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Study Disclosure
As per the direction of the original Request 
for Proposals (RFP), the following Feasibility 
Study is an objective, third-party analysis of 
the Science, Theatre, Education, Arts and Music 
(STEAM) Cultural Park as proposed. The City 
has no direct investment in the success or failure 
of the STEAM Park concept, but sees merit in 
discovering opportunities that may advance the 
vitality of the Durango community.  The findings 
of this report will be of benefit to the City, 
STEAM Park Committee, and general public in 
their collective attempt to prove the concept of 
a cultural arts campus.  

The STEAM Park Committee is hopeful that this 
Feasibility Study will lead to a process resulting 
in new facilities addressing the needs of its 
Partner organizations and their desire to grow 
their individual and collective missions.  
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STEAM PARK CONCEPT ORIGIN

“Locals are fond of 
saying that those 
who choose to live 
in Durango do so not 
for fortune and fame, 
but for the superb 
quality of life.”

-City of Durango 
STEAM Cultural Park 
Request for Proposal

In the spring of 2013, Durango residents Carol 
Salomon, Terry R. Bacon and Terry Swan began 
exploring the idea of a new facility for the 
Durango Arts Center (DAC) along the Animas 
River. This small group of engaged citizens 
developed an initial concept that included using 
the existing Powerhouse Science Center and 
building a new DAC as anchor bookends for a 
cultural park with integrated indoor and outdoor 
space. As the idea developed, the Science, 
Theatre, Education, Arts and Music (STEAM) 
Park Committee was formed and its leadership 
grew to include Cathi Cox, Sheri Rochford Figgs 
and Peggy Zemach. 

Over the next year, the grassroots effort began 
to grow as it more clearly outlined its vision for 
the site. The STEAM Park Committee began to 
define a campus of artistic collaboration where 
a wide range of performances, productions, 
screenings, and educational opportunities 
could occur with ancillary uses like restaurants, 
conference rooms, and flexible work space. 

The proposed STEAM Park project is intended to 
create a creative destination for arts and culture 
— a place where the community comes together 
for shared cultural experiences and visitors flock 
for shopping and entertainment. 

The STEAM Park Committee then reached out 
to other cultural and educational organizations  

in addition to the Durango Arts Center and 
the Powerhouse Science Center. The growing 
partnership sought to create a truly inclusive 
and collaborative campus where shared facilities 
and resources could be leveraged to optimize 
cultural output and create a unified identity 
for Durango. As of the time of this study, the 
six Partners include the DAC, Powerhouse 
Science Center, Music in the Mountains, San 
Juan Symphony, the Durango Independent Film 
Festival, and the Stillwater Foundation.

By 2014, the STEAM Park Committee and the 
City of Durango began to discuss the feasibility 
of the proposal. There was an identified need 
to address several issues before considering 
moving the project forward, including 
determining the benefit of consolidating the 
Partner organizations into a single facility, 
clarifying what would happen with the existing 
uses on the site, and securing financing for the 
project. The City with the support of the STEAM 
Park Committee solicited Colorado Department 
of Local Affairs to assist with the funding of an 
independent Feasibility Study.

In September 2014, the City issued a Request for 
Proposals (RFP) that resulted in the selection of 
the consultant team lead by BNIM, which began 
its analysis of the STEAM Park on November 7, 
2014.
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GOALS OF THE STUDY

The STEAM Cultural Park Feasibility Study 
evaluates the potential success of the proposed 
STEAM Park project through three different 
lenses to capture a comprehensive picture 
of Durango and its cultural needs, its existing 
community conditions, and its economic 
landscape.

These three lenses translate directly to the 
sections of this Feasibility Study that are 
dedicated to each specific area of study:

A Feasibility Study IS: A Feasibility Study IS NOT:

An investigation into factors that contribute to the success of a 
proposed project.

A feasibility study is not a design exercise. 

No buildings have been designed as part of this study.
A feasibility study is not a planning process. 

No decision-making or implementation is tied to this report.
This is a study to identify challenges and opportunities.

A feasibility study is not biased toward either direction of a proposed 
project’s feasibility.  

It is neutral in its approach with the purpose of providing enough 
information to allow community stakeholders to make decisions.

Using objective methods to investigate the 
strengths and weaknesses of the proposed 
project, this Feasibility Study answers a series 
of questions by documenting findings in each of 
the three analyses with a final chapter dedicated 
to overall Recommendations on moving forward, 
and Opportunities for the future. 

The end of this report includes an Appendix that 
organizes raw data collected and used for each 
section of the Feasibility Study.

1. COMMUNITY CAPACITY ANALYSIS - Cultural 
feasibility based on local and regional need for 
this type of cultural project in Durango.

2. SITE AND BUILDING ANALYSIS - The ability 
for the proposed site to physically accommodate 
the identified programmed spaces that are key 
to the STEAM Park development.

3. FUNDING AND OPERATIONS ANALYSIS - 
Economic viability of funding the construction 
and ongoing operations for the proposed 
STEAM Park facility.
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EXECUTIVE SUMMARY

The City of Durango, in partnership with the 
STEAM Park Committee and the Colorado 
Department of Local Affairs funded this study 
in order to determine the feasibility of a new 
Science, Theatre, Education, Arts and Music 
(STEAM) campus, which is proposed to be 
located at the current site adjacent to and 
including the Powerhouse Science Center. 
The consultant team (BNIM, Highline Creative, 
Development Initiatives, and Goff Engineering) 
through its analysis of the proposal found that 
the project is feasible if significant private 
funding can be secured for upfront construction 
costs. 

There is a direct need for facility upgrades by 
most of the STEAM Park Partners (Durango Arts 
Center, Powerhouse Science Center, Music in 
the Mountains, San Juan Symphony, Durango 
Independent Film Festival, and the Stillwater 
Foundation). All of the Partners would benefit 
from consolidating logistical and ancillary 
spaces, and all Partners recognize that sharing a 
facility has the potential to unlock new synergies, 
collaborations and unique programming 
opportunities. 

Based on a community survey, interviews and 
several public outreach events, the general 
public is supportive of the STEAM Cultural Park 
concept. Several concerns have been raised, 
however, which will need to be addressed 
primarily during the design phase of the project. 

The proposed site on the Animas River is 
currently underutilized, and in order to move 

their programming and operations into a single 
facility. Moving forward, other educational 
and cultural organizations in the region should 
be coordinated with in order to continue the 
process of refinement of the STEAM Cultural 
Park concept and to ensure all alternatives are 
tested.

While the public is generally supportive of the 
STEAM Park, there are several issues that need 
to be addressed, including finding an alternative 
site for Fire Station No. 2, keeping the Animas 
River natural and accessible, providing parking 
on or near the site so as to not exacerbate 
existing perceptions of Downtown parking 
issues, creating site access that is configured 
to minimize traffic and congestion, providing 
safe and appropriate pedestrian access, and 
to a lesser degree enforcing the City’s noise 
ordinance. 

The Site and Building Analysis found that the 
programming needs as defined by the six 
STEAM Committee Partner organizations could 
be consolidated on the riverfront site. 

• The Durango Arts Center (DAC) needs 
additional gallery space to allow for more 
national exhibitions, an expanded theatre 
space with updated back of house facilities 
to accommodate additional capacity 
and productions, and a small black box 
rehearsal/performance space. Their theatre 
is currently  at 90% utilization, and the 
theatre is unsuitable for such heavy use

forward with the project, the city-owned 
property will need to move the existing uses and 
prepare the site for development. Through the 
project, the community has a unique opportunity 
to define appropriate riverfront development 
in the Downtown Durango Central Business 
District. 

The project will require the support of local, 
State, Federal, public, private, and other 
philanthropic dollars in order to be fully realized. 

The Community Capacity Analysis found 
that there are several types of performance, 
exhibition and meeting spaces both locally and 
regionally that provide some similar types of 
services as the STEAM Park Partners. While 
these venues, such as the Smiley Theatre, 
Fort Lewis College Concert Hall, and Animas 
City Theatre, include many different sizes and 
serve a diversity of purposes in the community, 
upgrading them to address the needs of 
the Partners and create a state-of-the-art 
community theatre and cultural venue would 
require significant investment. Furthermore, 
none would address one of the principal goals 
of the project–to develop the Animas River 
corridor and stimulate downtown economic 
development.

The needs and concerns of the STEAM Park 
Partner organizations are many and varied. In 
order to move forward, the Partner organizations 
must develop a truly strategic partnership that 
works through the many operational, logistical, 
and financial issues that arise from consolidating 
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• The Powerhouse Science Center needs 
ancillary (public restrooms, administrative, 
and meeting rooms) upgrades to free up 
learning space in the historic building, and 
would like to add new exhibition halls. 

• Music in the Mountains would benefit from 
an additional venue to host some events 
during their summer productions, as well 
as other special and educational events 
throughout the year that they hope to 
develop.

• The San Juan Symphony could benefit 
from a new performance venue as a 
performance space for their amateur and 
youth ensembles, as a practice space and 
alternative performance space for their 
professional ensemble, and additional 
education programming. 

• The Durango Film Festival needs a digital 
projector, and a flexible venue that could 
accommodate large and small screenings, 
which would benefit their annual festival, as 
well as year round programs (e.g. dinner and 
a movie).  

• The Stillwater Foundation includes 200 
students and needs additional classroom 
and ancillary spaces to support their fast 
growing programs, share in the additional 
practice and performance spaces, and create 
opportunities for greater collaboration.

Considering these needs, several scenarios were 
tested in order to fully understand the physical 

and regulatory constraints and opportunities 
of the site and surrounding neighborhood. 
Depending on the preferred parking solution 
(off-site, underground, on-site surface, or 
some combination thereof), the design of the 
proposed facility could comply with the stated 
City and community goals and regulatory 
constraints for height, bulk, character, and 
pedestrian accessibility. Before construction 
of the STEAM Park can proceed, the City and 
Durango Fire Protection District uses would 
need to be relocated and the site prepared 
for development. Of the approximately $33 
million estimated project cost, approximately 
$9 million is for infrastructure upgrades, 
including grading, utility relocations, site 
access improvements, trail upgrades, and 
grade separated (tunnel or bridge) pedestrian 
access One of the largest unknown variables 
for the project and its cost is the potential for 
site contamination considering the riverfront’s 
industrial history.

The Funding and Operations Analysis 
determined that the project as proposed 
does not meet the four criteria for the 
State’s Regional Tourism Act (RTA) funding. 
This gap funding is highly competitive and 
costly to apply for, and it was determined 
that the City should not continue to pursue 
it. Without this State financing tool, other 
financing mechanisms need to be pursued 
and developed. As is the “new normal” with 
public-private partnership projects, it will 
require a diverse mixture of funding sources to 

successfully realize the STEAM Park project. 

The operational pro forma developed for the 
project conservatively estimates leases from 
the Partner organizations, special event rental 
income, projected ticket sales, and other 
concessions, are projected to break even. Very 
little, if any of an annual budget would be left 
over for any debt service on the $33 million 
construction cost (based on full build scenario). 
While a significant amount of private and 
philanthropic funding is needed for a project of 
this size, the Durango community and its large 
second-home population could potentially fill 
this gap. While local public funding sources 
(e.g. property or sales tax increases) are always 
potentially contentious and difficult ballot 
initiatives, there are other local tools that could 
be used, such as Tax Increment Financing 
(TIF) that could help fund this and other 
redevelopment projects in Durango.

This Feasibility Study recommends that the 
City, STEAM Park Committee and community 
address the identified issues of the site and 
proposed development in order to continue to 
grow support and best position the project for 
successful implementation.
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CAPACITY ANALYSIS OVERVIEW

The Capacity Analysis section of the STEAM Park 
feasibility report is dedicated to understanding 
the current cultural environment in Durango, 
the community perspective on the proposed 
project, and what other facilities exist in the local 
community and immediate region related to this 
concept.  

The methods being used to understand the 
needs and Durango community include:  

1. Conduct an environmental scan of Durango to 
evaluate the political, economic, and social 
factors that may relate to the STEAM Park 
concept.

2. Define a community engagement process to 
gauge the current usage of existing cultural 
assets, potential market demand, funding 
direction, public sentiment, and perceived 
obstacles to the proposed project.

WHAT THIS CAPACITY ANALYSIS IS 
INVESTIGATING:

1. Is there a need for a STEAM Park facility?
2. Does the Durango community support the 

concept of a STEAM Park?
3. Are there existing facilities that can meet the 

needs of the STEAM Park Partners?
4. Are there existing facilities that the STEAM 

Park would duplicate?
5. What is the state of the local and regional 

economy?

3. Research comparable and potentially 
competitive cultural facilities that meet the 
proposed STEAM Park programming needs 
available within the Durango and Four Corners 
region.

4. Gather local and regional economic data to 
determine what money comes into Durango 
and how it is spent to better understand the 
ability to support the proposed STEAM Park 
project.

7

SECTION 2

COMMUNITY CAPACITY ANALYSIS
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ENVIRONMENTAL SCAN

An environmental scan of the Durango region 
was conducted to gather, analyze, and provide 
relevant information about the STEAM Cultural 
Park project. The collected information in this 
Feasibility Study is both factual and subjective, 
providing a comprehensive picture of the 
Durango cultural and economic landscape. The 
environmental scan provides both an internal 
analysis of the Durango community and STEAM 
Park Board Members and Partner organizations, 
and an external analysis of comparable existing 
facilities. 

Interviews of Durango community leaders, 
STEAM Park proponents, and the general public 
were conducted in November and December 
of 2014. STEAM Park Committee Member and 
Partner interviews focused on understanding 
the supporters vision, mission and passion for 
the project. The interviews are not specifically 
attributed, a condition extended to subjects in 
order to obtain the most honest feedback. 

The environmental scan helped define the 
political, geographical, social, and economic 
views concerning the feasibility of the STEAM 
Park, supplemented by a quantitative analysis 
developed from a community-wide survey. 
Results of this survey are presented in a 
following section, and the full Survey results are 
in Appendix 3.

ENVIRONMENTAL SCAN

INTERNAL EXTERNAL

COMPARABLE 
AND COMPETITIVE 

FACILITIES

SURVEY &
EVENTS

INTERVIEWS PUBLIC
OUTREACH

MARKET 
DEMAND
PROFILE

PARTNER 
NEEDS

COMMUNITY
LEADERS
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STEAM Park Board STEAM Park Partners Community Leaders

STEAM Park 
Concept Strengths

• Catalyst for appropriate riverfront 
development

• Increase collaboration between 
cultural organizations

• Economic stimulus for the region
• Enhance cultural brand name and 

recognition of Durango

• Developing unique programming 
opportunities

• Creating a centralized space for art 
and science education

• State-of-the-art facility with ample 
support and classroom space

• Centralizing logistics so Partner 
organizations can focus on 
programming

• Creating a model of appropriate 
riverfront development

• Improve the quality of life of 
Durango and attract new economic 
development opportunities

STEAM Park 
Concept Challenges

• Securing funding for construction 
and long-term, sustainable 
operations

• Competition and abundance of 
capacity with other regional 
performance venues

• Preparing the proposed site for 
redevelopment

• Maintaining the autonomy of 
diverse Partner organizations

• Competition for space, resources, 
and funding 

• Creating a partnership agreement 
that fairly and equitable outlines 
roles and responsibilities of each 
group in the proposed facility

• Emphasis on the arts limits existing 
partnership arrangement and 
prevents attracting new Partners

• Identifying funding for long-term 
viability 

• Overcome public misconceptions of 
the purpose and process to develop 
the project

Improving the 
STEAM Park Concept

• Developing a sustainable operating 
model

• Flexible space that maximizes 
revenue-generating square footage

• Growing public support by defining 
and promoting the benefits of 
cross-organization cultural 
collaboration

• Unlocking the synergies of the 
Partners to create a place, program 
and experience that is truly 
exceptional

• Leveraging fundraising efforts of 
each Partner for the benefit of the 
whole

• Creating a unified vision, strategy 
and operating model for the facility

• Building grassroots support for the 
project

• Securing private funding
• Designing a dynamic project that is 

architecturally significant, opens up 
the riverfront to Downtown, and 
spurs private development

INTERVIEW OVERVIEW
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• Physical site issues
• Relocation of Fire Station No. 2 and River 

City Hall
• Pedestrian access across Camino del Rio
• Fostering new development adjacent to 

the site to create a more pedestrian- 
friendly environment

• Improved vehicular access to the site
• Parking
• Space for the project and  future 

expansions
• Perception issues among Durango residents 

and tourists
• Funding for STEAM Park would take 

money away from airport or sewer 
projects

• The solution is too large for the issues
• The arts is only for a certain demographic, 

or it’s just “fluff”
• The Powerhouse Science Center is only 

for children
• Existing underutilized Fort Lewis College 

Community Concert Hall
• Different demographics with different 

priorities in the City of Durango and La Plata 
County 

Anticipated Programming Requirements of the 
STEAM Park:
• 40,000 to 50,000 square feet arts center
• 300-350 seat theatre (smaller than Fort Lewis 

STEAM PARK BOARD INTERVIEW
The STEAM Park Board represents  a group of 
volunteers and proponents of a new STEAM 
Park facility. The STEAM Park Board is unified in 
its vision for the project, with minor exceptions 
(primarily in how to solve parking and pedestrian 
access across Camino del Rio). The following is a 
summary of the STEAM Park Board’s perspective 
on the proposed project:

Potential Strengths of the STEAM Park:
• Catalyst for future riverfront development, 

including restaurants, galleries, and outdoor 
space

• Economic stimulus for Durango, including 
expansion of the walkable Downtown 
community

• Cultural destination providing high quality 
performances, educational opportunities for 
learners of all ages and a community 
gathering place

• Stronger connection between arts and leisure, 
encouraging local investment at restaurants 
and galleries after seeing performances

• Embracing the Animas River instead of 
allowing strip malls to claim this precious 
resource

• Impetus for the development of better access 
between the riverfront and Downtown

• Synergistic partnerships to provide vibrant 
and compelling programming, especially for 

the youth
• Improved amenities available along the 

Animas River for residents, including 
recreational users

• The feeling that it’s time for a project like this, 
after having been discussed for decades

• Chance to improve a challenged facility that’s 
at 90 percent capacity at the Durango Arts 
Center (DAC)

• Additional high-quality meeting space
• Development of an arts incubator that 

encourages artists to grow and collaborate

Potential Challenges of the STEAM Park:
• Funding for capital costs and operating 

budget
• Competition for public funding with other 

tax proposals
• Competition for public funding with 

capital campaigns of other private entities
• Obtaining and maintaining support and 

collaboration
• Among City and civic organizations, 

regardless of whether public funding is 
used

• Among Partner organizations, who are 
often competing for attention and funding

• Among current Downtown businesses
• A sustainable operating model that either 

doesn’t require ongoing financial support or 
develops an ongoing funding source
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Community Concert Hall) with costume shop, 
workshop, set space, soundproofed rehearsal 
hall, digital film and high-level audio-visual 
capabilities

• Small cabaret theatre that could double as a 
meeting space

• Three-story building connecting the new DAC 
and the Existing Powerhouse Science Center 
to restaurants, galleries, commercial, office 
space, conference space, and classrooms

• Small outdoor amphitheater
• Flexible/modular use including space for film, 

rehearsals, small and large meetings, learning, 
and leasing 

• Balance of indoor/outdoor spaces

Anticipated Keys to Success of the STEAM 
Park:
• The right mix of private and public funding
• A sustainable operating model
• One organization with a small staff to run the 

facility to keep fixed costs lower, while non-
profits operate out of the property in an 
owner/tenant structure

• Flexible, multi-modular space that allows for 
current and future needs for a wide range of 
profit and non-profit organizations, with as 
much revenue-generating square footage as 
possible

• Collaboration between potential STEAM Park 
Partners to develop unique and compelling 

“An important first step 

in our process is to speak 

with you individually to 

better understand your 

vision and passion. Your 

extemporaneous comments 

will allow us to uncover 

an extensive range of 

information covering key 

aspects of the proposed 

programs.”      

-STEAM Park Committee

programming for schools, kids and adults 
• Obtaining and maintaining City and 

community support
• Collaboration across multiple groups (City, 

STEAM Park Partners, Downtown businesses, 
funding sources)

• Creating a place where youth, teens, and 
younger professionals want to be

Community Perception:
• Financial support, strong leadership team and 

considerable ongoing volunteer support for 
the STEAM Park project thus far demonstrates 
a level of commitment

• Community groups, when made aware of the 
project, are intrigued and want to know more

• Many affluent and influential community 
members support the effort

• Virtual City Hall survey ranked the STEAM 
Park in the top three as a choice for tax 
spending (after completing the River trails 
and improved access across the Camino del 
Rio)

• Potential interest from the Boettcher 
Foundation (investing in Colorado through 
minds and mortar), the Venture Corporation 
(through Artspace for artist housing) and El 
Pomar Foundation
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inherent in collaborations to increase interest 
in arts and science education within the 
community

• Autonomy remains with Partner organizations
• Staying relevant in a competitive environment 

for both dollars and time
• Financial support beyond ticket revenue
• Immediate and intensive moderation among 

the Partner organizations to consider and 
implement a more united vision

• An operational and rental structure that is 
agreed upon by all Partners

• True integration and collaboration among 
Partners where appropriate, especially with 
programming offerings for schools, residents, 
and tourist

• Appropriate balance among arts, music, 
education, theatre, and science

Potential Positive Outcomes:
• Organizations can work synergistically to be 

more than the component parts of the 
proposed partnership

• A new, state-of-the-art building and a venue 
to support Partner organizations and their 
programs

• Partners who create a culture of collaboration 
that is always generating new ideas for 
programming

• Simple and consolidated ticket sales
• Open access and strengthen connections to 

STEAM PARK PARTNER INTERVIEW 
The STEAM Park partners represent the interests 
of the potential Partner organizations that would 
use the facilities of the proposed STEAM Park. 
This group is distinct from the STEAM Park 
Board. These Partners held differing visions for 
the project from one another.

Potential Strengths of the STEAM Park:
• Enhanced programming that’s truly unique 

and provides a competitive advantage with 
other cities

• Right-sized, high-performing space for live 
theatre, film, dance, and music performances

• Heightened visibility with shared marketing 
costs and additional opportunities to 
collaborate

• Ample space for classrooms, exhibitions and 
back-of-the-house needs

• Potential for STEAM Park solution to address 
existing capital needs of Partner organizations

• More options and a centralized location for 
events, including fundraisers and meetings

• Arts and science education space in a 
beautiful natural environment along the 
Animas River

• Opportunity for support through the lodgers 
tax, especially given the potential for 
increased conference space

• Impetus for an overpass or tunnel across the 
Camino del Rio, which has been an identified 
and is an ongoing community need

Potential Challenges of the STEAM Park:
• Caution regarding shared resources and loss 

of independence, especially among 
organizations with different visions and 
missions

• Residual wariness among partners who 
compete with each other for space, funding, 
and volunteers

• Challenges for short-handed organizations to 
find the time to implement meaningful 
collaboration

• Distraction from the individual expansion and 
capital plans of Partner organizations

• Centralizing volunteer coordination among 
volunteers who may prefer a specific type of 
work or specific non-profit to work with

• Space that works for all organizations’ needs, 
present and future, not just one or two

• Sustaining an operational model in a culture 
that is dependent on donations and 
sponsorships

• Noise issues with an outdoor performance 
space (sound interference with music and 
theatre from river, automobile traffic and 
railroad)

• Worry that DAC is the vital element and other 
Partners are add-ons

Anticipated Keys to Success of STEAM Park:
• Synergistic relationships between Partner 

organizations, taking advantage of the power 
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the Animas River
• Create a new 300-350 seat venue that is 

flexible and compliments Fort Lewis College 
Community Concert Hall, which has capacity, 
but is expensive, and the set-up is not 
appropriate  for all the uses organizations 
typically have (too large, not easy to make 
more intimate)

• Being involved with an important community 
conversation about cultural facilities in 
Durango supports our mission

• Sharing of resources would align logistical and 
administrative services and free up time and 
money for programming

• The arts receive limited support from the City 
of Durango, and creating a coalition of Partner 
organizations would expand public and 
private support

• Proximity would increase programming 
collaboration 

• How can the project move forward if we do 
not move it? We need to show the community 
“this is the magic”

• The STEAM Park would make things possible 
for the arts
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• Chance to replace an unsuitable Durango Arts 
Center (DAC) with an architecturally 
significant building

• Ability to hire a building overseer to handle 
maintenance issues so Partner organizations 
can focus on programming, outreach, and 
fundraising

• Creating and reinforcing a strong and vibrant 
arts community for children, helping them 
flourish and giving them opportunities to 
grow and expand their horizons

• Blending of science, art, and technology to 
broaden the reach and attract younger 
audiences

• Ability to provide programming for young 
people that takes the pressure off the schools

Potential Challenges of the STEAM Park:
• Skewed emphasis on arts, specifically the 

DAC, to the detriment of other Partner 
organizations

• Potential that San Juan Symphony, and, 
possibly, Durango Independent Film Festival 
would pull out of the partnership given the 
STEAM Park’s new status as a 501c3

• Significant stakeholders who have been 
neutral, quiet or supportive of the vision if not 
the project, such as the Chamber, Colorado 
Department of Transportation (CDOT), Parks 
and Recreation Board, and others, could 
become more vocal opponents if the project 
moves forward towards funding support

• Unlikelihood that the City will gift land for the 
project or subsidize ongoing operations

• Funding for capital costs and operating 
budget

• Council, tourism office, and influential 
business people that are not    
supportive of a bed tax or lodgers tax

• Parks and Recreation Board that is 
protective of its budget

• Garnering interest from private donors 
who live in Durango only part-time

• Misconceptions that the City is bankrupt 
and this effort would pull funds from other 
priorities

• Physical site issues
• Building on the site is complicated, and 

other sites may need to be considered
• Expectation that the City would donate 

land
• Cost of purchasing private land on the site
• Considerable cost for either an overpass 

or tunnel involving CDOT
• Finding the balance between revitalizing 

the riverfront and overwhelming the 
Animas River

• Reluctance of the Durango Fire Protection 
District (DFPD) and River City Hall to 
leave a riverfront site

• Timing and coordination of moving 
existing uses

• Unknown likelihood of DFPD finding a 
suitable, affordable site

COMMUNITY LEADER VIEWPOINTS
Other stakeholders, business owners, decision-
makers and elected officials, not directly 
connected to the STEAM Park Committee and 
the Partner organizations, provided additional 
perspective. Viewpoints on strengths and 
challenges are similar, though shaded with 
personal and professional perspectives. 
Viewpoints differ on the necessity and timing of 
the effort. 

Potential Strengths of the STEAM Park:
•  Economic development strengths

• New jobs in the construction and ongoing 
management of the facility

• Keeping local dollars in our community
• Attracting companies and employees by 

enhancing cultural offerings
• Enhancing the ability to attract tourism 

dollars 
• Be “in control” of riverfront development 

that’s coming eventually
• Completing the “unfinished chapter” of 

current riverfront development and creating 
another “node of attraction” along the Animas 
River trail like the Durango Recreation Center, 
library, kayak water park, etc.

• Greater accessibility and exposure to 
residents, families, and visitors who may come 
across a cultural park rather than seeking it 
out
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• Environmental issues of pedestrian 
access, traffic backup, parking, residential 
noise, and disturbance of mine tailings 
under Camino Del Rio

• Distrust of committees who haven’t always 
honored the community’s interest in the past

• Potentially polarizing effect on the 
community, and perception this is a project 
for elites

• Perception that this project is moving along 
too swiftly for measured consideration, 
without the necessary grassroots involvement 
of stakeholders like hotel owners, gallery 
owners, and the School District

• Idea that people visit and live in Durango 
because of the outdoors, not the arts

• Not a “main attraction” that would entice 
tourists to come to Durango, though it would 
be an additional asset

Potential Keys to Success of the STEAM Park:
• Measured focus in project planning and 

communication to broaden the appeal beyond 
arts supporters and tourists:

• Equal emphasis on all acronyms within 
STEAM

• Increased emphasis on the “Park” portion, 
with amenities for recreation users

• Increased emphasis on economic 
revitalization 

• Increased emphasis on sustainability 

• Garnering interest from private donors who 
live in Durango only part-time

• Building a grassroots support system, where 
each voice is heard and addressed

• Total and vocal support for the project 
moving forward from vital stakeholders, 
including the City Council, Parks and 
Recreation Board, CDOT, Chamber, Tourism 
Board and San Juan Symphony

• Understanding and honoring the perspective 
of adjacent homeowners

• Overcoming the noise interference issues as it 
relates to potential performances on the site

• Addressing noise ordinance enforcement 
issues for adjacent homeowners

• LEED Gold minimum facility
• Ensuring the project has wide appeal beyond 

the elite, encouraging buy-in from established 
local interests, including rural constituents 

• Capitalizing on Durango’s ability to build 
successfully with significant private financing

• Architecturally significant building that 
inspires private donors and enhances 
Durango’s brand 

• Building and sustaining (not overbuilding) a 
new facility

• Considerable facilitation and collaboration 
among Partners

• Making the connection between the inside and 
outside (“this is Colorado!”), including live 
outdoor music and other outdoor gathering 

space
• Differentiating this facility from the Fort 

Lewis College Community Concert Hall, 
which is subsidized and yet struggles to fill 
event dates

• Even if the process is longer than expected, 
continue anchoring the effort in the mind of 
the public to keep the project relevant 
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COMMUNITY ENGAGEMENT PROCESS

COMMUNITY ENGAGEMENT PROCESS 

To gather perspectives on the many aspects 
related to a potential STEAM Park project, three 
types of feedback mechanisms were used to 
allow candid conversations on the perceived 
strengths and weaknesses of the concept.

Engagement Activities

Public 
Engagement 
Events

Entire Durango Community

Survey Entire Durango Community

Interviews • STEAM Park Committee
• STEAM Park Partners
• Elected Officials
• Community Leaders

PUBLIC ENGAGEMENT EVENTS
The consultant team hosted a total of four public 
outreach events in order to gather public input 
and provide information about the Feasibility 
Study process.

The first two events occurred on December 4, 
2014 at the Durango Arts Center (DAC) and 
on December 5, 2014 outside the Durango 
Welcome Center. These two events focused on 
an engagement exercise that asked stakeholders 
to fit the program pieces (parking, theatre, 
classrooms, gallery, retail, etc...) together in their 
preferred orientation on the proposed project 
site. The activity was not an exercise to design 
the site, but rather to build an understanding 

 “A community project, 
striving to provide a 
riverfront venue for 
activities, programs 
and performances in 
the areas of Science, 
Theatre, Education, 
Art and Music that will 
enhance and fulfill 
the lifestyles of local 
residents and visitors.”  

- STEAM Park 
Committee mission 
statement

of the opportunities and constraints of this site. 
Presentation boards at both events provided 
information about the goals and process of the 
Feasibility Study, and an interactive board asked 
participants to vote for their preferred STEAM 
acronym. The consultant team also administered 
surveys both digitally and on paper (146 total 
paper surveys collected at both events) to the 
approximately 500 people at the Durango first 
Thursday gallery walk and annual Noel Night. 

On February 17, 2015, the consultant team 
presented their final report to the Durango 
City Council at a special public study session. 
The consultant team gave an overview of 
the process, the findings of the analysis, and 
recommended next steps.

On February 18, 2015, the consultant team 
hosted a final public meeting that was set up 
as a community open house. Presentations 
that summarized the project and its findings 
were held every 30 minutes while information 
boards described the process and final 
recommendations. There were a series of 
brief question and answer sessions after each 
presentation.

From all the outreach activities the majority of 
stakeholders expressed general support for the 
concept, but shared several concerns, including 
traffic, parking, riverfront over development and 
financing.
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COMMUNITY ENGAGEMENT EXERCISES
Participants were given blocks that were the relative shape and size of STEAM Park program elements and asked to arrange them on 
the site. This exercise helped to demonstrate the key challenges and opportunities of developing on the site.
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COMMUNITY SURVEY

SURVEY BACKGROUND
From December 3-21, 2014 a survey allowed 
responses from the Durango community to 
defined and open-ended questions concerning 
the feasibility of a consolidated STEAM Cultural 
Park campus. The survey was promoted 
through direct outreach, media coverage, 
advertising, the City website, social media, CITY 
SPAN 10, emailed links via the STEAM Park 
Committee, STEAM Park Committee and Partner 
organization newsletters, and solicitation at the 
Durango Art Center (DAC) and Durango Noel 
Night annual event. The 951 responses exceeded 
the targeted goal of 900. 

SURVEY EVALUATION
Based on a high-level assessment of survey 
comments, the project team estimates that two-
thirds of survey respondents were supportive of 
the project. While respondents were generally 
supportive, there were some concerns that the 
following matters be addressed:

1. Improve access to the STEAM Park site and 
Animas River

2. Find a new location for FIre Station 2 and 
River City Hall

3. Resolve parking issues created by the 
proposed project and an increase in intensity 
of uses

4. Find private, federal, and state funding 
sources to realize the project.

Some respondents were opposed to the 
project based on concerns that noise and more 
development along the Animas River would be 
detrimental to the public’s use and enjoyment of 
this natural amenity.

Of the survey’s 11 questions, six provided the 
additional option for open-ended comments. 
The survey responses were tallied and ranked. 
Representative positive and negative comments 
are included in the individual question 
evaluation. 

• Based on the Durango population, the survey 
responses have a confidence interval of ±4.3%

• The survey actively sought responses from 
residents and visitors, including at local 
businesses and large retail outlets

• The responses may be skewed due to the push 
by the STEAM Park Committee and its 
Partners. 

• While the community at large had the 
opportunity to respond, people interested in 
arts and culture opportunities may have been 
more apt to do so

• The survey’s validity was questioned by a 
small percentage of the audience, as is typical 
in these situations. The design of the survey, 
specifically the six open-ended questions, 
sought to invite more extensive feedback, 
both positive and negative. These answers 
were also analyzed to assess trends

• The survey represents a sampling of people 
who tend to believe strongly – positively or 
negatively — about the STEAM Park. If the 
process moves forward, people who have until 
now remained quiet may become more vocal 
in their opposition or support. 

Location of Survey Respondents (QUESTION 1)

54+40+2+1+3
DurangoLa Plata County

Southwest Colorado (2%)
State of Colorado (1%)
Out of Colorado (3%)

54%
40%



19

The survey revealed the following findings:

• The proposed STEAM Park would directly 
affect the overwhelming majority (94%) of the 
respondents, as residents of Durango or La 
Plata County. (Q1)

• The respondents’ top cultural activity — non-
classical music — is not currently represented 
by the six Partner organizations. Sustainability 
of the STEAM Park will require strong 
community attendance; the expertise to 
contract, promote and present non-classical 
music options would be important. The next 
two selections — gallery walks and art fairs — 
would require commercial development at the 
park or supplementary efforts from current 
Partners. (Q2, Q3)

• More than 50% of respondents referenced 
museum experiences. Eight facilities in 
Durango, Farmington and the Ute Reservation 
are considered museums. The largest two are 
the Animas Museum, which welcomes 5,000 
visitors annually, and the Southern Ute 
Cultural Center & Museum in Ignacio, which 
had 5,219 in 2012, its first year of operations. 
The Southern Ute Museum, a $38 million dollar 
facility, is underperforming, according to a 
July 31, 2013 article in the Durango Herald. The 
article quoted Nathan Strong Elk, the 
museum’s executive director, as seeking 
similar partnerships formed for the STEAM 

QUESTIONS 2 AND 3: What STEAM-related cultural activities have you or your family 
participated in or attended in Durango during the last year? Which STEAM-related cultural 
activities have you or your family participated in other communities during the last year?

Answer Options
Q2: In Durango Q3: Other Communities

Percent Count Percent Count
Non-Classical Music 58.8% 514 65.7% 476

Art Fair 56.5% 494 49.7% 360

Live Theatre 55.1% 482 46.0% 333

Gallery Walk 54.9% 480 45.0% 326

Museum Experience 51.4% 449 35.5% 257

Independent/Foreign Film 42.8% 374 27.5% 199

Classical Music 39.1% 342 25.4% 184

Dance 26.5% 232 22.1% 160

Educational Class (STEAM-related) 21.7% 190 16.0% 116

Lecture (STEAM-related) 19.3% 169 15.5% 112

Park. It reads: “[Strong Elk] also wants to work 
with similar institutions to build more mutually 
beneficial relationships, such as working with 
the Durango Discovery Museum on science 
exhibits for kids, having Music in the 
Mountains do a concert at the museum and 
promoting the museum at the nearby 
Chimney Rock National Monument.” (Q2,Q3, 
Q4)

• The Powerhouse Science Center was formerly 
called the Durango Discovery Museum. 

Respondents may have included visits to the 
Powerhouse as a museum. (Q2,Q3)

• Colorado has 277 facilities labeled as 
museums. (Q3) 

• With the exception of non-classical musical 
events and river walks, three of the five 
Partners are competent to provide the top 
amenities selected by the respondents: art 
exhibitions, live theatre, film screenings and 
educational activities, including both science 
and the arts. Two Partners provide classical 
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QUESTIONS 4: What activities would you or 
your family participate in if available at the 
STEAM Park? Select up to four.

Answer Options Percent Count
Non-classical music 
events

62.2% 514

Art exhibitions 57.9% 494

Live theatre 56.8% 482

Film screenings 53.7% 480

River walks 51.8% 449

Educational activities 
including both science 
and the arts

49.8% 374

Classical music events 41.3% 342

Powerhouse Science 
Center events

40.6% 232

Lectures (STEAM-related) 31.8% 190

None of the above 6.7% 169

QUESTIONS 5: Which additional amenities 
should be included at the STEAM Park? Please 
check all that apply.

Answer Options Percent Count
Outdoor entertainment 
spaces

82.5% 696

Restaurants 69.5% 587

River-focused activities 66.9% 565

Meeting or conference 
space

55.0% 464

Classroom space 51.7% 436

Artist Live/Work spaces 47.2% 398

Office space for non-
profit organizations

34.6% 292

Wedding venue 25.2% 213

Retail shopping 25.1% 212

Other ideas 120

music presentations; both have facilities 
associated with the presentations. The STEAM 
Park could enhance programming or detract 
from current audiences. Additional resources 
by Music in the Mountains and the San Juan 
Symphony will be needed to offer 
programming outside of their current venues. 
(Q5)

• Teaming with those who offer expertise in 
relation to the Animas River would be 
important. Leaders in Aztec, New Mexico have 
worked extensively to improve the 

relationship of that city to the Animas River. 
Lessons learned from Aztec should be 
reviewed. (Q5)

• The respondents’ top two benefits of the 
proposed STEAM Park were the provision of a 
centralized location for arts and sciences, and 
the park’s potential to act as a driver for 
riverfront revitalization. As referenced in the 
STEAM Park website, these two benefits are 
extremely important to the STEAM Park 
Committee. However, questions about these 
and other benefits were highlighted in the 

QUESTIONS 6: Please check the two most 
important benefits the STEAM Park would offer 
the Durango area.

Answer Options Percent Count
Would provide a 
centralized location for 
arts and sciences

60.5% 409

Would act as a driver for 
riverfront revitalization

57.2% 387

Would make Durango a 
cultural destination

35.8% 242

Would boost economic 
development

33.3% 225

Would bring more activity 
to downtown Durango

30.6% 207

Would add no benefit to 
Durango

11.1% 75

comments. Some respondents expressed 
concern about overuse of the Animas River; 
increased trash and noise; diverting traffic 
away from Downtown galleries, business, and 
the Fort Lewis Community Concert Hall; 
access; and parking. These elements should 
be addressed before proceeding. Several 
responses suggested remodeling the DAC as 
a less costly way to consolidate arts programs 
and offerings. (Q6)

• Approximately two-thirds of the respondents 
did not list any additional benefits. Of those 
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corporate sponsors. Second was a preference 
for funding from the State, other 
governmental funding sources, or through an 
increase in the Lodgers Tax. This question had 
more negative responses than any other. 
Infrastructure needs (sewer, airport) in 
Durango were included in a number of 
comments. (Q8)

• In addition to funding the facility, the 
additional costs of moving the Durango Fire 
Protection District’s Station No. 2, parking and 
access to Iris and Riverfront Parks are viewed 
as detriments. Funding, parking, and access 
are hurdles the STEAM Park must overcome 
to be successful. (Q8, Q9)

• Responses indicated a strong need for art 
space in the community and highlighted the 
inadequate space of the current DAC. (Q9)

• When provided the opportunity to add 
anything else to the survey, the idea of 
renovating the current DAC was highlighted. 
Others commented on the importance of this 
initiative to make Durango a cultural 
destination. People reiterated previous 
concerns as well. (Q10)

• More than one fourth of respondents provided 
contact information. (Q11)

• The survey responses — positive or negative 
— will provide the proponents of the STEAM 
Park vital information that will have to be 
amplified or overcome for success.

QUESTIONS 8: What is your opinion on how 
the STEAM Park should be funded? Check all 
that apply. (NOTE: This table reflects responses 
from Durango residents only) 

Private Funding (67%)

Lodgers Tax (51%)

Sales Tax (35%)

State or Other Funding (53%)

Do Not Support (13%)

Not Applicable (2%)

0% 10% 20% 30% 40% 50% 60%

who did, 269 responded with ideas on what 
Durango would gain from the STEAM Park. 
The responses centered on increased tourism 
(30), education (22), sense of community (41), 
respect and branding. These comments 
provide touch points of what this sample finds 
important. (Q7)

• Sixty-eight responded Durango would gain 
nothing from the STEAM Park; 24 mentioned 
the cost of the development would mean 
higher taxes and debt. Parking challenges and 
increased traffic were also cited. (Q7)

• People who responded to funding the STEAM 
Park had a strong preference for private 
funding from non-profits, foundations and 

QUESTIONS 9: From this list of perceived 
obstacles in the development of the STEAM 
Park, please check what you believe would be 
the top three.

Answer Options Percent Count
Access across the Camino 
del Rio for both cars and 
pedestrians

51.3% 470

Parking 49.9% 458

Scarcity of funding 49.6% 455

Pedestrian access from 
the heart of Downtown

36.1% 331

Relocating the Fire 
Station and River City Hall

32.8% 301

All obstacles can be 
overcome

25.0% 229

Other more pressing 
needs in Durango

23.6% 216

Duplication of current 
cultural spaces

14.5% 133

Added competition for 
current downtown retail 
and galleries

10.3% 94
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MARKET DEMAND PROFILE

DEFINING A CATCHMENT AREA
In this report, a catchment area refers to the 
boundary in which people are likely to regularly 
attend an event or exhibit at a hypothetical 
STEAM Park. 

This catchment area was delineated using 
a gravity model. This model assumes that 
consumers are drawn to larger cities to shop, 
or in this case, attend cultural experiences and 
events, because of the magnitude and diverse 
opportunities provided in those other cities. 
Consumers are similarly deterred by driving 
distances. Based upon conversations with the La 
Plata County Economic Development Alliance, 
the following cities were chosen as having a 
potential draw:

• Grand Junction, Colorado
• Alamosa, Colorado
• Albuquerque, New Mexico
• Flagstaff, Arizona
• Moab, Utah

The population of each of these cities was used 
as a proxy for the number and magnitude of arts 
and cultural facilities, and the minimum driving 
distance between that City and Durango used 
as a distance cost variable. Based on the ratio 
of market magnitude to distance, basic market 
area geometries, shown in light orange, were 
delineated. This geography was further refined 
by U.S. Census Tracts, shown in dark orange. 

The following cities are included in the Durango 
Catchment Area:

• Aztec, New Mexico
• Bayfield, Colorado
• Bloomfield, New Mexico
• City of Creede, Colorado
• Cortez, Colorado
• Dolores, Colorado
• Dove Creek, Colorado
• Farmington, New Mexico
• Ignacio, Colorado
• Lake City, Colorado
• Mancos, Colorado
• Mountian Village, Colorado
• Naturita, Colorado
• Norwood, Colorado
• Nucla, Colorado
• Ophir, Colorado
• Pagosa Springs, Colorado
• Rico, Colorado
• Sawpit, Colorado
• Silverton, Colorado

EXISTING FACILITY UTILIZATION
The Four Corners region has a wealth of 
theatres, museums, conference centers, 
venues, and other performing and cultural 
arts facilities that can host a diversity of event 
types (music, performances, film screenings, 
conferences, exhibits, etc.). According to the 

City of Durango Entertainment Inventory and 
Gap Analysis conducted by RPI Consultants 
in 2011, on average 46% of the total regional 
capacity is used. In spring and fall months, only 
approximately 30 to 40% of this space is used.

CONSUMER SPENDING
Based on the Bureau of Economic Analysis’s 
2013 consumer expenditure survey and the 
population of this delineated region, there is 
an estimated $112 million market for fees and 
admissions for entertainment events.

Age 
Cohort

Spending 
per Person1

Population2 Total 
Spending

< 25 $ 245  82,959  $20,324,955 

25 to 34 $ 498  30,843  $15,359,814 

35 to 44 $ 736  28,133  $20,705,888 

45 to 54 $ 747  34,788  $25,986,636 

55 to 64 $ 551  30,710  $16,921,210 

65 to 74 $ 579  16,634  $9,631,086 

75 + $ 276  11,932  $3,293,232 

 235,999 $112,222,821 

1. SOURCE: Bureau of Economic Analysis. 2013 Consumer 
Expenditure Survey. “Table 1300: Age of Reference Persons: 
Annual expenditure means, shares, standard errors, and 
coefficient of variation” for Entertainment Fees and Admissions
2. SOURCE: United States Census Summary File 1
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COMPARABLE AND 
COMPETITIVE FACILITIES

As outlined by the Durango STEAM Park 
Committee, the proposed project could include 
a 300-350 seat theatre; space for rehearsal, 
classrooms, administration and conferences; 
an outdoor amphitheater; art galleries and 
improvements to the Powerhouse Science 
Center. This aspect of the process reviewed 
comparable and potentially competitive cultural 
facilities within Durango and the Four Corners 
region that meet one or more of the proposed 
STEAM Park’s programming needs. It should 
not be dismissed that the STEAM Park concept 
as defined contains these programming needs 
within one footprint rather than spread across 
the region. It’s also worth noting that venues 
with multiple duplicative spaces are not situated 
on the Animas River, a key feature of the STEAM 
Park concept.
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1. Highlighted in orange are duplicative programming spaces. 2. Highlighted in green are potential partners, with programs that 
may strengthen the STEAM Park mission. (Several organizations 
in Farmington and Ignacio could fit into this category and may 
serve to extend the STEAM Park concept’s reach. Inclusion would 
depend upon the funding source, as City or State funding may 
preclude their participation.)

VENUE LOCATION SUMMARY
THEATRE SPACE

MUSEUM SPACE MEETING SPACE
SEATS PROSCENIUM

BLACK BOX/
MUSIC

PROJECTION

Animas City 
Theatre

Durango films, concerts and 
other offerings 
including  the New 
York Film Critic 
National Series and 
the National Theatre 
Best of Britain series

300 x x

N/A live music, parties, 
fundraisers, and 
other events up to 
300 people

Animas 
Museum

Durango exhibits and programs 
to help keep La Plata 
County history and 
culture alive; also 
home to a research 
library and photo 
archives

N/A

permanent historical 
and arts exhibits 
including a restored 
1905 classroom, 
temporary exhibits 
and a Native 
American gallery

accommodates 
a Christmas 
Bazaar, volunteer 
recognition parties 
and other small 
events

Black box at 
Henderson

Farmington
50 x

B-Square 
Ranch

Farmington private wildlife 
refuge, working farm 
and home of two 
museums

N/A

Museum of Fish 
and Wildlife 
has more than 
2,500 specimens; 
Electromechanical 
Museum has antique 
electrical, radio, 
industrial and 
agricultural artifacts 
within 15,000 SF 
exhibit area and two 
acres outside

N/A



CITY OF DURANGO STEAM PARK FEASIBILITY STUDY | CAPACITY ANALYSIS26

VENUE LOCATION SUMMARY
THEATRE SPACE

MUSEUM SPACE MEETING SPACE
SEATS PROSCENIUM

BLACK BOX/
MUSIC

PROJECTION

Center for 
Southwest 
Studies at Fort 
Lewis College

Durango exhibits, library, and 
gallery support the 
exploration of the 
Southwest’s heritage

N/A

historical and arts 
exhibits, library and 
gallery

opening 
receptions, 
lectures, 
receptions 
and small film 
screenings

Colorado Trails 
Ranch

Durango all inclusive dude 
ranch in the San Juan 
Mountains N/A

N/A accommodates 
reunions, business 
retreats and other 
events up to 100 
people

Community 
Concert Hall 
at Fort Lewis 
College

Durango eclectic presenting 
program and 
production venue 
for the college 
and surrounding 
communities

600 x

N/A accommodates 
lectures

Doubletree 
Hotel

Durango hotel and event 
space located on the 
Animas River, within 
walking distance of 
downtown Durango 
and the Railroad

N/A

N/A 5,500 SF flex 
meeting spce,  
3,000 SF ballroom

Dunton Hot 
Springs Resort 
and Spa

Dunton resort with day and 
overnight packages; 
the entire town or 
ranch can be rented 
for corporate retreats, 
family reunions and 
weddings

N/A

N/A accommodates 
weddings, 
conferences and 
other events up to 
80 people

Durango and 
Silverton 
Narrow Gauge 
Railroad and 
Museum

Durango historic train in 
continuous operation 
between Durango and 
Silverton since 1882; 
two museums, one at 
the end of each line

N/A

two historical 
museums (one 
12,000 SF)

accommodates 
events and groups 
on the train and at 
the museums
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VENUE LOCATION SUMMARY
THEATRE SPACE

MUSEUM SPACE MEETING SPACE
SEATS PROSCENIUM

BLACK BOX/
MUSIC

PROJECTION

Durango Arts 
Center

Durango exhibitions, 
performances 
and educational 
programs to provide 
opportunities to 
create, to promote 
and to participate 
in diverse arts 
experiences

240 x x

N/A accommodates 
up to 425 people 
within  17,000 SF

Durango Elks 
Lodge and 
Museum

Durango community gathering 
center with several 
event spaces; 
historical museum on 
the top floor

N/A

historical museum on 
the top floor

accommodates 
events in the 
lounge, dining 
facility, pool room, 
ballroom (up to 
235 people) and 
picnic grounds

Durango Fish 
Hatchery 
and Wildlife 
Museum

Durango fish hatchery and 
small indoor display 
of Colorado wildlife

N/A

seasonal wildlife 
museum

N/A

Durango 
Mountain 
Resort

Durango mountain community 
offering skiing, other 
outdoor activities, 
restaurants and 
events

300 x

N/A accommodates 
weddings, 
conferences, 
reunions and 
receptions from 20 
to 500 guests

Durango 
Stadium 9 
Theatres

Durango theater providing 
traditional movies and 
live simulcasts

N/A
N/A N/A
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VENUE LOCATION SUMMARY
THEATRE SPACE

MUSEUM SPACE MEETING SPACE
SEATS PROSCENIUM

BLACK BOX/
MUSIC

PROJECTION

E³ Children’s 
Museum and 
Science Center

Farmington hands-on, science-
related interactive 
exhibits in the Main 
Gallery with special 
programs scheduled 
throughout the year

N/A

exhibit space 
with hands-on 
activities for a 
younger audience; 
programming 
includes toddler 
playdates, family 
math nights, youth 
classes

minimal space 
available, mostly 
for museum 
purposes

Farmington 
Museum at 
Gateway Park

Farmington permanent exhibits 
on the history of 
the area’s cultures, 
traveling exhibits and 
art shows

N/A

scientific and 
historical displays, 
large collection 
of Navajo rugs,  
reproduction of an 
old time general 
store; also hosts 
temporary exhibits 
on other topics 
(Egypt, etc.)

accommodates 
lecture series, 
performances, 
workshops, 
events and special 
demonstrations, 
mostly but not 
exclusively in 
support of the 
museum

Fort Lewis 
Amphitheater

Durango meeting and 
recreational facilities 
for use by visiting 
groups

200

N/A meeting space 
accommodates 
200 people 
-- chairs can be 
added for seating

Fort Lewis 
Student Union 
Ballroom

Durango meeting and 
recreational facilities 
for use by visiting 
groups

N/A

N/A accommodates 
approximately 340 
people

Gaslight Twin 
Cinema

Durango theater providing 
traditional movies and 
live simulcasts

250 x
N/A N/A
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VENUE LOCATION SUMMARY
THEATRE SPACE

MUSEUM SPACE MEETING SPACE
SEATS PROSCENIUM

BLACK BOX/
MUSIC

PROJECTION

Henderson 
Fine Arts 
Center

Farmington 83,000 square foot 
complex that includes 
a performance hall, 
four large meeting 
rooms, and an art 
gallery 784 x x

N/A public meeting 
room equipped 
with multimedia 
presentation 
systems 
accommodates 
up to 750 people; 
can be divided into 
two, three or four 
smaller areas with 
movable partitions

Henry Strater 
Theatre 

Durango historic theatre and 
community space 
welcoming live 
music and touring 
productions 

225 x

N/A theatre 
accommodates 
up to 250 people 
for weddings, 
receptions and 
other events

Holiday Inn 
Hotel & Suites

Durango located near the 
Animas River, a 
short walk to historic 
downtown Durango 
and the  Railroad.

N/A

N/A 1,900 SF of flexible 
meeting space 
accommodating 
up to 110 people

Lions 
Wilderness 
Park 
Amphitheater 
(Sandstone 
Productions)

Farmington Amphitheatre 
supporting the 
Heather McGaughey 
Children’s Theatre 
program

500 x

N/A accommodates 
events at Pavilion 
with temporary 
seating

Little Theatre 
at San Juan 
College

Farmington performance hall with 
seating for 350 350 x

N/A N/A
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VENUE LOCATION SUMMARY
THEATRE SPACE

MUSEUM SPACE MEETING SPACE
SEATS PROSCENIUM

BLACK BOX/
MUSIC

PROJECTION

Mainstage 
Theater

Durango classrooms, two 
theatres, a prop room 
and a set-building 
facility

N/A

N/A classroom space

Powerhouse 
Science Center

Durango interactive science 
center dedicated to 
providing innovative 
learning and 
unleashing human 
potential

permanent and 
temporary exhibits, 
touch carts, Southern 
Ute Indian Energy 
Gallery, Discovery 
Kids Zone, Mensch 
Spark Shop, Carver 
Brewing Company 
and Family Stage, 
Carlton Family 
Science Education 
Center  

accommodates a 
variety of indoor 
and outdoor event 
spaces, from 35 to 
150 people

Riverside 
Nature Center 

Farmington exhibits featuring the 
plants and animals 
of the riverside with 
emphasis on historic 
uses and ecosystems

N/A

exhibit space and 
wildlife viewing 
opportunities; 
programming 
including children’s 
classes and 
birdwatching

N/A

Rochester 
Hotel & Bar

Durango small family-owned 
historic hotel, 
renovated by mother-
and-son team

N/A

N/A outdoor event 
space for 
weddings, 
concerts and other 
celebrations
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VENUE LOCATION SUMMARY
THEATRE SPACE

MUSEUM SPACE MEETING SPACE
SEATS PROSCENIUM

BLACK BOX/
MUSIC

PROJECTION

Smiley 
Building

Durango 45,000 SF renovated 
junior high school, 
now a  center for 
arts, education and 
creativity; 35 tenants 
offer a variety of 
classes

650 x

N/A accommodates 
dinners, weddings, 
fundraisers and  
other events on 
the grounds; 
several tenants 
offer rooms for 
daily rental, from 
700 to 1,000 SF 

Southern Ute 
Cultural Center 
and Museum 

Ignacio dedicated to the 
history and the 
present experience of 
the Ute people

N/A

permanent historical 
exhibition, temporary 
gallery, welcome 
gallery, library and 
archives

accommodates 
events in large 
multipurpose room 
with audio-visual 
systems, public 
address system 
and theater 
lighting 

Totah Theatre Farmington historic downtown 
theater for events and 
performances

300 x

N/A accommodates 
receptions, 
corporate 
meetings and 
other events in 
theater and lobby 
space
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SECTION 3

BUILDING AND SITE ANALYSIS

BUILDING AND SITE ANALYSIS OVERVIEW

The Building and Site Analysis section of the 
STEAM Park feasibility report is dedicated to 
understanding the existing conditions of the 
existing Partner facilities, the physical needs 
of those Partner facilities and the viability of 
creating a STEAM Park facility at the City-owned 
parcels at the current Powerhouse Science 
Center site. 

The methodology of this analysis includes:  

1. Documenting the locations of existing 
buildings, site features, infrastructure, and site 
relationships at the proposed STEAM Park 
location. This includes understanding the 
current constraints to vehicular and 
pedestrian connections.

2. Gathering feedback from STEAM Park 
Partners on their existing facilities to 
understand their current needs and their 
anticipated future needs to grow their 
organizations.

WHAT THIS SITE AND BUILDING ANALYSIS IS 
INVESTIGATING:

1. What are the existing conditions of the 
proposed site?

2. How do connections to the proposed site 
currently work?

3. What are the needs of the proposed STEAM 
Partners?

4. How could Partner needs be shared spaces?
5. Could all of the space that STEAM Park 

Partners require fit onto the proposed site?
6. What is the impact of parking required for a 

STEAM Park?
7. How would a STEAM Park development 

impact the open site area and relationship 
with the Animas River?

8. What site connections would be necessary to 
bring pedestrians and vehicles into a STEAM 
Park site.

9. What would it cost to prepare the site and 
construct the STEAM Park?

3. Evaluating the ability for the current site to 
physically accommodate STEAM Park Partner 
spaces on the Powerhouse Science Center site 
in relation to Code and Zoning requirements, 
parking requirements, and site impact. This 
includes accounting for any current facilities 
on the Powerhouse Science Center site that 
may require relocation such as the River City 
Hall and Fire Station No. 2.

4. Preliminary Development Cost Estimate that 
would include anticipated demolition and 
building costs with site infrastructure and site 
access connection costs.

5. Development Pro Forma with Hard and Soft 
Development Costs, Financing Options, Pro 
Forma Assumptions, and Economic Benefits.
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ANALYSIS OF PROPOSED SITE

BUILDING AND SITE ANALYSIS OVERVIEW
The analysis of the STEAM Cultural Park site 
includes an examination of the property’s 
existing uses, a regulatory review of the parcel, 
and how the site connects to the surrounding 
area. Before anything is expanded, replaced 
and/or built on the property, the sequence of 
relocation, demolition and development must 
be determined. In order to prepare the parcel 
for future development, an assessment of the 
existing structures and their accompanying uses 
is required so that the City can develop a clear, 
coordinated path forward.

CONNECTIVITY
The site sits directly adjacent to the terminus 
of Downtown Durango’s primary commercial 
corridor at the intersection of 14th Street and 
Camino del Rio where Main Avenue becomes 
North Main Avenue. Due to the automobile-
oriented nature of Camino del Rio and North 
Main Avenue, this intersection currently 
functions as a barrier to the STEAM Cultural Park 
site. The primary function of Camino del Rio (U.S. 
Highway 550) is to move automobiles through 
Durango, and the traffic flow effectively cuts the 
site and the Animas River off from the rest of the 
Downtown. Additionally, several east-west cross 
streets (13th, 12th, 11th and 10th Streets) do not 
connect through to Camino del Rio. This break in 
the historic street grid pattern stifles both access 
to the site and future redevelopment.

Zoning

Base District MU-A (Mixed Use 
Arterial)

Overlay(s) River Corridor Overlay
Downtown Design 
Overlay

Lot Standards (if subdivided)
Minimum Lot Area 14,000 square feet.

Minimum Frontage 100 feet

Minimum Width 100 feet

Setback
Front 10 feet

Side (interior) 7.5 feet for all adjacent 
properties (per RCOZ 
requirements)

Side (street) 10 feet

Between Buildings 15 feet (per RCOZ)

Rear 0 feet

River 25 feet from riverbank

Trail 15 feet from trail itself
3 feet from trail ease-
ment

Height 35 feet

URBAN DESIGN POLICY FRAMEWORK
Durango Future Land Use Plan
The Future Land Use identified in the Durango 
Comprehensive Plan is Public/Quasi-public, 
which is consistent with the current uses on the 
site, and would be consistent with a facility such 
as the STEAM Cultural Park in question. 

Animas River Corridor Plan
The Animas River Corridor Plan provides 
additional design direction on the site in order to 
promote the following objectives:

• Maintain and enhance the visual qualities of 
the River and Riverfront Area

• Preserve and develop opportunities for 
recreational use of the river compatible with 
the riverine environment

• Make the riverbanks accessible and amenable 
for riverside activities, including non-
motorized travel, recreation and cultural 
experiences

• Maintain and enhance the natural ecology of 
the Animas River including water quality, 
floodplain and habitat preservation

• Promote awareness of the natural ecology of 
the River and the riparian corridor

Planning staff makes all determinations of design 
issues in the River Corridor Overlay Zone.
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Downtown Design Guidelines
In addition to the River Corridor Overlay 
zoning parameters and design guidelines, the  
Downtown Design Guidelines also apply to the 
site. Planning staff makes all determinations 
of design issues for the Downtown Design 
Guidelines. Applicable guidelines are as follows:

• A new building should maintain the wall of 
buildings at the sidewalk edge.

• The overall mass of a new building should 
convey a sense of human scale.

• Building materials for new construction should 
be visually compatible with the predominate 
materials of this area

• A new building should contribute to a 
pedestrian-friendly environment by providing 
an active street edge.

• Provide a safe pedestrian environment by 
minimizing the impact of the automobile.

• The edge of a property that abuts the Animas 
River should be designed to enhance the 
appeal to pedestrians and River Trail users.

• The visual impacts of parking should be 
minimized

• Views to mountains and the historic 
downtown should be maintained.
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SITE DESCRIPTION

Size 5.6 acres (3.51 buildable 
acres

Ownership City of Durango

Description The parcel extends into 
the Animas River on the 
north northwest and to the 
Camino del Rio right of way 
on the opposite side.

SITE USES
Powerhouse Science Center – A restored 
historical electrical generation plant that was 
converted to a museum that serves the region’s 
school districts and other special events. The 
Science Center has many needs, including a 
public restroom. The Carlton Family Annex, 
a former storage shed, houses permanent 
restrooms, classrooms, the museum’s model 
shop and administrative offices. 

Fire Station 2 – A Durango Fire Protection 
District (DFPD) Station that was not originally 
built as a fire station, but was later converted. 
The District is currently seeking to upgrade and 
relocate the facility.

River City Hall – The City currently houses its 
Community Development Department in this 
office building. The City is in the process of 
conducting a facilities master plan that has cited 
the potential relocation of this facility as one of 
many considerations. 

Riverfront and Iris Park – At the southwestern 
edge of the site lies Iris Park, which includes 
passive recreation areas, picnic tables and the 
Animas River Trail bridge across the Animas 
River to Schneider Park. The recreational path 

adjacent to the Animas River that runs the length 
of the site is Riverfront Park.

DISPLACEMENT
If the STEAM Cultural Park project moves 
forward, the displacement of the existing uses 
on the site, excluding the Powerhouse Science 
Center will need to be determined. It is not the 
purpose of this feasibility study to determine 
where these uses should be located, but to 
create an understanding of what it might take to 
prepare the site for future development.

If the STEAM Committee Partners moved 
into the site, the River City Hall and DFPD’s 
Station Number 2 would need to be relocated 
to alternative site locations. Depending on the 
preferred development program, the existing 
uses within the Carlton Family Annex to the 
Powerhouse Science Center can be incorporated 
into any future cultural campus development. 
A temporary replacement for these critical 
functions of the Science Center currently housed 
in the annex will need to be determined as well 
during any site preparation and construction. 

Both the City and the DFPD are about to initiate 
or are in the process, respectively, of studying 
their facilities, which presents an opportunity 
to further study these complex and interrelated 
relocation issues. 

MOVING FORWARD
Understanding the needs and opportunities 
of relocating, retaining, or reconfiguring the 
existing uses on the site is a lynch pin for any 
redevelopment. The current uses represent a 
complex and intertwined situation where “all the 
dominos need to fall” at the right time and in the 
right place. 

The City of Durango, with the direction from 
the public through several planning processes, 
has taken careful consideration to ensure 
the appropriate future use and development 
of the STEAM Cultural Park site. The City’s 
comprehensive plan designates the parcel in 
its preferred land use scenario as a public/
quasi-public use. The Animas River Corridor 
Plan identifies a cultural use for the site as 
appropriate, and emphasizes the preservation of 
views and open spaces for both recreation and 
natural systems. Finally, the Downtown Design 
Guidelines set up a regulatory process to ensure 
any new development fits into the historical 
character of Downtown Durango, and promotes 
a more livable and walkable Camino del Rio 
corridor.

This established policy direction speaks to 
the future vision for not just the site, but all of 
Downtown Durango, and specifically the form 
of future development along the Camino del Rio 
and North Main Avenue corridors. Located at 
the northern gateway of Downtown Durango, 
what happens at the site has the potential to set 
the tone for the long-term future development 
of the northern end of Downtown Durango. The 
site’s existing access and connectivity issues 
present a larger urban design challenge whose 
development holds the potential to realize the 
community’s vision for a vibrant, mixed-use 
district that draws the pedestrian character of 
historic Downtown Durango to the Animas River.
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STEAM PARK SITE FEASIBILITY

In considering the feasibility of the STEAM 
Park project, the consultant team has met with 
project stakeholders and reviewing agencies, 
and analyzed the proposed site to identify 
challenges and opportunities of the proposed 
site.  

A discussion of these items, including associated 
development costs, is presented in the following 
pages. 

ACCESS 
Primary access to the STEAM Cultural Park site 
would occur at 12th street and Camino del Rio 
(U.S. Highway 550). Presently, this intersection 
is a limited ¾ movement intersection which 
does not permit northbound U.S. Highway 550 
egress from the site, (excepting for emergency 
vehicles). Conversion of this intersection into 
a full movement, signalized intersection would 
be beneficial for the Project. Conceptually, the 
Colorado Department of Transportation (CDOT) 
is agreeable to this modification, however, 
would require closure of the 12th Street access 
on the east side of US 550 and a right in/right 
out restriction of the 14th street access on the 
west side of US 550. Estimated costs for these 
improvements is $2,000,000. 

The 12th street intersection is very heavily 
utilized by pedestrian traffic, as evidenced by 
the recently installed HAWK signal crossing on 

US 550. While this crossing has improved safety, 
CDOT has acknowledged that installation of a 
grade-separated pedestrian crossing would be 
required as part of the corridor modifications 
discussed previously. The estimated cost for 
this component is $3,500,000, which could be 
wholly or partially funded separately by the 
Parks and Recreation Department and/or CDOT. 

The Animas River Trail (ART) is located along 
the eastern river bank along the length of the 
STEAM Park site. The surface of this portion of 
the ART is deteriorated asphalt in need of repair/
replacement. The City of Durango has indicated 
that redevelopment of the site to accommodate 
the STEAM Park project would require that 
the ART be reconstructed to current design 
standards (10 foot wide concrete Accessible 
shared use path). Estimated cost for this 
component is $1,500,000, which could be wholly 
or partially funded by the Parks and Recreation 
Department. 

UTILITIES 
Presently, the site is bisected by water, sewer, 
and storm transmission mains. It is possible 
that the conceptual site development “options” 
presented by the consultant team would 
require adjustment and or relocation of this 
infrastructure. The City has indicated that these 
utilities are near the end of their service life 
and that relocation of this infrastructure would 

require upgrading the utilities to meet current 
specifications. Estimated cost for relocating and 
upgrading this infrastructure is $1,500,000.

ENVIRONMENTAL 
The site has historically been used for numerous 
uses, including a coal power generation plant 
(Powerhouse). Based on conversations with 
CDOT, it is likely that the embankment for U.S. 
Highway 550 includes uranium mill tailings. It 
is expected that mitigation of contaminated 
soils will become a requirement of developing 
the STEAM Park. A budgetary allowance for 
mitigation of contaminated soils is unknown until 
proper soil testing can occur pre-development. 

Due to the proximity of the Animas River, 
groundwater levels may also become an element 
that influences site development options. 

BROWNFIELDS
No brownfields were identified on the site during 
the consultant team’s initial review. As the site 
and the entire eastern bank of the Animas River 
near downtown has a history of industrial use 
and other mining related operations, however, it 
is appropriate to be cautious during any demoli-
tion , land clearance or grading on the STEAM 
Park site. As such, it would be appropriate for 
the site to be tested and potentially go through 
any remediation process if found necessary as a 
part of the site preparation process prior to any 
development. 
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SITE DEVELOPMENT COSTS 
At the feasibility level, site development 
costs should be estimated at $1,000,000 to 
$2,000,000 per acre for areas outside of the 
building envelopes. Items included in this 
conservative estimate are site preparation 
(demolition, mass grading), hardscaping, 
landscaping, irrigation, and minor utility services.

SPATIAL CONSIDERATIONS 
The project parcel is 5.6± acres in size however 
only 3.5± acres is considered developable for use 
by the STEAM Park. The remaining 0.75 acres 
will be utilized for site access roadways, the 
Animas River Trail, park space, etc. 

Approximately 1 acre of developable area may 
be available on the northern adjacent parcel 
occupied by the Powerhouse Science Center. 

Project stakeholders have indicated that 
acquisition of the privately owned adjacent 
parcels totaling approximately 2 acres south of 
the site may be beneficial to the project. 

Title research has not been prepared for this 
Feasibility Study. It is possible that this research 
would discover additional site development 
constraints (utility easements, lease hold 
agreements, etc.).
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PARTNER PROGRAMMING

SHARED PARTNER NEEDS
To better understand the spaces required in a 
comprehensive study of the STEAM Cultural 
Park concept, the identified STEAM Park 
Partners each completed an evaluation to list the 
physical needs for their organizations.

This needs assessment gave partners the 
opportunity to share their requirements for 
indoor and outdoor spaces with a thorough 
accounting of specific spaces required.  Partners 
were asked to estimate their number of 
employees, when spaces are used and by whom, 
and, if possible, the sizes of spaces estimated in 
square feet areas.

These evaluations are meant to capture not only 
those things critical to the current function of 
each organization, but also to anticipate future 
growth and long-term needs.

With all STEAM Park Partner feedback gathered, 
the evaluations were compiled into an overall 
STEAM Park matrix that listed all items for 
each group to begin informing overall facility 
programming to know how many unique spaces 
are to be accommodated and how many shared 
spaces could exist.  

The goal was to streamline the STEAM Park 
concept in relying on collaborative spaces 
that could serve multiple organizations 

simultaneously.  This not only impacts initial 
development costs and long-term operational 
costs, but also allows a more cohesive facility 
relationship that promotes a more compact 
footprint with space reserved for outdoor use.  

Instead of focusing on spaces as dedicated to 
one specific Partner at a time, the programming 
process looked at types of spaces, such as 
spaces for classrooms or spaces for offices.  In 
this way, programming was divided into seven 
distinct categories:  

1. A community theatre seating 300-350 
capable of staging music, dance, spoken word, 
or filmed events.

2. Galleries meeting fine art museum 
conservation performance requirements

3. Education + workshop providing studios for 
dance, music, or art with industrial spaces for 
working with wood or metal.

4. Powerhouse Science Center expansion with 
large exhibit halls and greenhouse 

5. Administration area to provide office space 
for all partner organizations 

6. Amenity spaces allowing for retail gift shops, 
coffee shop, restaurant, and catering 
capabilities

7. Outdoor programmed space creating an 
amphitheater, outdoor dining space, and 
relationship to the Riverfront Park

In comparing the data from the combined 
Partner evaluations, the one item that was 
revealed as a global need was for a flexible, 
community theatre capable of accommodating 
an audience of 300-350.  The performance of 
this community theatre would need to be broad 
enough to capture the needs of the Partners, 
including digital film projection equipment and 
the ability to allow events related to music, 
dance, or spoken word.

IMMEDIATE VERSUS LONG-TERM NEEDS
These needs were compared to an assessment 
of the existing Partner facilities to determine 
what needs were the most immediate.  Based on 
the function of most Partners, it was established 
that the existing Durango Arts Center (DAC) 
theatre space was the main space that unified 
the Partners.  The DAC theatre was also noted 
as being in poor condition due to seating, lack 
of back-of-house spaces, relationship to current 
concessions, and lack of equipment.  

This comparison is what determined a 
community theatre as being a key “immediate 
need” in that certain Partners would not be 
able to provide their services to the community 
without it.  
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PARTNER PROGRAMMING AND SIZE REQUIREMENTS
Space DAC PSC MIM SJS DFI SF Full Build Cost per Unit Immediate Needs

Theatre x x x x x 10,920 ft2 $      600 Yes

Galleries x x 5,088 ft2 $      600 No

Science Center x 3,800 ft2 $      240 No

Education + Workshop x x x x  12,588 ft2 $      240 No

Public Amenity (Restaurant and/or Retail) x x x x x x 9,078 ft2 $      240 No

Administration/Facility Support x x x x x x 7,176 ft2 $      240 No

Outdoor Programmed Space x x x x x x 1,400 ft2 $          9 No

Parking* x x x x x x 200 spaces $ 19,000 Yes

DAC =  Durango Arts Center
PSC  = Powerhouse Science Center
MIM = Music in the Mountains
SJS = San Juan Symphony
DFI = Durango Film Festival
SF = Stillwater Foundation

BUILD SCENARIOS
In order to test the feasibility of this site to 
meet the program requirements discussed 
above, the project team evaluated a number 
of scenarios under which the program could 
be met. These scenarios include a no build 
scenario,  which would result in the renovation 
of existing facilities in Downtown Durango near 
the site, a partial build scenario, in which only 
the immediate need of a theatre and related 
spaces would be built, and a full build scenario, 
in which the entire program for the STEAM Park 

Partners would be built. Within the partial build 
scenarios are also two different scenarios related 
to parking. Because of the spatial requirements 
of the full build scenario, structured parking 
would be required. It is also important to note 
that the scenarios presented are not phases 
of the same project. While a full build scenario 
could perhaps be built in phases, the partial build 
scenarios represent a path forward that would 
result in the construction of only a theatre space 
and not other programming needs identified in 
this exercise. In all scenarios, it is assumed that 

River City Hall and Fire Station No. 2 have been 
relocated.

Would require a special study per the City’s Land Use Development Code Section 4-5-2-5
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NO BUILD SCENARIO
In this scenario, a number of existing theatres, 
such as the Durango Art Center, the Smiley 
Theatre, and the Animas City Theatre would 
be renovated to accommodate theatre 
programming needs. The cost of renovating 
these theatres would be approximately $5.1 
million (in 2015$). This scenario assumes a series 
of smaller projects would be needed across 
the Partner organizations to upgrade existing 
facilities and house the various expanded 
program elements. Both the River City Hall and 
Fire Station No. 2 would be relocated in order 
to prepare the site for future redevelopment 
opportunities. For the purposes of this scenario, 
only the costs of the immediate needs of 
renovating theatres was considered.
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Admin Office Space
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PARTIAL BUILD WITH UNDERGROUND 
STRUCTURED PARKING
In this scenario, a new theatre facility with 
support space would be built, in addition to a 
150-space underground parking facility. This 
configuration retains open space on the site. 
Though it would not require the demolition of 
the Carlton Family Annex to the Powerhouse 
Science Center, this image shows that it could 
easily be accommodated on the site.
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PARTIAL BUILD WITH SURFACE PARKING
This scenario illustrates the amount of space that 
would be required to provide surface parking for 
150 spaces. In this scenario, most of the buildable 
area would be used for car storage, and little of 
the site would be available for programmed or 
natural open space. 
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FULL BUILD SCENARIO 
This scenario includes the full STEAM Cultural 
Park program, including a theatre, gallery spaces, 
room for the expansion of the Powerhouse 
Science Center, classrooms and workshop 
spaces, room for retail and a restaurant or 
cafe, administrative offices for all Partner 
organizations, and a 200-space underground 
parking garage. This configuration also leaves 
room for outdoor open space.
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DEVELOPMENT COST ESTIMATE

OPINION OF PROBABLE COST
Building construction and site cost estimates 
were provided from the experience and 
expertise of the consultant team members.  In 
order to facilitate analysis and test various size 
projects for this feasibility analysis, three options 
were chosen to review. The three options, No 
Build, Partial Build, and Full Build are described 
in the adjacent charts.

BASIS OF ESTIMATE AND QUANTITIES
Wherever possible, this estimate has been based 
upon a combination of the Partner programming 
numbers found in this study and existing facility 
square footages provided by the owner. For 
remaining items we refer to owner program 
where no detail is provided.

BASIS OF QUANTITIES
Items which may change the estimated cost 
of construction include, but are not limited to: 
modifications to the scope, equipment, material 
or product specifications

NOT INCLUDED IN OUR ESTIMATE:
• Site Acquisition costs
• Facility Relocations costs
• Legal fees
• Construction interest

No Build

Existing Building 
Renovation Costs

Area/
Spaces

Cost Per 
Unit

Cost

Durango Arts Center 5,214 ft.2 $500 $ 2,607,000

Animas City Theater 2,000 ft.2 $500 $ 1,000,000

Smiley Theater 3,000 ft.2 $500 $ 1,500,000

Theater - - -

Office & 
Multipurpose Space

- - -

Powerhouse Annex 
Replacement - - -

Structured Parking - - -

Site Work - - -

Environmental -

Const. Contingency -

Total Construction - $ 5,107,000
Soft Costs
Professional Services -

Construction Interest -

Legal fees -

Contingency -

Total Soft Costs -
Access Costs

Intersection Access -

Animas River Trail -

Pedestrian Access -

Utility Relocation -

Total Access Costs -

Total Project Cost $ 5,107,000
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Partial Build (structured parking)

Construction Costs Area/
Spaces

Cost Per 
Unit

Cost

Durango Arts Center - - -

Animas City Theater - - -

Smiley Theater - - -

Theater 12,558 ft.2 $600 $    7,534,800

Office & 
Multipurpose Space

- $240 -

Powerhouse Annex 
Replacement - - -

Structured Parking 150 spaces $19,000 $    2,850,000

Site Work 124,846 ft.2 $9.00 $    1,123,614

Environmental Unknown

Const. Contingency $      425,000

Total Construction $ 13,933,414
Soft Costs
Professional Services 10% $   1,193,341

Construction Interest - -

Legal fees - -

Owner Contingency 5% $      596,671

Total Soft Costs $   1,790,012
Access Costs

Intersection Access* $   2,000,000

Animas River Trail -

Pedestrian Access -

Utility Relocation -

Total Access Costs $   2,000,000
Total Project Cost $ 15,723,426

*Includes all soft costs

Partial Build (surface parking)

Construction Costs Area/
Spaces

Cost Per 
Unit

Cost

Durango Arts Center - - -

Animas City Theater - - -

Smiley Theater - - -

Theater 12,558 ft.2 $600 $    7,534,800

Office & 
Multipurpose Space

- $240 -

Powerhouse Annex 
Replacement - - -

Structured Parking - $19,000 -

Site Work* 124,846 ft.2 $11.00 $    1,373,306

Environmental Unknown

Const. Contingency $      425,000

Total Construction $ 9,333,106
Soft Costs
Professional Services 10% $   933,310

Construction Interest - -

Legal fees - -

Owner Contingency 5% $      466,655

Total Soft Costs $   1,399,965
Access Costs
Intersection Access** $   2,000,000

Animas River Trail -

Pedestrian Access -

Utility Relocation -

Total Access Costs $   2,000,000
Total Project Cost $ 12,733,071

*Increase in per square foot cost for surface parking
**Includes all soft costs
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Full Build

Construction Costs Area/
Spaces

Cost Per 
Unit

Cost

Durango Arts Center - - -

Animas City Theater - - -

Smiley Theater - - -

Theater 12,558 ft.2 $600 $   7,534,800

Office & 
Multipurpose Space

33,355 ft.2 $240 $   8,005,104

Powerhouse Annex 
Replacement 3,638 ft.2 $120 $      436,560

Structured Parking 200 $17,000 $   3,400,000

Site work 103,404 ft.2 $9.00 $      930,636

Environmental Unknown

Const. Contingency $      425,000

Total Construction $ 20,732,100
Soft Costs
Professional Services 10% $   2,073,210

Construction Interest - -

Legal fees - -

Owner Contingency 5% $   1,036,605

Total Soft Costs $   3,109,815
Access Costs
Intersection Access* $   2,000,000

Animas River Trail*+ $   1,500,000

Pedestrian Access*+ $   3,500,000

Utility Relocation* $   1,500,000

Total Access Costs $   9,000,000
Total Project Cost $ 32,841,915

*Includes all soft costs
+Could be funded independently
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SECTION 4

FUNDING AND OPERATIONS ANALYSIS

FUNDING AND OPERATIONAL ANALYSIS 
OVERVIEW

The Funding and Operations Analysis section 
of the STEAM Cultural Park Feasibility 
Study develops an understanding of the 
existing economic climate of Durango and its 
surrounding region, and forecast the success 
of funding and operating the proposed STEAM 
Park facility.

The methodology of this analysis includes:  

1. Develop an Operational Pro Forma based on 
the programming identified in the Building 
and Site analysis section of this report.

2. Identify funding resources within the Durango 
community.

3. Evaluate the feasibility of applying for 
Colorado Regional Tourism Act (RTA) 
program funds based on current data 
available related to State Sales Tax. 

WHAT THIS FUNDING AND OPERATIONAL 
ANALYSIS IS INVESTIGATING:

1. What are the available funding streams for the 
initial development of the proposed STEAM 
Park project?

2. What are the available funding streams for the 
ongoing operational expenses related to the 
proposed STEAM Park project?

3. Is the local and regional economy of a 
capacity to sustain the operation of a STEAM 
Park?

4. Is the Regional Tourism Act (RTA) program a 
viable funding option for the proposed STEAM 
Park?

5. What is the City of Durango’s current position 
and ability to fund portions of the initial 
development costs associated with 
infrastructure, relocation of existing services, 
and/or ongoing maintenance related to the 
STEAM Park project?
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STEAM PARK OPERATIONS

Based upon STEAM Cultural Park Partner 
organization programming needs and the 
assumption of a full project build-out of a 
350 seat theatre, office spaces, and other 
development components, the consultant 
team developed a 10 year operating model for 
the STEAM Cultural Park facility, including all 
possible sources of income and all expenses 
related to operating the facility.

One of the largest sources of income for this 
facility is ticket sales and concessions revenue 
from events. The consultant team evaluated 
revenue from facilities in the region in order to 
develop an estimate of potential event revenue 
for the STEAM Park.

REGIONAL EVENT/MUSEUM SAMPLE COMPARISON

Number 
of Seats

Total Ticket 
Revenue

Ticket 
Revenue 
per seat

Total 
Concessions 

revenue

Concessions 
Revenue 
per seat

Total 
Revenue

STEAM Park 
(full build)

325*  $    253,965  $    781  $   29,033  $  89  $    282,998 

Telluride - 
The Music Hall

900  $ 1,475,986  $ 1,640  $ 160,169  $ 178  $ 1,636,155 

Aspen Music 
Tent/ Concert Hall

 2,550  $ 1,371,402  $    538  $ 166,000  $   65  $ 1,537,402 

Farmington Civic 
Center

300  $    157,864  $    526  $     7,479  $   25  $    165,343 

Totah Theater 300  $    159,537  $    532  $   89  $    159,537 

One other possible source of revenue is office 
rents from various program Partners. To develop 
this operating model, the consultant team 
used event income and current expenses to 
understand what office rents would be necessary 
to support a slightly positive Net Operating 
Income (NOI). The consultant team found that, 
given other projected revenue and operating 
expenses, this facility would require an annual 
office rent of approximately $8.00 per square 
foot per year. As a comparison, typical office 
space in Downtown Durango is rented at a rate 
of $15.53 per square foot per year, according 
to the 2008-2014 La Plata County Assessor 
Rent Survey. The operating model also assumes 
that some revenue is generated from the 200 

space parking structure. This revenue could be 
incorporated within office rents (which would 
result in office rents of approximately $9.26 per 
square foot per year) or based on revenue from 
event parking ($22.92 per space per month).

It should be noted that this model does not 
include any expenses related to the actual 
development of the STEAM Cultural Park. 
The net operating income in this model is not 
sufficient to support debt service for this facility, 
which, as discussed later in this section, would 
be $2.2 million annually for a fully financed 
project over a 40-year period. The next section 
discusses possible funding sources beyond 
income generated by the STEAM Cultural Park.

*Used average of 300-350 seat auditorium cited in Needs Assessment



10-YEAR OPERATING PRO FORMA

INCOME
First Year Revenue per 

seat, space or square foot Year 1 Year 2 Year 3 Year 4 Year 5 Year 6 Year 7 Year 8 Year 9 Year 10

Ticket Revenue  $ 781.43 325*    seats  $  253,965  $  259,044  $  264,225  $  269,509  $  274,899  $  280,397  $  286,005  $  291,725  $  297,560  $  303,511 

Concessions Revenue  $   89.33 325*    seats  $    29,033  $    29,613  $    30,206  $    30,810  $    31,426  $    32,054  $    32,695  $    33,349  $    34,016  $    34,697 

Restaurant/ Café  $   18.00  3,000        ft.2  $    54,000  $    55,080  $    56,182  $    57,305  $    58,451  $    59,620  $    60,813  $    62,029  $    63,270  $    64,535 

Parking $ 275.00  200 spaces  $    55,000  $    56,100  $    57,222  $    58,366  $    59,534  $    60,724  $    61,939  $    63,178  $    64,441  $    65,730 

Office Rents (optimized)  $     8.00  33,355        ft.2  $  266,840  $  272,177  $  277,620  $  283,173  $  288,836  $  294,613  $  300,505  $  306,515  $  312,646  $  318,899 

Gross Income Potential  $  658,837  $  672,014  $  685,454  $  699,163  $  713,147  $  727,409  $  741,958  $  756,797  $  771,933  $  787,371 

Annual Income Increase 2.00%

Annual Expense Increase 2.00%

First Year Stabilized

Office Vacancy 20.0% 10.0%  $ (53,368)  $ (54,435)  $ (55,524)  $ (56,635)  $ (57,767)  $ (58,923)  $ (60,101)  $ (61,303)  $ (62,529)  $ (63,780)

TOTAL INCOME  $  605,469  $  617,579  $  629,930  $  642,529  $  655,379  $  668,487  $  681,857  $  695,494  $  709,404  $  723,592 

EXPENSES % of Revenue Year 1 Year 2 Year 3 Year 4 Year 5 Year 6 Year 7 Year 8 Year 9 Year 10

Direct Costs of Production  % of tickets 52%  $ (132,062)  $ (134,703)  $ (137,397)  $ (140,145)  $ (142,948)  $ (145,807)  $ (148,723)  $ (151,697)  $ (154,731)  $ (157,826)

Event Administration 14%  $   (84,766)  $   (86,461)  $   (88,190)  $   (89,954)  $   (91,753)  $   (93,588)  $   (95,460)  $   (97,369)  $   (99,317)  $ (101,303)

Office Building Expenses  % of office 40%  $ (106,736)  $ (108,871)  $ (111,048)  $ (113,269)  $ (115,534)  $ (117,845)  $ (120,202) $ (122,606)  $ (125,058)  $ (127,559)

Parking Expenses  % of parking 65%  $   (35,750)  $   (36,465)  $   (37,194)  $   (37,938)  $   (38,697)  $   (39,471) $   (40,260) $   (41,066)  $   (41,887)  $   (42,725)

Utilities 8%  $   (48,438)  $   (49,406)  $   (50,394)  $   (51,402)  $   (52,430)  $   (53,479)  $   (54,549)  $   (55,640)  $   (56,752)  $   (57,887)

Insurance 7%  $   (40,000)  $   (40,800)  $   (41,616)  $   (42,448)  $   (43,297)  $   (44,163)  $   (45,046)  $   (45,947)  $   (46,866)  $   (47,804)

Repairs and Maintenance 5%  $   (30,273)  $   (30,879)  $   (31,497)  $   (32,126)  $   (32,769)  $   (33,424)  $   (34,093)  $   (34,775)  $   (35,470)  $   (36,180)

Capital Repairs/Replacements 5%  $   (30,273)  $   (30,879)  $   (31,497)  $   (32,126)  $   (32,769)  $   (33,424)  $   (34,093)  $   (34,775)  $   (35,470)  $   (36,180)

Other 10%  $   (60,547)  $   (61,758)  $   (62,993)  $   (64,253)  $   (65,538)  $   (66,849)  $   (68,186)  $   (69,549)  $   (70,940)  $   (72,359)

TOTAL EXPENSES  $ (568,845)  $ (580,222)  $ (591,826)  $ (603,662)  $ (615,736)  $ (628,050)  $ (640,611)  $ (653,424)  $ (666,492)  $ (679,822)

NET OPERATING INCOME $ 36,625 $ 37,357 $ 38,104 $ 38,866 $ 39,644 $ 40,436 $ 41,245 $ 42,070 $ 42,912 $ 43,770

*Used average of 300-350 seats auditorium cited in Needs Assessment
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FINANCIAL FEASIBILITY

RTA EXECUTIVE SUMMARY
The Colorado Regional Tourism Act (RTA) is a 
program that allows local governments to use 
state sales tax increments to fund projects of 
such an extraordinary and unique nature that 
they result in a significant amount of out-of-state 
tourism. The financial feasibility section primarily 
evaluates whether or not this project would be 
a feasible RTA project. It also highlights some 
other possible sources of funding for the STEAM 
Cultural Park project.

While the population interested in arts related 
events is significant and the overall estimated 
economic impact is considerable, the capturable 
sales activity resulting from the STEAM Park 
project as programmed, is minimal, specifically 
relative to its proposed size and the projected 
cost of the project. Projections show the 
potential RTA funds using 100% of capturable 
dollars (the standard increment allowed by the 
RTA is 50%, and a request is required to receive 
100% of the increment. For the purposes of this 
study it has been assumed the City will receive 
the full amount of the increment) would provide 
a total of $3.79 million to the project over the 
projected time period. The City will decide 
whether the viability of this amount warrants 
pursuing the RTA application. Without other 
very substantial funding sources, however, this 
pursuit is likely not worthwhile.

PURPOSE OF FEASIBILITY ANALYSIS
The purpose of this analysis is to determine 
the demand, financial funding opportunities, 
and overall climate to develop, construct, 
and operate a STEAM Park-related culture 
and performing arts venue. This venue under 
consideration would include a 350 seat state-
of-the-art theatre auditorium with ancillary uses, 
as well as numerous meeting and studio spaces, 
which would complement the facility. Presently 
funding considerations include the State of 
Colorado RTA program. For this facility, the RTA 
funding mechanism would only be a component 
of the overall financing package that would be 
required. This analysis did not take into account 
any land acquisition costs.

PROJECT COST ESTIMATES
Based on programming, the consultant team 
has provided a general project cost estimate, 
which totals $33,091,915. The cost of the STEAM 
Park Project and potential funding sources are 
main components of determining the feasibility 
of the project. As with all early estimates of 
development projects, exact programming, 
function, and site coordination are impossible 
to ascertain. The design and development 
process is iterative and will require a more 
refined cost estimate. Therefore, the estimates 
provided herein provide only a functional order 
of magnitude baseline necessary for further 
feasibility analysis.



Preliminary Cost Estimate (Full Build)

Construction Costs Area/
Spaces

Cost Per 
Unit

Cost

Durango Arts Center - - -

Animas City Theater - - -

Smiley Theater - - -

Theater 12,558 ft.2 $600 $   7,534,800

Office & 
Multipurpose Space

33,355 ft.2 $240 $   8,005,104

Powerhouse Annex 
Replacement 3,638 ft.2 $120 $      436,560

Structured Parking 200 $17,000 $   3,400,000

Site work 103,404 ft.2 $9.00 $      930,636

Environmental Unknown

Const. Contingency $      425,000

Total Construction $ 20,732,100
Soft Costs
Professional Services 10% $   2,073,210

Construction Interest - -

Legal fees - -

Owner Contingency 5% $   1,036,605

Total Soft Costs $   3,109,815
Access Costs
Intersection Access* $   2,000,000

Animas River Trail*+ $   1,500,000

Pedestrian Access*+ $   3,500,000

Utility Relocation* $   1,500,000

Total Access Costs $   9,000,000
Total Project Cost $ 32,841,915

One- Year 
Operational Reserve $      250,000

$ 33,091,915
*Includes all soft costs
+Could be funded independently
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ANNUAL DEBT SERVICE
Typically, development projects are funded partially through issuance of debt. The 
above table shows the annual debt service payments over a 40-year period with 
estimated interest rate of 4.5% and a 1.25 debt coverage ratio.

Required Annual Debt Service

Debt Service Debt Amount Annual Debt Service

Annual Funding Needed 
for 1.25 Debt Service 
Coverage Ratio

100% Financed  $ 33,091,915  $ 1,734,625  $ 2,168,281

50% Financed  $ 16,545,958  $    867,312  $ 1,084,141

25% Financed  $   8,272,979 $    433,656 $    542,070
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REGIONAL TOURISM ACT FUNDING
The Colorado Regional Tourism Act (RTA) 
promotes diversification of the state’s economic 
base by providing a financing mechanism 
for attracting, constructing and operating 
large-scale regional tourism projects, including 
substantial tourism and entertainment facilities 
that will attract significant investment and 
revenue from outside the state. Tourism or 
entertainment facilities, include but are not 
limited to, museums, stadiums, arenas, major 
sports facilities, performing arts theaters, theme 
or amusement parks, conference centers, resort 
hotels, and other similar venues that draw a 
significant number of regional, national, or 
international patrons. 

The RTA establishes a program that gives local 
governments the opportunity to apply to the 
Economic Development Corporation (EDC) 
for approval of large-scale regional tourism 
projects with tourism or entertainment facilities 
in regional tourism zones that: 

• Are of an extraordinary and unique nature;
• Are anticipated to result in a substantial 

increase in out-of-state tourism;
• Generate a significant portion of their sales tax 

revenue from transactions with nonresidents 
of the state. An exception to this requirement 
may apply if a significant portion of the sales 

tax revenue generated by the project is 
reasonably anticipated to be attributable to 
residents of the state, but the revenue would 
otherwise leave the State, due to a lack of a 
similar project or facility in the state; and,

• The local government must provide reliable 
economic data demonstrating that in the 
absence of state sales tax increment revenue, 
the project is not reasonably anticipated to be 
developed within the foreseeable future.

HOW RTA IS CALCULATED
The RTA estimate is generated by the Office of 
State Planning and Budgeting (OSPB), which 
calculates the baseline or “natural” growth rate 
of State sales tax inside the proposed Regional 
Tourism Zone that would have occurred 
without the project. Growth above the baseline 
attributable to the project is the tax increment.
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BASELINE SALES TAX GROWTH
On November 19, 2014, the Colorado OSPB 
conducted a determination of sales tax baseline 
growth rate for the Durango Catchment Area, 
defined as the City limits of Durango. The 
purpose of this determination was to predict 
the growth rate of sales tax that will be used to 
determine a percentage of new revenue that 
could be available to the project.

The OSPB estimated the growth rate of sales 
tax for the Durango Catchment Area to be 3.9% 
annually. The factors that are positive to this 
projected increase of revenue include inflation, 
population changes, and an increase in tourism 
to the region.

Additionally, the OSPB forecast indicates that 
the Durango Catchment Area will collect $20.8 
million in state sales tax revenue in calendar 

year 2015. The OSPB has established this as the 
level for capturable sales tax growth. 

Included in this analysis is a comparison of the 
State sales tax growth rate to the City’s historical 
sales tax data from 2003 - 2014, which averaged 
3.64% per year. This is a lower forecasted sales 
tax growth than the State’s baseline growth 
rate estimate of 3.9% or the 5 year historic City 
average of 4.71%. Thus for this projection, we 
used the State’s growth rate of 3.9%.

SALES TAX GROWTH RATES

12 years City Historical Average 3.64 %

5 years City Historical Average 4.71 %

Colorado Baseline Growth Rate 3.90 %

Other analyses of sales tax growth have shown 
much higher growth rates, including a report 
from Economic and Planning Systems, Inc. (EPS), 
for the City of Durango (December 2014), titled 
Economic Trends in Southwest Colorado. This 
report shows an increase of retail sales over a 
period from 2010 - 2013. 

This growth rate can be deceptive as the 
economy was still recovering in 2010 and second 
home growth and leisure travel is often a sector 
heavily influenced by such downturns. The 
EPS growth rates shown do not appear to be 
sustainable over the duration of this project and 
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already are showing some indications of leveling 
off. 

Additionally, the 2015 Colorado Economic 
Outlook Report shows a nine-year projection 
for the State of Colorado and a 5% sales growth 
rate from 2013 - 2014. This projection gradually 
decreases from just under 7% annual sales 
growth to just under 3% in year 2020.

Fluctuations of growth rates over long durations 
can dramatically alter the findings of the 
estimation of cash flows. We have utilized the 
longest duration available and most conservative 
estimates to avoid showing large fluctuations 
in spending that often follows an economic 
downturn or recession. Based upon this entire 
catalog of data, we have elected to utilize the 
State’s baseline growth rate of 3.9%, as a valid 
conservative estimate. 
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STEAM PARK RTA ANALYSIS
In order to evaluate the estimated annual State 
sales tax increment available for potential project 
funding, we used the same annual State sales tax 
growth rate of the Durango Catchment Area. We 
then projected the new taxable sales that would 
be generated by the new programming on site. 
This would include ticket sales, concession sales, 
and merchandise sales. Lastly, we estimated the 
direct taxable sales that would be a result of 
the project’s impact off site; these taxable sales 
include hotel nights, food, beverages, etc.

While the proposed STEAM Cultural Park Project 
will create some capturable sales tax revenue, 
most revenue and costs of the project are 
related to transportation, site preparation, and 
replacement of other facilities, which cannot be 
counted for the RTA process. Essentially the 
primary generator of sales is ticket sales, general 
merchandise, and concessions sales.

In addition to estimating the art-related 
population demand, we also analyzed 
comparative arts related venues to determine 
taxable sales events that the RTA could capture. 
This method shows a total potential taxable 
revenue of just under $270,000. For this 
analysis, the consultant team used $350,000, 
since there will be other taxable events outside 
of ticket sales and concessions. The consultant 
team then reduced the total taxable sales by 
an overlap percentage ranging from 30% - 
20% to account for a substitution effect of 
entertainment options in the region. 

a list of pipeline projects, that include office, 
retail, hotel, and residential projects within the 
Durango Catchment Area. While some of these 
projects will add sales tax revenue to taxing 
jurisdictions, none of them as currently desired 
are anticipated to generate significant new retail 
sales. 

REVENUE DIVERTED FROM OTHER 
COLORADO FACILITIES
To compute the potential available funding 
under the RTA program, there was also a need 
to estimate revenue diverted to this project 
from other Colorado facilities. For events and 
concerts, entertainment dollars are limited, 
and there will be overlap with this facility and 
competing facilities and/or events. An overlap 
projection of 30% was utilized in this analysis to 
estimate this figure. Without further information 
on the projected annual events, this is also a 
placeholder figure to account for such overlap.

RTA PROJECTION PERCENTAGE
The example chart below shows how these 

The projections of the taxable annual sales 
within the boundary STEAM Park project site is 
$268,998. The consultant team increased this 
figure to $350,000 to account for merchandise 
sales or other related taxable activities.

FUTURE TAXABLE SALES AS A RESULT OF 
THE PROJECT OUTSIDE OF THE SITE
To arrive at an estimate of the taxable sales 
that would be generated outside of the site 
as a result of the STEAM Park project, the 
aforementioned RPI study on the economic 
impact of nonprofit arts and cultural institutions 
of Durango was used. This study shows that non-
residents spend just under $2 million annually. 
While this number is already counted in existing 
sales and baseline data, as a result of this project 
an estimate of double this number was used. 
While this may not be a conservative estimation 
it does provide a viable reference of potential 
impact. 

This analysis also looked at various other 
projects that are in the pre-development 
process that may also dramatically grow the 
sales tax base. The City of Durango provided 

REGIONAL EVENT/MUSEUM SAMPLE COMPARISON

Number 
of Seats

Building 
Square 

Footage

Ticket 
Revenue

Concessions 
Revenue

Total 
Revenue

Annual 
Revenue 
per seat

STEAM Park 
(full build)

325* 12,558 $ 253,965 $ 29,033 $ 268,998 $ 825

Telluride - 
The Music Hall

900 - $ 1,475,986 $ 160,169 $ 1,636,155 $ 1,640

Aspen Music 
Tent/ Concert Hall

2,550 - $ 1,371,402 $ 166,000 $ 1,537,402 $ 603

Farmington Civic 
Center

300 23,656 $ 157,864 $ 7,479 $ 165,343 $ 526

Totah Theater 300 10,000 $ 159,537 $26,700 $ 159,537 $ 532
*Used average of 300-350 seat auditorium cited in Needs Assessment
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figures determine a percentage from the Net 
New Revenues (direct and indirect) to the State 
due to the project from both the baseline growth 
and diverted funds. This percentage then will be 
used on all new State tax revenue, regardless of 
projection until the costs are paid. Therefore, if 
unexpected projects that are unrelated to the 
STEAM Park significantly boost the taxable sales, 
the project would receive funding quicker than 
projected.

Event-Related Arts and Culture Audience 
Spending (FY2010)

Residents Non-Residents
Attendance 103,778 39,562

Percent of Total 72.4% 27.6%

Per Person 
Average $12.66 $48.19

Total Spending $1,313,830 $1,906,492

Average Dollars Spent Per Person by Arts 
Attendees

Refreshments/
Snacks at Event

$ 2.88

Meals Before/
after Event

$ 9.63

Souvenirs 
and Gifts

$ 1.34

Clothing and 
Accessories

$ 0.91

Ground 
Transportation

$ 1.63

Event-Related 
Child Care

$ 0.34

Overnight 
Lodging

$ 4.49

Other/
Miscellaneous

$ 1.25

Total per Person 
Spending

$ 22.47

“Economics of Arts in Durango: Arts & Economic Prosperity IV 
Economic Impact Study” Americans for the Arts, 2012.
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Year

Total Sales 
Projected 3.9% 

Growth Rate
Baseline 

State Sales

Total Sales Tax 
with State Baseline 
Growth Rate 3.9%

Baseline 
“Natural 
Growth”

Direct Net 
New Sales Tax 
Due to Project

Indirect Net New 
to Sales Tax Due 

to Project

Revenue Diverted 
from Other CO 

facilities

100% Dollar 
Amount of 

RTA
2015 $739,450,000  $21,444,050  $21,444,050  $10,150  $55,274  $ 19,627 

2016 $768,288,550  $21,444,050  $22,280,368  $836,318  $10,546  $57,430  $ 20,393  $      67,976 

2017 $798,251,803  $21,444,050  $23,149,302  $868,934  $10,957  $59,669  $ 21,188  $      70,627 

2018 $829,383,624  $21,444,050  $24,052,125  $902,823  $11,385  $61,997  $ 22,014  $      73,381 

2019 $861,729,585  $21,444,050  $24,990,158  $938,033  $11,829  $64,414  $ 22,873  $      76,243 

2020 $895,337,039  $21,444,050  $25,964,774  $974,616  $12,290  $66,927  $ 23,765  $      79,216 

2021 $930,255,183  $21,444,050  $26,977,400  $1,012,626  $12,769  $69,537  $ 24,692  $      82,306 

2022 $966,535,136  $21,444,050  $28,029,519  $1,052,119  $13,267  $72,249  $ 25,655  $      85,516 

2023 $1,004,230,006  $21,444,050  $29,122,670  $1,093,151  $13,785  $75,066  $ 26,655  $      88,851 

2024 $1,043,394,976  $21,444,050  $30,258,454  $1,135,784  $14,322  $77,994  $ 27,695  $      92,316 

2025 $1,084,087,380  $21,444,050  $31,438,534  $1,180,080  $14,881  $81,036  $ 28,775  $      95,916 

2026 $1,126,366,788  $21,444,050  $32,664,637  $1,226,103  $15,461  $84,196  $ 29,897  $      99,657 

2027 $1,170,295,093  $21,444,050  $33,938,558  $1,273,921  $16,064  $87,480  $ 31,063  $    103,544 

2028 $1,215,936,601  $21,444,050  $35,262,161  $1,323,604  $16,691  $90,891  $ 32,275  $    107,582 

2029 $1,263,358,129  $21,444,050  $36,637,386  $1,375,224  $17,342  $94,436  $ 33,533  $    111,778 

2030 $1,312,629,096  $21,444,050  $38,066,244  $1,428,858  $18,018  $98,119  $ 34,841  $    116,137 

2031 $1,363,821,631  $21,444,050  $39,550,827  $1,484,584  $18,721  $101,946  $ 36,200  $    120,666 

2032 $1,417,010,674  $21,444,050  $41,093,310  $1,542,482  $19,451  $105,922  $ 37,612  $    125,372 

2033 $1,472,274,090  $21,444,050  $42,695,949  $1,602,639  $20,209  $110,053  $ 39,079  $    130,262 

2034 $1,529,692,780  $21,444,050  $44,361,091  $1,665,142  $20,998  $114,345  $ 40,603  $    135,342 

2035 $1,589,350,798  $21,444,050  $46,091,173  $1,730,083  $21,816  $118,804  $ 42,186  $    140,620 

2036 $1,651,335,480  $21,444,050  $47,888,729  $1,797,556  $22,667  $123,438  $ 43,831  $    146,104 

2037 $1,715,737,563  $21,444,050  $49,756,389  $1,867,661  $23,551  $128,252  $ 45,541  $    151,803 

2038 $1,782,651,328  $21,444,050  $51,696,889  $1,940,499  $24,470  $133,253  $ 47,317  $    157,723 

2039 $1,852,174,730  $21,444,050  $53,713,067  $2,016,179  $25,424  $138,450  $ 49,162  $    163,874 

2040 $1,924,409,544  $21,444,050  $55,807,877  $2,094,810  $26,416  $143,850  $ 51,080  $    170,265 

2041 $1,999,461,517  $21,444,050  $57,984,384  $2,176,507  $27,446  $149,460  $ 53,072  $    176,905 

2042 $2,077,440,516  $21,444,050  $60,245,775  $2,261,391  $28,516  $155,289  $ 55,141  $    183,805 

2043 $2,158,460,696  $21,444,050  $62,595,360  $2,349,585  $29,628  $161,345 $ 57,292  $    190,973 

2044 $2,242,640,663  $21,444,050  $65,036,579  $2,441,219  $30,784  $167,638  $ 59,526  $    198,421 

2045 $2,330,103,649  $21,444,050  $67,573,006  $2,536,427  $31,984  $174,176  $ 61,848  $    206,160 

Total  $ 3,749,340 
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OTHER FUNDING CONSIDERATIONS
As part of this Feasibility Study, a myriad of 
other funding mechanisms, besides RTA, were 
reviewed that could be used for the STEAM 
Cultural Park Project. Taxing jurisdictions within 
Colorado are limited by the Taxpayers’ Bill of 
Rights (TABOR), which requires all new taxes to 
be approved by voters, and further formulaically 
limits the total amount of tax revenue that 
jurisdictions can collect. Given this reality, the 
project team evaluated various public and 
private funding sources for their feasibility to 
fund this project. In any case, it is likely that 
some combination of funding sources would be 
necessary to fund this project.

Sales Tax
The Sales Tax Rate within the City of Durango 
is currently 7.9%. Of this, 3.0% is collected by 
the City of Durango. Of this 3-cent tax, 2 cents 
goes to the City’s general fund, 1/2 cent funds 
Durango Parks and Recreation, 1/4 cent funds 
capital improvements, and another 1/4 cent 
funds open space preservation.

The project team explored the feasibility of a 
new sales tax to partially fund this project. Given 
TABOR restrictions, such an effort would require 
a public vote. In the survey conducted for this 
Feasibility Study of 951 total respondents, only 
35% of Durango residents (179 respondents) 
supported such a measure.

Property Tax
Durango’s property tax rate has remained 
unchanged since 1983. One possible solution to 

many of the projects being considered by the 
City could be an increase in this rate. Whether 
these funds could be used to partially fund the 
STEAM Park is a matter for the Durango City 
Council.

Lodging Tax
Durango’s current tax on hotels, motels, and inns 
is 2%, which is applied in addition to Durango’s 
3% sales tax. This tax is relatively low considering 
there is no State lodging tax, and could be 
an attractive way of funding a project that 
positively impacts the tourism industry within 
Durango.

Tax Increment Financing
Tax Increment Financing (TIF) is a mechanism 
for funding redevelopment projects in Colorado. 
State law in Colorado authorizes urban renewal 
authorities (URAs) and downtown development 
authorities (DDAs) to use TIF for redevelopment 
projects. TIF allows these authorities to issue 
and repay redevelopment bonds by using the 
increment of tax revenue that is anticipated to 
increase as a result of the project. Tax increment 
revenue may be generated from property or 
sales taxes.

In order to use TIF for this project, the City 
of Durango would have to establish a URA or 
DDA. Additionally, the previous RTA analysis 
shows that the incremental State sales tax 
revenue increase of the STEAM Park alone 
was not sufficient to finance this project. A TIF 
project, therefore, would require a more broad 

redevelopment effort that resulted in a greater 
sales tax increment. Under this scenario, the 
STEAM Park would share TIF revenue with other 
redevelopment projects.

CDOT
The Colorado Department of Transportation 
(CDOT) has been instrumental in this Feasibility 
Study, and its involvement in the long-term 
development of U.S. Highway 550 (Camino 
del Rio) is paramount. Currently, this roadway 
separates Downtown Durango from the Animas 
River. It is possible that pedestrian and vehicular 
access improvements, estimated in this study 
to cost $3.5 million out of a total project cost of 
$33.1 million, could be partially funded by CDOT. 
The public value of connecting the Animas River 
with Downtown Durango have significant public 
benefit beyond the value to the STEAM Park.

Special Districts
“Special District” refers to districts organized 
under Article 1 of Title 32 of the Colorado 
Revised Statutes. Special Districts can be 
organized by a municipality and established 
for a single purpose (e.g. road improvements) 
or multiple purposes (e.g. fire protection, 
road improvements, etc.). Special Districts 
have general authority to construct, operate, 
and maintain facilities, but have limited 
condemnation powers. 

Special Districts possess ad valorem taxing 
authority, can issue general obligation and 
revenue bonds, and can fix rates, tolls, fees, 
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and charges for services, facilities, programs, 
and indebtedness. They cannot assess costs 
or issue assessment bonds, however, nor can 
they levy sales taxes. Special District formation 
is most successful when an individual or a 
few property owners desirous of developing 
their property create a district and approve 
the taxes and borrowing necessary to fund 
specific improvements in conjunction with the 
development. 

Improvement Districts
Improvement Districts are similar to Special 
Districts, but are distinguished by the fact that 
they are a type of governmental entity that is 
organized by the City or County, as opposed to 
property owners. Improvement Districts may 
also raise revenue through assessments, as well 
as taxes. Improvement Districts include: Public 
Improvement Districts (PID), Local Improvement 
Districts (LID), Community Improvement 
Districts (CID), and Neighborhood Improvement 
Districts (NID).

An Improvement District overlay for STEAM 
Park related uses is feasible in some respects. 
This option is an added tax (usually property or 
sales).

Historic Tax Credits 
The State of Colorado does have a Historic 

Tax Credit (HTC) program in place for historic 
rehabilitation projects. This coupled with the 
Federal Historic Tax Credit can provide a 40% 
investment tax credit for approved rehabilitation 
of certified historic buildings. Utilizing the State 
of Colorado HTCs are dependent upon general 
fund growth projections for the particular 
fiscal year. In the 2008 legislative session, 
the Colorado HTC program was reauthorized 
through 2019. A provision was added to the 
tax credit statute, however, disallowing the tax 
credit to be taken in years in which the general 
fund growth projections for the state fiscal year 
are less than six percent. 

According to current programming for the 
STEAM Park, the consultant team would 
not anticipate utilizing HTCs as part of any 
funding mechanism. If project parameters 
change, however, we would recommend the 
investigation of utilizing HTCs when appropriate. 

Foundation and Private Funds
Foundation and private donations can also 
be a key funding mechanism, particularly for 
the STEAM Park project. Often, these funding 
mechanisms can be tailored for specific causes 
and endeavors, especially arts related uses. 
There are four primary types of foundations, 
Independent, Operating, Corporate, and 
Community. Each is different from the others in 

scope and donor goals. 

Foundation and private donations will be a 
key funding method to any successful STEAM 
Park project and its ongoing operation. Further 
investigations of local donors will be required, 
as well as investigating funding opportunities 
among national entities.
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COMMUNITY IMPACT ANALYSIS

TOURISM IMPACT
Determining an actual tourist/visitor population 
for the City of Durango is difficult to accomplish.  
According to the Durango Area Tourism Office 
(DATO), the estimated total annual visitor 
population to Durango is approximately 1.75 
million. This estimate appears to be the most 
accurate of the data analyzed. Therefore, 
this serves as the study baseline. Due to the 
unreliable nature of the travel and leisure 
industry, a conservative and constant visitor 
population number has been utilized to 
determine community impact.

Generally, it is projected that a cultural and 
performing arts center would complement 
existing assets already in Downtown Durango. 
It appears that the addition of a STEAM Park 
would also increase the opportunity to attract 
and retain the overnight visitor population. 

Any STEAM Park related participation rate for 
visitor population is estimated at approximately 
19.5%,or 342,090 visitors per year. This 
participation rate is identified as part of the 
non-resident attendee estimate quantified by the 
Arts & Economic Prosperity IV report previously 
prepared for the City of Durango. Increased 
over-night related visitor stays would likely 
have only a moderate impact upon the existing 
Durango economy. This impact would be 

approximately $19 million per year with a total 
City sales tax impact of approximately $571,779.  

RETAIL DEVELOPMENT
This analysis also includes a Retail Marketplace 
profile for the City of Durango. This profile 
showed similar conclusions to previous retail 
studies commissioned by the City. This report 
can be found in Appendix 9. While the Durango 
area enjoys a positive influx of spending 
that is more than could be supported by the 
population, there is a demonstrable leakage of 
general merchandise sales, estimated at just 
under $15,000,000 per year.

The general merchandise stores subsector 
consists of department stores, with NAICS code 
4521, primarily engaged in retailing a wide range 
of products. Each merchandise line constituting 
a separate department within the classification is 
included. This classification also includes “Other 
General Merchandise Stores” or NAICS code 
4529. This is often a large department store that 
anchors a larger retail center.

The Economic Planning Systems (EPS) report 
issued in 2014 also showed this increased 
leakage in the La Plata County department store 
classification and is explained in their summary:

“Using best available information, EPS 
estimates that leakage from La Plata County 

has increased from approximately $40 
million in 2010 to as much as $45 million 
in 2013. Using the larger context of the 
5-County trade area, leakage has increased 
from $67.9 million in 2010 to $71.5 million 
by 2013. As documented by the analysis 
of commuting patterns and labor force 
flows, while the trade areas function as 
largely contained zones for their respective 
employment bases, leakage of expenditure 
potential from Southwest Colorado illustrates 
the disparity in retail store inventories 
between the Colorado and New Mexico 
portions.”

Data shows a substantial leakage of general 
merchandise sales in Durango and La Plata 
County. This is additionally collaborated by the 
Buxton 2014 Retail Recruitment data, which used 
the City of Durango geographic area. This report 
showed that the overall retail analysis within 
the City of Durango has a 40% surplus, while 
the general merchandise category shows 20% 
leakage outside of the market. 

While the City benefits from a high frequency 
of tourists that contribute to the retail sales, 
general merchandise (including department 
stores) is lacking for the existing population, and 
is a sector that could provide increase growth in 
retail sales.
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This retail leakage differential provides the 
additional opportunity for retail development. 
The consultant team’s analysis of sales per 
square foot showed that the gap in this sector 
could translate into an approximate 93,000 
square foot sized retail center. While this use 
may not meet all the requirements or thresholds 
of the RTA process, indications are that this is 
a significant impact to the potential increase 
in retail sales reaching existing demand of 
population.

RETAIL 
DEVELOPMENT SQFT.

General Department 
Stores

79,423

Shoe Stores 
(Women’s Specialty)

2,438

Electronic Stores 11,530

Total 93,391

The analysis showed that the programming 
of the STEAM Park site would have a positive 
effect on business and commercial development 
within the trade area. In the previous section, it is 
denoted that the role that the proposed STEAM 
Park project would have on increased tourism, 
was approximately $19 million per year. This is 

a result of ticket sales, hotel nights, dining and 
meals, and other expenditures.

As part of the proposed STEAM Park project, 
it has been illustrated that the access to the 
site is underserved and that transportation 
improvements must also be addressed with new 
development. Correcting vehicle and pedestrian 
access via improvements to U.S. Highway 550 
will also promote development to surrounding 
underutilized properties. The retail leakage 
report showed that general merchandise sales 
leakage could provide 93,391 square feet of new 
development, which would create $15,000,000 
in taxable sales.



CITY OF DURANGO STEAM PARK FEASIBILITY STUDY66



67

SECTION 5

FEASIBILITY RECOMMENDATIONS
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RECOMMENDATIONS

ARTS AND CULTURE MASTER PLAN
For this Feasibility Study, the STEAM Cultural 
Park Committee consists of six partner 
agencies, including the Durango Arts Center 
(DAC), Powerhouse Science Center, Music 
in the Mountains, San Juan Symphony, 
Durango Independent Film Festival, and the 
Stillwater Foundation. While these six Partner 
organizations encompass a diversity of programs 
and events, they are not the entire cultural and 
educational make-up of the City of Durango. 
For a town of approximately 17,000 residents in 
southwestern Colorado, Durango has a wealth of 
cultural attractions, arts education opportunities, 
and performing arts facilities.

When initiated, the STEAM Cultural Park 
Committee’s Partners were identified based on 
their needs (i.e. agencies without any immediate 
needs were not brought into the Partner working 
group). During the course of this Feasibility 
Study, a number of organizations and venues 
that provide a cultural, educational, and/or 
artistic service were identified, including Fort 
Lewis College, Smiley Building, Henry Strater 
Theatre, Animas City Theatre, Durango Arts 
Force, Durango Repertory Theatre, Durango 
Society of Cultural and Performing Arts, and 
the Durango School District 9-R, among others. 
Without understanding the administrative, 
funding, and facility needs, and thus the 

potential and shared opportunities of the City’s 
entire cultural scene, the City of Durango cannot 
truly develop a comprehensive understanding 
of how to optimize the STEAM Cultural Park for 
both the existing Partners and the community.

Together with the community at large and the 
STEAM Cultural Park Committee, the City should 
initiate an Arts and Culture Master Plan. Built 
on previous plans, the on-going coordination of 
cultural organizations via the La Plata County 
Economic Development Alliance, and this 
Feasibility Study, an Arts and Culture Master 
Plan would conduct a comprehensive review 
of educational and cultural offerings in the 
region, and identify redundancies and potential 
synergies. Through such a planning process, a 
more inclusive coalition of cultural organizations 
would develop a list of strategic initiatives with 
the goal of optimizing operational efficiencies 
and raising the cultural profile of Durango. Such 
an implementation plan would provide clear 
direction to the City and the STEAM Committee 
as they work with the community through 
a step-by-step process with the end goal of 
developing the most appropriate, dynamic, and 
catalytic project for the STEAM Park project. 

The Master Plan process would create an 
opportunity for the City and STEAM Park 
Committee to develop real community buy-in 

by hosting a genuine community conversation 
about the benefits and issues raised in this 
Feasibility Study. By bringing the general public, 
community leaders, STEAM Park Partners and 
other cultural organizations to the table, the 
Master Plan process would ensure meaningful 
dialogue and create a lasting partnership by 
building a framework for decision making. 
Using the STEAM Park as an anchor, the Master 
Plan would also evaluate and identify ancillary 
projects that could strengthen north Downtown 
Durango’s identity as a cultural destination.

FUNDRAISING CAMPAIGN & OTHER 
FINANCING TOOLS
While this Feasibility Study determines the 
concept of the STEAM Park is an idea worth 
pursuing, an Arts and Cultural Master Plan 
takes that extra step to further define what 
that concept is and how it fits into the larger 
neighborhood context, cultural landscape, and 
community vision. As the public conversation 
continues, it will be important for the STEAM 
Park Committee to take a leadership role 
in determining the highest and best use for 
the site and ultimately with its successful 
implementation.

While it is clear that a diversity of funding 
sources will be needed to build the STEAM 
Park, it is important to launch an independent 
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fundraising campaign in order to create a 
reliable source of money that can be leveraged 
in the future. It will be much easier to raise 
funds both privately and publicly when there 
is already money pledged to the project. A 
fundraising campaign can keep the project in 
the public eye, continue its forward progression 
and momentum, and unlock new partnerships 
and support, in particular with the large second-
home population of Durango.

While the STEAM Park Committee continues to 
build local support, the City will need to explore 
alternative ways to fund the project. Several 
options have been identified in this Feasibility 
Study, including Tax Increment Financing 
(TIF), which requires some statutory entities 
to be created, local sales and property tax 
increases, other sources of State funding, and 
various federal programs. By demonstrating 
local support through a fundraising campaign, 
both these public sources and some private 
foundation monies become more attainable.

Private organizations, some of which have 
already been cited in this Feasibility Study, either 
require or are more likely to give to public-
private partnerships. Local and Colorado focused 
foundations like the Boettcher Foundation, El 
Pomar Foundation, and the Fine Arts Foundation 
are ideal asks, but should be considered in 

conjunction with other national philanthropic 
organizations like the Knight Foundation, 
Kresge Foundation, Kellogg Foundation, Ford 
Foundation, and the Gates Family Foundation 
to name a few. As the pot of money grows for 
the project from the private sector, the burden 
on the public funds decreases, which in turn can 
grow local public support.

PRELIMINARY DESIGN EXERCISE
If the City moves forward with an Arts and 
Cultural Master Plan and continues a robust 
community conversation about the STEAM Park 
project, it will become increasingly necessary 
to have an illustration of the proposed concept. 
We have already seen the power of the images 
created for the Powerhouse Science Center 
expansion during this Feasibility Study process. 
Using the Feasibility Study’s findings as a guide, 
whomever is chosen to lead the fundraising 
campaign should work with the City to begin 
preliminary design work. This type of early 
design work is typically completed to support 
fundraising efforts. 

SITE PREPARATION
What has become very clear in this Feasibility 
Study is that the STEAM Cultural Park site 
presents a unique opportunity for the City of 
Durango. Its location, size, and relationship 
to the City has the potential to be a catalyst 

for a riverfront renaissance, North Downtown 
revitalization, and North Main Avenue 
redevelopment. What is on the site now is 
not the highest and best use for the area, and 
without ancillary uses nearby, the Powerhouse 
Science Center remains an island of activity 
on the edge of Downtown. To incorporate the 
Powerhouse, a model for historic preservation 
and riverfront redevelopment, the City must 
identify the best use for the site before moving 
forward with any new facility, be it an expanded 
Powerhouse Science Center, a cultural and 
performance arts center, or other use. 

In order to ready the STEAM Cultural Park site 
for the future, the City must take the necessary 
steps to create a developable (“shovel-ready”) 
parcel. This includes identifying alternative 
locations for Fire Station Number 2 and River 
City Hall, and potentially assimilating the Carlton 
Family Annex of the Powerhouse Science Center 
into a proposed project. Considering its position 
as property owner and the entity responsible for 
setting the tone on redevelopment, the City is 
strategically positioned to lead the conversation 
with existing uses regarding a timely and 
appropriate relocation.

The Durango Fire Protection District has initiated 
a review of its facilities. An independent analysis 
is currently studying the replacement and 
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relocation of Fire Station 2 to another site in 
Downtown Durango. Several potential sites have 
been identified, and as per the agreement when 
the District was created in 2002 and then fully 
funded by Durango voters in November 2013, 
the City has been allocating dollars annually 
since 2014 for the replacement of the existing 
station. 

The City has also allocated money in its 2015 
Capital Improvements Program (CIP) to conduct 
a facilities master plan. This study will analyze all 
of the City-owned property, including River City 
Hall and determine if there is either a better use 
or location for the uses in that facility. The City 
should complete this study and look to vacate 
River City Hall as soon as it is feasible. 

The Carlton Family Annex houses vital functions, 
and minimizing the disturbance of this facility 
during site preparation is critical to the ongoing 
functionality of the Powerhouse Science 
Center. Once a project for the site is selected 
and the City is ready to move forward with 
its development, the temporary relocation, 
phased expansion of the Powerhouse, or 
its incorporation into a new facility can be 
determined. 

With all relocations settled, the City can 
prepare the site for new development, including 

demolition of existing non-historic buildings, 
grading, utility relocation/removal and the 
resolution of other site issues. Of particular 
concern during site preparation, the City will 
be able to determine and potentially address 
any unforeseen issues that might make future 
development difficult. A unique concern of 
the site is its history as an industrial storage 
site adjacent to the Animas River. If there is 
any remediation required, this cost can either 
be assumed prior to the development of the 
site, or capped and incorporated into future 
development costs.

SUMMARY
Site preparation is dependent on a new use for 
the site being mutually agreed upon by the City, 
STEAM Park Committee and community-at-
large. Without a project to move forward with, 
it is hard to envision the City moving forward 
with any relocation of the existing uses on the 
site. Identifying a preferred use is dependent 
on the community-at-large moving forward 
with the STEAM Park project in some fashion to 
determine the highest and best use for the site 
via an Arts and Culture Master Plan. In short, all 
of the Recommendations cited in this section 
are interdependent. They can move in parallel or 
in quick succession depending on the context, 
available funding, and public support. It is 
imperative to maintain momentum that the City 

continue to work with the STEAM Committee, 
that the STEAM Committee continue to work 
with its Partners, and that the community 
continue to be engaged to maintain focus on the 
issue. In the end, it will take inclusive, persistent 
leadership above all else to make the STEAM 
Cultural Park a reality, whatever shape and 
composition that may take.
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OPPORTUNITIES

DURANGO CULTURAL DISTRICT
During the exploration of various development 
scenario tests in the Site and Building Analysis, 
the consultant team began to recognize a 
natural cluster of cultural and educational 
uses around the STEAM Cultural Park project. 
With the STEAM Park as an anchor, several 
opportunities began to be revealed that would 
provide a potential long-term option to the Full 
Build Scenario analyzed in this Feasibility Study, 
and leverage the many assets identified in the 
immediate neighborhood.

A consolidation of Partner organizations in a 
STEAM Park project creates a synergy within 
the building, on the site, and in the immediate 
area. The proposed STEAM Park project would 
almost immediately become a magnet for other 
science, theatre, education, arts, and music 
organizations. The idea of a Cultural District 
balances a centralized cultural facility with the 
organic development of a local arts scene by 
offering shared services and facilities. 

A quick description of what a Durango Cultural 
District could look like is on the opposite page. 
Many of the components of the following 
Opportunities are reflected in this scenario.

NORTH MAIN URBAN DESIGN 
The northern end of Downtown Durango does 

not currently have a clear destination to act as 
a local or regional draw for residents, visitors, 
and tourists alike. Most people who ride the 
Durango-Silverton Narrow-Gauge railway 
disembark, walk up Main Avenue, and start to 
turnaround typically at 11th Street. While some 
of the more adventurous will make it to Buckley 
Park for an outdoor concert or impromptu 
performance, there is no bonafide anchor in 
North Downtown. 

While newer mixed-use developments in North 
Downtown Durango have begun to add new 
retail and housing options, the area is still in need 
of a cohesive identity. While a STEAM Cultural 
Park could draw visitors up Main Avenue from 
the south end of Downtown, it would require 
signage, branding, and more coordination 
amongst existing cultural institutions in the area 
to create an identifiable place and manner to 
reach the end destination.

A more attractive north end of Downtown 
Durango requires not only more cultural capital, 
but a built environment that is walkable and 
vibrant. The automobile-oriented uses in North 
Downtown that are a continuation of both 
North Main Avenue and the Camino del Rio 
character, presents an economic redevelopment 
opportunity to expand the density, character, 
and sustainability (cultural, economic and 

environmental) of Downtown Durango. With 
limited buildable area remaining in the central 
business district, steady population growth, and 
a strong economy, there is pent up demand in 
the La Plata County region. New development is 
occurring and planned for the mesas and valleys 
south of Downtown. This development of the 
very open spaces that make Durango so unique 
could be refocused into underutilized, albeit 
more complex parcels Downtown and along 
North Main Avenue.

The City of Durango should undergo a public 
planning process to define the character of both 
the north Downtown and North Main Avenue 
corridor by utilizing the many land use tools 
available (comprehensive plan, zoning, design 
overlay, public infrastructure investments, etc.). 
Such a design exercise could create consistency 
for private developers while expanding the 
character of Downtown farther north and west, 
and creating a new gateway district centered on 
the STEAM Park project site.

NORTH DOWNTOWN GATEWAY
Located just south of the Animas River bridge 
on Main Avenue, the STEAM Cultural Park site 
is at a critical gateway to Downtown Durango. 
While north Main Avenue signals an approach 
to the urban center, the bridge itself and 
the intersection of 14th Street, Main Avenue, 
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DURANGO CULTURAL DISTRICT MAP
This scenario includes a new performance 
theatre, support services and a 200-space 
underground parking on the sound end of 
the STEAM Park project site with the addition 
of several other new and renovated facilities 
off-site. An expansion of the Powerhouse 
Science Center would anchor the north end of 
the STEAM Park project site with an expanded 
open space and cultural “park” in between it 
and the new theatre. Classrooms and workshop 
spaces, retail, restaurants, mixed-use housing 
and administrative offices for all Partner 
organizations. A renovated Smiley theatre, and 
new amphitheater in Buckley Park together with 
these ancillary developments would create a 
new cultural axis as they all line a reconfigured 
Cultural District Boulevard from 3rd Avenue to 
the STEAM Park site.
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Camino del Rio, and the Durango Silverton 
Narrow-Gauge Railway is often Downtown 
Durango’s first impression to the outside world. 
This congested and dangerous intersection 
manages many modes (automobile, train, bus, 
bicycle, and pedestrian) and directions of 
travel simultaneously. The current intersection 
configuration is in need of a redesign to improve 
safety, functionality, environmental benefit, and 
attractiveness. Like the recent redesign of the 
southern entrance to Downtown Durango on 
the Camino del Rio, this new northern gateway 
could be positioned as a transportation and 
development node, instead of the pass through 
zone it is today.

In particular, the soft right turn from Main 
Avenue onto the Camino del Rio induces high 
automobile speeds. The only two ingress and 
egress points for the Powerhouse Science Center 
and STEAM Park project site are immediately 
after this soft right turn. Due to the elevation 
change of the site, the curve of the roadway, 
and the automobile oriented nature of both 
the street and adjacent land uses, these entry 
points are blind intersections. This dangerous 
pedestrian environment persists on the entire 
western edge of Downtown. Not only does this 
cut the site off from the city, but the city off 
from the Animas River, a noted and cherished 
community asset.

The City should work with CDOT to reconfigure 
this intersection and the other access points 
along the Camino del Rio. Changing the 
character of the roadway itself - an infrastructure 
amenity in the public right-of-way - is of equal 
importance to the adjacent land use controls 
in creating an inviting, safe, and vibrant public 
realm.

STREET GRID REALIGNMENT
The industrial history of the western edge of 
Downtown Durango along the Animas River 
Corridor offers insight into the connectivity 
issues of Downtown to this important amenity. 
Once mining operations closed in Downtown 
Durango, the original industrial property was 
subdivided and sold, then developed over time 
into what it was today. During the long-term 
development of the area, and when the Camino 
del Rio was designed and built, the City did not 
plat out and extend several public right-of-ways 
that once terminated at the rail line to extend 
east-west connectivity.

Specifically in the North Downtown area, 14th, 
13th, 12th, 11th, and 10th Streets are not platted west 
of the Durango Silverton Narrow-Gauge railway. 
In partnership with local property-owners, the 
City should evaluate leading an effort to officially 
plan, plat, build, and maintain these future 
roadway extensions. Additionally, the City should 

work with property owners to re-dedicate the 
portion of 13th Street that was vacated between 
the Durango School District R-9 headquarters 
and Smiley Building. Increasing connectivity in 
North Downtown will expand mobility options, 
relieve traffic congestion, increase walkability 
and create additional street frontage for future 
development. 

CONCLUSION
The STEAM Cultural Park site is an amazing 
opportunity for the Durango community. 
Developing an urban Downtown site can be a 
complex process, often requiring many things 
to occur before a site is ready for development.  
Regardless of what use is ultimately developed 
at the STEAM Park site, it is clear that the current 
uses do not fully leverage the assets of the 
immediate area. A project at this location has 
the potential to trigger a much larger discussion 
about the future of Downtown Durango. By 
initiating a broader community conversation 
about these urban design challenges in 
Downtown Durango, the project could truly 
be a catalyst that begins the transformation of 
the City envisioned in the comprehensive and 
community plans. While a redevelopment might 
generate new issues, such as parking demands 
and congestion, it provides an opportunity to 
address all of these issues simultaneously and in 
a uniform manner. 
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