
 

Columbia Theatre 

Renovation 

 

INDEPENDENT FINANCIAL 

FEASIBILITY REVIEW  

 

 

Prepared for: 

Washington State 

Department of Commerce 

 

 

Prepared by: 

GF Strategies, Inc. 

 

 

 

 

 

April 15, 2018  



 

 

 

Cowlitz County Public Facilities District 

Columbia Theatre Renovation Project 

Independent Financial Feasibility Review 

 

 

Prepared for:  

Washington State Department of Commerce  

1011 Plum Street SE 

P.O. Box 42525 

Olympia, WA 98504-2525 

(360) 725-2717 

 

Prepared by: 

GF Strategies, Inc. 

13111 NE Fifth Avenue 

Vancouver, Washington 98685 

(360) 573-7027 

 

April 15, 2018 
 

Columbia Theater photography - Copyright © Doug J Scott



i | P a g e  

 

AT-A-GLANCE SUMMARY 

The Cowlitz Public Facilities District (CCPFD) is planning a $1 million renovation project for the Columbia 
Theatre in Longview, Washington. The business consulting firm GF Strategies, Inc has conducted this 
independent financial feasibility review (pursuant to state statute) for the Washington State 
Department of Commerce (Commerce). Summary observations follow.  

Feasibility of Issuing New Indebtedness. As a renovation project with an estimated $1 million 
maximum budget that includes the installment of a chiller as a major part of the renovation, is to be 
funded by  a $1.0 million from Series 2017 Bonds, with debt repayment extending through 2047. An 
amendment was entered into between the CCPFD and the City of Longview to address this new project. 
Bonds were - issued by the City in December 2017, with the theatre being able to stay open during the 
construction of the project. Pledged sources of debt repayment include an existing county-wide 0.033% 
sales/use tax, a county-wide 0.020% sales/use tax and a 1% lodging tax. The 0.033% sales tax has been 
collected since 2002, the 0.020% sales tax has been collected since 2007, and the lodging tax since 2004. 
The CCFPD was obligated to provide from its sales tax and lodging tax revenues the annual principal and 
interest payments on the county bonds, and to subsidize any operational shortfalls incurred by the 
county in the operation of the new facility. On July 22, 2007 The CCPFD passed a resolution to impose a 
.020% sales tax for renovation of the Columbia Theatre. This tax took effect in July 2007. In April of 2010 
the CCPFD by motion accepted the renovation of the Columbia Theatre as complete.  As part of the 
renovation some of the proposed improvements to the venue were not included in the final renovation, 
including the proposed chiller for the theatre.  The current request is for funds of   $1 million dollars and 
to use net proceeds from a December 2017 bond sale to go forward with the installation of the new 
chiller. 

CCPFD has conservatively forecasted bond repayment capacity by estimating sales tax growth at 1 %, 
and current growth has been in the 3% range. This base case approach combined with growth 
extrapolation, adding of proposed and likely to happen increased lodging tax from a new hotel proposed 
near the venue and alternative scenarios conducted for this independent review confirm that debt 
service coverage should be well above minimum bonding requirements under any reasonable tax 
revenue projection.  

Capital cost risks of cost escalation and the lack of post construction issues (since this is the install of a 
chiller and not a major building remodel project) likely do not affect debt issuance or repayment but, if 
experienced, could involve funding support from existing CCPFD reserves. Barring major short term 
external events, debt repayment risks related to coverage and bond rating or interest rate shock are not 
expected to have any substantive detrimental effect on the capacity for repayment due to the large 
coverage or surplus of tax revenues above and beyond required debt service payments.  

Sustained CCPFD Development Feasibility. In recent years, Columbia Theatre attendance has 
been stable, with the number of events held there consistent, with no major loss of event bookings. WE 
expect that the installation of the new renovations will allow the Theater to enhance its customer 
comfort and also grow the summer usage of the Theatre.  

Operating risks may be greater than the potential for a default on debt service, but modest based on 
historic experience – albeit with some potential for short-lived challenges in the event of a major 
economic downturn where sales tax and lodging tax revenues could create a short-term decline. Long-
term financial capacity is a source of potential concern if CCPFD investments do not pay off in added 
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operating profit and net financial position – primarily in terms of reduced future investment capability 
but with no threat to ongoing CCPFD sustainability over any reasonably foreseeable time horizon.  
Institutional risks similarly do not appear to be of any immediate concern but may be worth addressing 
to maintain cooperative interagency relationships and provide greater clarity in the unlikely event of any 
future worst-case operating and debt repayment shortfalls.  A major factor was the December 2017 City 
bond sale which greatly lowered the 2018 debt service to create a savings of $157,411 and a similar 
reduction through 2047. It should also be noted that the City of Longview ILA with the CCPFD obligates 
the CCPFD to pay the annual debt service on the City issued LTGO Series 2017 bonds. However, since 
these are City issued bonds, the ultimate obligation for repayment of the debt is the responsibility of the 
City of Longview.  

On balance, the CCPFD appears to have performed as well or better than expected through the most 
recent economic cycle, has invested for continued vitality, and is now able to complete the renovation 
project at the Columbia Theatre. The financial feasibility of debt issuance, project development and 
sustained operations all appear positive. There are potential short and longer term risks, but these 
appear manageable based on CCPFD experience to date. 
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I.   INTRODUCTION 

The Cowlitz County Public Facilities District (CCPFD) operates two facilities in the County, The 
Cowlitz County Events Center and the Columbia Theatre. Both receive funding from the sales 
tax and hotel motel tax revenues to support debt service, operating expenses and other 
expenses at the two venues. In cooperation with the CCPFD, business consulting firm GF 
Strategies has conducted this independent financial feasibility review for the Washington State 
Department of Commerce. 

PURPOSE OF INDEPENDENT FEASIBILITY REVIEW 

The purpose of this report is to review the potential costs to be incurred by the CCPFD  with 
issuance of an estimated $1 million dollars  million in City bond proceeds to be used for the 
installation of a chiller and other renovation projects yet to be determined at the Columbia 
Theatre. The review will include the CCPFD’s ability to repay the principal and interest on this 
new $1 million debt. As directed by state statute, the preparer of this analysis is to exercise 
independent professional judgment in conducting the financial feasibility review.  

STATE OF WASHINGTON ROLE & STATUTORY AUTHORITY 

As enacted by the 2012 Washington State Legislature, RCW 36.100.025 requires that: 

(1) An independent financial feasibility review under this section is required to be 
performed prior to any of the following events: 

(a) The formation of a public facilities district under this chapter; 
(b) The issuance of any indebtedness, excluding the issuance of obligations to refund 
or replace such indebtedness, by a public facilities district under this chapter; or 
(c) The long-term lease, purchase, or development of a facility under this chapter. 

(2) The independent financial feasibility review required by this section must be 
conducted by the department of commerce through the municipal research and services 
center under RCW 43.110.030 or under a contract with another entity under the 
authority of RCW 43.110.080. The review must examine the potential costs to be 
incurred by the public facility [facilities] district and the adequacy of revenues or 
expected revenues to meet those costs. The cost of the independent financial feasibility 
review must be borne by the public facility [facilities] district or the local government 
proposing to form a public facility [facilities] district. 

(3) The independent financial feasibility review, upon completion, must be a public 
document and must be submitted to the governor, the state treasurer, the state 
auditor, the public facility [facilities] district and participating local political subdivisions, 
and appropriate committees of the legislature. 

This evaluation is being prepared pursuant to sections (1)(b)-(c) of the above noted statute.
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CCPFD  PLANNED PROJECT DESCRIPTION  

The Cowlitz County Public Facilities District was created as a municipal corporation of the state 
of Washington by resolution of the Cowlitz County Commissioners in December 1999. 
Boundaries of the District are contiguous with those of Cowlitz County.  

CCPFD Facilities  

The CCPFD currently has ownership in and operates two event venues: 

 Columbia Theatre – a facility suitable for events including concerts, opera, ballet, 
Broadway shows, and lectures located in downtown Longview. Major improvements to 
the facility were made in 2007. 

 Cowlitz County Events Center – encompassing an exhibit hall, with space for meetings 
and four breakout meeting halls this building was completed in Longview and was 
occupied in April 2005. This events center is located on the same grounds as the 
location of the annual Cowlitz County Fair.  

 

Planned Improvements.  

As noted, the CCPFD is planning to add a chiller and other renovations to the existing Columbia 
Theatre. These were part of the original improvements that were planned for this venue. Due 
to the overall cost of the project at that time, these additions were eliminated from the 2007 
renovations.  

The project budget for all work needed is $1 million dollars.   

CCPFD  Revenues  

CCPFD facilities are financed and operated through a combination of user fees and tax 
revenues. User fees are relied on to cover a major portion of operating expenses for both 
facilities, with additional revenue support from CCPFD sales and lodging tax revenue sources. 
The source of anticipated funding for the new debt service comprises tax revenue sources, 
including:  

 Dedicated 1.0% CCPFD district-wide hotel/motel tax  

 CCPFD  0.033% and 0.020% sales and use tax district wide 

ANALYSIS APPROACH  

This analysis has been prepared for Commerce by the independent business consulting firm GF 
Strategies, Inc. located in Vancouver, Washington. Company principal Greg Flakus has done on 
site studies for over 55 venues, including several in the State of Washington and Oregon.  The 
firm reviews stadium, arena, convention center and performing arts centers operations. 
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Scope of Work. The purpose of this report is to conduct an “independent financial feasibility 
review” for Commerce on behalf of the CCPFD pursuant to RCW 36.100.025.  The review must 
examine the potential costs and the adequacy of revenues or expected revenues to meet the 
costs to be incurred by the CCPFD. This independent feasibility review of the CCPFD project 
comprises two phases: 

 A first phase review of the financial feasibility of the CCPFD to pay debt service on the 
new indebtedness issued by the City – focused on capacity to repay anticipated project 
cost with added bonded indebtedness.  

 A second phase comprising a review of the financial feasibility of the CCPFD developing 
the project – for short- and long-term sustainability of capital and operating resources.   

This report addresses both phases of the independent feasibility review.  

Documents Reviewed. A listing of documents reviewed as part of this independent 
feasibility study is provided by Appendix B to this report. Included are documents as initially 
provided by Commerce and CCPFD at the outset of this assignment together with other 
materials obtained during the course of this review.  

No additional independent document research has been conducted for this assignment, outside 
of materials provided via Commerce, and the CCPFD Administrator and any added information 
provided as a result of follow-up with the CCPFD. The assistance of Commerce and CCPFD with 
provision of background information, follow-up to questions, and review of draft report 
documentation is greatly appreciated.  

Methodology Overview. The focus of this review is, first, to review project capital cost and 
associated documentation. This is followed by a review of the sources and adequacy of 
revenues to meet debt service requirements – including a baseline scenario consistent with 
existing CCPFD provided projections and alternative scenarios including possible stress test 
conditions.  

There was no need to review the operating risks of the two facilities as part of this review. The 
current and future revenues anticipated are not part of this review.  It should be noted that the 
CCPFD provides the Cowlitz County Events Center with an annual subsidy of $120,000. When 
asked, the advisor to the PFD anticipated this subsidy will continue during the entire term of 
the payments, with no need for further subsidies. The Columbia Theatre does not currently 
receive an operating subsidy. 
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Report Organization. The remainder of this report is organized to cover the following topics:  

 Feasibility of issuing new indebtedness – including review of the estimated costs for 
installation of the chiller.  

 Sustained CCPFD development feasibility – addressing CCPFD  financial capacity, 
institutional arrangements and flow of funds, and project risks  

Included with the report is the Appendix.    A listing of documents provided and reviewed by GF 
Strategies and provided by the CCPFD Administrator is contained in that Appendix. 
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II.  FEASIBILITY OF ISSUING NEW INDEBTEDNESS  

As stipulated by RCW 36.100.025 (2), the independent financial feasibility review must examine 
the potential costs to be incurred by the public facilities district. This section of the report 
addresses: 

 Installation of a new chiller and other yet to be determined projects – including the 
process for installation together with preliminary capital cost documentation.  

 Capital funding – beginning with a summary of sources and uses of funding with focus 
on debt repayment and tax revenue history, followed by base case and alternative tax 
revenue scenarios.  

 Debt related risk factors– related to capital costs and debt repayment.  

Each of these topics is considered, in turn.  

Installation of a Chiller and accompanying work  at the Theatre  

CCPFD is planning to use funds from the sale of bonds by the City to make renovations to the 
Columbia Theatre. The new City bonds will be repaid from the CCPFD’s sales tax and hotel 
motel taxes. 

Capital Cost Documentation 

Based on current estimates, the project budget will cover the entire cost of installing the chiller 
and accompanying work. The most recent estimate of $1 million for the project budget is 
detailed below under the heading "Project Budget." As noted these costs are preliminary 
estimates and will be refined as contractor bids are received over the course of the project. 

Construction Schedule 

The current schedule for the project includes the following anticipated milestones: 

 City issue bonds in December 2017 

 Project installation  (60 to 90 days ) 

 Completion of Project (within 90 days) 

 There will be no interruption in theatre operations during the installation of the new 
chiller.  

Capital Funding 

As currently proposed, 100% of the funding for renovations  at the Columbia Theatre is planned 
to come from debt financing, to be repaid by tax revenues available to CCPFD. This capital 
funding discussion covers sources and uses of funding, together with sources of debt 
repayment, and tax revenue history,  
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Project Budget 

Total project cost is estimated to be $1,000,000 
the details of which are as follows: 

$861,000  for the chiller  
$74,000 for other projects to be determined 
 
$55,000 for architecture and engineering fees, and  
$10,000 for project administration fees. 
$1,000,000 total cost 
The independent study of the project costs were done by JMB Consulting Group of Seattle 
Washington and provided to the CCPFD Administrator on March 17, 2018.  

Sources of Debt Repayment 

In addition to potential cost, RCW 36.100.025 (2) requires the independent financial feasibility 
review to address the adequacy of revenues or expected revenues to support project costs. 
Recognizing that user revenues are dedicated to payment of operating expenses, tax revenues 
are identified as the sole anticipated source of repayment of any indebtedness associated with 
facility-related capital improvements. As is further detailed in Appendix C to this report, CCPFD 
has existing access to the following tax revenue sources for repayment of existing bonded 
indebtedness: 

 Sales/Use Tax – imposed at the rate of 0.033% and 0.020%. 

 Hotel/Motel Tax – at the rate of 1.0%. 

In addition to the above noted tax revenue sources, CCPFD may (and with respect to certain 
sources, is required to) allocate revenues as necessary for scheduled debt repayment. Based on 
direct statutory authority and interlocal cooperative agreements, CCPFD has pledged a part of 
the total revenues received from these two sources to support repayment of debt.  

CCPFD has pledged to the City via an interlocal agreement these tax revenue sources to 
repayment of the City LTGO bonds in the principal amount of $4,810,000. This principal amount 
is for refunding of the original 2007 City LTGO bonds. These are limited recourse bonds, paid 
primarily from CCPFD taxes plus accounts from which other funds may be deposited to also 
backstop debt payments. Since these are City bonds, the full faith and credit of the City are a 
secondary and ultimate source for debt service payments. Debt service coverage ratios are 
calculated as the sum of tax revenues from all pledged sources divided by annual debt service 
payments. In addition to the $4,810,000 of refunded bonds, the City issued $1M in new money 
for the theatre chiller.  

Tax Revenue History 

As a starting point for evaluating CCPFD full debt service capacity, it is useful to begin by 
reviewing the history of pledged tax revenues in recent years. As illustrated by the following 
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table, from 2002-17 total pledged revenues have increased from $467,500 in 2004 to 
$1,113,120 in 2016 – equating to a compound rate of increase averaging 4.5% per year. 
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CCPFD Tax Revenue History (2002-2017) 

 

 

 

Source:  Cowlitz County Public Facilities District 
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1 2 3 4 5 6 7 8 9 10 11 12 13 14 15 16

Year 2002 2003 2004 2005 2006 2007 2008 2009 2010 2011 2012 2013 2014 2015 2016 2017

Total Revenue $214, $419, $467, $584, $633, $747, $959, $1,07 $951, $891, $888, $959, $1,04 $1,04 $1,12 $1,21

Total Expense $0 $339, $344, $530, $553, $561, $900, $905, $931, $925, $896, $941, $930, $948, $968, $983,
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2017 Base Case CCPFD Debt Funding Scenario 

Piper Jaffray shared a preliminary debt repayment schedule and provided it to the CCPFD. As detailed by the chart in below debt 
service payments are identified for existing bonded debt. The first debt service payment on the Series 2017 bonds would be made in 
2018 with the last payment in 2047. Bond payments are made on a semi-annual basis – in June and December of each year.  

Financial Feasibility As Determined By CCPFD   

 

Source:  Piper Jaffray as prepared for CCPFD, October, 2017 
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Alternative Tax Revenue Scenarios 

In addition to a baseline scenario, this independent financial analysis also has involved the 
preparation of alternative tax revenue scenarios. These scenarios are useful to determine the 
degree of risk and potential options for mitigation in the event that tax revenues relied on for 
debt service vary substantially from the base case projection utilized by SPFD.   

To supplement the base case (or bond forecast) scenario, two additional tax revenue scenarios 
have been prepared for consideration. One scenario involves a more optimistic view of future 
revenue potential based on observed historic trends. A second stress test adjusts this trend 
extrapolation to include year-to-year changes in the business cycle based on recent experience.  

Scenarios Defined. Building from actual revenues as realized through 2017, key features of 
the alternative scenarios considered are outlined, in turn:  

 Base Case Revenues – assuming future tax revenues remain as experienced in 2017 
going forward through 2047, with no dependence on future revenue growth (as 
prepared by Piper Jaffray).  

 Growth Extrapolation – forecasts future revenue growth based on the tax revenue 
increase which has been conservatively estimated at one per cent per year over the 30 
year life of the bonds. Actual sales tax is currently showing an increase of 3 percent per 
year compounded over the most recent seven-year period. Note: In the year 2028, 
revenues from sales tax and lodging will decrease as noted on the Chart Financial 
Feasibility as Determined by CCPFD.    The sales tax reduction in 2028 is not a concern 
because there is a corresponding elimination of about $490,000 in bond debt service. 
 

Scenario Outcomes. While the Base Case scenario prepared for purposes of bond issuance 
holds tax revenues at 2017 levels with no future year increases, revenues are nonetheless 
expected to be more than sufficient to assure adequate debt coverage through the period of 
repayment of all debt to 2043. Revenue projections from sales tax and lodging tax have been 
estimated to increase by only one percent per year. Actual sales tax revenues in since 2012 and 
postrecession have been in the 3 percent range. See table showing actual sales tax revenues 
provided by CCPFD. (Appendix A 8 and A 9) 

 The Growth Extrapolation scenario (one percent per year average growth) results in tax 
revenues able to cover the payments as outlined in the repayment schedule. (Appendix 
A 3 and A 7) 

 Despite application of future hypothetical cyclical recessions of severity similar to 2007-
09 with a drop in sales tax and lodging tax revenues similar to that in those years, the 
ability to repay performs well and tracks the long term trajectory of the growth scenario 
as outlined in the table marked Financial Feasibility as Determined by CCPFD (Appendix 
A 3) Of the scenarios considered, the base case revenue scenario provided by Piper 
Jaffray  is the most conservative. This is because the base case does not rely on future 
tax revenue growth, despite a record of long-term tax revenue growth even into a  
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recessionary period and subsequent recovery.   Again, it should be noted that the City of 
Longview and its full faith and credit are responsible for meeting the debt service 
obligations under the ILA between the City of Longview and the CCPFD (Appendix A1 
and A2) 

Adverse Conditions  

Based on this review, there is nothing in CCPFD’s documented history that would provide any 
reasonable basis to indicate that debt coverage would drop below the bonds issued.  However, 
it should also be noted that under the ILAs with the City of Longview and Cowlitz County the 
CCPFD is responsible for the repayment of debt on the bonds.  The City and County are 
responsible for the revenues and expenses produced for operation of the Cowlitz County 
Events Center and the Columbia Theatre. 

Two additional scenarios are outlined to illustrate conditions by which this could happen. 
Though unlikely, might hypothetically occur. These worst-case scenarios conceivably could 
occur as the result of:  

 A sudden 1-2 year drop-off in tax revenues – as with an unprecedentedly severe 
national recession not experienced for over 70 years (post-World War II). For example, 
revenues could fall below 2026 (the year with the highest debt service payment) and the 
year when the existing bonds are paid off and debt service is $811,056 in 2026 and 
$657,906 in 2027. The next year the new bonds issued for the years 2028 to 2043 are in 
place and debt service has very little variance with the exception of the year 2033 when 
the debt service for one year rises to $725,542.  

 A more gradual but continuing erosion of tax revenues – whether due to national 
conditions of long-term economic malaise or contraction of the Cowlitz County area 
economy. For example, if baseline tax revenues were to not only remain flat but were to 
decline (relative to the prior year).  

These scenarios should be viewed as extremely unlikely and outside the realm of any historical 
downturn.   

Construction/Debt-Related Risk Factors & Mitigation 

CCPFD Capital Cost Risks: 

 Construction cost escalation above budget 

 Post-construction issues (not likely due to the one time installation of a specific item ( 
the chiller 
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Debt Repayment Risks:  

 Debt coverage management 

 Bond rating or interest rate shock 

Capital Cost Risks 

As noted above, risk factors associated with this project are very minimal in that it is a onetime 
install of a chiller and not a major remodel as was undertaken during the 2007 remodel of the 
Theatre.  

Construction Cost Escalation Above Budget  We foresee no issues with cost overruns 
on this project as the cost to perform the install of the chiller will be at fixed price based on bids 
opened, reviewed and a contractor selected at a firm price to do the work. 

Debt Repayment Risks 

Potential risk factors associated with planned debt repayment include questions related to debt 
coverage management and possible bond rating or interest rate shock.  

Debt Coverage Management. The current debt proposal prepared by Piper Jaffray 
indicates that there should be more than ample debt service coverage with base case funding 
conditions. The Base Case is conservative in that future tax revenues are not increased 
consistent with observed historic revenue performance but are held constant at a one percent 
per year increase level.  

Interest Rate or Bond Rating Risks. Bonds currently are anticipated to be sold at an 
average coupon rate of 3.00% through 2027, then 4.0 percent from 2028 to 2042 and 3.375 
percent in the last five years, 2043 to 2047. 

The major factor noted that could serve to improve the credit  rating  of the CCPFD upward in 
the future would be a trend of “significant growth” in CCPFD pledged revenue sources. Factors 
that could move the rating downward would be “further deterioration” in revenues and 
coverage and/or “extraordinary costs”. We do not foresee either of these happening. Strong 
performance with debt coverage in recent years represent clear and positive steps to address 
these concerns. Another factor is the very conservative one percent increase in revenues from 
sales tax and lodging tax that still under this review is able to meet the debt obligations. 
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III.  CCPFD FINANCIAL CAPACITY 

The second step taken in this broad-based review of theatre renovation project feasibility 
involves consideration of CCPFD’s s overall financial capacity – as reported with District financial 
statements and with respect to statutorily available remaining debt capacity.  

As part of this review, the Chart labeled “Financial Feasibility as Determined by CCPFD clearly 
shows that the CCPFD will be able to make the bond payments during the life of the repayment 
schedule. In 2028, the sales tax revenues that are dedicated to the CCPFD decline. However this 
saes tax reduction in 2028 is not a concern because there is a corresponding elimination of 
about $490,000 in bond debt service. 

Added Debt Capacity 

Without the approval of District voters, state statute provides that the CCPFD may incur debt in 
the aggregate amount of up to 0.5% of taxable valuation of property within the District. With 
60% voter approval, total indebtedness (including non-voted debt) may increase to 1.25% of 
assessed valuation. Since there is no voted debt, the current limit is 0.5% of valuation.   

INSTITUTIONAL ARRANGEMENTS & FLOW OF FUNDS 

. In discussion of institutional risks, we see little risk based on the $1million dollar amount 
requested. 

CCPFD statutory authority coupled with existing agreements between the CCPFD and 
the County, and city of Longview, are multi-layered due to multiple revisions made over 
time.  While these agreements appear to represent a generally adequate set of 
understandings that should prove workable in the event that tax and facility use 
revenues remain adequate to cover existing and planned obligations  

Current Institutional Arrangements 

Considerable effort has been made by the CCCPFD to clarify both jurisdictional responsibilities 
and financial responsibilities in conjunction with the planned issuance of Bonds. Clear 
delineation of CCPFD and other governmental jurisdiction responsibilities is provided by the 
resolution of the CCPFD. 

Pivotal provisions of the Resolution and/or Official Statement include understandings that:  

 Pledged assets will include all CCPFD hotel/motel, sales/use tax and state credit 
sales/use tax pledged for repayment of the Bonds. The 2017 City bonds will not be an 
obligation of the State, County, or any other political subdivision of the State other than 
the CCPFD and the City. 
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 Hotel/motel, sales/use tax and the state credit sales/use tax will not be reduced below 
current levels over the period of existing and proposed bond repayment (to 2042/2043).  

Payments will be allocated to identified funds in a prioritized sequence for assuring 
payment of bonded indebtedness and sustaining operations. 
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IV.  CCPFD PROJECT DEVELOPMENT 

RISKS & MITIGATION 

Reviewed with this final section of the financial feasibility report are risks related to operating 
funding, overall CCPFD financial capacity, and institutional arrangements, outlined as follows:  

Operating Risks: 

 Shrinking CCPFD financial performance 

 Short-term CCPFD -wide operating deficit 

Financial Capacity Risks:  

 Flat net financial position 

 Reduced debt capacity for future projects 

Institutional Risks:  

 Payment priorities with worst-case operating and debt service funding shortfalls 

 Repayment of Regional Center and Subordinate Note loans 
 

Each of these risk factors is described, in turn. 

Operating Risks 

Two operating risks are identified as potentially impacting CCPFD project development 
feasibility – whether in the near term or over a longer-term time horizon. These are risks 
associated with shrinking CCCPFD and Columbia Theater financial performance.  

An updated facility with air conditioning provides new opportunity to be accompanied by re-
positioning venue branding and marketing to recapture lost attendance and draw new 
audience in the summer months for touring shows that might not currently be part of the 
Theatre programming. If the chiller installation is less than $1 million, the CCPFD , the theatre, 
and the City will prioritize the use of the remaining funds on projects to futher enhance the 
theatre’s ability to attract increased attendance. 

Short-Term CCPFD Wide Operating Deficit. Based on our review using a stress test and 
worst-case scenarios provided with this report, it appears highly unlikely that the CCPFD is in 
any substantial danger of shifting from a position of operating profit to deficit over a sustained 
period. What appears as the more likely risk is that short-term deficits could arise during an 
economic recession – especially if both CCPFD venues were to experience substantial revenue 
downturns concurrently.  
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Reduced Debt Capacity for Future Projects. Some additional flexibility will be provided 
with repayment of the bonds in 2027. However, the loss of the State Credit Sales/Use Tax in 
2047 will remove this source of funding for added debt thereafter, unless the sunset date for 
the credit is further extended by action of the Washington State Legislature. In addition, the 
CCPFD authority to impose the Sales/Use Tax and the Hotel/Motel Tax is currently slated to 
terminate in 2047. 

While not fully leveraged, this combination of what appears to be a growing financial condition 
(new hotel projects in the area, increased bookings at the Cowlitz County Events Center) makes 
this chiller project repayment feasible.  Listed below are three ways the CCPFD might realize 
added revenues: 

Look to sources beyond existing tax revenues and operating funds – as with voter measures – 
as a means to fund future CCPFD facilities or major improvements to existing venues. 

 Increase operating profit from existing venues – capitalizing on Cowlitz County Events 
Center revenue increases and net revenues from this venue. 

 Pay down subordinated debt and the interlocal agreements as a priority as net 
operating profit allows – going above and beyond guaranteed payments when possible.  

 

Payment Priorities with Worst-Case Operating & Debt Service Shortfalls. Based on 
CCPFD tax revenue and operating revenue/expense history reviewed, the convergence of 
worst-case operating and debt service shortfalls would appear to be extremely unlikely – 
without historical precedent. And a debt service shortfall appears to be less likely (due to high 
coverage anticipated under all reasonable scenarios) than a short-term operating deficit.  

Combined Risk & Mitigation Summary 

A final question addressed by this report is whether the combination of the renovation project 
/debt related risk factors serve to compound District risk or are largely independent of broader 
CCPFD  considerations. A review of the factors considered suggests that these factors have 
independent effects that may be inter-related but largely without compounding or intensified 
cumulative effects:  

Renovation, including the chiller install /Debt Related-Risks:  

 Capital cost risks of potential cost escalation and post-construction issues likely do not 
affect debt issuance or repayment but, if experienced, more likely would involve needed 
funding support from existing reserves.  

 Barring major short term external events, debt repayment risks related to coverage and 
bond rating or interest rate shock are not expected to have any substantive detrimental 
effect on capacity for repayment due to substantial coverage or surplus of tax revenues 
above and beyond required debt service payments.  
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V.  CCPFD PROJECT FINANCIAL FEASIBILITY  

REVIEW SUMMARY  

 We see no operating risks associated with this project even with the possible downturn 
in revenues from the CCPFD venues.  

 Financial capacity is a source of potential concern if CCPFD investments do not pay off in 
added operating profit and net financial position – primarily in terms of reduced future 
investment capability but with no threat to ongoing CCPFD sustainability over any 
reasonably foreseeable time horizon. 

 Institutional risks similarly do not appear to be of any immediate concern. On balance, 
the CCPFD appears to have performed as well or better than expected through the most 
recent economic cycle, has invested for continued events center vitality, and is now able 
to move forward with the $1 million project at the Columbia Theatre. The financial 
feasibility of debt issuance, project installation and sustained operations all appear to be 
able to move forward. 

  GF Strategies INC. appreciates the opportunity to prepare this independent financial 
feasibility review on behalf of the Washington State Department of Commerce and the 
CCPFD. We would be happy to respond to questions that may arise related to any aspect 
of this feasibility report document.   
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VI.  PREPARER PROFILE 

This independent feasibility review has been conducted on behalf of the Washington State 
Department of Commerce for the Cowlitz Public Facilities District by the business management 
firm GF Strategies. 

Since 1993, GF Strategies has provided consulting services for a wide range of public agency, 
convention centers, fairgrounds, expo centers, arenas and stadiums. These studies have 
included market and feasibility studies, economic impact analyses, on site food and beverage 
revenue studies and master planning for fairgrounds as part of a team the state of Washington. 
Representative project assignments have included work with 53 projects in 20 states:  

Projects in Washington State have included work with:  

 Clark County Events Center; 

 Central Washington State Fair; 

 Spokane Interstate Fair; 

 Benton Franklin Fair and Rodeo; 

 Northwest Washington Fairgrounds; 

 Southwest Washington Fair; and  

Other projects around master planning for Kitsap County Fairgrounds, Cowlitz County 
Fairgrounds, and the over ten fairgrounds in Oregon, as well as seven of the top ten in the 
United States. 
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VII.  APPENDIX 1-10 

 

 

A-1  CCPFD Resolution No. 07-02 

A-2  CCPFD Resolution No. 03-04 

A-3  Financial Feasibility, determined by CCPFD 

A-4  Bond Debt Service:  Chart 9A 

A-5  Bond Debt Service: Chart 9C 

A-6  Bond Debt Service: Chart 9D 

A-7  Bond Debt Service: Chart 9E 

A-8  Sales Tax Detail:  Conference Center 

A-9  Sales Tax Detail: Columbia Theatre Operating Fund #820 

A-10  Revenue Expense History Graph CCPFD 



























1 2 3 4 5 6 7 8 9 10 11 12 13 14 15 16

Year 2002 2003 2004 2005 2006 2007 2008 2009 2010 2011 2012 2013 2014 2015 2016 2017

Total Revenue $214, $419, $467, $584, $633, $747, $959, $1,07 $951, $891, $888, $959, $1,04 $1,04 $1,12 $1,21

Total Expense $0 $339, $344, $530, $553, $561, $900, $905, $931, $925, $896, $941, $930, $948, $968, $983,
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