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July 6, 2018 

Mr. Thomas Hersey, Jr., Commissioner 
Erie County Department of Environment and Planning 
95 Franklin Street, 10th Floor 
Buffalo, New York, 14202 

Re: Buffalo Niagara Convention Center 

Erie County, New York 

Dear Mr. Hersey: 

Attached you will find our Market and Feasibility Analysis for the 
redevelopment of the Buffalo Niagara Convention Center (“BNCC”) in Buffalo, New 
York. 

Our consulting team conducted exhaustive research on the convention market in 
Buffalo, which included analyses of the overall Buffalo-Niagara market, historical 
BNCC operations, comparable venues and destinations, and potential sites for a 
redeveloped convention center. Event planner focus groups and surveys 
supplemented these analyses.  

Based on our research, we conclude that the Buffalo-Niagara region is not fulfilling 
its potential in the convention industry. The BNCC is functionally obsolete. Due to 
its physical constraints, the BNCC does not have the capacity to attract most state, 
regional, and national convention events that would otherwise rotate to Buffalo.  

Consequently, we recommend expanding convention center function space to 
approximately twice the size of the existing building in a state-of-the-art 
development. Expansion of convention center capacity in Buffalo would generate 
significant new and positive impacts for the City of Buffalo, the County, and the 
surrounding region, which we quantified in our study. 

Analysis of existing conditions demonstrates that such an expansion cannot be 
accomplished on the current BNCC site. Fatal flaws of the current site include: (i) a 
site size too small to accommodate the recommended building program, (ii) an 
inadequate height of ground level spaces, and (iii) the inability to maintain 
operations during construction of what would be a tall, complicated and relatively 
dysfunctional vertical building. Additional deficiencies include aging building 
systems and infrastructure, inadequate support spaces and circulation (both 
internal and external), and a “bunker” aesthetic that fails to achieve goals for 
transparency, natural light, street-friendliness, and human scale. 

We explored two site alternatives that could accommodate the recommended 
building program. The first option involves development on parcels adjacent to the 
BNCC, which would connect to improvements in the existing building. A second 
option envisions replacing the BNCC on an undeveloped site near Canalside. We 
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assessed the advantages and disadvantages of these two alternatives. Adjacent 
hotel development would be integral to the success of the project on either site. 

Failure to expand or replace the BNCC - the “do nothing” approach - involves 
significant costs and risk to the County if it intends to maintain a viable convention 
center operation. Despite several updates to major mechanical, roof, and kitchen 
systems, the BNCC continues to face challenges from original equipment that is 
outdated and difficult to maintain. As the BNCC ages, capital maintenance 
requirements will increase while utilization of the building may decrease. 
Convention events that could rotate to competing venues are likely to do so as they 
outgrow the BNCC. Substantial reinvestment would be necessary to maintain the 
unsatisfactory status quo. 

Intergovernmental cooperation is the key to any successful convention 
center redevelopment. Because the redevelopment of the BNCC would have a far 
reach - not only benefiting the City of Buffalo and Erie County but also the 
surrounding region and the State of New York - we recommend that Erie County 
work with its governmental partners to explore options for financing, 
ownership, and operations of a new BNCC. 

We certify that we have no undisclosed interest in the properties, and 
our employment and compensation are not contingent upon our findings. This 
study is subject to the comments made throughout this report and to all 
assumptions and limiting conditions set forth herein. 

It has been a pleasure working with you. We look forward to hearing your 
comments.  

Sincerely,  

HVS Convention, Sports & Entertainment 

    Facilities Consulting 

Thomas A. Hazinski, MPP 

Managing Director 

Catherine Sarrett, MBA 

Senior Director 
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1. Introduction and Executive Summary

Erie County, New York (“County”) engaged HVS Convention, Sports & 
Entertainment Facilities Consulting (“HVS”) to conduct an analysis of 
potential renovation or redevelopment of the Buffalo Niagara Convention Center 
("BNCC") in Buffalo, New York. HVS engaged FX Collaborative, Foit-Albert 
Architects, Toscano Clements Taylor, LLC, (“TCT”) and Don Grinberg Architects 
as sub-consultants to provide a physical assessment of the BNCC and concept 
planning work. HVS and its subconsultants are referred to herein as the 
“Consulting Team.” Erie County asked HVS to assess future market 
opportunities for a renovated or redeveloped BNCC, including growth in 
convention and other group business. HVS also assessed the Buffalo hotel 
market and determined the impact of the development of an adjacent hotel or 
hotels on the BNCC and the overall hotel market. 

In accordance with the Scope of Services, HVS performed the following tasks: 
1. Thomas A. Hazinski and Catherine Sarrett traveled to Buffalo, New York on

October 2-3, 2017 for a site visit and client meeting. During this visit, they
toured the facility, performed a site inspection, met with representatives of
BNCC management, Visit Buffalo Niagara (“VBN”) and other key industry
participants, and gathered relevant data.

2. Members of the Consulting Team traveled to Buffalo, New York, December
5-6, 2017 to meet with representatives of BNCC management and other key
industry participants.

3. Conducted a focus group on September 7-8, 2017 with event planners.

4. Interviewed and surveyed current and potential users of the BNCC to
understand their event needs, their overall impressions of Buffalo and the
BNCC, and the likelihood of booking events in an expanded facility.

5. Reviewed and analyzed historical demand and attendance data provided by
the BNCC.

6. Compiled data on 15 competitive and comparable convention centers to
inform and test the reasonableness of the building program
recommendations.

7. Recommended a facility program based on the above steps.

Nature of the 
Assignment 

Methodology 
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8. Prepared conceptual plan alternatives for two potential redevelopment
sites based on the facility program recommendations.

9. Prepared event demand and attendance forecasts assuming the
implementation of the program recommendations for both potential sites.

10. Prepared a hotel supply and demand analysis for the Buffalo market and
assessed the impact of the development of an adjacent hotel or hotels.

11. Prepared a financial forecast for the proposed redevelopment of the BNCC
for both potential sites.

12. Prepared an economic and fiscal impact analysis of the proposed
redevelopment of the BNCC for both potential sites.

The Consulting Team collected and analyzed all information contained in this 
report. HVS sought out reliable sources and deemed information obtained from 
third parties to be accurate. 

The primary convention venue in Buffalo, New York, the BNCC offers approximately 
103,000 square feet of total function space. The BNCC has not been expanded since 
it opened in 1978 but has undergone approximately $13 million in renovations over 
the past 15 years. The most recent $8 million investment in 2010 included a major 
renovation of the kitchen. The facility is operated by a not-for-profit corporation, 
the Buffalo Niagara Convention Center Management Corporation, which receives an 
operating grant under the terms of a Public Benefit Services Contract with the 
County of Erie. 

Located in downtown Buffalo, the BNCC serves the city as the primary public venue 
for conventions, meetings, and trade shows. It also hosts sporting events, consumer 
shows, banquets, and other civic events.  

The following image provides an aerial view of the BNCC and surrounding 
infrastructure. An overview of the existing function spaces at the BNCC follows. 

Ownership and 
Management 

Description of Existing 
Facility 
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AERIAL VIEW OF THE BNCC 

BNCC 
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FIGURE 1-1 
CURRENT FACILITY PROGRAM AND CAPACITIES 

Theatre Banquet Classroom

Exhibit 

Booths 

(10'x10')
9 17.5 14.5 205

Exhibit Hall 64,410 7,000 4,500 2,800 352

North 32,205 3,500 2,250 1,400 176

South 32,205 3,500 2,250 1,400 176

Ballroom 12,367 1,400 900 800 60

Meeting Rooms

Room 101 13,064 1,360 930 680 75

Room 102 540 50 40 24

Room 103 812 80 60 48

Room 104 812 80 60 48

Room 105 540 50 40 24

Room 106 7,584 750 540 392

Room 107 558 50 40 24

Room 108 812 80 60 48

Room 109 812 80 60 48

Board Room 558 22

Total Meeting Space 26,092

TOTAL FUNCTION SPACE 102,869

Event Space
Total Area 

(SF)

Capacities

Source:  BNCC 

HVS analyzed six competitive convention centers in New York and nine convention 
centers in competitive regional markets. This analysis provides a basis for building 
program recommendations by comparing the function spaces and other amenities 
in each of the facilities along with other characteristics of the markets relevant to 
the success of the venue. HVS considered the following competitive and comparable 
venues. Function space sizes do not include prefunction spaces, lobbies, and 
outdoor areas. 

Comparable Venue 
Assessment 
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FIGURE 1-2 
COMPARABLE AND COMPETITIVE VENUES 

Name of Venue Location

State Competitors

Buffalo Niagara Convention Center Buffalo, NY 102,869

Convention Center at Oncenter Syracuse, NY 86,990

Rochester Riverside Convention Center Rochester, NY 72,175

Conference Center Niagara Falls Niagara Falls, NY 55,526

Empire State Plaza Convention Center Albany, NY 40,325

Albany Capital Convention Center Albany, NY 31,700

Saratoga Springs City Center Saratoga Springs, NY 31,000

Regional Competitors

David L. Lawrence Convention Center Pittsburgh, PA 423,046

Huntington Convention Center of Cleveland Cleveland, OH 318,225

Wisconsin Center Milwaukee, WI 265,841

Greater Richmond Convention Center Richmond, VA 256,059

DeVos Place Grand Rapids, MI 234,000

Connecticut Convention Center Hartford, CT 203,030

Rhode Island Convention Center Providence, RI 133,988

Scotiabank Convention Centre Niagara Falls, ON 124,037

Buffalo Niagara Convention Center Buffalo, NY 102,869

Valley Forge Convention Center King of Prussia, PA 89,843

Total Function 

Space                             

Source: Respective Venues 

The comparable venue assessment indicates the following. 

 With approximately 64,000 square feet of exhibit space, the BNCC currently 
offers one of the largest halls among state competitors. Compared to regional 
competition, the BNCC’s exhibit hall is well below average. With a single airwall 
separating hall into two sides, the BNCC exhibit hall also has limited flexibility, 
especially when compared to regional competitors. 

 The size of the BNCC’s dedicated ballroom space is about average among its in-
state competitors, but the smallest when compared with venues in the larger 
regional market which average around 30,000 square feet. Aside from its size, 
the BNCC ballroom has several operating deficiencies. The BNCC ballroom’s low 
ceiling height creates an unwelcome environment and prevents proper audio 
visual set up. The ballroom also lacks the ability to divide with soundproof air 
walls, limiting its use for simultaneous functions. 

 With 26,000 square feet, the BNCC contains more meeting space than its in-state 
competitors. When compared regionally, the BNCC offers a slightly below 
average amount of meeting space with fewer room options and divisibility. 
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• As the industry moves towards large, flexible multipurpose ballrooms, newer
and reconfigured venues are producing higher meeting and ballroom space to
exhibit space ratios. A function space ratio that is low may indicate that meeting
and ballroom spaces are not sufficiently supporting the venue’s exhibition
space. This disproportion could result in losing large events or being unable to
accommodate simultaneous events.

• Statewide, the BNCC ranks second in the number of adjacent hotel rooms to the
Rochester Riverside Convention Center, which has two connected hotels. On
average properties connected to the competitive regional venues average 620
guest rooms. Venues in Milwaukee and Grand Rapids have multiple connected
hotel properties.

• The Buffalo MSA has the largest population compared to in-state venues and is
slightly below average among regional competitors. Median household income
in Buffalo is the lowest among both competitive sets. Roughly following
population, Buffalo has a greater number of business establishments than most
New York competitors. The number of businesses in Buffalo is well below
several of its regional competitors.

• The passenger counts at Buffalo Niagara International Airport, which serves the
Buffalo MSA, indicate a moderate, but below average capacity for out-of-state
travel. Buffalo’s higher passenger volume suggests easier access from a greater
number of destinations than in-state competitors.

According to Business Travel News’ Consumer Travel Index, visitors to Buffalo 
pay lower per capita travel costs than many other competitive markets in the 
region. This is an advantage for Buffalo when trying to attract more price-
sensitive groups, such as associations, affinity groups, sports competitions, and 
government meetings. Compared to in-state competitors, travel costs to Buffalo 
are average. 

• Responsible for marketing a major tourism destination, VBN’s budget is greater
than in-state markets that do not have a similar attraction. When compared to
regional competitors, VBN’s budget is among the lowest and below several
smaller markets.

Analysis of competitive and comparable cities and venues can indicate an 
appropriate building program for an expanded BNCC. When compared to regional 
markets, the BNCC’s existing event function spaces are below average in size and 
offer less flexibility to event planners. 
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Buffalo’s overall market size and demographics reflect a mid-sized market with a 
slightly below average demand potential compared to many of the regional markets 
with which it will compete for group meetings business. Airlift capacity at Buffalo  
Niagara International Airport offers good regional access but fewer connections to 
markets than most of its regional competitors. Lodging supply surrounding the 
BNCC offers fewer options to event attendees than regional competitors in both city-
wide and hotel proximate properties.  

HVS conducted a web-based survey of event planners to provide a basis for 
assessing the potential demand for the BNCC. HVS obtained a list of 4,598 event 
planners from the BNCC and VBN. The survey received 396 responses, a response 
rate of 9%. Respondents included professionals representing national, regional, and 
state associations, sports organizers, and corporate and other organizations 
conducting or planning events. Key results include the following: 

• Overall, planners were pleased with the service and overall experience
when hosting an event at the BNCC. Planners give high ratings to food
service, costs of space rentals and hotel rooms, and exhibit hall size.
Planners give lower ratings for the quality of meeting spaces, parking, and
overall neighborhood appeal.

• Based on historical bookings and event planner preferences, the BNCC’s
competitors include convention centers in major cities throughout the
eastern and central regions of the U.S. The strongest in-state competition
comes from venues in Niagara Falls and Saratoga Springs, while the most
popular out-of-state convention centers are in Pittsburgh, Cleveland, and
Milwaukee.

• Buffalo has several strengths as a group event destination, including its
downtown and thriving restaurant scene, location and ease of access, and
quality service provided by BNCC and VBN personnel. Several planners
consider Buffalo a good value and enjoy the attractions, like Niagara Falls.

• Aside from external factors, such as geographic location and weather, the
greatest deterrents to event planners considering Buffalo for an event
include the outdated condition of the BNCC, lack of available parking, and
the overall lack of destination appeal. Several planners also noted poor
airlift and the lack of an adequate hotel package.

• In its current configuration, the BNCC exhibit hall can accommodate the
function space needs of approximately 85% of the events described by event
planners, but its size and configuration limit the ability to host simultaneous
events. Events that have banquet or general session seating needs that

User Survey and 
Interviews 
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exceed the BNCC ballroom’s capacity must rely on the BNCC’s exhibit hall 
for these functions, exacerbating booking limitations.  

• For most event planners, hotel rooms within walking distance of an event
venue is an absolute necessity. Planners prefer to book room blocks in full-
service properties that range from midscale to upscale brands.

• For planners who have not been able to book an event at the BNCC, nearly
60% indicate the reason was unavailability of the venue. Over one-third
indicate insufficiency of the hotel room block, including too high rates, low
quality, and not enough available guest rooms.

• Around 60% of planners indicate that they would be very likely or likely to
book an event at the BNCC if it were renovated or redeveloped. This figure
compares favorably with the 54% who have booked the BNCC in the recent
past. The highest percentage of planners prefer that the BNCC be in central
downtown Buffalo.

In addition to the survey, HVS interviewed planners who are familiar with the BNCC 
and regularly host events in Buffalo. Key observations from these interviews include 
the following. 

• The exhibit hall lacks a dedicated prefunction area on the exhibit level. The
escalators, which allow entry from below, reduce the amount of useable
exhibit space and create ingress and egress problems.

• The BNCC ballroom’s low ceiling height creates an unwelcome environment
and prevents proper audio visual set up. The ballroom cannot be divided
with soundproof air walls, limiting the ability to host simultaneous events.

• Meeting rooms lack appropriate divisibility, and the available flexible walls
do not provide proper sound separation.

• The narrow sidewalk at the BNCC’s main entrance and lack of adequate
drop-off area creates difficulties for event drop off and pick up.

• At 10,000 square feet, the BNCC’s lobby is undersized. It does not have the
capacity to accommodate all visitors during large events and during
simultaneous smaller events. Permanent ticket booths and queuing space
creates difficulties during large ticketed events.

• The lack of a truck marshaling area causes trucks to stack on Pearl Street
and block traffic.
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• The blank east exterior wall of the building has a devastating effect on the
pedestrian atmosphere on Pearl Street

• The bridge connection to the Hyatt is in poor condition and inconvenient.
While it provides access to the building, it does not connect to pre-function
areas.

• The functional obsolescence of the BNCC increases show costs for event
organizers. Event planners and promoters pay additional fees for a variety
of needs, including parking, valet service, audio/visual equipment, interior
design, toilets, bars, electric power, security, and street staging.

• The limitations of the BNCC restrict a shows’ ability to attract exhibitors.
Many current shows could expand with more function space.

HVS program recommendations would position the BNCC to attract more state and 
regional conventions, conferences, and tradeshows to Buffalo. Expanding exhibition 
space would allow the BNCC to compete more effectively against other regional 
venues for exhibit-based events. A flexible, multipurpose ballroom and improved 
meeting spaces would allow the BNCC to better serve conventions that require 
simultaneous use of exhibit, banquet, and meeting spaces. Additionally, improved 
prefunction and divisible function spaces would also allow the facility to recapture 
events that have been turned away due to the BNCC’s inability to handle 
simultaneous events. 

Our building program recommendations include the following: 

• A 120,000 to 150,000 square foot exhibit hall.

• A 30,000 to 40,000 square foot multipurpose ballroom.

• 30,000 to 45,000 square feet of meeting space.

• Development of additional downtown hotel rooms such that the total
number of adjacent, attached rooms is at least 700.

The following figure presents the recommended expansion compared to existing 
function spaces at the BNCC. 

Building Program 
Recommendations 
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FIGURE 1-3 
BNCC BUILDING PROGRAM RECOMMENDATIONS 

Function Space Existing BNCC
Recommended 

BNCC

Floor Areas (SF)

Exhibit Space 64,410 120,000-150,000

Bal l room Space 12,367 30,000-40,000

Meeting Space 26,092 30,000-45,000

Divisions

Exhibit Space 2 4

Bal l room Space 1 6

Meeting Space 20 40

Based on the above building program recommendations, the consulting team 
developed conceptual plans for the following site options for a redeveloped BNCC. 

1) Site Option 1 (Existing BNCC Site”) – the footprint of the existing BNCC
located South of Mohawk Street, North of Court Street and in between
Franklin Street and Pearl Street

2) Site Option 2 (“Expanded BNCC Site”) –comprised of the existing BNCC site,
the city block South of West Huron Street, North of West Mohawk Street and
between South Elmwood Avenue and Delaware Avenue  and a portion of the
adjacent Statler hotel footprint

3) Site Option 3 (HSBC Lot Site”) –a site South of Scott Street, North of Perry
Street and between Washington Street and Michigan Avenue

Appendix B provides an analysis of capacities and surrounding land uses of the 
preferred sites. The following figure provides a summary of the features of each site 
option and the surrounding neighborhood. 

Concept Planning 
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FIGURE 1-4 
REDEVELOPED BNCC SITE OPTION SUMMARY 

Site Characteristic
Existing 

BNCC

Expanded 

BNCC
HSBC Lot

Current Site Ownership

Number of Parcels 1 13 4

Number of Ownership Enti ties 1 8 4

Available Footprint (SF) 77,000 297,000 472,000

Amenities within 6 minute walk

Eateries 41 42 9

Bars 9 9 2

Enterta inment Establ ishments 7 7 6

Retai l  Outlets 11 11 5

Cultura l  Insti tutions 6 6 1

Hotels within 6 minute walk

Number of Hotels 8 8 2

Room Supply 1,229 1,229 301

Function Space 52,788 52,788 6,952

Parking

within 2 minutes  (0.1 mi le) 576 576 3,164

within 4 minutes  (0.2 mi le) 5,351 5,351 1,909

within 6 minutes  (0.3 mi le) 2,442 2,442 2,147

Total 8,369 8,369 7,220

Displaced Parking 0 -342 -3,622

Net Avai lable Parking 16,738 16,396 10,818

A redeveloped BNCC should allow the venue to also expand utilization by its existing 
client base and attract a greater share of larger conventions, conferences, and 
meetings. Additional nearby hotel supply would support these additional events’ 
lodging needs. A concept planning process conducted by design experts of the 
Consulting Team determined the optimal approaches to the addition of new space 
and renovations of existing space. 

The concept planning exercise determined that the existing BNCC cannot 
be expanded and renovated within the limits of its current site (Site Option 1) 
in a way that would satisfy even the minimum building program 
recommendations. Renovation of the site would require the construction of a 
tall, complicated, and relatively dysfunctional vertical building.  
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Site Option 2 can accommodate the lower range of the recommended 
building program. Of all the sites, Site Option 2 offers the best proximity to 
existing lodging supply and restaurant and retail opportunities. It allows for 
reuse of the existing building but does not offer an obvious solution for 
future expansion. Meeting planners have expressed a preference for this site 
area. 

Site Option 3 can accommodate the higher range of the building program and 
leaves room for expansion. Due to the larger footprint, Site Option 3 offers 
capacity to build a well-organized building at a lower cost per square foot than 
the more complex building on Site Option 2. But this site lacks proximity to 
existing hotel supply and its success would require more investment in adjacent 
hotel supply. 

The consulting team considers Site Options 2 and 3 to be viable locations 
for convention center development. Further research on the costs of site 
acquisition, geological and environmental conditions, and the development of 
adjacent hotel capacity and parking supply should be explored on both sites 
to make a final determination of site preference. A detailed list of the known 
advantages and disadvantages of each development option are presented in 
Appendix C. 

The BNCC currently hosts between 140 and 150 events annually. The number 
of events by type varies each year due to a variety of factors but has 
remained relatively stable over the past five years. Event attendance has ranged 
from 250,000 to 300,000. Public consumer shows provide the highest 
percentage of attendees (60%), followed by banquets (15%) and conventions 
(10%). Other events, including meetings, conferences, and sports competitions 
each provide less than 5% of total attendees. 

Occupancy rates for the BNCC’s function spaces, measured by dividing the number 
of days in use by the total available days, vary by type of space. Exhibit 
hall occupancy ranges between 65% and 70%, with the highest occupancy in the 
north exhibit hall. The ballroom has a 58% occupancy rate while meetings rooms 
range from 18% to 51%. These relatively high occupancy rates, based on 
industry averages, suggest a facility that is operating at or near capacity. 

The following figure compares historical demand with our demand and room 
night projections for the two viable redevelopment site options. Projections 
reflect a stabilized year of demand which would occur approximately three years 
after the completion of the BNCC redevelopment. 

Demand Projections 
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FIGURE 1-5 
COMPARISON OF EVENT DEMAND IN A STABILIZED YEAR 

Historical Expanded HSBC

Demand BNCC Site Lot Site

Events

Conventions  & Tradeshows 20 30 25

Conferences 4 15 12

Consumer Shows 17 20 24

Meetings 30 60 50

Banquets 61 50 55

Sports/Competitions 4 10 12

Other 6 6 6

Total 142 191 184

Attendees

Conventions  & Tradeshows 29,300 54,000 45,000

Conferences 700 3,800 3,000

Consumer Shows 170,700 240,000 288,000

Meetings 11,000 22,200 18,500

Banquets 38,500 37,500 41,300

Sports/Competitions 12,300 40,000 48,000

Other 25,200 27,000 27,000

Total 287,700 424,500 470,800

Occupied Room Nights

Conventions  & Tradeshows 23,000 51,800 43,200

Conferences 600 2,700 2,200

Consumer Shows 600 800 1,000

Meetings 1,100 2,100 1,800

Banquets 500 500 600

Sports/Competitions 1,100 6,400 7,700

Other 500 500 500

Total 27,400 64,800 57,000

In a stabilized year, we estimate the BNCC would attract additional conventions and 
tradeshows, conferences, meetings and sports competitions. For both site options, 
increased facility size would also allow for larger events and more attendees. The 
proposed headquarter hotel would likely capture some of the smaller banquets 
currently held at the BNCC, while the larger catering functions would remain. We 
estimate that the renovated/redeveloped BNCC would generate between 57,000 
and 65,000 room nights in the local area market. These room nights would be 
accommodated through group room blocks and other booking channels. 

The availability of supporting hotel supply will determine whether an expanded 
BNCC can successfully attract convention business. The proximity of the supply is 
critical as event planners desire adequate room supply within walking distance of 

Hotel Market Support 
of the BNCC 
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their event venue. Furthermore, the addition of an attached hotel or hotels would 
enhance Buffalo’s competitiveness in the convention market, as delegates seek 
convention center spaces and guest rooms that are “under one roof”, particularly in 
colder climates.  The size of convention hotels is also important as event planners 
prefer larger, full service properties over spreading delegates across multiple 
smaller properties. 

To assess the hotel market, HVS analyzed the performance of downtown Buffalo 
hotels that provide room blocks for events at the BNCC or host large meeting and 
group events. We gathered information on new hotel room supply that is expected 
to enter the market and projected future occupancies and room rates.  

The following figure presents the projected changes in occupancy, average daily 
room rates (“ADR”), and revenue per available room (“RevPAR”) over the next ten 
years. 

FIGURE 1-6 
PROJECTED OCCUPANCY, ADR & REVPAR IN BUFFALO MARKET 
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New hotel supply in Buffalo will temporarily decrease occupancy rates as the new 
supply is absorbed into the market. We project that occupancy will reach 67% by 
the mid-2020s, likely encouraging future supply increases. Average rates will 
continue to increase through the stabilization period as higher quality hotel supply 
charges higher rates. As market occupancy increases, the development of new 
supply is inevitable. Absent any public sector incentives for development, new 
supply is likely to be in the form of limited service or boutique hotel properties. 
These types of properties would absorb existing market demand. But, new 
hotel supply adjacent to the BNCC would induce additional lodging demand 
generated by the BNCC.  
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Based on the analysis of the competitive lodging market, we conclude the following. 

• The growth of downtown Buffalo, including the recent opening of the
HarborCenter, has increased the demand for hotel rooms proximate to
downtown. The HarborCenter complex is anticipated to establish Buffalo as a
nexus for youth, amateur and professional hockey tournaments and training in
the U.S. and Canada.

• The move of the University of Buffalo’s Jacobs School of Medicine and
Biomedical Sciences into a new building in downtown will continue to increase
demand for room nights in the market. The project is one of the largest medical
education buildings in the nation.

• The recent opening of the 205-room Marriott, the 116-room Westin Buffalo, and
the 68-room Ascend Collection Curtiss Hotel significantly increase the quality of
lodging options in Buffalo.

• The expected opening of the 300-room Wyndham hotel in downtown Buffalo,
located within three blocks of the BNCC, will add additional hotel rooms to
support the BNCC. The property is expected to focus on the Asian market.

• As the market absorbs this new supply, market occupancies will most likely
decline, and growth in room rates will slow. Lower hotel occupancies could
increase room availability for convention group business.

• If the lodging demand growth remains strong, we project that in 2021, the
market could absorb 300-new rooms in addition to those currently under
construction. Local government has no program or plan for incentivizing hotel
development. Consequently, the new hotel development could occur anywhere
in the Buffalo market and may not be placed on sites adjacent to the BNCC.

• A hotel or hotels adjacent to the BNCC would be more likely to induce new
demand into the market than other limited service hotel development.

The Buffalo hotel market is currently undergoing an expansion in supply both 
locally and regionally to satisfy the strong demand for hotel rooms. After the new 
supply is absorbed by the market, the continued growth in demand will cause the 
development of additional hotel rooms in downtown Buffalo. The expanded 
facilities in the BNCC, increased events and attendees would encourage the 
development of those new rooms near the BNCC. 
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HVS analyzed historical operations of the BNCC over the past several years and 
applied a series of revenue and expense assumptions regarding facility utilization 
and operations to develop comprehensive operating financial statements for the 
expanded venue. The figure below presents a comparison of the financial 
projections for the proposed redevelopment of the BNCC on each prospective site. 
The projections represent a stabilized year of demand in inflated dollars and reflect 
the opening of the redeveloped BNCC in January 2021. HVS projects that demand 
will stabilize in calendar year 2024, three years following the completion of the 
expansion. Project commencement and completion dates reflect the ability to 
confidently project future market and economic conditions in the short term. 
Planning for this project will likely require more time, upon which we recommend 
an update and reevaluation of the findings of this analysis. 

FIGURE 1-7 
COMPARISON OF STABILIZED FINANCIAL OPERATIONS ($000 UNINFLATED) 

Historical Expanded HSBC

BNCC Site Lot Site

Operating Revenue

Faci l i ty Renta l $790 $2,514 $2,863

Food & Beverage (Gross) 3,166 6,245 6,075

Event Services  229 1,342 1,479

Miscel laneous 134 134 134

Total Revenue $4,319 $10,235 $10,551

Operating Expense

Salaries  & Benefi ts $2,077 $2,908 $3,115

Food & Beverage Costs 2,405 4,890 4,757

Contractual  Services 155 424 437

Adminis trative & Genera l 84 183 188

Marketing & Sa les 136 353 364

Property & Equipment Purchases 212 205 211

Suppl ies 243 604 622

Occupancy 637 1,433 1,477

Equipment Renta l  & Maint. 111 311 321

Other 45 73 75

Total Operating Expense $6,105 $11,382 $11,567

Gross Profit (Loss) ($1,786) ($1,147) ($1,016)

In 2016, the BNCC had an operating loss of approximately $1.8 million. In uninflated 
dollars, we project that this operating subsidy could be reduced from $1.8 million 
to approximately $1.0 million with development on the HSBC Lot Site. 

Based on the conceptual plans prepared by the architectural team, TCT prepared an 
Order of Magnitude Cost Estimate for the Expanded BNCC site. TCT applied unit 
prices to various project components to produce a construction cost estimate. The 

Financial Projections 

Cost Estimates 
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estimate for the HSBC Lot site is based on the gross floor areas of the building and 
industry benchmarks on the cost per square foot of new convention construction.  

Given that concept plans do not provide the detail of a fully developed design, the 
estimates should be considered as the mid-point in a range of possible construction 
costs. We estimate the following range of potential construction costs for each site 
considered in this analysis. 

Expanded BNCC Site $280 to $343 million 

HSBC Lot Site $263 to $294 million 

These estimates only include constructions costs. They exclude soft costs such as 
FF&E, land acquisition, offsite infrastructure, permits, insurance, design fees, legal 
fees, and other items. Soft costs may be up to 25% of construction costs.  

HVS identified new direct spending that would occur annually in the City of Buffalo 
and Erie County due to the operations of the redeveloped BNCC. HVS uses the 
IMPLAN input-output model to estimate indirect and induced spending impacts on 
the local markets as well as the jobs created based on this spending. The following 
figures present a comparison of new impacts created by the operation of the 
redeveloped BNCC. Corresponding annual fiscal impacts of the spending that would 
occur within Erie County are also presented. All impacts reflect new spending in the 
market and should be considered additive to existing economic and fiscal impacts 
generated by BNCC operations. All dollar values represent 2017 dollars. 

FIGURE 1-8 
SUMMARY OF ECONOMIC AND FISCAL IMPACTS – EXPANDED BNCC SITE 

Summary of Impacts*
City of 

Buffalo

Erie 

County

Economic Impact (mi l l ions) $28.4 $34.5

Fisca l  Impact (mi l l ions) na $1.34

Jobs 168 206

*In a stabilized year.

Economic and Fiscal 
Impacts 
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FIGURE 1-9 
SUMMARY OF ECONOMIC AND FISCAL IMPACTS – HSBC LOT SITE 

Summary of Impacts*
City of 

Buffalo

Erie 

County

Economic Impact (mi l l ions) $26.9 $31.4

Fisca l  Impact (mi l l ions) na $1.22

Jobs 158 186

*In a stabilized year.

Because the Expanded BNCC Site would attract more conventions and other 
high impact events, this scenario generates a slightly greater economic impact 
on the local markets.  

The proposed capital investment in the redevelopment of the BNCC would likely be 
repaid over a 25-year period that coincides with the useful life of the asset. To assess 
the long-term impact of a redeveloped BNCC, we calculated the present value of 25-
years of economic impact assuming an inflation rate of 2.5% and applying a five 
percent discount rate to future cash flows. The results are shown in the figure below. 

FIGURE 1-10 
PRESENT VALUE OF IMPACTS* ($ MILLIONS) 

Expanded BNCC 

Site
HSBC Lot Site

City of Buffa lo $424 $407

Erie County $517 $477

 *Present Value of 25 years of impact in 2017 dollars

For the Expanded BNCC Site, the 25-year present value of new spending in Erie 
County would near $520 million, approximately $425 million of which would be in 
the City of Buffalo. For the HSBC Lot Site, the net present value of spending in Erie 
County would be around $480 million, $400 million of which would be in the City of 
Buffalo. These amounts of impact should be compared to the potential capital 
investment in the project.  

These financial and economic and fiscal impact estimates are subject to the 
assumptions and limiting conditions described throughout the report. Numerous 
assumptions about future events and circumstances form the basis for these 
estimates. Although we consider these assumptions reasonable, we cannot provide 
assurances that the project will achieve the forecasted results. Actual events and 
circumstances are likely to differ from the assumptions in this report and some of 
those differences may be material. The reader should consider these estimates as a 
mid-point in a range of potential outcomes. 
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In addition to the quantitative impacts presented above, the presence of a 
redeveloped BNCC would also have several qualitative benefits to the surrounding 
neighborhood and the greater Buffalo-Niagara community.  

• Conventions, trade shows, and conferences provide a platform for the 
exchange of new information and industry knowledge. Convention centers 
attract leaders from a wide range of industries to a market, offering the 
opportunity to showcase its destination strengths and build relationships.

• The presence of a first-class convention center and the ability to host 
industry-wide events is an important consideration for 
corporations looking to relocate.

• Convention delegates are often visiting a market for the first time, creating 
an opportunity to encourage them to return with spouses and families.

• The presence of a downtown convention center would enhance ongoing 
efforts at revitalizing Buffalo’s downtown. Events throughout the week 
encourage attendees to patronize restaurants and retail establishments 
either before or after an event, enlivening the neighborhood beyond regular 
working hours.

• The redevelopment of the BNCC could be a catalyst for the 
redevelopment of the surrounding neighborhood. With the BNCC as a 
prominent anchor, collateral lodging, retail, dining, and entertainment 
development would provide a strong boost to downtown renewal. 

Erie County owns and operates the BNCC and the VBN is primarily responsible for 
the marketing and sales of convention events. While marketing efforts are funded 
using lodging tax revenue, the Erie County general fund supports ongoing 
operations and capital improvements. 

Failure to expand or replace the BNCC involves significant costs and risk to the 
County if it intends to maintain a viable convention center operation. Building 
mechanical systems are well past their useful life and without replacement are likely 
to fail within the next few years. As the BNCC ages, capital maintenance 
requirements will increase while utilization of the building decreases. Convention 
events with the ability to move to competing venues are likely to do so as they 
outgrow the BNCC. Substantial reinvestment will be necessary to maintain the 
unsatisfactory status quo. 

Intergovernmental cooperation is the key to any successful convention 
center redevelopment. The redevelopment of the BNCC would benefit the City of

Financing Options and 
Next Steps 
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Buffalo, Erie County, the surrounding region, and the State of New York. We 
recommend that Erie County work with its governmental partners to explore 
options for financing, ownership, and operations of a new BNCC. Together, 
these partnerships could initiate land acquisition, develop a financing 
framework, and define necessary legislative approvals.  




