 
exceed 2,071.  A multiplier effect throughout the County, based on revenues and expenditures 
produced by the Hotel, is expected to approximate $45 million.  The conversion of the property from a 
non-taxable Federal communications installation to a taxable private Entertainment Area paying all 
associated taxes is expected to generate over $6.16 million in new taxes each year. 
 

Table 16 
Theme Park Total Economic Impact 

 
Economic Impact Items Total 

Capital Outlay $276,098,900 

Construction Jobs Created 6,097 

Permanent Jobs Created 2,071 

Total Outside Multiplied Impact $45,884,048 

Annual Taxes Generated $6,162,437 
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Attachment 2 
Miami-Metrozoo Master Plan 
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Attachment 3 
Miami Metrozoo Entertainment Area (Sub-Area 1) 

Enterprise Zone Map 
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Attachment 4 
Coast Guard Base Housing Acquisition 
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Attachment 5 
Coast Guard CDMP Application 
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Attachment 6 
Resort Hotel Planning Program 
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Attachment 7 
Theme Park Planning Program 
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Attachment 8 
Hotel Pro Forma 
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Attachment 9 

Theme Park Pro Forma 
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