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Introduction and Summary 
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Project components and timeline 

 A total capital budget of $29.9 million, including $26.4 million 

of renovation and new construction expenditures    

 Renovation of the 95-room Lord Amherst Hotel and 

restaurant facilities 

 A new 137-room Hyatt Place Hotel 

 Renovations of the Lord Amherst hotel and restaurant facility 

will begin in September 2013 and operations in mid-2014. 

 Construction of the Hyatt Place will begin in mid-2013 and 

operations will begin in mid-2014. 

 A 22-year overall timeline is considered to capture the 2 year 

construction period plus 20 years of full operations. 
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Summary economic impacts 

 The construction phase of the combined projects will generate: 

 total output of $42.8 million (in $2013). 

 total income of $17.0 million (in $2013). 

 209 full-time equivalent annual jobs.  

 Operations of the combined projects from 2014 to 2034, a time 

horizon that captures a partial year of operations in 2014 and 

20 years of full operations, will generate: 

 Cumulative total output of $466.0 million. 

 Cumulative total income of $126.8 million. 

 204 full-time equivalent annual jobs. 

 A 10-year ROI factor is estimated at 16.2, based on $34.4 

million (in $2013) in total tax revenues generated and $2.1 

million (in $2013) of incentives granted.  
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Summary construction-generated impacts 

Direct Indirect Induced Total

Lord Amherst (and restaurant)

   Output 7,846,377       1,878,694       3,104,421     12,829,492   

   Value Added 3,737,207       1,074,271       1,842,573     6,654,051      

   Income 3,322,198       742,011          1,036,204     5,100,413      

   Employment (FTE annual) 42                     7                       13                   62                   

Hyatt Place

   Output 18,303,659     4,382,530       7,241,847     29,928,036   

   Value Added 8,717,981       2,506,009       4,298,267     15,522,258   

   Income 7,749,866       1,730,929       2,417,208     11,898,003   

   Employment (FTE annual) 108                   13                    26                   147                 

Total Project

   Output 26,150,035     6,261,224       10,346,268   42,757,528   

   Value Added 12,455,189     3,580,281       6,140,840     22,176,309   

   Income 11,072,064     2,472,940       3,453,412     16,998,416   

   Employment (FTE annual) 150                   20                    39                   209                 

Total Construction Impact

Cumulative 2013 and 2014, constant $2013
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Summary operations-generated impacts 

Direct Indirect Induced Total

Lord Amherst (and restaurant)

   Output 53,810,891     80,703,861    24,066,568   158,581,320 

   Value Added 26,058,603     25,057,110    14,287,714   65,403,427   

   Income 20,367,206     15,607,690    8,035,589     44,010,485   

   Employment (FTE annual) 69                     18                    9                     96                   

Hyatt Place

   Output 101,454,827   155,831,368  50,148,699   307,434,893 

   Value Added 57,614,354     50,553,355    29,763,559   137,931,268 

   Income 34,215,585     31,842,206    16,738,775   82,796,567   

   Employment (FTE annual) 47                     44                    17                   108                 

Total Project

   Output 155,265,718   236,535,229  74,215,267   466,016,214 

   Value Added 83,672,957     75,610,465    44,051,272   203,334,694 

   Income 54,582,791     47,449,896    24,774,364   126,807,051 

   Employment (FTE annual) 116                   62                    26                   204                 

Total Operations Impact

Cumulative 2014 to 2034, constant $2013
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Review of economic impact concepts 

• Lastly, the induced impact is 

generated when employees 

whose incomes are 

generated either directly or 

indirectly, spend those 

incomes in the local 

economy. 

• An IMPLAN model for Erie 

County was used for the 

analysis. 

• A project like the Main Street Hospitality Campus Project creates direct economic value 

within a discreet group of sectors (e.g. construction, recreation, transportation). This 

supports a certain level of direct jobs, wages, taxes, and GDP within each relevant sector. 

• Each directly affected sector also purchases goods and services as inputs (e.g. food 

wholesalers, utilities) into production. These impacts are called indirect impacts. 
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Direct Impact 

Impact Event 

Development 

Operations 
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Transport & 
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Manufacturing 
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Transport & 
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Other 
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Output 

Income 

Employment 

Taxes 

Total Impact 

Flow of economic impact analysis  
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Impacts By Project Component: 

Lord Amherst Construction Impacts 
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Lord Amherst construction impacts summary 

 Renovation and expansion of the Lord Amherst (and restaurant) will 

inject $7.8 million (in $2013) into the Erie County economy 

overlapping a two-year period starting in mid-2013. 

 This spending will generate total economic output of $12.8 million (in 

$2013) through the local supply chain and as construction 

employees spend their incomes in the local economy. 

 An estimated 62 annualized full-time equivalent jobs will be 

generated by the development/construction phase of the project, 

including direct, indirect and induced impacts. 

 These employees will earn a total $5.1 million (in $2013) over the 

two year period with an average earned income of $41,100 per 

annum. 
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Lord Amherst construction: output impact 

Direct Indirect Induced Total

Agriculture, Fishing, Mining -                      6,260                   8,736                     14,996             

Construction and Utilities 7,846,377          41,549                 91,537                  7,979,463       

Manufacturing -                      341,413              261,214                602,626           

Wholesale Trade -                      225,218              154,010                379,229           

Air Transport -                      3,346                   5,999                     9,345               

Other Transport -                      78,242                 54,169                  132,411           

Retail Trade -                      25,226                 212,918                238,144           

Gasoline Stations -                      803                      8,417                     9,220               

Communications -                      77,187                 73,519                  150,706           

Finance, Insurance and Real Estate -                      222,485              871,955                1,094,440       

Business Services -                      733,962              249,557                983,519           

Education and Health Care -                      485                      646,522                647,007           

Recreation and Entertainment -                      5,854                   38,595                  44,448             

Lodging -                      12,113                 18,231                  30,344             

Food & Beverage -                      31,487                 197,627                229,114           

Personal Services -                      56,769                 135,817                192,586           

Government -                      16,296                 75,598                  91,894             

TOTAL 7,846,377          1,878,694           3,104,421             12,829,492     

Lord Amherst Cumulative Construction Output

2013 and 2014, $2013
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Construction-generated employment 

 68% of all construction-generated jobs will be directly in the 

construction sector. Another 32% will be generated through the 

supply chain and income effects. 
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Lord Amherst construction: income impact 

Direct Indirect Induced Total

Agriculture, Fishing, Mining -                      1,526                   3,118                     4,645               

Construction and Utilities 3,322,198          9,687                   20,633                  3,352,517       

Manufacturing -                      77,521                 36,188                  113,710           

Wholesale Trade -                      99,022                 67,714                  166,737           

Air Transport -                      872                      1,564                     2,436               

Other Transport -                      30,511                 20,660                  51,171             

Retail Trade -                      14,491                 117,498                131,989           

Gasoline Stations -                      432                      4,527                     4,959               

Communications -                      17,379                 18,398                  35,776             

Finance, Insurance and Real Estate -                      48,533                 111,013                159,546           

Business Services -                      383,572              117,151                500,723           

Education and Health Care -                      203                      320,722                320,926           

Recreation and Entertainment -                      3,182                   17,751                  20,933             

Lodging -                      3,588                   5,643                     9,231               

Food & Beverage -                      12,090                 79,268                  91,358             

Personal Services -                      31,097                 65,173                  96,269             

Government -                      8,305                   29,183                  37,489             

TOTAL 3,322,198          742,011              1,036,204             5,100,413       

Lord Amherst Cumulative Construction Income

2013 and 2014, $2013



   

14 

Impacts By Project Component: 

Lord Amherst Operations Impacts 
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Lord Amherst operations impacts summary 

 Ongoing operations at the Lord Amherst hotel will generate $2.1 

million (in $2013) in direct accommodations spending by hotel 

guests in 2015, the first full year of operations. Additional off site 

spending on retail shopping, food and beverage, recreation and 

transportation was estimated and included in the modeling.  

 Total direct spending at the hotel and restaurant was estimated at 

$2.4 million (in $2013) in 2015, and $53.8 million (in $2013) 

cumulatively from 2014 to 2034. 

 Including direct, indirect, and induced impacts, ongoing operations 

will generate total output of $158.6 million (in $2013) and $44.0 

million (in $2013) in income over this time horizon. 

 Operations at the Lord Amherst hotel and restaurant will also 

generate a total of 96 FTE jobs per year, with an annual average 

income of $22,900 (in $2013).  
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Lord Amherst operations: output impact 

Direct Indirect Induced Total

Agriculture, Fishing, Mining -                      5,293                   3,117                     8,410               

Construction and Utilities -                      98,910                 32,206                  131,116           

Manufacturing -                      81,132                 90,814                  171,946           

Wholesale Trade -                      36,019                 52,012                  88,031             

Air Transport -                      1,418                   2,151                     3,569               

Other Transport -                      28,550                 19,127                  47,678             

Retail Trade -                      635,253              73,586                  708,840           

Gasoline Stations -                      544,270              2,909                     547,179           

Communications -                      111,560              25,732                  137,292           

Finance, Insurance and Real Estate -                      203,808              301,979                505,787           

Business Services -                      311,938              88,894                  400,832           

Education and Health Care -                      821                      229,600                230,421           

Recreation and Entertainment -                      540,993              13,675                  554,668           

Lodging 2,143,620          6,160                   6,436                     2,156,216       

Food & Beverage 286,170             954,021              69,091                  1,309,282       

Personal Services -                      30,410                 47,979                  78,389             

Government -                      49,679                 26,703                  76,382             

TOTAL 2,429,791          3,640,234           1,086,012             7,156,037       

Lord Amherst Operations Output

Year 3 - 2015, first year of full operations, $2013
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Lord Amherst operations: output impact 

 Over 20 years of full operations, total output (business sales) will 

tally to $158.6 million, with direct, on site output accounting for 34% 

and indirect and induced output 66%. 
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Lord Amherst operations: income impact 

Direct Indirect Induced Total

Agriculture, Fishing, Mining -                      27,420                 24,192                  51,612             

Construction and Utilities -                      533,088              160,030                693,118           

Manufacturing -                      365,087              280,770                645,857           

Wholesale Trade -                      363,842              525,401                889,244           

Air Transport -                      7,988                   12,120                  20,108             

Other Transport -                      254,158              160,193                414,351           

Retail Trade -                      1,511,073           910,607                2,421,680       

Gasoline Stations -                      366,002              35,085                  401,087           

Communications -                      751,644              142,702                894,346           

Finance, Insurance and Real Estate -                      833,190              860,888                1,694,078       

Business Services -                      3,124,644           908,661                4,033,305       

Education and Health Care -                      7,255                   2,487,386             2,494,640       

Recreation and Entertainment -                      3,574,232           137,611                3,711,842       

Lodging 19,318,465        40,058                 43,725                  19,402,248     

Food & Beverage 1,048,741          2,911,037           614,565                4,574,342       

Personal Services -                      397,403              505,288                902,691           

Government -                      539,569              226,365                765,934           

TOTAL 20,367,206        15,607,690         8,035,589             44,010,485     

Lord Amherst Cumulative Operations Income

2014 to 2034, $2013
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Impacts By Project Component: 

Hyatt Place Construction Impacts 
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Hyatt Place construction impacts summary 

 Construction of the new Hyatt Place Hotel will result in $18.3 million 

(in $2013) of investment in the Erie County economy over a two-

year period starting in mid-2013. 

 This spending will generate total economic output of $29.9 million (in 

$2013) through the local supply chain and as construction 

employees spend their incomes in the local economy. 

 An estimated 147 annualized full-time equivalent jobs will be 

generated by the development phase of the project, including direct 

and all indirect impacts. 

 These employees will earn a total $11.9 million (in $2013) with an 

average earned income of $40,500 per annum. 
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Hyatt Place construction: output impact 

Direct Indirect Induced Total

Agriculture, Fishing, Mining -                          14,603                 20,378                 34,982                   

Construction and Utilities 18,303,659           96,924                 213,534              18,614,117           

Manufacturing -                          796,432              609,347              1,405,778             

Wholesale Trade -                          525,378              359,268              884,647                 

Air Transport -                          7,805                   13,994                 21,798                   

Other Transport -                          182,520              126,362              308,882                 

Retail Trade -                          58,846                 496,686              555,531                 

Gasoline Stations -                          1,873                   19,635                 21,507                   

Communications -                          180,059              171,501              351,560                 

Finance, Insurance and Real Estate -                          519,003              2,034,055           2,553,057             

Business Services -                          1,712,151           582,155              2,294,306             

Education and Health Care -                          1,131                   1,508,177           1,509,308             

Recreation and Entertainment -                          13,655                 90,032                 103,687                 

Lodging -                          28,256                 42,529                 70,785                   

Food & Beverage -                          73,452                 461,015              534,467                 

Personal Services -                          132,428              316,828              449,257                 

Government -                          38,015                 176,353              214,367                 

TOTAL 18,303,659           4,382,530           7,241,847           29,928,036           

Hyatt Place Cumulative Construction Output

2013 and 2014, $2013
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Construction-generated employment 

 68% of all construction-generated jobs will be directly in the 

construction sector. Another 32% will be generated through the 

supply chain and income effects. 
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Hyatt Place construction: income impact 

Direct Indirect Induced Total

Agriculture, Fishing, Mining -                          3,560                   7,275                   10,835                   

Construction and Utilities 7,749,866             22,597                 48,131                 7,820,594             

Manufacturing -                          180,838              84,419                 265,257                 

Wholesale Trade -                          230,995              157,961              388,955                 

Air Transport -                          2,035                   3,648                   5,683                     

Other Transport -                          71,175                 48,194                 119,368                 

Retail Trade -                          33,805                 274,094              307,899                 

Gasoline Stations -                          1,007                   10,561                 11,568                   

Communications -                          40,541                 42,917                 83,458                   

Finance, Insurance and Real Estate -                          113,215              258,966              372,181                 

Business Services -                          894,779              273,284              1,168,063             

Education and Health Care -                          474                      748,166              748,640                 

Recreation and Entertainment -                          7,423                   41,408                 48,830                   

Lodging -                          8,369                   13,164                 21,533                   

Food & Beverage -                          28,202                 184,913              213,115                 

Personal Services -                          72,541                 152,032              224,573                 

Government -                          19,374                 68,077                 87,452                   

TOTAL 7,749,866             1,730,929           2,417,208           11,898,003           

Hyatt Place Cumulative Construction Income

2013 and 2014, $2013
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Impacts By Project Component: 

Hyatt Place Operations Impacts 
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Hyatt Place operations impacts summary 

 Ongoing operations at the Hyatt Place will generate $4.3 million (in 

$2013) in direct accommodations spending in 2015, the first full year 

of operations. Tourism Economics  estimated additional off site 

spending on retail shopping, food and beverage, recreation and 

transportation to include in the impact modeling.  

 Cumulative direct spending on site from 2014 to 2034 is expected to 

sum to $101.5 million. 

 Ongoing operations will generate total output of $307.4 million (in 

$2013) and $82.8 million (in $2013) in income over this time 

horizon, including indirect and induced output. 

 Operations will also generate 47 direct FTE jobs per year, with an 

average annual income of $36,400 (in $2013). Including indirect and 

induced, the total employment impact is expected to be 108 FTE 

jobs per year. 
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Hyatt Place operations: output impact 

Direct Indirect Induced Total

Agriculture, Fishing, Mining -                          11,006                 6,298                   17,304                   

Construction and Utilities -                          195,166              64,071                 259,237                 

Manufacturing -                          155,975              178,683              334,658                 

Wholesale Trade -                          65,801                 99,270                 165,070                 

Air Transport -                          2,861                   4,367                   7,228                     

Other Transport -                          56,239                 38,213                 94,452                   

Retail Trade -                          1,039,056           143,975              1,183,031             

Gasoline Stations -                          889,575              5,692                   895,267                 

Communications -                          231,464              50,940                 282,404                 

Finance, Insurance and Real Estate -                          376,983              592,337              969,320                 

Business Services -                          625,285              179,066              804,351                 

Education and Health Care -                          1,505                   461,100              462,605                 

Recreation and Entertainment -                          886,919              27,421                 914,340                 

Lodging 4,272,169             12,073                 12,866                 4,297,109             

Food & Beverage -                          2,047,491           136,659              2,184,150             

Personal Services -                          61,324                 95,901                 157,225                 

Government -                          100,567              53,327                 153,894                 

TOTAL 4,272,169             6,759,290           2,150,187           13,181,646           

Hyatt Place Operations Output

Year 3 - 2015, first year of full operations, $2013
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Hyatt Place operations: output impact 

 Over 20 years of full operations, total output (business sales) will 

tally to $307.4 million, with direct, on site  output accounting for 33% 

and indirect and induced output 67%. 
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Hyatt Place operations: income impact 

Direct Indirect Induced Total

Agriculture, Fishing, Mining -                          57,236                 50,385                 107,621                 

Construction and Utilities -                          1,096,149           333,328              1,429,477             

Manufacturing -                          758,912              584,733              1,343,645             

Wholesale Trade -                          725,267              1,094,170           1,819,438             

Air Transport -                          16,544                 25,255                 41,799                   

Other Transport -                          520,835              333,713              854,548                 

Retail Trade -                          2,795,510           1,897,427           4,692,937             

Gasoline Stations -                          675,853              73,107                 748,959                 

Communications -                          1,627,284           297,228              1,924,512             

Finance, Insurance and Real Estate -                          1,630,328           1,793,298           3,423,626             

Business Services -                          6,487,631           1,892,642           8,380,274             

Education and Health Care -                          13,697                 5,181,190           5,194,887             

Recreation and Entertainment -                          6,470,296           286,695              6,756,990             

Lodging 34,215,585           81,844                 91,118                 34,388,548           

Food & Beverage -                          6,882,008           1,280,332           8,162,340             

Personal Services -                          848,305              1,052,669           1,900,974             

Government -                          1,154,509           471,483              1,625,992             

TOTAL 34,215,585           31,842,206         16,738,775         82,796,567           

Hyatt Place Cumulative Operations Income

2014 to 2034, $2013
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Tax Impact and ROI Calculations 
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Total Project Tax impacts 

 Tax incentives will total just over $2 million (in $2013) including: 

■ Sales tax exemptions during construction of $1.3 million ($2013) 

■ Mortgage tax exemption totaling $275,000 (in $2013) 

o (Note – tax exemption offset by IDA administrative fee) 

■ 10-year partial property tax abatement totaling $592,985 (in $2013)  

 Total state and local tax revenues generated from the Lord Amherst (and 

restaurant) portion of the project over a ten year horizon are estimated at 

$11.4 million (in $2013) and will exceed incentives granted by a factor of 

19.3. 

 Total state and local tax revenues generated from the Hyatt Place  

project over a ten year horizon are estimated at $23.0 million (in $2013) 

and will exceed incentives granted by a factor of 15.0.  

 The two projects combined have an estimated 10-year ROI factor of 

16.2.  
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Total Project Tax impacts 

Taxes Paid - 

Construction

Taxes Paid - 

Operations

Total Tax 

Revenues

Incentives 

Granted

10-year 

ROI Factor

Lord Amherst (and restaurant) 1,263,385          10,148,669        11,412,054   590,674         19.3                

     State sales tax 350,961              2,819,072          3,170,033     162,219         

     Other state taxes 279,684              1,707,889          1,987,574     80,000           

     Local sales tax 416,766              3,347,648          3,764,414     192,635         

     Local property tax 172,630              979,952              1,152,582     155,820         

     Other local taxes 43,344                1,294,108          1,337,452     -                  

Hyatt Place 2,553,689          20,464,620        23,018,308   1,533,501      15.0                

     State sales tax 785,082              5,377,467          6,162,550     412,039         

     Other state taxes 652,436              4,247,886          4,900,322     195,000         

     Local sales tax 932,285              6,385,742          7,318,028     489,296         

     Local property tax 82,773                1,587,232          1,670,005     437,165         

     Other local taxes 101,112              2,866,292          2,967,404     -                  

Total project 3,817,074          30,613,289        34,430,362   2,124,174      16.2                

      State 2,068,163          14,152,315        16,220,478   849,258         19.1                

      Local 1,748,911          16,460,974        18,209,885   1,274,916      14.3                

Note: sales tax revenues during the construction period are generated from indirect economic activity 

Tax Impact and ROI Calculations

Constant $2013
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 Revenue projections were drawn from developer financial schedules as an 

input into the economic impact model. 

 Additional estimates of offsite spending associated with hotel guests were 

developed by Tourism Economics based on survey data from Longwoods 

International for hotel guests. 

 The assumption of no displacement of existing business activity was 

incorporated into the analysis based on the hotel market study completed by 

the Commonwealth Company.  

 Tourism Economics utilized the IMPLAN input-output model for Erie County to 

track the flow of sales through the economy to the generation of output, 

employment, income, and taxes. 

 The impacts were measured on three levels: Direct, Indirect, and Induced. The 

total economic impact  is the sum of the three types of impacts. Calculations of 

state and local taxes were generated by the IMPLAN model and from 

developer estimates, and were checked for reasonableness by Tourism 

Economics.   

Methods and data sources 
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About Tourism Economics 

 Tourism Economics, headquartered in Philadelphia, is an Oxford Economics 

company dedicated to providing high value, robust, and relevant analyses of the 

tourism sector that reflects the dynamics of local and global economies. By 

combining quantitative methods with industry knowledge, Tourism Economics 

designs custom market strategies, project feasibility analysis, tourism forecasting 

models, tourism policy analysis, and economic impact studies. 

 Our staff have worked with over 100 destinations to quantify the economic value 

of tourism, forecast demand, guide strategy, or evaluate tourism policies. 

 Oxford Economics is one of the world’s leading providers of economic analysis, 

forecasts and consulting advice. Founded in 1981 as a joint venture with Oxford 

University’s business college, Oxford Economics is founded on a reputation for 

high quality, quantitative analysis and evidence-based advice.  For this, it draws 

on its own staff of 40 highly-experienced professional economists; a dedicated 

data analysis team; global modeling tools; close links with Oxford University, and 

a range of partner institutions in Europe, the US and in the United Nations 

Project Link. 

 For more information: info@tourismeconomics.com.  
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For more information:  

+1.610.995.9600, info@tourismeconomics.com  
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