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Disclaimer
This report is provided in accordance with the terms of our proposal dated November 15, 2010
(“Proposal”) of KPMG Advisory N.V. (“KPMG The Netherlands”) and is subject to the terms
and conditions contained in the Proposal.
In preparing this report, we have necessarily relied upon unaudited financial and other
information supplied, and representations made to us by the (“Client”), its staff and other
information obtained from public sources and third parties. We have not independently verified
the accuracy or completeness of the information or conducted an audit, nor are we providing
any other form of assurance. KPMG The Netherlands makes no representation or warranty,
express or implied, and assumes no liability with respect to the completeness or accuracy of
any information contained herein. The procedures we have performed are limited in nature to
those outlined herein. As such, our work may not necessarily disclose all significant matters
about the project, or any errors, misstatements, or irregularities if such exist, on the part of the
Client, or its officers, employees and advisors, or in the underlying information. Actual
conditions vary from those projected, which is likely as anticipated events frequently do not
occur as expected, the capital costs, operating expenditures and employment levels projected
can be expected to change, and such changes may be material.
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Glossary
AAV

Antillean Contractors Association or Antiliaanse Aannemers
Vereniging

Aqualectra

Supplier of water and electricity on Curaçao

ANG

Nederlands-Antilliaanse Gulden

CBS

Central Bureau of Statistics for the islands Bonaire, Curaçao,
St. Maarten, St. Eustatius and Saba (formerly known as The
Netherlands Antilles)

CHATA

Curaçao Hospitality and Tourism Association

Client

The Executive Council and Project Committee

CTB

Curaçao Tourist Board

Decisio

Decisio B.V.

DEZ

Ministry of Economic Affairs

Eastpoint

Approximately 4,400 hectares of land known as Oostpunt

EIS

Economic Impact Study

EIS team

KPMG The Netherlands, KPMG Curaçao and Decisio jointly

EOP

Island Development Plan or Eiland Ontwikkelingsplan

Executive Council

Executive Council of the Island Territory of Curaçao

FTE

Full-time equivalent

FYE

Full year equivalent

GDP

Gross Domestic Product

km

Kilometre

KPMG Curaçao

KPMG Advisory Caribbean B.V.

KPMG The Netherlands

KPMG Advisory N.V.

m²

Square meter

Model

The economic impact model

1

Economic Impact Study Eastpoint Curaçao
May 2011

OB

Turnover tax or Omzet Belasting

Planning Study

The study that addresses
environmental issues

Planning Study team

Wolff and its team members

Project Committee

The committee established by the Executive Council

Proposal

Proposal KPMG Advisory N.V., dated November 15, 2010

STMP

Strategic Tourism Master Plan for the Island of Curaçao 2010 2014

TOR

Terms of Reference dated September 21, 2010

TYPE I multiplier

Indirect effects including re-expenditures by other industries

TYPE II multiplier

Induced effects including re-expenditures of
households

Wolff

Wolff Landscape Architecture, Inc.

planning,

ecological

and

wages by
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Executive summary
Eastpoint is the largest undeveloped, unspoiled and privately owned area in Curaçao. With a
surface of 4,400 hectares it covers 10%of the island. Currently a zoning plan is being prepared
for the development of Eastpoint. The preferred development plan offers space for 19,000
residential units and 2,400 hotel rooms. This Economic Impact Study (EIS) estimates the
economic impact of these developments.

Economic impact of the development of Eastpoint: Added value and jobs
The development of Eastpoint is a project worth billions of Antillean Guilders for the Curaçao
economy. In 20 years an estimated ANG 6.4 billion will be invested, leading to an average
annual investment boost of ANG 322 million in the construction sector during this period. This
results in a temporary direct impact of ANG 125 million added value (2.3% of GDP) and 2,225
jobs. The economic impact of the construction is temporary. The new residents and tourism
attracted by Eastpoint will have a permanent economic impact. The permanent impact amounts
to almost 4,000 direct jobs and ANG 227 million of direct added value, which equals 4.4% of
current GDP.
When the indirect and induced effect are included (re-expenditures by respectively industries
and employees), the number of jobs more than doubles and added value almost triples.
Added value
700

ANG million

600

Induced

500

262

Direct

400
300
200
100

Indirect

177

135

93
125

227

Temporary

Permanent

Figure Annual temporary and permanent impact on added value
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Jobs
9,000
Induced

number of FYEs

8,000
7,000

Indirect

3,299

6,000

Direct

5,000
4,000
3,000
2,000
1,000

1,278

2,225
992

3,830
2,225

Permanent

Temporary

Figure Jobs created by the development of Eastpoint

Direct

Indirect

Induced

Total

Construction
Production (ANG million)
Value added (ANG million)
Jobs

334
125
2,225

174
93
992

496
177
2,225

1,004
395
5,441

Tourism
Production (ANG million)
Value added (ANG million)
Jobs

249
99
2,097

160
86
789

382
133
1,674

791
318
4,560

Residential
Production (ANG million)
Value added (ANG million)
Jobs

226
127
1,734

84
49
489

448
129
1,625

758
305
3,848

Table Overview of economic impact of construction, tourism and residences

Impact on government expenses and income
The development of Eastpoint itself is a task of a developer, the cost of the investments in
infrastructure within the Eastpoint area will also be carried by the developer. The investments
required to connect Eastpoint to the main infrastructure of Curaçao are for the account of the
government in the EIS. Furthermore, the government will be responsible for public services and
facilities such as education, healthcare. The EIS shows that the Eastpoint development will
result in additional tax revenues for the Government of Curaçao. During the construction phase
there will be a temporary increase in tax revenues, while new residents and tourist will
permanently increase the tax revenues. The balance between the extra costs and benefits will
be positive, the extra tax income (estimated at ANG 185 million per year) will outweigh the
extra public expenditures (estimated at ANG 90 million per year).
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Foreign exchange reserves
Eastpoint will also have a positive impact on the balance of payments (foreign exchange
reserves). Although a net outflow of capital is expected in the construction phase, this will be
compensated in the permanent phase in which tourists and residents from abroad will create a
net inflow of capital.
Foreign Exchange (net inflow capital)
Construction (ANG million)
Tourism (ANG million)
Residential (ANG million)

Direct

Indirect

Induced

Total

-4
186
202

-20
-19
-11

-82
-64
-82

-107
103
109

Table Effects on foreign exchange

Catalytic effects
The quantified economic impact of the Eastpoint development does not comprise the total
economic impact. The development will also have catalytic effects that have not been
quantified in this study. The most important of these effects are:
• New growth opportunities to increase in stay-over nights and high-end tourism – The
Eastpoint development will be complementary to the existing projects and result in an
enhanced depth and width of the tourism product offering;
• Raising the earning power of the tourism Industry – The Eastpoint development adds new
attractions for tourists. This will enable Curaçao to target new markets and increase the
number of stay-over nights and the level of spending. Growth in tourism will generate extra
taxes to cover marketing expenses. Furthermore the marketing resources of international
hotel chains could increase the international promotion of Curaçao;
• Economies of scale – The increase of the population of Curaçao will create economies of
scale: which could increase the value for money for the residents with regard to social and
transport infrastructure;
• Quality of life enhancements – The development of Eastpoint will have a positive effect on
community development since existing areas will benefit from improved accessibility and
level of (public) facilities. The development will also bring new employment opportunities
and room for entrepreneurship. Furthermore the development can assist to increase the
awareness for sustainability/environment and help to preservation of natural and cultural
heritage.
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1
1.1

Introduction
Overview
The Executive Council of the Island Territory of Curaçao (“Executive Council”) has decided to
investigate the potential consequences of development of the largest undeveloped, unspoiled,
privately owned area in Curaçao, consisting of approximately 4,400 hectares (10,872 acres) of
land known as Oostpunt (“Eastpoint”). For this purpose two international independent
consulting firms have been appointed to undertake the following two studies:

•

Planning Study (“Planning Study”) – This study addresses planning, ecological and
environmental issues. The planning study has been performed by Wolff Landscape
Architecture, Inc. (“Wolff”); and

•

Economic Impact Study (“EIS”) – This study deals with the financial, social, socioeconomic, macro-economic and infrastructural aspects of the development of Eastpoint.
KPMG Advisory N.V. (“KPMG The Netherlands”), KPMG Advisory Caribbean B.V. (“KPMG
Curaçao”) and Decisio B.V. (“Decisio”), together known as the Economic Impact Study
team (“EIS team”) have conducted the EIS.

The current owner of Eastpoint, the Maal family, has been interested in developing the property
for many years. The Executive Council has established the Project Committee Eastpoint
(“Project Committee”) that consists of representatives from the public sector and the Maal
family. The Project Committee has been established to supervise both studies. During the
execution of the Planning Study and EIS several meetings have been held to discuss the
content of the studies and the progress made. Based on the outcome of these studies, the
Government of Curaçao will implement an optimal zoning plan for the Eastpoint area.

1.2

Objectives EIS
The main objective of the EIS is to provide the Government of Curaçao insight into the
economic impact of the Eastpoint development for Curaçao in order to support the decision
making process regarding the optimal zoning plan. Economic impact means the impact on
earnings of industries, employment, Gross Domestic Product (“GDP”), foreign exchange
reserves and Government income and expenditures during the construction/development
phase and operational phase.
The Terms of Reference (“TOR”) issued by the Project Committee prescribes that the
following elements need to be addressed in the EIS:

•

Impact on the tourism sector in Curaçao: direct earnings, employment, foreign exchange
and tax revenues generated from the hotels and other firms that provide goods and
services directly to tourists as well as indirect/induced impacts from the firms providing
goods and services directly to visitors/tourists, purchase supplies and services from other
local companies and from the employees in the firms directly servicing visitors/tourists,
who will spend their income in Curaçao, creating more jobs and spending in the economy.
The impact needs to be analyzed as part of the total tourism sector on the island of
Curaçao, taking into account all relevant aspects;
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1.3

•

Impact from the residential development: earnings, employment, foreign exchange and tax
revenues generated from the firms that provide goods and services directly to new
residents (real estate, services, retail, entertainment etc.). Both direct impacts and
indirect/induced impacts need to be part of the analysis;

•

Impacts from the construction/development phase (building) and the operational phase
need to be addressed separately;

•

Required public facilities and (economic) benefits for Curaçao;

•

Required infrastructure to make Eastpoint accessible for the new influx of visitors and
residents and investments needed for the required infrastructure. Please note that this
covers only the infrastructure outside Eastpoint. Infrastructure on Eastpoint is assumed to
be the responsibility of the land owner/developer; and

•

Macro-economic (GDP growth, growth of tax income for Curaçao, employment, wages,
export receipts) and catalytic (raising the earnings power of Curaçao’s tourism industry,
providing new growth opportunities for high-end tourism subsectors, generating
infrastructure and quality of life enhancements for the existing and new residents of
Curaçao) benefits.

Project profile
Eastpoint is located on the Eastern part of the island of Curaçao and covers the entire eastern
end of the island. The property consists of 5 plantations (Klein Sint Joris, Oranjeberg, Fuik,
Duivelsklip and Oostpunt) and represents approximately 10% of the total surface area of the
island. Eastpoint encompasses a varied assortment of landscapes, from inland valleys, to
beach-front, ocean-front, bay-front and plateaus. Furthermore it includes 12 kilometres (“km”)
of pristine shoreline on the south side of the island.
The development plan will involve touristic, residential and recreational development. It is
assumed in the TOR that Eastpoint will become ‘self sufficient’, which means that there should
be adequate facilities, and amenities such as power, sewage, schools etc. to support the
activities in the area.
In chapter 3 the project scope is set out in more detail.
Given the size and complexity of the Eastpoint development and the level of detail of
information available at this stage the following general assumptions have been made to
perform the EIS:

•

It is expected that the Eastpoint development will take place over a period of 15 to 20
years. In the EIS it has been assumed that Eastpoint will develop in a linear way, which
implies that each year 5 % of the total development costs are invested. In reality the actual
development process will most likely deviate from this investment schedule. A linear
development could be considered the average of all possible investment schedules and is
therefore deemed the most appropriate approximation based on the information available;
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•

Since a market study is not included in the scope of the EIS, it is assumed that for housing
and hotels demand will equal supply. It is to be expected that the individual developments
will be phased in such a way that supply is adapted to the development of demand;

•

It has been assumed that characteristics of the Eastpoint development will be a reflection
of the current population/economy of Curaçao. This means that Curaçao averages are used
for household size, household income, foreign/domestic residents, house size/prices, hotel
developments, imports and wages in relevant sectors, etc;

•

The EIS investigated the impact of the Eastpoint development. The feasibility of these
individual developments (e.g. golf course, a marina, hotel, retail) is not part of the scope of
this study. This implies that the assumed expenses justify a feasible business case for the
individual developments. Making business cases of these developments would lead to an
estimated double counting;

•

The economic impact model does not take scarcity of goods or labor into account. This
means that it has been assumed that the development of Eastpoint does not affect prices
and wages; and

•

All prices are expressed in Antillean Guilders (“ANG”) All expenses, income and
investments are presented at the current price level.

Content of report
The next chapter provides an overview of the approach and methodologies applied to perform
the EIS. Subsequently in Chapter 3 the project scope has been described including the most
important underlying assumptions. In Chapters 4, 5, 6 and 7 the outcomes of the economic
impact model are presented. Chapter 8 discusses the impacts of foreign exchange and Chapter
9 discusses the results into a macro-economic perspective. Chapter 10 sets out the sensitivity
analysis and 11 deals with the qualitative aspect concerning catalytic effects. To conclude,
Chapter 12 will summarize the key findings.
Appendix A provides a detailed description of the (model) assumptions. A glossary with a
description of terminology and abbreviations is presented on page 1.
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2

Approach and methodology
In this chapter we set out:

2.1



The conceptual framework;



The definition of economic impact;



The methodology for the economic impact calculation; and



The data-gathering and analysis process.

Conceptual framework

Figure 2-1 Conceptual framework EIS Eastpoint

As set out in our Proposal for the Economic Impact Study, our approach is divided into the
following 5 steps:
1. Desk research and interviews: significant amount of data and knowledge about the
economic structure of Curaçao is needed to estimate the impact of the development of
Eastpoint. The first step was to collect the required information through desk research and
through the consultation of various public and private sector organizations;
2. Guideline: a guideline has been compiled that describes the set-up of the economic impact
model (“Model”), the input parameters and the outcomes that can be derived from the
model. The aim of this guideline was to agree upon the assumptions and methodologies
used for the EIS and identify any potential hurdles at an early stage of the EIS. The
guideline has been discussed with the Project Committee and adjusted based on the
feedback received;
3. EIS performance: after the methodologies and assumptions were agreed the EIS was
performed. The preliminary results have been discussed in a workshop with the Project
Committee and representatives from the Planning Study team;
4. Optimization: based on feedback received from the workshop with regard to the scenarios
and underlying assumptions the economic impact model has been further optimized;
5. Reporting: a draft EIS report has been distributed to the Project Committee. After the
comments of the Project Committee were processed, this final report has been issued.
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2.2

Definition of economic impact
The employment and added value accruing to the residents of Curaçao are considered to be the
most important economic impacts.
Employment impacts are measured in terms of full-year equivalent (“FYE”) positions . A FYE
position does not necessarily equal a full-time job or full-time equivalent (“FTE”). An individual
who is permanently employed for the entire year on a part-time basis also represents one fullyear equivalent position. The full year equivalent is used because the Curaçao data collected
from CBS only indicates the employed persons, but does not provide information about full
time job equivalents. Because not all employed persons work full time, the full time job
equivalent will be lower than the full-year equivalent.
Added value is one of the most commonly used indicators of economic activity. Added value
measures economic value created through the production of goods and services. For example,
an industry’s added value is the difference between the value of its sales and the cost of its
purchases from suppliers. The total added value produced in a country is known as GDP.
The economic impact in this study also includes the impact on the finances of the Government
and the impact on foreign exchange reserves. These are however derived from the primary
indicators: production, employment and added value.

2.3

Economic impact calculation
The figure on the next page presents an overview of the Model. The Model consists of a
construction, residential and tourism module. In the figure the inputs of the three modules are
given as well as the interrelationship. By combining the input of the three modules the Model
calculates the direct output effects of the Eastpoint development. These direct effects are
subsequently used for the input-output analysis, which calculates the indirect and induced
effects.
The different modules are interrelated. The construction elements relate to the various
individual developments in Eastpoint during the construction phase. Thus, these are merely
temporary effects given the fact that the construction will occur within a set timeframe. The
effects of residential zones and tourism are permanent. The timing of the permanent effects of
the residential and tourism zones depends on the time of completion of construction.
The main inputs for the construction module will be determined by the project scope that
defines the anticipated developments of the different zones on Eastpoint (residential,
recreational, main roads and other developments). In this module, it is assumed that
construction and operation are synchronized. For example, if according to a scenario 1,000
residential units will be built, it has been assumed that these will be occupied after completion
and that infrastructure investments have occurred so that the required infrastructure will be in
place.
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Input direct effects

Construction
- Density per area
- Amount of hotel rooms and
residential units
- Infrastructure and public
facilities
- Recreational/ tourism
- Import/own production
construction materials
- Labour (migrants/residents)
- Taxes of construction

Residential
- Size and composition of
population
- Expenditure different groups
(to market sectors)
- Taxes of resident groups

Tourism
- Amount of tourists to
accommodation class and/or
nationality
- Expenditure of different
classes of tourists (to market
sectors)
- Employment tourist
accommodations: migrants
and local employees

Output direct effects
Temporary
Construction
- Temporary employment
- Impuls on local goods and
services per sector and
import
- Government revenues and
expenses

Permanent
Residential
- Spending impulse of
residents to sector
- Government revenues and
expenses
- Required public facilities

Tourism
- Spending impulse tourism
per sector
- Government revenues and
expenses
- Employment
- Required public facilities

Indirect effects
Industry to industry Input/Output analysis: indirect and induced effects on production, labour market, value
added and taxes.
Based on supply-use tables 2004, updated with 2009 National Accounts

Figure 2-2 Economic model

The construction module generates the main inputs for the residential and tourism module. The
number of residential units and hotels are the important input variables to derive the number of
residents and tourists. Based on the three modules the direct impact has been calculated. The
direct impact provides figures on the number and type of residents, tourists and the required
investments in infrastructure and public facilities. Furthermore, the direct output will provide
insight into the characteristics of the development and population (costs, spending pattern,
income, tax income, wages, employment, import of goods, etc.).
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The Model calculates the direct, indirect and induced effects of construction, tourism and
residential activities on Eastpoint:


Direct effects: are the effects resulting directly from a spending or investment impulse
because of the Eastpoint Development. For example: an impulse of tourists spending
money in a hotel leads to profits, wages, taxes paid, etc. of that hotel;



Indirect effects: effects resulting from subsequent rounds of expenditure (re-expenditures)
of industries. The company receiving the direct spending impulse purchases goods and
services from other industries, the economy gets a broader economic boost. For example:
the hotel has to buy food and beverages from a wholesaler, the wholesaler buys food from
a farmer and the farmer buys fertilizers from the fertilizer industry, etc. This way each
industry generates turnover, profits, etc;



Induced effects: effects resulting from the re-expenditures of households. Employees of
companies earn wages that are spend on goods and services. This means that not only the
hotel’s purchase of food and beverages from a wholesaler are included, but also the
expenses of the employees of the hotel, as well as the expenses of the employees of the
wholesaler, etc.

The input-output table created for the EIS 1 describes the spending patterns of consumers and
how the purchases of each industry are described over other industries by means of taxes,
imports, profits and wages. Figure 2-2 shows an example of an input-output table. The inputoutput model (based on this table) calculates the infinite circulation of capital through interindustry transactions (indirect effects) and internalizing the wages and transactions of
households (induced effects). Since in each round capital flows out of the system (taxes and
imports, and wages in the case of indirect effects), the impact becomes smaller each round
and tends to zero in the end. This results in the “so called” Leontief multipliers.


A (“type I multiplier”) is the multiplier of the indirect effects (compared to the direct
impulse). For example: if a spending impulse of ANG 1.00, leads to an additional ANG 0.60
of indirect production, the type I multiplier is 1.6; and



A (“type II multiplier”) is the multiplier of the induced effects (compared to the direct
impulse).

1

The input-output model is based on the 2004 Supply-Use Tables of Curaçao (CBS, 2009) and has been updated
with the 2009 GDP by sector of Curaçao (website CBS)
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Table 2-1 Concept of input-output model

The different (sector) multipliers of the input-output model provide an indication of what the
indirect and induced effects are of an extra unit of expenditure (the direct impact). The different
multipliers can be described as follows:



Output Multiplier – the multiplier for production (is equal to earnings or turnover) of
industries on Curaçao, compared to the direct spending or investment impulse;



Income Multiplier – the multiplier of labor compensation (equals income of households)
compared to the direct spending investment impulse;



Added Value Multiplier – the multiplier of the added value by industries compared to the
direct spending investment impulse;



Employment Multiplier – the amount of jobs per ANG million of direct spending investment
impulse; and



Import Multiplier – import of goods and services (or capital export) compared to the direct
spending impulse.
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The aforementioned multipliers are used to calculate the indirect impacts of the project. Table
2-2 gives an overview of the multipliers used in the EIS based on the input-output analysis
performed. In appendix A6 the multipliers are further explained.

Output multiplier
Construction
Tourism
Residential

Direct

Type I
(indirect)

Type II
(induced)

1
1
1

1.5
1.6
1.4

3.0
3.2
3.4

Income multiplier (household income / direct impulse)
Construction
0.35
0.52
Tourism
0.32
0.53
0.42
0.57
Residential

0.91
0.91
0.98

Added value multiplier (added value / direct impulse)
Construction
0.38
0.65
Tourism
0.40
0.74
Residential
0.56
0.78

1.18
1.27
1.35

Job multiplier (jobs per million ANG direct impulse)
Construction
6.7
9.6
Tourism
8.4
11.6
Residential
7.7
9.8

16.3
18.3
17.0

Import multiplier (Imports per million ANG direct impulse)
Construction
0.28
0.34
0.58
Tourism
0.17
0.25
0.50
Residential
0.45
0.49
0.85

Table 2-2 Overview of multipliers used

2.4

Data collection and analyses
The information relevant for the development of Eastpoint has been derived from the Planning
Study and collected from publicly available sources. Given Eastpoint’s stage of development
there is only a limited level of detail available about the development plan. As a result, a proxy
development plan needed to be derived based on the input from the Planning Study and
discussions with the Project Committee. In order to objectify the results the EIS team has
endeavored to align the Eastpoint development with the current and anticipated developments
on Curaçao based on market research and data available. Please find below a short description
of the most important sources of information used for the EIS:
Planning Study
The information from the Planning Study by Wolff is the most important information about the
future developments on Eastpoint. The information is provided to us by Wolff and its team
members (“Planning Study team”). The developments described in the Planning Study have
been synchronized with this EIS and formed an important input for the calculations.
Public and private sector consultation
The EIS has interviewed many public and private organizations on Curaçao to gather
information about economic developments. Many of these organizations have provided studies
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and economic data. Organizations consulted were, amongst others: Central Bureau for
Statistics (“CBS”), Curaçao Tourist Board (“CTB”), Curaçao Hotel and Tourism Association
(“CHATA”), Central Bank Curaçao and St. Maarten, Antilliaanse Aannemers Vereniging
(“AAV”), Ministry of Finance and of the Ministry of Economic affairs (“DEZ”).
Economic models
If possible the outcomes of the economic models have been verified by comparing the
outcomes with the results from external economic models commonly used on Curaçao e.g.
Turistika model and Curalyse.
International studies
Also several international studies were used to gather data and (cross-) check assumptions.

An extensive overview of the data assumptions with reference to the sources used can be
found in the Bibliography.
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3
3.1

Project scope
Project overview
As described in Chapter 1, the EIS and Planning Study have been conducted simultaneously.
The outcome of the Planning Study has been used as input for the EIS. One of the deliverables
of the Planning Study was a zoning plan for Eastpoint. The map below shows the zoning plan
suggested by the Planning Study.

Figure 3-1 Eastpoint zoning plan
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The indicated location and size of the zones of the Eastpoint zoning plan have been the basis
for the Model. In order to define the scope of certain zoning categories the island development
plan or het Eiland Ontwikkelingsplan (“EOP”) has been used and where needed the Planning
Study provided the EIS team with additional development information. For the zoning
categories where the development information could not be provided by the Planning Study,
the average development of Curaçao has been assumed. The zoning plan, information received
from the Planning Study team, Project Committee and assumptions made, resulted in the
following development of Eastpoint:
Nr.

Development

Specification

1
2
3

Hotels
Residential
Infrastructure

2,400 hotel rooms
19,000 residential units
31.8 km internal road
24 km external road
55.8 km main electricity/ water lines
waste treatment facilities
Infrastructure (within residential and tourism development)

4

Public facilities including retail

125,000 m2 public facilities

5
6
7
8
9

Wind farm
Golf courses
Park
Marina
Agriculture developments

35,000 m2 retail
capacity of 15 MW
3 par 72 golf courses
55 hectares
128 slips
128 hectares

Table 3-1 Development of Eastpoint

The next sections describe in more detail how the Eastpoint development has been
determined.

3.2

Hotels
The Planning Study distinguishes eight potential hotel locations on Eastpoint and indicated that
these hotels would have, on average, 300 hotel rooms. This implies that 2,400 hotel rooms can
be built on Eastpoint. The figure on the next page provides an overview of the potential
locations for hotel development.
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Figure 3-2 Potential hotel locations Eastpoint
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3.3

Residential units
The Eastpoint zoning plan distinguishes three types of zoning categories that permit residential
developments: high density residential area, rural habitation and area for tourism.
High density area
The Eastpoint zoning plan indicates that there are 1,156 hectares categorized as Urban or high
density area. In the EOP there are two types of urban development possible in this zoning
category. Type I permits to develop 6 – 20 residential units per hectare and within type II it is
possible to develop 15 – 30 residential units per hectare. After consultation with the Project
Committee an average of 15 residential units per hectare has been assumed for the high
density zoning category.
Rural habitation
The EOP mentions that within the zoning category rural habitation 3 houses per hectare can be
developed.
Tourism
The EOP offers the opportunity to develop residential units within the zoning category tourism.
Based on the input from the Project Committee and the Planning Study team the assumption is
made that 50% of the tourism zoning category will be available for housing. Furthermore the
Planning Study team indicated that residential development within the tourism zone can best
be compared to the development of the rural habitation zone.
Based on the hectares per zoning category and the assumptions described above
approximately 19,000 residential units will be developed on Eastpoint. Table 3-2 provides an
overview of how this number of residential units has been calculated.

Area typology
High density residential
Rural habitation
Tourism
Total

Area in hectares

Available for
residential units

Residential units
per hectare

Residential units

1,156
353
276

100%
100%
50%

15
3
3

17,340
1,059
414
18,813 ≈ 19,000

Table 3-2 Residential units in the preferred development plan

3.4

Infrastructure
As described in section 1.3 the infrastructure required to make Eastpoint accessible for the
influx of visitors is also part of the Eastpoint development. Below the infrastructure in and
outside Eastpoint are described.
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3.4.1

Infrastructure outside Eastpoint
When, in time, the first developments of Eastpoint are completed, the roads leading to
Eastpoint will need to be upgraded. The Planning Study has made a high level analysis of what
capacity the roads leading to Eastpoint should have if the entire area is developed. The map
below provides an overview of the roads that will need to be upgraded.
2 new lanes 7.3 km 14.6 km
4 new lanes 3.7 km 14.8 km
2 new lanes 8.5 km 17.0 km
4 new lanes 3.5 km 14.0 km
2 new lanes 1.0 km
Total new lanes

2.0 km
62.4 km

Figure 3-3 Driving lanes to be upgraded

The Planning Study indicated that 16.8 km of 2x1-lane roads should be upgraded and 7.2 km
2x2-lane roads of external road should be constructed, in total 24 km. Due to current
congestion problems and other area developments it seems likely that some of these roads
would also be (partly) upgraded without the Eastpoint development. The Government of
Curaçao is currently investigating the existing congestion problems in the area indicated in the
picture above. The Project Committee has indicated that the infrastructure investments are to
be partially attributable to the Eastpoint development. In the EIS it has assumed that only 50%
of the infrastructure investments to upgrade the roads from 2 to 4 lanes will be allocated to the
Eastpoint development.
3.4.2

Infrastructure within Eastpoint
The Eastpoint zoning plan indicates that a total of 125 hectares are zoned for the purpose of
roads and that the average width will be 40 meters. This implies that 31.8 km of roads has to
be constructed on Eastpoint. The assumption is made that these will be 2-lane roads in both
directions.
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As described earlier, the main starting point of the Eastpoint development is that Eastpoint will
be self-supporting and where possible in an environmental friendly manner. Because the
Curaçao Marine Park extends the entire length of the southern boundary of the Eastpoint plan,
the Project Committee has indicated that all waste water should be treated in waste facilities.
Based on the number of residents the impact of waste water facilities has been calculated.
The Eastpoint development will need to be connected to the electricity and water network of
Curaçao. It has been assumed that the main electricity / water lines will have the same length
as the external and internal main roads.
The electricity and water network required in a residential area or tourism zone are calculated
as part of the residential or hotel development.

3.5
3.5.1

Other
Public facilities including retail
The fact that Eastpoint will be self supporting not only has implications for infrastructure (e.g.
waste water plant) but also for public facilities and retail. The public facilities are all facilities and
services that public organisations and semi-public organisations offer to the population. These
facilities and services include healthcare, education, elderly care, social services, sport
accommodations, etc. The required surface area in square meters (“m²”) of public facilities has
been derived from the average public facilities surface area per resident in The Netherlands.
This average had been adjusted to the Curaçao situation. The average surface for public
facilities per inhabitant of Curaçao is estimated to be 75% of the average in The Netherlands.
This estimate is based on comparing Curaçao figures received from the Department of Urban
and Regional Development Planning and Housing with that of The Netherlands. The required
surface of public facilities has been estimated at 125,000 m².
The required retail area is 35,000 m2. This volume has been based on an average m² per
resident in the municipality of Zandvoort in The Netherlands, which is believed to be a proxy for
the Curaçao situation. Zandvoort is a municipality with a large tourism sector but does not have
a considerable number of large surface retail facilities.
The public facilities and retail areas will mainly be developed in the zoning categories urban and
tourism.

3.5.2

Wind farm
The development will include a wind farm to generate electricity in an environmental friendly
manner. Curaçao currently has two wind farms, at Terra Cora and at Playa Kanoa. Both wind
farms are currently being upgraded. With the Project Committee it has been assumed that the
wind farm on Eastpoint will be the average of the upgraded wind farms at Terra Cora and Playa
Kanoa in terms of size, cost and output.
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3.5.3

Golf courses
The Eastpoint zoning plan includes the opportunity to house three par-72 golf courses; two
courses on the north side of Eastpoint and one on the south side. The golf courses on the north
side will have spectacular views of the rough north shore of Curaçao, while the golf course on
the south side will be integrated with the hotel and residential area.

3.5.4

Park
The highest peak on Eastpoint has been categorized as a park. The Planning Study team
provided the EIS team with an estimate of what the impact of a park on Eastpoint would be.

3.5.5

Marina
The Planning Study indicates that Fuik Bay has the potential for a harbour or marina. In the EIS
it has been assumed that the marina will have a similar size as the marina at the Hyatt Regency
Resort. The marina at the Hyatt Regency resort has berth space for 128 boat slips.

3.5.6

Agriculture
The Eastpoint zoning plan categorizes the area near Landhuis Fuik and Landhuis Klein Sint Joris
as an agricultural zone. The expected impact of an agriculture zoning category has been
assumed to be insignificant as compared to the impact of residential units and tourism. In
agreement with the Project Committee the economic impact of this zoning category has not
been calculated in the EIS.

3.5.7

Conservation area and open land
The Eastpoint zoning plan also categorizes conservation area and open land as zoning
categories. The categories conservation area and open land do not have any impact for the EIS,
as no development will be undertaken in these areas.
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4
4.1

Project impacts - Construction
Construction
During the construction phase, the developments as set out in Chapter 3 will be constructed.
The economic impact of construction is temporary, because it is limited to the construction
phase. In consultation with the Project Committee, the assumption has been made that the
construction phase will last 20 years. The exact planning of this period is not yet known.
Among other factors, the planning will depend on the development of demand (both for the
tourism and for the residential facilities). A key assumption in our analysis is that construction
volume will be aligned with the development of market demand. This means that our
calculations assume that every constructed building will be used from the moment the
construction is finished. The assumptions used to derive the impact during the construction
phase may be found in Appendix A2.

4.2

Direct impact on the Curaçao economy: production, added value and jobs
The total investment in Eastpoint is estimated at approximately ANG 6.7 billion or ANG 334
million per annum. The construction of 19,000 residential units accounts for almost 80% of the
development costs and is therefore the most important driver of the economic impact during
the construction phase. Hotels and internal infrastructure account for respectively 7% and 9%
of the construction costs. The remaining 5% is related to other developments including the golf
courses, marina and retail areas.

in ANG million

Total investments

Annual investments

5,188
446
254
191
168
86
10
2
70
250
49
26
11
11
579
427
64
30
58
76
6,679

259
22
13
10
8
4
1
0
3
12
2
1
1
1
29
21
3
2
3
4
334

Residential units
Hotel rooms, of which:
High quality
Medium quality
Other developments, of which:
Golf course
Marina
Park
Retail
Public facilities
Infrastructure external, of which:
Roads
Electricity
Water
Infrastructure internal, of which:
Infrastructure (public space and internal infrastructure)
Internal main road
Other internal main infra (water & electricity)
Waste water facility
Wind energy
Total

Table 4-1 Investments in the construction at Eastpoint
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The annual investment of ANG 334 million results in an added value (wages and profits) of ANG
125 million. This is almost 2.5% of the current GDP and 50% of the current added value of the
Curaçao construction sector 2. The construction offers employment to over 2,200 people for
twenty years. As currently 70% of all jobs in Curaçao are fulfilled by domestic residents (people
living permanently in Curaçao), it is estimated that over 1,400 direct jobs are created for the
current population of Curaçao.
Impact on
Production (ANG million)
Added value (ANG million)
Jobs (full year equivalents)

Annual effect
334
125
2,225

Table 4-2 Direct impact of construction of Eastpoint (temporary annual effect for 20 years)

4.3

Indirect and induced impact on the Curaçao economy: production, added value and jobs
The total impact of the construction phase is not limited to the direct economic impact. As
described in section 2.3 the total economic impact consists of direct, indirect and induced
impacts. As further described in section 2 the multipliers for the indirect and induced impact are
calculated based on the input-output analysis. The multiplier for indirect construction impacts
(TYPE I multiplier 3) is 1.5. That means that every Guilder paid to the construction sector leads

to additional expenditures of 0.5 Guilders in another sector.

The multiplier for induced construction impacts (TYPE II multiplier) is 3.0. This means that every
Guilder spent in the construction sector leads to additional expenditures of 2 Guilders by other
economic sectors and households.
When the indirect effects are taken into account, the sectors (besides the construction sector)
that benefit the most from the investments in Eastpoint are the trade, financial services and
real estate sector.

2

2009 GDP of Curaçao amounted to ANG 5,140 million, of which ANG 250 million was attributable to the
construction sector (source: CBS)

3 See appendix A6
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Construction module
Agriculture, Fishing and mining
Manufacturing
Gas, water, electricity supply
Construction
Trade
Hotels and Restaurants
Transport and communication
Financial intermediation
Other real estate activities
Public administration and defence
Education
Health
Other services
Domestic Services
Total

Direct

Indirect

Induced

59
87
9
70
268
96
62
144
169
0
9
4
13
0
992

30
46
32
23
292
164
113
202
198
265
192
354
156
158
2,225

2,225

2,225

Table 4-3 Jobs per sector as a result of the construction phase

Due to the fact that the construction sector is labour intensive the indirect and induced effect
on employment is relatively low compared to the effect on production and added value.
Indirectly 992 jobs are created. The induced effect leads to an additional 2,225 jobs per year.

1,200

6,000

1,000

5,000

800

4,000

number of FYEs

ANG million

Construction - annual impacts

496

600
400

174

3,000

Induced
2,225

Indirect
Direct

992

2,000

177
200

334

93
125

Production

1,000

2,225

0

Added value

Jobs

Figure 4-1 Annual impacts from construction (during construction phase)
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5
5.1

Project impacts - Tourism
Impact of Tourism
A total number of 2,400 hotel rooms will be built on Eastpoint. These hotel rooms are expected
to attract almost 170,000 tourists annually, spending almost 1.25 million nights on the island.
This is an increase of almost 50% of the current number of tourists. Tourists berthing in the
marina are included in these figures. The marina will have 32 slips available for transient rental.
Annually almost 9,000 ships (motor and sailing ships) are expected to berth and stay-over.
Product or service
Accommodation
Meals
Transportation
Activities
Nightlife
Shopping
Total

Expenses
in ANG million
105
70
32
5
5
30
249

Table 5-1 Expenses of Eastpoint tourism

5.2

Direct impact on the Curaçao economy: production, added value and jobs
The 170,000 tourists will create an annual revenue of almost ANG 250 million for the tourism
industry on Curaçao. This means that the current expenditures of tourists on Curaçao will
increase by 50%, resulting in almost 2,100 extra jobs. Around 75% of the expenditures will be
spent in the hotel and restaurant sector. The trade (mainly retail) and transport sectors account
for most of the remaining tourist expenditure. The direct added value of expenditures by
tourism is ANG 99 million, approximately 2% of the national GDP.
Impact on

Annual effect

Production (ANG million)
Added value (ANG million)
Jobs (full year equivalents)

249
99
2,097

Table 5-2 Annual impacts from tourism

It has been assumed that the composition (nationality, length of stay, etc.) of tourism on
Eastpoint is equal to the current average on Curaçao. Currently tourists spend on average
around ANG 200 per night. Eastpoint, however, offers opportunities to attract new groups of
tourists like golf tourists or eco-tourists with higher spending patterns. This means that there
are opportunities to increase the total impact of tourism on Curaçao. This will be addressed in
the sensitivity analysis in Chapter 5 and the catalytic impact in Chapter 11.
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Tourist spending

Tourist nights
10%

15%

23%

24%
US tourists
Dutch tourists
Aruban tourists
Venezuelan tourists

15%
49%

Other tourists

18%

3%

42%
1%

Figure 5-1 Composition of overnight stays and tourist expenditures

5.3

Indirect and induced impact on the Curaçao economy: production, added value and jobs
If the indirect impact is taken into account the economic impact of tourism rises significantly. In
terms of production there is an increase of 60%. In terms of added value the increase is even
higher at 90%. This increase is higher because the added value in other sectors, than the
tourism sector, tends to be higher than in the tourism sector. However, with 38% the indirect
impact on employment is relatively small, as the tourism sector is more labour intensive than
other economic sectors.
The economic sectors that benefit most from the extra direct tourist expenditures are the
sectors trade, hotels & restaurants, transport and ‘other services’ (e.g. diving activities). The
sectors that benefit most from the indirect impact (from the expenditures of these 4 sectors),
are the sectors trade, financial services and real estate.
Tourism module
Agriculture, Fishing and mining
Manufacturing
Gas, water, electricity supply
Construction
Trade
Hotels and Restaurants
Transport and communication
Financial intermediation
Other real estate activities
Public administration and defence
Education
Health
Other services
Domestic Services
Total

Direct

321
1,598
132

46
2,097

Indirect

Induced

36
31
33
21
186
85
64
169
119
0
7
6
31
0
789

22
34
24
18
219
123
85
152
149
199
144
266
117
119
1,674

Table 5-3 Jobs generated by tourism impulse Eastpoint
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As shown in the Figure below, the induced effects add significantly to the economic impact of
tourism. The total impact of tourism (direct, indirect and induced effects) equals 6.2% of the
national GDP. Over 4,500 jobs will be created from the tourism developments on Eastpoint.

900

5,000

800

4,500

700

4,000

600

number of FYEs

ANG million

Tourism - annual impacts

382

500
400
300

160
133

200
100

249

86
99

0
Production

Added value

3,500

Induced
1,674

Direct

3,000
2,500

Indirect

789

2,000
1,500
1,000

2,097

500
Jobs

Figure 5-2 Annual impacts from tourism
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6
6.1

Project impacts - Residential
Impact of residential
As described in section 3 a total of 19,000 residential units will be built on Eastpoint in the 20
year construction period, accommodating around 50,000 residents. The EOP mentions that 900
houses need to be built annually to fulfil the demand for housing (caused by population growth
and the necessary replacement of existing houses). The development of Eastpoint can
contribute to this requirement.
The economic impact of the residential units depends on the profile of the occupants. In case
the occupants of a residential unit in Eastpoint are current residents of Curaçao that moved
from other parts of the island to Eastpoint, the economic impact will be marginal (solely a
construction effect as discussed in section 6) as the level of income and expenditures of these
residents will not change. Only in case the residential units will be occupied by people from
abroad (immigrants, pensioners or returning natives) there will be an economic impact due to
the influx of new capital.
Because it is assumed that the composition of the population on Eastpoint is similar to the
current population on Curaçao, 17% of the future Eastpoint residents will come from abroad
(immigrants, pensionados or returning natives). This equals a total of 8,500 residents. To
prevent double counting, only the 8,500 ´immigrating´ Eastpoint residents (immigrants, second
home owners and returning natives) are assumed to have an additional economic impact by
living on Eastpoint.
Another assumption is that all people permanently employed on Eastpoint will be living with
their families on Eastpoint. Based on the current average household size this implies another
22,000 future residents on Eastpoint. In the EIS we have conservatively assumed that the
remaining future 20,000 Eastpoint residents come from other parts of the Island and therefore
do not have an additional economic impact. This is a conservative estimation. It may be likely
that a part of these 20,000 residents are also new residents from abroad (immigrants,
pensionados or returning natives) that do have additional economic impact on the Curaçao
economy. The total economic impact would in that case be bigger than estimated in the EIS
(see the sensitivity analysis on this issue in section 10).

6.2

Direct impact on the Curaçao economy: production, added value and jobs
The 8,500 foreign immigrants and returning natives of Eastpoint spend a total of ANG 226
million annually, resulting in an added value of ANG 127 million (2.5 % of GDP). A total of
almost 1,750 jobs are created by the expenditures of these new residents.
Impact on
Production (ANG million)
Added value (ANG million)
Jobs (full year equivalents)

Annual effect
226
127
1,734

Table 6-1 Direct economic impact of new Eastpoint residents (annual effects)
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6.3

Indirect and induced impact on the Curaçao economy: production, added value and jobs
The economic impact of the residential function increases with the indirect and induced impact.
The added value and production increases by 40% if the indirect effects are taken into account.
The indirect impact of the residential module is relatively low compared to the construction and
tourism modules. This is because residents spend a relatively large share of their income on
products and services from sectors like health, education and public administration. These
sectors generally purchase a modest level of goods/services from other sectors. However, as
these sectors are relatively labour intensive, the induced effects are comparatively large.
In total 6.1% of the total GDP is related to the expenses of new residents on Eastpoint.
Household expenditures have an impact on all economic sectors on Curaçao. This accounts for
both direct and induced effects, as they both result from the expenditures of households.
Trade, financial services and real estate sectors are expected to indirectly benefit most from
the expenditures of new residents.
Residential module
Agriculture, Fishing and mining
Manufacturing
Gas, water, electricity supply
Construction
Trade
Hotels and Restaurants
Transport and communication
Financial intermediation
Other real estate activities
Public administration and defence
Education
Health
Other services
Domestic Services
Total

Direct

Indirect

Induced

24
32
20
11
199
99
60
105
107
265
181
331
141
158
1,734

5
13
13
13
92
64
53
97
91
0
10
22
14
0
489

22
33
24
17
213
120
83
148
145
193
140
258
114
116
1,625

Table 6-2 Jobs in full year equivalents by expenditures of foreign residents
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Residential units - annual impacts
800

4,500

700

4,000
number of FYEs

ANG million

500
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400
300
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200
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Induced

3,500

600

226
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3,000

1,625

Direct

2,500
2,000

Indirect

489

1,500
1,000

1,734

500
-

0
Production

Added value

Jobs

Figure 6-1 Annual impacts from residential units

31

Economic Impact Study Eastpoint Curaçao
May 2011

7

Project impacts - Government income and public expenditures
The development of Eastpoint will have impact on the revenues and expenditures of the central
government. The additional economic activities will generate additional tax income, but at the
same time the government has to invest in public facilities like schools, police stations, road
maintenance etc. In this chapter the most important changes in government income and
expenses are described.

7.1
7.1.1

Tax income
Government revenues
Due to the constitutional reform as per October 10, 2010 the country The Netherlands Antilles
ceased to exist and Curaçao became a new independent country. Curaçao has adopted the tax
system that was applicable in the former Netherlands Antilles. Recently the Government of
Curaçao has announced plans to adjust the tax system. At the time of this report the details of
these plans are unknown, but the Government of Curaçao has indicated that the envisaged tax
adjustments will be “budget neutral”. Budget neutral means that the total tax revenues for the
government of Curaçao will remain unchanged. Because of the uncertainties and the fact that a
new tax system will not impact on the total government revenues, the anticipated tax changes
have not been taken into account. All of the described government revenues are based on the
tax system in effect as at May 2011.
The direct impact on government revenues from Eastpoint developments per module are set
out below. Only the direct impacts of government revenues are included in the EIS.

7.1.2

Tax revenues
In the table below the different government revenues (taxes) are summarized with reference to
the module in which the revenue is calculated.
Calculated taxes
per module

Income
Tax

Social
contributions

Import
duties

Turnover
Tax (OB)

Profit
tax

Land
tax

Property Room tax
transfer
tax

Construction module
Total tem porary

19
19

21
21

14
14

17
17

3
3

-

-

Residential module
Tourism module
Total perm anent

50
13
63

20
16
36

2
2

11
12
23

4
4

22
2
24

12
0
12

Airport
tax

Excise
duties

Total

-

-

-

74
74

7
7

10
10

2
2
4

117
68
185

Table 7-1 Overview of annual tax revenues for government

A full description of the calculation and the underlying assumptions of these tax revenues can
be found in Appendix A5. This Appendix also describes why certain government revenues are
not included. The total revenues after completion of Eastpoint will be approximately ANG 185
million per annum. This is almost 10% of the current government income.
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The incremental tax revenues have been conservatively estimated, in order to prevent double
counting. Furthermore, the potential influence of tax holidays has not been taken into account
in the input-output analyses because it is uncertain whether tax holidays will be granted in the
future.

7.2

Government expenses
The increase in population and tourism does not only imply more tax income, but also higher
government expenditure. The expenses of the central government depend on several factors
and are difficult to estimate. According to the 2007 study on expenses on public facilities 4 the
government spends approximately ANG 9,500 per resident on public facilities. This would mean
that the population growth on Eastpoint leads to extra government expenses of approximately
ANG 90 million per year.

7.2.1

Investments in infrastructure
The development of infrastructure on Eastpoint will be the responsibility of the project
developer. However, the connection of Eastpoint to the Islands’ infrastructure will be the
responsibility of the government. As described in section 3, 7.2 km of new road is needed to
connect Eastpoint, and 16.8 km of road outside Eastpoint should be expanded from a 2x1 road
to a 2x2 road. This is a conservative scenario. It is to be expected that without Eastpoint some
of the infrastructure would also be upgraded or constructed. The improved infrastructure will
provide benefits to other parts of the island as well. Therefore, as indicated by the Project
Committee the impact of the roads outside Eastpoint have only partly been included. The
investments cost for the 16.8 km of road that will be expanded from a 2x1 road to a 2x2 road
has only be included for 50%.
The total investment costs are estimated to be around ANG 38 million (excluding land
acquisition costs). This includes ANG 14 million for the construction of the 2x2 road and ANG
24 million for the upgrading of the 1x2 road. Based on aforementioned assumptions the EIS
includes ANG 26 million for the external roads.
Eastpoint does not need to be connected on the central Curaçao sewage system, because it
will have its own waste water facility (see project scope, section 3). Investments in the water
and electricity infrastructure are expected to be necessary (not only for Eastpoint though). The
investment costs are estimated to be around ANG 23 million. In our analyses it has been
assumed that the investments of the supplier of water and electricity on Curaçao
(“Aqualectra”) will be earned back through the sale of water and electricity, so these costs do
not have to be paid for by the government of Curaçao. The investments in infrastructure can be
spread over the 20 year development period, as full capacity is not needed before the Eastpoint
development has been completely finished.

7.2.2

Reduction of expenses
Eastpoint offers additional job opportunities to unemployed people on Curaçao. If the extra jobs
generated can be fulfilled by the currently unemployed, the government will save on
4

Decisio en KPMG (2007), “Publieke voorzieningen op het eilandgebied Curaçao”
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unemployment benefits. Provided that currently the minimum social benefit amounts to ANG
550 per month (social benefits can double, depending on the circumstances of a family), a
permanent reduction of ANG 18 million may be possible. During the construction phase the
unemployment benefits can be reduced by ANG 10 million per year. In these calculations only
the direct employment impact of Eastpoint has been taken into account.
Government savings
Unemployment benefits permanent
Unemployment benefits temporary

Annual savings
in ANG million
18
10

Table 7-2 Government savings per year

7.3

Conclusion government expenditures and income
At this stage it is difficult to accurately estimate the impact on both the extra tax income and
the extra government costs. However, based on the calculations performed it can be concluded
that the estimated tax income (estimated at ANG 185 million per year) is likely to exceed the
extra government expenses (estimated at ANG 90 million per year, from which the savings on
social benefits have to be subtracted). Therefore there seems to be room to cover additional
government expenses destination marketing and airlift budget.
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Project impacts - Foreign exchange reserves
The development of Eastpoint has consequences for the balance of payments (foreign
exchange reserves). Tourists import capital by spending money on Curaçao, the same counts
for foreign residents receiving their income from outside Curaçao. Conversely goods are
imported, which means an export of capital. In the construction phase this counts for a large
share of the required construction materials and equipment. Also other industries and
consumers will import goods and services.
Set out below are a number of examples of import and export of capital during the construction
phase that are used to calculate the effect on foreign exchange reserves:


All hotels are developed by foreign investors: import of capital;



The residential units bought by foreign and returning residents: import of capital;



The construction sector imports goods and services from abroad: export of capital;



The indirect and induced impacts have an additional effect as this means that goods and
services are imported for additional production.

In the permanent phase the expenditures of tourists and residents have also impact on the
balance of payments and can be used to calculate the effect on foreign exchange:


Expenditures of tourists and income from foreign and returning residents are capital import
as their income is generated outside Curaçao;



Imports of goods and services and expenditures abroad of residents (holidays, sending
money abroad): direct export of capital;



The indirect and induced impact cause an additional impact as goods are imported for
additional production.

Foreign Exchange (net inflow capital)
Construction (ANG million)
Tourism (ANG million)
Residential (ANG million)

Direct

Indirect

Induced

Total

-4
186
202

-20
-19
-11

-82
-64
-82

-107
103
109

Table 8-1 Effects on foreign exchange reserves per year

As most of the residential units at Eastpoint are assumed to be bought by residents and the
imports of the construction sector are relatively high, a net outflow of capital will occur during
the construction period.
However, because a significant amount of capital is imported by tourists and by new residents
from abroad and returning natives, the permanent effect on foreign exchange will be a net
inflow of capital. The net effect on the balance of payments will therefore be positive.
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Macro and socioeconomic impact
In the previous chapters the economic impact of the development Eastpoint has been
described, the impact in the construction phase, the impact of tourism and residential in the
longer term. Also the impacts on the balance of payments and the government budget have
been described. In this section 9.1 the overall macro economic impact will be discussed and in
section 9.2 the socio economic impact.

General overview of the macroeconomic impact
The development of Eastpoint is a project that will bring billions of Antillean Guilders to the
Curaçao economy. In 20 years an estimated ANG 6.74 billion will be invested in the Curaçao
economy, leading to an annual spending boost of ANG 334 million in the construction sector
during this period. The permanent spending impulse from tourists and new residents on
Eastpoint is estimated at ANG 475 million. The total economic impact, including the indirect and
induced effects is much higher due to the indirect impact (the effects in other economic
sectors) and the induced impact (the effect caused by the spending of the wages by
employees).
Production
1,800
1,600

Induced

1,400
ANG million

9.1

Indirect

1,200

829

1,000
800

Direct

496

600

244

400

174

200

334

475

Temporary

Permanent

Figure 9-1 Annual temporary and permanent impact on production

The direct added value during the construction phase equals 2.3% of the Island’s GDP. Taking
the indirect and induced impact into account, this increases to 7.4% of the Curaçao GDP. The
permanent direct added value of Eastpoint (after the construction phase) will be in the range of
4.4% of GDP. If the indirect and induced impact is included, the added value of Eastpoint will
increase to 12.1% of the Curaçao GDP (Figure 9-2).
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Figure 9-2 Annual temporary and permanent impact on added value

Direct added value
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150
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Figure 9-3 Direct added value of the development of Eastpoint

9.2

Socioeconomic impact
Eastpoint offers new opportunities for employment to the population of Curaçao. During the
construction phase over 2,000 jobs are created, equating to 3.4% of the total labour force of
Curaçao. Including the direct and indirect impact, 8.4% of the employment on Curaçao can be
related to the construction of Eastpoint.
The permanent direct effect is almost two times as the temporary effect from construction. Of
the total Curaçao labour force 6.1% will have jobs that are fully connected to the direct
expenditures of Eastpoint residents and tourists. Including the indirect and induced impact this
increases to 13.4%.
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Figure 9-4 Jobs created by the development of Eastpoint in full year equivalents

Figure 9-5 Direct jobs created by the development of Eastpoint

Eastpoint offers additional job opportunities for the residents of Curaçao that are currently
unemployed. As has been described in Chapter 8, this can have a positive effect on the
government budget by a reduction of the expenses on social benefits.
This does not necessarily mean that only currently unemployed people will fulfil the job
openings that result from the Eastpoint development. It is to be expected that employed
people will switch jobs, meaning that other jobs will become vacant to the currently
unemployed people. In this way the new jobs created by the Eastpoint development not only
offers opportunities to the currently unemployed, but will also create career opportunities to the
currently employed population of Curaçao.
Section 11 further describes the non quantifiable economic impact of Eastpoint.
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Sensitivity analyses
The EIS is based on several assumptions that affect the results of the analysis. A number of
sensitivity analyses have been carried out in order to assess how the results of the EIS would
change in case of a certain alternative assumption. This analysis helps to identify the most
sensitive areas in the uncertainties in the EIS. It also provides insight in the bandwidth of
possible outcomes. The chapter starts with a description of all sensitivities analyzed, followed
by an overview of the results. The chapter finishes with a comparison with the Turistika and
Curalyse model.

10.1

Building volume (more / less hotels and residential units)
Major assumptions in the EIS relate to the number of hotel rooms and residential units being
developed. A change in these assumptions will impact all modules, as the number of residents
and tourists is based on the number of residential units and hotel rooms built. In the base case
19,000 residential units and 2,400 hotel rooms are developed. However, because in the current
phase of the project the actual developments can change and are dependent on future
demand, this number might be lower or higher.
The number of residential units per hectare is an average of the number mentioned in the
Island Development Plan (EOP). The bandwidth in the EOP is 6 – 30 residential units per
hectare. The TOR mentions a minimum number of units of 10,000 on Eastpoint. As requested
by the Project Committee an upper bandwidth has been incorporated in the sensitivity
analyses. In the EIS an upper bandwidth of 25,000 residential units is assumed. For hotels the
TOR mentions a bandwidth of 2,000 to 3,000 hotel rooms.

10.2

Change in timing
A change in timing does not have an impact on the final outcome of the Eastpoint
developments or the total construction costs and impact. However, it does have impact on the
annual size and duration of temporal construction effects and on when the complete
permanent effects will start. To account for this uncertainty, the effects of a 5 year shorter and
longer construction phase are analyzed.
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Figure 10-1 Direct value added

10.3

Difference in costs of construction
Costs of construction might differ from the assumed costs due to several factors. The work
might be more extensive than expected, costs of labour or goods can increase or more
luxurious hotels and residential units can be built. This sensitivity analysis describes the
influence of an under- or overestimation of the construction work: the construction cost will
increase or decrease by 25%.

10.4

Difference in tourists spending
Eastpoint has opportunities to attract more tourists from the higher segments, like golf tourism
or eco-tourism. Also a focus on Americans who have a relatively high spending pattern can
increase the expenditures of tourism. This analysis describes the effects of a 20% increase in
tourist expenditures.

10.5

Higher share of (re)migrant residents
In the residential module only immigrants and returning natives on Eastpoint have impact on
the Curaçao economy. Residents that come from other parts of Curaçao have no extra
economic impact. The share of new Eastpoint residents that come from outside of Curaçao is
therefore an important parameter for the economic impact of Eastpoint. The estimate that 17%
of the houses are sold to new residents on Curaçao is relative conservative. This sensitivity
analyses shows the impact of an increase to a 25% share of migrants and returning natives.

40

Economic Impact Study Eastpoint Curaçao
May 2011

10.6

Higher expenses by new residents
People returning or migrating to Curaçao (the workers in the tourism sector excluded) and
buying a house on Eastpoint, might have a higher income than the Curaçao average. In this
analysis the impact of a 20% income increase of new residents on Curaçao is calculated.

10.7

Capital export by migrants
In the base case all residents on Eastpoint have an equal spending pattern. However, it is
plausible that migrants (foreign employees as well as migrated residents) spend more money
abroad than domestic residents. As they have family and friends outside Curaçao they might
send money home or go more often on holiday outside Curaçao. This analysis measures the
impact if migrants spend 50% of their income abroad instead of 25%.

10.8

Impact on balance of payments
Two sensitivities have a large impact on the balance of payments. If the number of new
residents increases to 25%, capital export reduces annually with ANG 25 million in the
construction phase as houses are sold to more migrants or returning natives. The permanent
effect is an additional capital import of ANG 50 million.
If the capital export of foreign workers and new residents is higher (at 50%) than the Curaçao
average of 25%, the permanent effect on the balance of payments will be reduced by ANG 36
million. The balance of payments will still be positive at ANG 176 million annually.

10.9

Overview sensitivities and bandwidth
The assumption with the largest impact on the outcome of the study is the number of
residential units built on Eastpoint. During the construction phase the residential units account
for 80% of the total development costs. The number of residential units is also an important
variable for the residential module. In the residential module an increase in residential units
results in an equal increase of impact in the residential module. Because the residential module
is responsible for 55% of the direct and 50% of the total permanent impact (including induced
effects), the number of residential units has a major impact in terms of both temporary and
permanent effects.
In terms of direct added value a reduction to 10,000 houses implies an annual reduction of
more than ANG 50 million during the construction phase and ANG 60 million after completion
(approximately 1% of GDP). If the induced impact is included this results in a reduction of the
impact equal to approximately 3% of GDP. This is a reduction of 40% of the temporary and
25% of the permanent effects. Direct jobs are reduced by almost 1,000 jobs during the
construction phase and over 800 jobs permanently. The same increase of the number of
houses will have a similar but positive effect on the economy.
The number of immigrating residents and their expenses also have a serious impact on the
permanent effects. The number of direct and indirect jobs might change by 750 and 1,750 jobs
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respectively. The impact on added value can change by ANG 60 million directly and ANG 140
million including the induced impact.
For the tourism sector, only the expenditures and number of tourists are important. A change in
tourism behaviour can lead to a loss or increase of 500 direct and 1,100 total jobs.
in ANG million
Direct

Construction
Indirect
Induced Direct

Basis
25,000 houses
10,000 houses
3,000 hotel rooms
2,000 hotel rooms
15 years development
25 years development
25% higher construction costs
25% lower construction costs
20% higher expenses tourism
25% migrant residents
20% higher expenses new residents
50% capital export from migrants

125
35
-53
2
-2
41
-25
25
-25
0
0
0
0

218
61
-93
3
-3
72
-44
43
-44
0
0
0
0

395
110
-168
6
-6
130
-80
78
-80
0
0
0
-11

Min
Max

72
167

125
290

227
525

Tourism
Indirect Induced
99
0
0
24
-16
0
0
0
0
20
0
0
0

83
124

Direct

Residential
Indirect
Induced

185
0
0
46
-30
0
0
0
0
37
0
0
0

318
0
0
78
-52
0
0
0
0
63
0
0
-8

127
41
-61
0
0
0
0
0
0
0
58
25
-42

176
57
-85
0
0
0
0
0
0
0
80
35
-58

305
98
-147
0
0
0
0
0
0
0
138
61
-101

155
231

266
396

66
185

92
256

158
444

Table 10-1 Overview of impact of sensitivities on added value (annually)

Direct

Construction
Indirect Induced Direct

Tourism
Indirect Induced

Direct

Residential
Indirect Induced

Basis
25,000 houses
10,000 houses
3,000 hotel rooms
2,000 hotel rooms
15 years development
25 years development
25% higher construction costs
25% lower construction costs
20% higher expenses tourism
25% migrant residents
20% higher expenses new residents
50% capital export from migrants

2,225
620
-945
34
-32
734
-450
438
-450
0
0
0
0

3,216
897
-1,366
49
-47
1,061
-650
633
-650
0
0
0
0

5,441
1,517
-2,311
83
-79
1,795
-1,100
1,071
-1,100
0
0
0
-140

2,097
0
0
518
-345
0
0
0
0
414
0
0
0

2,885
0
0
713
-475
0
0
0
0
570
0
0
0

4,560
0
0
1,125
-750
0
0
0
0
900
0
0
-96

1,734
556
-834
0
0
0
0
0
0
0
786
347
-574

2,223
713
-1,070
0
0
0
0
0
0
0
1,008
445
-736

3,848
1,235
-1,852
0
0
0
0
0
0
0
1,745
770
-1,273

Min
Max

1,280
2,959

1,850
4,277

3,130
7,236

1,752
2,614

2,410
3,598

3,809
5,685

899
2,520

1,153
3,231

1,996
5,593

Table 10-2 Overview of impact of sensitivities on jobs (annually)

Testing the assumptions and possible development scenarios for Eastpoint leads to a
bandwidth for temporary direct jobs in the construction sector of 1,250 – 3,000 employees. The
direct added value is estimated between ANG 70 and ANG 170 million annually (1 – 3 % of
GDP). Including the indirect and induced impact the bandwidth for jobs is between 3,000 –
7,300 jobs and for added value between ANG 225 and 525 million.
The development of Eastpoint will result in 2,600 – 5,000 direct jobs and ANG 140 – 300 million
of added value (3 – 6% of GDP). Including the indirect and induced effects the impact on jobs
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will be 6,000 – 11,000 total jobs and on added value between ANG 400 and 800 million (8 –
16% of GDP).
The actual bandwidth may be wider when more of these independent sensitivities are
combined. However the sensitivity analyses presented above provide a reasonable estimation
and bandwidth of possible outcomes.

10.10

Curalyse & Turistika
The government of Curaçao has two models for calculating economic effects. The Turistika
model has been developed to calculate the impact of tourism on the Island. It calculates the
expenses of tourists based on the number of tourist nights. It also calculates the direct and
indirect employments effects for several sectors on the Island. Curalyse is a macro
economicmodel used by the ministry of Economic Affairs to calculate the effect of macroeconomic changes.

10.10.1

Turistika
The ministry of Economic Affairs made a calculation using the same input for overnight stays by
tourist on Curaçao. Turistika estimates a higher economic impact from tourism. The
expenditures of tourists are 10% higher in the Turistika output compared to the EIS model.
Annual expenditures in Turistika (in 2011 prices) are ANG 275 million, instead of ANG 250
million in this study. The number of direct and indirect jobs is about 30% higher than the direct
and indirect jobs in this study. Turistika calculates 4,000 instead of 2,900 direct and indirect
jobs. Especially in the trade sector, Turistika has a higher estimation of the number of jobs.
Turistika does not calculate the induced impact of tourism. Because the exact assumptions
used in Turistika are not available for this study, it is not possible to explain the differences in
outcomes.

10.10.2

Curalyse
Curalyse is a macro economic model. It is able to calculate the effect of macro-economic
changes in the Curaçao economy. It includes all general macro-economic effects on
government expenses and income, foreign trade, consumption, investments, inflation, etc. As
it is a macro-economic model, it is not capable of calculating the impact on seperate sectors.
In the tourism module of Curalyse it is possible to calculate the impact of an increase in
tourism. According to Curalyse the 46% increase in tourism would lead to an increase of more
than ANG 700 million Export (Tourism is an export product) and also to a ANG 700 million
increase of GDP. This must be an overestimation of the actual effect, as the total current
expenditures of tourism are approximately ANG 550 million a year.
With the main module of Curalyse the macro-economic effect of an increase of export can be
calculated. If export grows with ANG 250 million from tourism, as is calculated in the EIS, GDP
increases with ANG 220 million according to Curalyse. This outcome of Curalyse is lower than
the total of indirect and induced effects that result from theEIS (ANG 318 million). This
difference can be explained by the fact that an input-output model does not compensate for
substitution between available resources. Curalyse estimates that 1,650 additional jobs will be
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created and that the net government income will increase by ANG 90 million. These estimates
are higher than the outcome of the EIS, because the EIS only includes the direct impact on
taxes. The well fare expenses like unemployment benefits decreases by ANG 7 million in
Curalyse, which is in line with the expected outcome of the EIS.
Because Curalyse is not sector specific, the model is not suited to estimate the macroeconomic impact of a specific investment. It is better used for estimating the effect of changes
in the economic structure and governmental policies of Curaçao. However, a first comparison
of Curalyse and the results of the EIS do confirm that the outcome of the economic impact
model is within the range of plausible outcomes and that the induced impact derived by inputoutput multipliers will lead to an overestimation of the macro-economical effect, as has been
described before.
10.10.3

Conclusion
Based on the comparison with Turistika and Curalyse it seems that the outcome of the EIS
does not overestimate the economic impact of the Eastpoint developments. The calculated
impact is less optimistic than the Turistika model. The macro-economic and government effects
are compared with the results of Curalyse.. The total Curalyse results are between the indirect
and induced impacts calculated in the EIS.
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11

Catalytic impacts
Catalytic impacts relate to the wider role of the Eastpoint development. It refers to the wider
impact on the development of the rest of Curaçao. For this reason catalytic impacts are more
difficult to measure and quantify. Therefore the catalytic impacts of the Eastpoint development
are merely described. In this chapter the following catalytic impacts are addressed:
 New growth opportunities to increase stay-over nights and high-end tourism;
 Raising the earning power of the tourism Industry;
 Economies of scale; and
 Quality of life enhancements.
In most cases the catalytic impacts create benefits not only for the new residents but also for
current residents.

11.1

New growth opportunities to increase stay-over nights and high-end tourism
The CHATA policy paper states that in the past the tourism policy has been rather successful in
terms of tourism nights and newly constructed hotel rooms. The number of stay-over visitors
trended upwards during the last 5 years with a dip in 2009 as result of the world economic
crisis. The average growth of tourism outperformed the industry in the Caribbean even when
corrected for the large temporary Venezuelan influx of credit card visitors in 2008-2009.

Figure 11-1 Arrivals of visitors for the period 2003-2010

According to the Strategic Tourism Master Plan 2010 - 2014 (“STMP”) a significant amount of
additional tourists need to be attracted to Curaçao. If the STMP target amount for 2011 is
compared to the 2010 estimates this would imply that an increase of ± 27% stay-over visitors
is needed to keep up with the STMP target for 2011. The STMP states that to reach the STMP
targets new strategies and approaches have to be developed. To reach the growth objective
Curaçao needs to diversify the profile of tourist visitors by tapping into new markets. The
Curaçao tourism product needs to focus on offering a mix of tourism products that appeal to a
variety of target groups. What is becoming increasingly clear from the STMP is the urgent need
for significant higher numbers of visitors coming to the island in order for number of visitor
nights and visitor spending to increase.
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As mentioned, the number of stay-over visitors has shown a healthy level of growth over the
past five years. This has resulted in many new initiatives to stimulate the continued future
growth and success of the tourism sector. Some positive initiatives that have been launched
during the past years include:
 The opening of Renaissance Hotel and Rif (shopping) area;
 The opening of Hyatt Beach Resort and golf course;
 Launching more direct flights to/from The Netherlands; and
 Launching of new direct flight to/from the USA, South America and Europe.
The opening of new hotels and more direct flights will create a solid basis for tourism growth.
But as mentioned in the STMP tourism growth should be realized through diversification of the
tourism offering. The proposed development plan of Eastpoint will be complementary to the
existing projects and result in an enhanced depth and width of the tourism product offering.
This will eventually contribute to the targeted growth.
11.1.1

New growth opportunities
When more tourists with larger budgets visit the island, this creates opportunities for the
development of other sub-sectors within the tourism industry with significant earnings
potential. The following sections identify l new growth opportunities resulting from the
Eastpoint development categorized by water and land activities. These opportunities will
enlarge the Curaçao tourism product mix, attract more stay-over visitors and eventually result in
more tourist spending.

11.1.2

Water activities
Shore diving, snorkelling and fishing
In 2007, it was estimated that around 2.7 million divers took a diving holiday, of which
approximately 400,000 visited Caribbean destinations such as Aruba, the Cayman Islands,
Bonaire and Curaçao. It is estimated that fewer than 10,000 visitors come to Curaçao
specifically for diving, but according to the STMP Curaçao has consistently been rated in dive
magazines as one of the best Caribbean islands for shore diving and snorkelling. For example,
readers of Scuba Dive Magazine named Curaçao as one of the top five destinations in the world
in the January/February 2009 edition, rating it 2nd in the Top Shore Dive Category as well as
giving it high rankings in the Top Marine Life, Top Snorkelling, Top Beginner Diving and Top
Underwater Photography categories. One of the advantages of Curaçao is that most of the dive
sites around the island are easily accessible as the reefs are close to shore. Moreover, because
of the dry climate, the proximity of deep water to the shore and the lack of major sources of
sedimentation, the reef is comparatively rich in coral and other marine life. Based on the above
there is considerable potential for further expansion of the scuba dive sector. Opening up the
shores of Eastpoint to the public for diving, snorkelling as well as fishing will lead to new
growth opportunities. The Curaçao Marine Park, also known as the Curaçao Underwater Park,
will become an official Marine Park and will have the same model as the Bonaire Marine Park.
Currently the part of the Curaçao Marine Park that is located at Eastpoint is only accessible by
boat. The Eastpoint development will create the opportunity to access this area for shore
diving, snorkelling and fishing. The enhanced diving, snorkelling and fishing opportunities at
Eastpoint will contribute to the growth of stay-over nights and generation of additional income.
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Awa’s and Lagoons in Eastpoint
Awa di Oostpunt is located at the most eastern point of the island. Awa di Oostpunt is an idyllic
Caribbean beach with white sand, a sheltered bay, clear water and a beautiful view of the
sunset. Making this beach accessible to the general public will truly be an asset for Curaçao.
Furthermore it has the potential to become a perfect spot for windsurfing based on the wind
conditions and the characteristics of the area. Curaçao could become a surf destination, such as
Aruba. Aruba is known for windsurfing and hosts the only PWA Grand Prix World Cup in the
Caribbean. Moreover, the natural resources of Awa Blanku and Lagun Blanku are unique for the
Caribbean, as they each form a natural pool surrounded by rocks. These distinctive areas will
appeal to both tourists and residents.

Figure 11-2 Awa’s and Lagoons in Eastpoint

Yachting tourism and day trippers
In the proposed development plan a marina is projected at Fuik Bay. A marina at this location
could create additional opportunities for day trips and yachting tourism. In the past Curaçao
there was a ferry between Curaçao and Bonaire. Because the relative short distance between
Eastpoint and Bonaire, daytrips from Bonaire to Curaçao could become feasible again. This
would diversify the tourist product of Curaçao and would also create the ability for Curaçao to
profit from Bonaire’s tourist industry.

Figure 11-3 Yachting tourism and day trippers

According to the STMP little is known about the tourism yachting industry in Curaçao.
Estimates are that around the 520 yacht vessels visited Curaçao in 2009. At the moment
Curaçao does not have yachting accommodations with surrounding ambiance as known in
islands like Malta in the Mediterranean or St. Maarten in the Caribbean. Potentially Curaçao
could be an excellent base for the yachting industry as Curaçao has a large airport with growing
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destinations and is located in the outskirts of the hurricane belt. These are important factors for
Mega Yachts as their clientele usually fly to the Mega Yacht facilities to start their trip.
The CHATA policy paper 2011 states that day trippers and the yachting tourism have remained
relatively unimportant for Curaçao tourism. The Eastpoint development could give a new
impulse to these activities.
11.1.3

Land activities
“Rondje Oostpunt”
On Curaçao a well known day trip for tourists, but also residents, is to go sightseeing on the
west side of the island and swim on one of the beaches there. This is known as “Rondje
Westpunt” (Tour Westpoint). With the Eastpoint development it will be possible to also do a
“Rondje Oostpunt” giving both residents and tourists additional sightseeing options on the
island. The additional sightseeing option could also have a positive spin off on the demand for
car rentals and guided bus tours.
Eastpoint park vs Christoffel National Park
A popular attraction on Curaçao is Christoffel National Park. The Christoffel National Park
officially opened in 1978, covers approximately 2,300 hectares and has a rich variety of flora
and fauna. Nature lovers can discover local birds and plants, which are not easily seen
elsewhere on the island. The park offers guided tours to visitors and educates school children
about the flora and fauna on Curaçao. The flora and fauna of the West side on the island is
different from that of the Eastside. The proposed park, open land and conservations areas on
Eastpoint will provide tourists and residents the opportunity to experience the difference
between the natural beauty of both sides of the island. This will be a valuable asset in the
product mix of Curaçao.
Landhuis Fuik with agriculture development
Curaçao already has several successful agriculture developments (e.g. Aloe Vera Farm, the
Ostrich Farm and Finca del Sol) open to visitors and has beautiful restored plantation houses
that have (semi) commercial activities (e.g. Landhuis Ascension, Jan Kok and Brakkeput Mei
Mei). Landhuis Fuik has the potential for a similar development. Landhuis Fuik as a tourist
destination would again be complementary to the tourism product mix of Curaçao.
Nieuwpoort harbor village
Nieuwpoort is the name of the village that is situated in vicinity of Fuik Bay. In the Eastpoint
development plan the area around Fuik Bay could be developed into a village with marina,
hotels and residential units. As mentioned in the section water activity (yachting tourism) the
marina should be integrated with the village, so that yachting tourist have direct access to the
boardwalk with restaurants and shops. Currently there are no locations in Curaçao that combine
yacht berthing with a boardwalk and commercial/residential developments. Such a village could
create an atmosphere comparable to the villages of Marigot (French St. Maarten), Porto Cervo
(Sardinia, Italy) or Valleta (Malta).
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Figure 11-4 1. Marigot, 2. Porto Cervo and 3. Valleta

The harbor village will be a location where tourist and residents enjoy spending time. The
Nieuwpoort Harbor village would also give the Hyatt Resort, which is adjacent to the
Nieuwpoort village, an extra dimension as the Hyatt will be less isolated. Nieuwpoort Harbor
village will be different than the current lodging areas on Curaçao.
Additional beach access
Eastpoint furthermore has water access across the whole south side of the development plan
as the shore is not as high as on the West side of Curaçao. This creates the opportunity for
multiple beach access. Beach access does not always have to imply that sand beaches should
be present. On islands like Madeira and Malta where sand on the beach is scarce, access to
the water is created on the rocks or by piers. Jan Thiel beach proofs that tourists do not mind
entering the water from a platform. The additional beach access will provide residents and
tourists more beach options.

Figure 11-5 Additional beach access

Golf
According to a study by SRI International (2002), the average golf traveller spends
approximately 20% more compared to a typical tourist. In the year 2000, there were 36 million
golf players in the United States and about one-third of the players travelled to play or watch
golf. Moreover, the average golf traveller prefers to play different courses per trip.
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2010 figures

Curacao

New
Providence

Bahamas

Size of country (in square miles)

171

80

n.a.

Population (in thousands of residents)

140

230

340

6

9

15

400

833

1,090

3

5

10

Rooms (in thousands)
Stay-over tourists (in thousands)
Golf courses

Table 11-1 Golf comparisons Curaçao – New Providence – Bahamas
Sources: KPMG Golf Benchmark Survey, CHATA Policy Paper 2011, www.bahamas.gov.bs, www.tourismtoday.com

Currently there are 3 golf courses in Curaçao, namely at Hyatt Regency, Blue Bay Golf & Beach
Resort and Emmastad Curaçao Golf & Squash Club. Based on the number of golf courses on
other (comparable) islands there seems to be potential for additional golf courses. For example:
New Providence in the Bahamas has 5 golf courses. As displayed by the table above the SMTP
growth in tourism will create demand for golf courses based on the data of New Providence.
The golf courses on the north shore of Eastpoint will be unique due to location and
surroundings. The new golf courses will in turn create a new market segment to attract golf
travellers from around the world. It will provide golfers the opportunity to play a different course
almost every day of their holiday. Curaçao could establish championship and signature golf
courses and become a true golf destination. Furthermore, people enjoy living in the vicinity of a
golf course and are willing to pay extra for this opportunity. The development of Eastpoint will
lead to more visitors, additional golf courses and the possibility for people to live in the vicinity
of these golf courses, thus creating an opportunity to attract high-end tourism to the island.
11.2

Raising the Earning power of the Tourism Industry
Market recognition
From a general perspective, Curaçao is in competition with every other tourist destination in the
Caribbean Basin area. However, from its product offering perspective, Curaçao is in close
competition with little more than a handful of other destinations offering a similar type product.
Compared to many other destinations in the Caribbean some groups of tourists, especially from
the North American market, seem underrepresented in Curaçao. This is possibly due to
insufficient marketing activities in key tourism markets in addition to a historical orientation
towards Europe. Eastpoint provides the opportunity to target new tourism markets. Additional
tourism will generate additional taxes to cover marketing expenses.
International hotel chains
The development of Eastpoint will most likely attract additional international hotel chains to the
island. Generally international hotel chains have significant marketing resources to promote
their destinations. The new hotel chains will promote Curaçao globally through corporate
marketing efforts. These marketing resources will supplement the existing marketing budgets
(e.g. CHATA, CTB, private hotel operators) and marketing channels. This will have a positive
impact on the international profile and earnings power of Curaçao’s tourism industry.

50

Economic Impact Study Eastpoint Curaçao
May 2011

More tourist spending
According to CHATA’s Policy Paper 2011 a balanced and sustainable tourism policy for Curaçao
tourism should (i) bring more visitors to the island, (ii) who spend more and (iii) stay longer.
These three ingredients create more tourist spending. Based on the CTB data used in the EIS
the tourists come from the following destinations and had the following spending pattern.

Nationality

Number of tourists
10%
22%

US tourists

Days / stay

Expenses / day

US

7.2

ANG

288

Dutch

11.7

ANG

168

Aruban

4.5

ANG

77

Venezuelan

3.3

ANG

242

Other

7.7

ANG

209

Dutch tourists
31%

Aruban tourists
Venezuelan tourists
Other tourists

33%
4%

Figure 11-6 Number of tourists and tourist characteristics

As the portion of US tourists and other tourists grow the average tourism spending will
increase, because the average spending per day of US and other tourists is higher than the
current average tourist spending. Thus, when the Eastpoint development will appeal to the US
and other markets, this will have a positive effect on the average tourist spending. Furthermore
the increase in stay-over nights could be realized by people living abroad who buy a second
home on Curaçao. People with a second home usually stay longer and come more often to the
same destination.
11.3

11.3.1

Economies of scale
Economies of scale arise when the cost per unit falls as volume increases. The Eastpoint
development will result in an increase in the number of residents and tourists. This will bring
benefits to the island of Curaçao, as the costs of certain infrastructure can be borne by a larger
population. This decreases the cost per unit. Please find below some examples of unit costs
that could be impacted.
Social infrastructure
Island economies encounter the following difficulties with regard to social infrastructure:
 Basic social infrastructure must be in place such as healthcare and education, despite
the fact that expenses are relatively high due to a lack of size (e.g. hospital); and
 Certain social infrastructure is unavailable due to a lack of size. Consequently residents
must go abroad to access these services which is often very costly (e.g. training and
education).
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The additional number of residents and tourists as a result of the Eastpoint Development will
improve the economies of scale for social infrastructure and increase the value for money for
the residents.
11.3.2

Transport Infrastructure
Airport
The airport is designed with modern facilities for a capacity of 1.6 million passengers per year,
expandable to 2.5 million passengers per year. According to the Planning study it does not
appear that the current airline usage is nearing the capacity of the existing terminal. The
increase in tourist arrivals caused by the development of Eastpoint will contribute to better
utilization of the airport which will generate additional funds for upgrading and expansion.
Roads
The development at Eastpoint will impact the traffic flows on the island. Residents and tourists
on the Eastern part of the island will have a new alternative for eating, shopping and other
facilities. These movements will impact the current traffic flows and could ease the
congestions in some areas. In addition certain infrastructure will be expanded and upgraded.
Current residents will also profit from this. The growth in population will increase the road tax
income for the government.
Other infrastructure
Catalytic impacts, similar to the ones described in the previous sections, will also apply to other
types of infrastructure like communication and utility networks.

11.4
11.4.1

Quality of life enhancements
Community development
The border of the Eastpoint development is adjacent to the residential area hereby referred to
as the greater Fuik area. Because the Eastpoint development of Curaçao is currently not open
to the public, the roads in the greater Fuik area are not suitable for large numbers of vehicles
and stop at the border of the Eastpoint development. As Eastpoint will be opened up for the
general public, the roads to Eastpoint will be upgraded to accommodate the extra number of
vehicles. This will have a positive effects on the greater Fuik area such as:
 Improved public transportation due to more public demand because of the route
extension;
 More people will want to live in the greater Fuik area because of the better access to
Willemstad and Eastpoint;
 Employment opportunities because of the jobs on Eastpoint and its vicinity. It will
create many new opportunities for entrepreneurship; and
 When more people live in the greater Fuik area this will lead to enhanced (public)
facilities in the area (grocery stores, pharmacies, schools, etc.).
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Figure 11-7 Community development

11.4.2

Return of natives from Curaçao living abroad
The Eastpoint development could encourage natives from Curaçao, who are currently living/
studying abroad, to return to Curaçao. This could also reduce the so-called ‘brain drain’ (limited
number of Curaçao students returning after studying abroad).

11.4.3

More awareness for sustainability and the environment
Globally it is a trend that people become more conscious about the world they live in and they
are increasingly focusing on environmental issues. Hence, more and more tourists and
residents demand sustainable development and protection of the natural habitat. The objective
of the Eastpoint development plan is to appropriately balance the unique environmental and
geographical features of the area with economic development. The economic activity
generated by the development of Eastpoint could provide the required funding to promote
conservation initiatives and raise environmental consciousness, which in turn contributes to the
sustainability of the island.

11.4.4

Preserve natural & cultural heritage
Willemstad is listed on the UNESCO World Heritage Site since 1997. However restoration work
on historic buildings and monuments is limited by budget constraints. According to the Curaçao
Monuments Fund, ANG 15 million is needed to keep the historical buildings and monuments in
and around the city in good condition. The Eastpoint development will generate additional funds
that may be used to preserve cultural heritage, such as Willemstad and plantation houses.
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Appendices: Methodological backgrounds
In this Appendix all assumptions and parameters used in the economic impact study (EIS) are
described. Where appropriate an explanation is given of the way the assumptions and
parameters affect the results of the EIS. After a description of the general assumptions in
section A1, the specific assumptions for the three different modules are being described:
A2 – Construction
A3 – Tourism
A4 – Residential
In section A5 the assumptions used to calculate the effects on taxes are reported. Section A6
finally deals with the indirect impacts and the economic multipliers.

A.1

General assumptions and parameters
Parameter description

Value

Source

Imports of domestic households
Imports of households foreign workers
Imports of other foreign households

25%
25%
25%

Average of all consumption, CBS, supply use tables Curaçao
Average of all consumption, CBS, supply use tables Curaçao
Average of all consumption, CBS, supply use tables Curaçao

Domestic employees
Foreign employees

71%
29%

CBS, Arbeidsmarkt onderzoek 2009
CBS, Arbeidsmarkt onderzoek 2009

EXCHANGE RATE USD to NAF
EXCHANGE RATE EUR to NAF

ANG 1.79
ANG 2.52

Fixed exchange rate
Exchange rate April 1, 2011

Table 14-1 General assumptions and parameters underlying the EIS model

The general assumptions and parameters have been applied in all modules of the EIS model.

Imports of households
Different types of households have different import ratios. Imports can be the direct imports of
goods ordered abroad, but also money spent on holidays abroad, or money sent to family
abroad (strictly speaking the latter is not import but it does generate an outflow of capital and
therefore has an impact on the balance of payments). Import ratios are required to calculate the
percentage of the money spent on Eastpoint that will be re-spent on Curaçao by employees
and residents. This is an input for the input-output model and influences the induced economic
impact for Curaçao and has an effect on the balance of payments (foreign exchange).
Foreign workers, for instance, generally will send more money offshore than local residents. As
the composition of the future Eastpoint population is assumed to be equal to the composition
of the current population of Curaçao, the imports of households on Eastpoint should also be
consistent with the Curaçao average. Therefore the import ratio has been set at 25% of total
consumption.
However, if the composition of the Eastpoint population differs from the total Curaçao
population, a distinction of import ratios between the different types of households is required
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to make an accurate estimation. The composition of the Eastpoint population might differ from
the Curaçao average if more homes will be holiday homes or homes for foreign pensioners, or
if insufficient trained local employees can be found to fulfil the jobs created on Eastpoint. In the
sensitivity analysis in this report, additional assumptions are made to address this uncertainty.

Domestic and foreign employees
The ratio of foreign and domestic workers on Eastpoint is assumed to be equal to the current
average of Curaçao. Foreign workers are all workers born outside of Curaçao.
When applying the standard assumptions in the economic impact model, the ratio of domestic
and foreign workers has no impact on the model results because the spending pattern of all
workers is assumed to be the same. However, the ratio of foreign and domestic workers would
have had an impact if different import ratios were used for different types of workers (see
section on imports above).

Exchange rate
In several sources used in this study, not all amounts were denominated in the Antillean
Guilder. This study presents all economic impacts in Antillean Guilders. Therefore exchange
rates as indictaed in table 14-1 were used.
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A.2

Construction module assumptions and parameters
Residential units and hotel rooms
Parameter description

Value

Number of residential units
Number of hotel rooms

19,000
2,400

number
number

20

years

118

m2

Construction period
Average floorspace residential unit
Average overall floorspace hotel

Source

2

65

m / hotel room

Planning Study, EOP
Planning Study
Assumption
CBS, woningbehoefte onderzoek Curaçao 2008,
adjusted by EIS
Commonwealth of Australia, Department of City Planning:
City of Los Angeles (cross-checked with Curaçao hotels)

Quality of residential units
Medium quality

100%

Assumption

Quality of hotel rooms
High quality
Medium quality

47%
53%

CTB, current new hotel developments
CTB, current new hotel developments

Construction costs of residential units
High quality

ANG 3.853

ANG/m2

BCQS Market trend

Medium quality

ANG 2.312

ANG/m2

BCQS Market trend

Modest quality

ANG 1.541

ANG/m2

BCQS Market trend

Construction costs of hotel rooms
High quality

ANG 3.468

ANG/m2

BCQS Market trend

Medium quality

ANG 2.312

ANG/m2

BCQS Market trend

Table 14-2 Parameters and assumptions used in the construction module

Number of residential units and hotel rooms
The first step in the construction module is to calculate the total amount of the investments in
Eastpoint. Based on the construction period the annual investments are calculated. Because all
construction costs of residential units and hotel rooms are expressed in costs per square
meter, the number of hotel rooms and residential units had to be converted into square metres.
The average surface of residential units on Curaçao is based on the results of the
‘Woningbehoefte onderzoek Curaçao 2008’. Respondents of this study indicated the surface
category of their current house. The average of the responses was 118 m2 per house.
Floorspace residential

Share

0-50 m2

13.3%

25

51 - 100 m2

41.2%

75

101-150 m2

21.4%

125

151 - 200 m2

12.1%

175

> 200 m2

12.0%

300

118

m2

Average floorspace

Average

Table 14-3 Residential floor space
Source: Woningbehoefte onderzoek Curaçao 2008, CBS. Averages have been adjusted by EIS team

For hotels, not the square metres of the hotel rooms, but the gross hotel space per hotel room
is needed. This includes space for receptions, hallways etc. To estimate the gross area, several
studies on the Australian and US market have been used. The average gross surfaces in these
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studies vary from 400 to 800 square feet. As average hotels in the US are less spacious than
the average on Curaçao, the 65 m2 (700 square feet) used in this study is in the upper
bandwidth of this range.
Quality of residential units and hotel rooms
At Eastpoint different types of residential units with different surfaces will be developed.
Because the development plans are unknown in this phase, the assumption was used that the
residential units are of an average size and of a regular quality. This reflects that the future
population of Eastpoint is also assumed to resemble the average population of Curaçao.
With regard to hotel rooms CTB data on current development of hotel rooms were analyzed.
These contain all hotels in the medium and high quality categories. 47% of the currently
developed hotels are high quality hotels and 53% is a medium quality hotel. For the hotel
development at Eastpoint this ratio has been used.
Other construction
Parameter description
Other developments
Retail
Area retail

Value

Source

0.7

m2 / resident

Costs of retail

2,000

ANG / m2

Public facilities
Total public facilities
Price public facilities

2.5
2,000

m2 / resident

Golf course
Number of golf courses

3

ANG / m2

Stipo 2009, van mensen naar meters, adjusted by EIS team
Assumption, equal to retail (checked with BCQS Market
Trends)

Number of 18 hole par Planning study
72 golf course

Size of golf course

65

Cost golf course
Marina slips
Costs per slip
Windpark
Costs of windpark

ANG 28,640,000
128
78,125
15
ANG 5,040,000

HA / 18 hole golf
course
ANG
slips
ANG / slip
MW
ANG / MW

55
ANG 35,800

HA
ANG / HA

Park Area
Park costs

Benchmark Zandvoort, Retailvisie Zandvoort 2005
AAV

American society of golf architects, www.asgca.org
Based on golf course Hyatt
Equal to Hyatt Marina
Hyatt Marina total costs = 10 million (estimate AAV)
Current 2 parks on Curaçao are 30 MW
ECN (2010), Karakteristieken duurzame energie Afsluitdijk
(price in 2020), cross checked with cost level Curaçao
windpark
Planning Study
Estimate Ecoplan

Table 14-4 Parameters and assumptions used in the construction module

Retail area and public facilities
The required surface for retail and public facilities is based on the number of residents in
Eastpoint. As no aggregate data of surfaces for retail and public facilities on Curaçao are
available, data of The Netherlands were used. The municipality of Zandvoort has an average
retail surface of 0.7 m2 per resident. This is lower than the Dutch average because Zandvoort
does not have large malls. Zandvoort is a tourism based economy like Eastpoint. The retail
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profile is therefore considered comparable to that of Eastpoint. Therefore an average of 0.7 m2
per resident is used for this study.
The surface for buildings that accommodate (semi-) public facilities (education, healthcare,
social services, police, governmental, libraries, etc.) is based on averages from The
Netherlands. The average figures received the department of Urban and Regional Development
Planning and Housing of the Government of Curaçao are lower than the Dutch averages. The
standard for the number of schools, pharmacies and family doctors per 1,000 residents is about
75% of the Dutch averages. We have therefore assumed that the average of all public facilities
on Curaçao is 75% of the Dutch average. This results in a surface of public facilities of 2.5 m2
per resident.
Other developments
Parks, golf courses, a marina and a wind farm will be developed on Eastpoint. The golf course
and marina are assumed to be similar to the Hyatt hotel’s facilities. As the wind farm will be
developed somewhere in the following 20 years, the expected price of 2020 is used (this
implies lower prices due to technology improvements, as prices are expressed in current real
prices inflation is not taken into account).
Parameter description

Value

Infrastructure (Water, electricity, sewage, roads)
Costs internal infrastructure
7%

Source
% of total
construction costs
km
ANG / resident

AAV, based on Jaffe & Sirmans, Real Estate
Investments (1995)
Planning study
460 euro / Waterschap Rijn en Ijssel, verified by AAV

16.8

km external road

Planning Study

7.2
ANG 1,400
ANG 2,000

km external road
ANG/m
ANG/m

Planning Study
AAV
AAV

External electricity cables

100%

Assumption

External water piping

100%

% of km external
roads
% of km external
roads
ANG / m
ANG / m

AAV
AAV

Internal main road (2x2 road)
Costs waste water facility
External infrastructure
2x1 external road (expension of current
2x1 roads)
2x2 external road (new road)
Costs of 2x1 road
Costs of 2x2 road

Costs of electricity cables
Costs of water piping

31.75
ANG 1,159

475
475

Assumption

Table 14-5 Construction costs of infrastructure

For the internal infrastructure, only the kilometres of main-road are known from the Planning
Study. For the other internal infrastructure an average cost percentage is used. In the literature
an extra 5% over the total building costs is used as a rule of thumb to estimate the costs for
internal infrastructure. The AAV mentioned that 5% might be too optimistic for the specific
situation at Eastpoint, they advised to use 7% of the total construction costs to cover the
investments in the internal infrastructure (secondary roads, sewage, water, electricity,
pavements, etc.).
Since almost 50,000 people reside on Eastpoint the assumption is made that a 2x2 lane road
will be needed as the main road on Eastpoint. A 2x1 lane road can handle up to 25.000
movements a day without congestion. Therefore, to prevent congestion over 20 years the 2x2
lane is conservative chosen. For the external infrastructure to connect Eastpoint with the rest
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of the island the planning study team indicated that this should be a 2x2 road. The planning
study team estimates that 16.8 km of existing road should be expanded and 7.2 km of new
road needs be constructed. As indicated in section 3 the 16.8 km of existing road have been
calculated for 50%.
Eastpoint must also be connected to the Island’s water system and electric power grid. Wind
power produced on Eastpoint will not generate sufficient energy for the complete Eastpoint
demand. Besides, the connection of wind farms to the main power grid is also necessary to
absorb peaks in electricity production. Assumed is that the number of kilometres of external
water piping and electricity cables are equal to the kilometres of road.
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A.3

Tourism module assumptions and parameters
Parameter description

Value

Tourism general
Occupancy rate hotels

75%

Number of guest per hotel room

1.9

Source

Guests / room

Conservative estimate based on CHATA figures
2005 - 2010
Calculations based on CHATA number of nights and
CTB number of hotel rooms 2009

Table 14-6 Parameters and assumptions used in the tourism module: number of tourists

The number of tourists that will stay over at Eastpoint is based on the number of hotel rooms,
the occupancy rate and the number of guests per hotel room. The Occupancy rate of hotel
room is estimated at 75%. This equals the occupancy rate for all hotels in Curaçao in the years
2005 and 2009. In 2006 – 2008 the occupancy rate was above 80%, in 2010 the occupancy rate
was lower at 72%.
In 2009 there were just over 5,200 hotel rooms, apartments and guesthouses on the island.
With an occupation rate of 75% and almost 2.7 million overnights stays, this means an average
of 1.9 guests per hotel room 5. In 2008, the best year for tourism in the history of Curaçao,

there were between 2 and 2.1 guest per hotel room on average. To prevent overestimations of
tourism impact 1.9 guests per hotel room has been used.

An important assumption is that only hotels in the tourism areas will accommodate tourists.
This might be an underestimation of the number of tourists because also in residential areas
could have small hotels and residential units owned as secondary houses can be rented out to
tourists.

5

Sources: CTB and CHATA. Calculation: 2,700,000 nights / (5,200 rooms * 365 days * 75% occupancy) = 1.9 guest
per room
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Parameter description

Value

Source

Tourist marketshares
US tourists
Dutch tourists
Aruba tourists
Venezuele tourists
Other tourists

10%
50%
3%
15%
23%

Spending
US tourists
Dutch tourists
Aruban tourists
Venezuelan tourists
Other tourists

ANG
ANG
ANG
ANG
ANG

Tourist spending behaviour
Hotels
Meals
Transportation
Activities
Nightlife
Shopping

42%
28%
13%
2%
2%
12%

Marina tourism
Transient rental slips

25%

Occupancy rate transient rental slips

75%

Sail boats
Motor boats

50%
50%

Expenses of powerboats per day
Horeca

ANG 94

ANG/day

Of which hotels

ANG 5

ANG/day

Trade

ANG 242

ANG/day

Other services

ANG 95

ANG/day

Expenses of sail boats per day
Horeca

ANG 73

ANG/day

Of which hotels

ANG 5

ANG/day

Trade

ANG 109

ANG/day

Other services

ANG 67

ANG/day

288
168
77
242
209

of overnight stays
of overnight stays
of overnight stays
of overnight stays
of overnight stays

CTB
CTB
CTB
CTB
CTB

average 2008/2009
average 2008/2009
average 2008/2009
average 2008/2009
average 2008/2009

ANG /
ANG /
ANG /
ANG /
ANG /

CTB
CTB
CTB
CTB
CTB

Visitors
Visitors
Visitors
Visitors
Visitors

Exit Survey
Exit Survey
Exit Survey
Exit Survey
Exit Survey

of tourist expenditures
of tourist expenditures
of tourist expenditures
of tourist expenditures
of tourist expenditures
of tourist expenditures

CTB
CTB
CTB
CTB
CTB
CTB

Visitors
Visitors
Visitors
Visitors
Visitors
Visitors

Exit Survey
Exit Survey
Exit Survey
Exit Survey
Exit Survey
Exit Survey

of total slips

Assumption, based on internet search of marinas in
the caribbean

day
day
day
day
day

of transient boats
of transient boats

Assumption, equal to hotels
Assumption
Assumption
Recreation Marine Research Center,
State University
Recreation Marine Research Center,
Recreation Marine Research Center,
State University
Recreation Marine Research Center,
State University
Recreation Marine Research Center,
State University

Michigan

Recreation Marine Research Center,
State University
Recreation Marine Research Center,
State University
Recreation Marine Research Center,
State University
Recreation Marine Research Center,
State University

Michigan

Michigan
Michigan
Michigan
Michigan

Michigan
Michigan
Michigan

Table 14-7 Parameters and assumptions used in the tourism module: tourist expenditures

To estimate the expenditures of tourists, it has been assumed that the tourists on Eastpoint
have a similar spending pattern as the current tourists that visit Curaçao. The market share
(nationalities) of tourists in 2008 and 2009 is therefore used. Also marina tourism will lead to
tourist expenditures on Curaçao. The major part of the marina will be available for regular use, it
has been assumed that 25% of the slips is available for transient rental and will attract tourists.
Both sail and motor boats can use the marina. Because the spending pattern is different for
these type of boat users, a 50/50 ratio has been assumed The occupancy rate of the transient
rental slips is assumed to be equal to the occupancy rate of hotels.
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A.4

Residential module
In the residential module only new residents that come from outside Curaçao have impact on
Curaçao. People living and working on Eastpoint are already accounted for in the results of
added value and jobs created. The economic impact of current residents that move to Eastpoint
is expected to be marginal and does not change the economy for the island as a whole, so for
the EIS this group is less relevant. A very important parameter therefore is the number of
residents on Eastpoint that come from abroad (or returning natives).
It has been assumed that all direct workers/employees in the tourism sector on Curaçao will
live on Eastpoint. Per 2 workers one residential unit will be occupied (as their family size is
considered to be equal to the average of Curaçao they also have 0.6 children or other nonworking persons in their household). The migrant workers are new residents, but do not have a
direct impact in the residential module. The impact of their economic activity on Eastpoint is
already calculated in the construction and tourism modules.
The rest of the residential units (those that are not lived in by foreign workers) will attract
residents in the same composition as the current the Curaçao population. This means that 17%
of the remaining residential units will be occupied by immigrants and returning natives. These
residents will an economic impact. Consequently 83% are domestic resident. This is a
conservative estimate of the economic impact; it is possible that more foreign or returning
residents will live on Eastpoint. The 17% share is called the ‘other migrant households’ in the
table below. These migrants are assumed to have an income which is similar to the Curaçao
average GDP per capita and spend their money in the same way as the average Curaçao
inhabitant does. An important assumption of this group is that this group of migrants earn (or
have earned) their money outside of Curaçao. Because no specific data are available about the
differences in income and spending for migrants and domestic residents, the Curaçao average
was used for this group.
Parameter description
Residential units for direct migrant workers
% of Eastpoint workers from outside of
Curaçao that live in residential units on
Eastpoint
Number of direct migrant workers per
residential unit
Other residential units
% of other migrant households on
Eastpoint
percentage of domestic households on
Eastpoint

Value

Source

100%

Assumption

2.0

17%

83%

Household size foreign wokers
Household size other foreign households
Household size domestic households

2.6
2.6
2.6

Income p.p. of 'other foreign household'

ANG 35,778

workers / residential
unit

Assumption

% of other residential
Current situation, CBS
units (excl houses
migrant workers)
Current situation, CBS
% of houses (minus
houses foreign workers)
persons per household
persons per household
persons per household

CBS
CBS
CBS

Income per person

CBS, average GDP per person

Table 14-8 Parameters and assumptions used in the residential module
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A.5

Tax
The impact on taxes are calculated based on the direct economic impact as estimated in the
EIS. To avoid double counting taxes are based only on the direct economic impact. The total
effect on taxes will be larger in reality, but the input-output / multiplier analysis is not capable of
avoiding double counting when it comes to taxes. This chapter describes how the impact on
tax revenues has been calculated.
Calculated taxes per
module
Construction module
Residential module
Tourism module

Income Social
Import Turnover
Tax
contribu- duties Tax (OB)
tions
X
X
X

X
X
X

Profit
tax

X

X

X

X

X

X

Land
tax

Property
transfer
tax

X
X

X

Room
tax

Airport
tax

Excise
duties

X

X

X
X

Table 14-9 Taxes calculated per module

Income tax
The income tax in Curaçao is based on a progressive tax system. The current (2010) income tax
system in Curaçao consists of a standard progressive tariff structure for The Netherlands
Antilles and an extra change specific for Curaçao known as “opcenten”. In the table below the
tax brackets are stated with the corresponding rates. These are the total rates including
“opcenten”.
Income larger or
equal to

But less than

27,374.00
41,062.00
57,030.00
85,544.00
120,902.00

27,374.00
41,062.00
57,030.00
85,544.00
120,902.00

Amount

Tariff in %

3,558.62
6,405.58
10,764.86
20,773.19
35,482.11

13.0%
20.8%
27.3%
35.1%
41.6%
49.40%

Table 14-10 Tariff structure 2011 (including 30% opcenten)

Because the salaries of the future Eastpoint workers are unknown, the average rate of 16.6%
of the total wage costs is applied to calculate the income tax for the construction and tourism
module of the EIS. In the residential module the income tax is calculated for the new residents
living on Eastpoint earning their income abroad.
The average income tax rate of 16.6% 6 is based on the total wage tax revenues of the

government of Curaçao in 2005, divided by the total wage costs on Curaçao in 2005 7. More
recent data about wage costs are not available (wage costs differ from the gross income on a
pay slip and taxable wages, because it includes compensation for travelling expenses, social
contributions, etc.).
6
7

The rate of 16,6% of wage costs is comparable to an average rate of approximately 25% of the taxable wages,
because the average taxable wages is generally 1/3 lower than average the wage costs.
Total wage tax in 2005 was 399,3 million ANG (source: Central Bank of Curaçao), the average wage costs were
ANG 46,300 per employee and around 52,000 people were employed (source: CBS)
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Social contributions
The social contributions in Curaçao are partly paid for by the employer and partly by the
employee. For every working person that is registered in Curaçao the following social
contributions have to be paid.
Employer

Employee

AOV / AWW

7.5%

6.5%

AVBZ

2.0%

ZV

8.3%

2.1%

Specification
Old-age pension, widows and orphans tax. Percentage with
a maximum of NAF 80,836 gross wages. Expats may be
exempted
AVBZ (a national social insurance): 2% of taxable income,
with a maximum of NAF 417,357 per year
Health insurance coverage for workers earning up to NAF
58,484.40 is compulsory

Table 14-11 Social contribution schemes

In the construction and tourism module an average rate for social contributions per employee is
used. This rate is 18.5% in the construction sector and 19.5% in the tourism sector. This
average is slightly lower than the total of the above percentages as the social contributions are
capped. From the supply-use tables 8 the employers part of social contributions has been
derived. In the construction sector this rate is 12.6% and in the tourism sector 13.4%. The
employee’s part of social contributions is estimated to be 46% of the employers part 9.
Total social contributions would add up to approximately 10 % of the Eastpoint ‘GDP’, which is
within the range of government expenses on social security 10. For the residential module only
the employee’s part of the AOV/AWW has been calculated. This is because only migrant
residents earning their money abroad have an additional impact, so the employer part will not
be applicable. It is also assumed that their health insurance is arranged privately or abroad.
Import duties
The import duties for products that are imported to Curaçao are paid over the CIF value. The
CIF value is the real price + freight + insurance. The percentages for import duties range
between 0% and 27%. In the below table provides a sample of products and the corresponding
rates.

8

CBS (2009), Supply & Use tables Netherlands Antilles 2004

9

As the cap for the AVBZ lies much higher than for the ZV and AOV/AWW, we can say that the AVBZ is almost 2%
on average and social contributions for the ZV and AOV/AWW are respectively 10.6% and 11.4% for the
construction and tourism sector (=12.6 % and 13.4% minus 2 % AVBZ). This is respectively 67% and 72% of the
maximum of 15.8% of the ZV and AOV/AWW taxes. The employees part will therefore also be 67% and 72% of
the maximum of 8.6% on social contributions. This results in 5.8% and 6.2% of the wages in respectively the
construction and tourism sector. Because 5.8/12.6 = 46% and 6.2/13.4 = 46%, the employees part is 46% of the
employers part.

10 Checked with Curalyse
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Sample rates of import duties
0%
10.5%
13%
17%
22%
27%

Tourist items and certain foodstuffs, including fresh chicken, sardines, milk, cheese,
pearls, books, perfumes, cameras
General goods (cat 1), including clothing, vitamins, toys and air conditioners
General goods (cat 2), including shoes and bags
Semi-luxury goods (cat 1), including flowers, washing machines and electric appliances
Semi-luxury goods (cat 2), including bedding
Luxury goods, including furniture, carpets and party supplies

Table 14-12 Import duties sample rates
Sources: www.liveinCuraçao.com and www.myasakorsow.com

The average import tariff of The Netherlands Antilles is 4.5% on all imported merchandise 11.
The average import tariff for the construction sector is higher, it is estimated at 15% by the
AAV. In the tourism module a tariff of 4.5% is used, in the construction module the applied
tariff is 15%.
Import duties are calculated for the imported products of the construction and tourism module.
Because the residential module does not involve any directly imported products, no import duty
is calculated for the direct expenses of residents. They buy imported goods, but these goods
are imported by companies on Curaçao, so this is an indirect effect which is not included in the
tax calculations. Residents spend also 25% of their money directly in other countries, but a part
is spent on holidays or by sending money to family abroad (without actually importing goods).
Other goods that are directly imported by residents will usually not be taxed, so import tax on
privately imported goods is negligible.
Turnover tax (OB)
Turnover tax or Omzet Belasting (“OB”) is a percentage surcharge on the sale price. In Curaçao
this percentage is currently 5%. When a product is sold more than once before it reaches the
end user the total received turnover tax by government will be more than 5% as the turnover
tax is applicable on every individual sale (cumulative system). Because only the direct tax
effects are calculated in the EIS the Turnover Tax is only calculated once. Turnover tax has
been calculated for the imported products of the construction and tourism module. Because
direct impact of the residential module does not involve any taxable products, no turnover tax
has been calculated in this module.
Profit tax
Profit tax on Curaçao is 34.5%. It is assumed that the construction and hotel operating
companies are profitable. The estimated profit of both construction and hotel operating
companies is based on the 5 year average Earnings Before Taxes (EBT) of publicly traded
construction and hotel operating companies. The average 5 year EBT for the construction
companies was 2.4% and for hotel operators 4.7% (source: Bloomberg).

11 Central Bank: total import duties divided by the total imported merchandise in period 2006 – 2009 = 670 million
import tariff / 14.8 billion imports
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Land tax
Land tax is a percentage of the value of the real estate and should be paid annually. This
percentage is 0.35% for developed land (land plus building) as well as undeveloped land. The
annual Land tax has only been calculated for the real estate in Eastpoint that is used. The tax on
undeveloped land has not been calculated in the construction module. This makes the estimate
conservative because in reality an annual land tax must also be paid on undeveloped land.
Property transfer tax
When purchasing real estate on Curaçao the buyer has to pay 4% property transfer tax over the
purchase price. This has to be paid with the deed of transport at the notary and also applies to
newly built houses. The property transfer tax has been calculated in the residential module over
newly built houses and the assumed resale of these houses after 20 years. It has been
assumed that the average house on Eastpoint will be sold every 20 years. This is based on the
average of The Netherlands as no specific data was found for the Caribbean region 12. Although
the property transfer tax is also due over the purchase price of the land, this has not been
included in the EIS. Property transfer tax has therefore been conservatively calculated.
Room tax
Room tax was introduced in 2009 in an effort to co-finance promotional activities for the island.
The room tax applies to all non-residents of Curaçao, staying in all types of accommodations
like timesharing locations, apartments and hotels. The room tax rate is 7% of the room price.
The room tax has been calculated in the tourism module. Room tax also applies to all residents
who make part of their home available for lodging and therefore room tax could also apply for
the residential module. Because no reliable data could be found for the renting out of private
homes, this was not included in the room tax calculation. The calculated room tax is therefore a
conservative estimate.
Airport tax
Each passenger that leaves Curaçao by air has to pay airport tax. A distinction is made between
passengers that travel to international and local destinations. For the tourism module the
assumption was made that all tourist that stay in the hotels at Eastpoint come by plane and will
travel to and from international destinations. Although the residents living at Eastpoint will also
travel, no airport tax has been calculated in the residential module. The airport tax tariff in 2011
for international destinations is ANG 57.60 per departure.
Excise duties
Excise duty is a consumption tax levied on the sale of certain goods. In Curaçao this is done on
alcoholic beverages, tobacco and fuel. Unlike turnover tax the excise duties depend on the
volume sold, not on the turnover.
The excise duties are based on the expenses of current residents and tourists. In 2009 a total
of 1.8% of the GDP of The Netherlands Antilles was spent on excise duties 13. Therefore it has
been assumed that the excise duties equal 1.8% of the added value as calculated in the

12 Dutch Central Bureau for Statistics: of almost 4 million private houses, each year 200,000 are sold
13 Central Bank and CBS
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tourism and residential modules. This implies that in Eastpoint the same percentage of
expenditures will be spent on alcoholic beverages, tobacco and fuels as the whole of Curaçao
did in 2009.
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A.6

Multipliers
In order to calculate the indirect and induced impact multipliers were used. These multipliers
have been calculated using an input-output model, which models the complete island economy.
The input-output model is based on the CBS 2004 supply-use tables 14 of Curaçao. These
tables reflect the interdependencies of economic sectors in Curaçao.

Table 14-13 Supply table 2004, CBS (2009)

14 CBS (2009), 2004 supply and use table of The Netherlands Antilles
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Table 14-14 Use table 2004, CBS (2009)

Table 14-15 Value added table 2004, CBS (2009)
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The economy of Curaçao is divided in the 14 sectors the CBS distinguishes. By applying the
RAS-methodology 15 the 2004 tables have been updated with the most recent 2009 GDP data.
This way all 14 sectors are weighted based on the most recent information available. The
following sectors are distinguished in the model:
1. Agriculture, Fishing and mining
2. Manufacturing
3. Gas, water, electricity supply
4. Construction
5. Trade
6. Hotels and Restaurants
7. Transport and communication
8. Financial intermediation
9. Other real estate activities
10. Public administration and defense
11. Education
12. Health
13. Other services
14. Domestic Services
The input-output tables have been derived from the upgraded supply-use tables. The economic
multipliers that result from the input-output tables have been used to calculate the indirect and
induced impact.
Output multipliers
The output multipliers are the multipliers that are used to calculate the indirect and induced
impact on production. The indirect multiplier for the three modules had values between 1.4 and
1.6. This means that the indirect effects add 40% to 60% to the direct effects. The induced
multipliers (these multipliers involve both indirect and induced effects) vary between 3.0 and
3.4.
Output multiplier

Type I
(indirect)

Type II
(Induced)

1.5
1.6
1.4

3.0
3.2
3.4

Construction
Tourism
Residential

Table 14-16 Output multiplier

15 A common mathematical methodology for updating and balancing input-output tables with new GDP information
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These are common values for multipliers in relatively small regions. In regional input-output
analyses a common value for indirect multipliers is between 1 and 2, for induced multipliers
between 2 and 5.
For the Caribbean region many studies on tourism have been carried out. The indirect multiplier
of production in the tourism industry in this EIS is 1.6. Multipliers for indirect effects vary per
study. A multiplier of 1.6 is ten percent lower than the CTB study based on Turistika 16, but is in

consultation with the Strategic Tourism Master Plan 2010-2014 17. Other studies show indirect
multipliers from as little as 1.4 to as large as 3.5 18. However, studies showing an indirect
multiplier of larger than 2, are often studies performed by (or for) the tourism industry. A
multiplier of 1.6 is within the range of plausible and common outcomes of independently
performed studies. The type II multiplier, including the induced effects results in a multiplier of
3.2 for tourism.

Added value multipliers
The added value multipliers describe the indirect and induced impact on added value in relation
to the direct added value. The table below shows the indirect impact multipliers (Type I) on
added value and the induced impact multipliers (Type II) that incorporate both indirect and
induced impact.
Added value
multiplier

Type I
(indirect)

Type II
(Induced)

Construction
Tourism
Residential

1.7
1.9
1.4

3.1
3.2
2.4

Table 14-17 Added value multiplier (added value total / direct added value)

16 CTB (2010), Visitor Exit Survey Report and the economic impact of tourism
17 Halcrow (2010), Strategic Tourism Master Plan for the Island of Curaçao 2010 – 2014, page 34
18 Oxford Economics (2010), Travel & Tourism’s Economic Impact Across the Caribbean, gives a range of indirect
multipliers for the former Netherlands Antilles (incl. Aruba) of 2.2 – 3.5, Mak, James (2004), Tourism and the
economy, shows multipliers of 1.3 – 1.6 for sectors related to tourism on Hawai. Other studies consulted: G. Reza
Arabsheibani1 & Alvaro Delgado-Aparicio Labarthe (1988), TOURISM MULTIPLIER EFFECTS ON PERU, L. Jelsma
(2010), Curaçao, a Tourism Dominated Economy?, Ecorys (2010), Toerisme: de banenmotor
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Income multipliers
The income multipliers reflect the relationship between the direct effect of a spending impulse
(in a sector) on household income and the indirect and induced effects on household income.
Both type I (indirect) and type II (indirect + induced) multipliers are presented.
Income multiplier

Type I
(indirect)

Type II
(Induced)

1.50
1.65
1.33

2.59
2.86
2.30

Construction
Tourism
Residential

Table 14-18 Income multiplier (household income total / direct household income)

Employment multipliers
The employment multipliers describe the impact on employment. The indirect impact on
employment is 30% (residential) to 40% (construction and tourism) of the direct impact on
employment. The induced multipliers show that if also induced impact is taken into account,
every direct job leads to 1.2 to 1.4 additional (indirect and induced) jobs.
Jobs multiplier
Construction
Tourism
Residential

Type I
(indirect)

Type II
(Induced)

1.4
1.4
1.3

2.4
2.2
2.2

Table 14-19 Employment added multiplier (jobs total / direct jobs added)
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