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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.
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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.
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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
Nature of the
Assignment

Methodology

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.
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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.
Ownership and
Management

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.

Description of Existing
Facility

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.
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AERIAL VIEW OF THE BNCC

BNCC
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FIGURE 1-1
CURRENT FACILITY PROGRAM AND CAPACITIES
Capacities
Total Area
(SF)

Event Space

Theatre

Banquet

Classroom

Exhibit
Booths
(10'x10')
205
352
176
176

Exhibit Hall
North
South

64,410
32,205
32,205

9
7,000
3,500
3,500

17.5
4,500
2,250
2,250

14.5
2,800
1,400
1,400

Ballroom

12,367

1,400

900

800

60

Meeting Rooms
Room 101
Room 102
Room 103
Room 104
Room 105
Room 106
Room 107
Room 108
Room 109
Boa rd Room

13,064
540
812
812
540
7,584
558
812
812
558

1,360
50
80
80
50
750
50
80
80

930
40
60
60
40
540
40
60
60

680
24
48
48
24
392
24
48
48
22

75

Total Meeting Space

26,092

TOTAL FUNCTION SPACE

102,869
Source: BNCC

Comparable Venue
Assessment
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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.
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FIGURE 1-2
COMPARABLE AND COMPETITIVE VENUES
Name of Venue

Location

Total Function
Space

State Competitors
Buffalo Niagara Convention Center
Convention Center at Oncenter
Rochester Riverside Convention Center
Conference Center Niagara Falls
Empire State Plaza Convention Center
Albany Capital Convention Center
Saratoga Springs City Center

Buffalo, NY
Syracuse, NY
Rochester, NY
Niagara Falls, NY
Albany, NY
Albany, NY
Saratoga Springs, NY

102,869
86,990
72,175
55,526
40,325
31,700
31,000

Regional Competitors
David L. Lawrence Convention Center
Huntington Convention Center of Cleveland
Wisconsin Center
Greater Richmond Convention Center
DeVos Place
Connecticut Convention Center
Rhode Island Convention Center
Scotiabank Convention Centre
Buffalo Niagara Convention Center
Valley Forge Convention Center

Pittsburgh, PA
Cleveland, OH
Milwaukee, WI
Richmond, VA
Grand Rapids, MI
Hartford, CT
Providence, RI
Niagara Falls, ON
Buffalo, NY
King of Prussia, PA

423,046
318,225
265,841
256,059
234,000
203,030
133,988
124,037
102,869
89,843

Source: Respective Venues

The comparable venue assessment indicates the following.
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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 instate 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 pricesensitive 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 citywide and hotel proximate properties.
User Survey and
Interviews
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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
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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 fullservice 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.
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•

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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Building Program
Recommendations

•

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.
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FIGURE 1-3
BNCC BUILDING PROGRAM RECOMMENDATIONS
Existing BNCC

Recommended
BNCC

Exhi bi t Spa ce

64,410

120,000-150,000

Ba l l room Spa ce

12,367

30,000-40,000

Meeti ng Spa ce

26,092

30,000-45,000

Exhi bi t Spa ce

2

4

Ba l l room Spa ce

1

6

Meeti ng Spa ce

20

40

Function Space
Floor Areas (SF)

Divisions

Concept Planning

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.
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FIGURE 1-4
REDEVELOPED BNCC SITE OPTION SUMMARY
Site Characteristic
Current Site Ownership
Number of Pa rcel s
Number of Owners hi p Enti ti es
Available Footprint (SF)
Amenities within 6 minute walk
Ea teri es
Ba rs
Enterta i nment Es ta bl i s hments
Reta i l Outl ets
Cul tura l Ins ti tuti ons
Hotels within 6 minute walk
Number of Hotel s
Room Suppl y
Functi on Spa ce
Parking
wi thi n 2 mi nutes (0.1 mi l e)
wi thi n 4 mi nutes (0.2 mi l e)
wi thi n 6 mi nutes (0.3 mi l e)
Tota l
Di s pl a ced Pa rki ng
Net Ava i l a bl e Pa rki ng

Existing
BNCC

Expanded
BNCC

HSBC Lot

1
1

13
8

4
4

77,000

297,000

472,000

41
9
7
11
6

42
9
7
11
6

9
2
6
5
1

8
1,229
52,788

8
1,229
52,788

2
301
6,952

576
5,351
2,442

576
5,351
2,442

3,164
1,909
2,147

8,369

8,369

7,220

0

-342

-3,622

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.

Demand Projections

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

Expanded

HSBC

BNCC Site

Lot Site

Events
Conventi ons & Tra des hows
Conferences
Cons umer Shows
Meeti ngs
Ba nquets
Sports /Competi ti ons
Other
Total

20
4
17
30
61
4
6
142

30
15
20
60
50
10
6
191

25
12
24
50
55
12
6
184

Attendees
Conventi ons & Tra des hows
Conferences
Cons umer Shows
Meeti ngs
Ba nquets
Sports /Competi ti ons
Other
Total

29,300
700
170,700
11,000
38,500
12,300
25,200
287,700

54,000
3,800
240,000
22,200
37,500
40,000
27,000
424,500

45,000
3,000
288,000
18,500
41,300
48,000
27,000
470,800

Occupied Room Nights
Conventi ons & Tra des hows
Conferences
Cons umer Shows
Meeti ngs
Ba nquets
Sports /Competi ti ons
Other
Total

23,000
600
600
1,100
500
1,100
500
27,400

51,800
2,700
800
2,100
500
6,400
500
64,800

43,200
2,200
1,000
1,800
600
7,700
500
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.
Hotel Market Support
of the BNCC

July 6, 2018

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
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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
$180

100%

$160

90%

$140

80%

70%

$120

60%

$100

50%

$80

40%

$60
$40

30%

ADR

RevPAR

Occupancy

20%

$20

10%

$0

0%

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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Financial Projections

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
BNCC Site

$790
3,166
229
134

$2,514
6,245
1,342
134

$2,863
6,075
1,479
134

Total Revenue

$4,319

$10,235

$10,551

Operating Expense
Sa l a ri es & Benefi ts
Food & Bevera ge Cos ts
Contra ctua l Servi ces
Admi ni s tra ti ve & Genera l
Ma rketi ng & Sa l es
Property & Equi pment Purcha s es
Suppl i es
Occupa ncy
Equi pment Renta l & Ma i nt.
Other

$2,077
2,405
155
84
136
212
243
637
111
45

$2,908
4,890
424
183
353
205
604
1,433
311
73

$3,115
4,757
437
188
364
211
622
1,477
321
75

Total Operating Expense

$6,105

$11,382

$11,567

($1,786)

($1,147)

($1,016)

Operating Revenue
Fa ci l i ty Renta l
Food & Bevera ge (Gros s )
Event Servi ces
Mi s cel l a neous

Gross Profit (Loss)

HSBC
Lot Site

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.
Cost Estimates
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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
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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.
Economic and Fiscal
Impacts

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

Economi c Impa ct (mi l l i ons )

$28.4

$34.5

na

$1.34

168

206

Fi s ca l Impa ct (mi l l i ons )
Jobs
*In a stabilized year.
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FIGURE 1-9
SUMMARY OF ECONOMIC AND FISCAL IMPACTS – HSBC LOT SITE
Summary of Impacts*

City of
Buffalo

Erie
County

Economi c Impa ct (mi l l i ons )

$26.9

$31.4

na

$1.22

158

186

Fi s ca l Impa ct (mi l l i ons )
Jobs
*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 25years 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)

Ci ty of Buffa l o
Eri e County

Expanded BNCC
Site

HSBC Lot Site

$424
$517

$407
$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.

Financing Options and
Next Steps

•

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
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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.
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2. Market Area Overview
This market area analysis reviews economic and demographic data that describe
the overall condition of the local economy in Buffalo, New York. The characteristics
of the area economy and trends that indicate growth or decline provide indicators
of the performance of the BNCC. HVS analyzed the following indicators: population,
income, sales, work force characteristics, employment levels, major businesses,
airport access, transportation, hotel supply, and tourism attractions.
Market Area Definition

The market area for a convention center consists of the geographical region that
offers transportation access, lodging, and other amenities to users of the facility. For
the purposes of this study, HVS defined the market area as the Metropolitan
Statistical Area of Buffalo-Cheektowaga-Niagara Falls, NY (“Buffalo MSA”), which
includes the western New York counties of Erie and Niagara. The following map
shows the Buffalo MSA market area.
MAP OF MARKET AREA

Source: Esri
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As the county seat of Erie County, Buffalo is the second most populous city in New
York. Originally a small trading community, Buffalo’s economy and population grew
rapidly following the completion of the Erie Canal in 1825. Despite economic
setbacks including the opening of other trade routes, the Great Depression, and the
decline of its primary grain storage and steel production industries, Buffalo
continued to grow until 1950. With the decline of manufacturing, Buffalo’s
population shrank by approximately 50% from 1950 to 2010 and became one of the
poorest large cities in America. Today, the Buffalo economy is a diverse mix of
industrial, advanced manufacturing, high tech, healthcare, and education. While still
lagging the US economy, the Buffalo economy is growing, and unemployment is
declining. Downtown Buffalo has seen extensive redevelopment over the past
decade.
BUFFALO, NEW YORK

Economic and
Demographic Review
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For this analysis, HVS used the Complete Economic and Demographic Data Source
published by Woods & Poole Economics, Inc as a primary source of economic and
demographic statistics. Woods & Poole runs a well-regarded forecasting service that
uses a database containing more than 900 variables for each county in the nation.
Their regional model yields forecasts of economic and demographic trends. Census
data and information published by the Bureau of Economic Analysis serve as the
basis for historical statistics. Woods & Poole uses these data to formulate
projections, and the group adjusts all dollar amounts for inflation to reflect real
change.
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FIGURE 2-1
ECONOMIC AND DEMOGRAPHIC DATA SUMMARY
Beginning
Amount

Economic Indicator/Area

2002

2012

2017

2022

Estimated Annual
Ending
Compound Change
Amount
2017 to 2022

Resident Population (millions)
Eri e County

0.9

0.9

-0.1%

Buffa l o-Cheektowa ga -Ni a ga ra Fa l l s , NY MSA

1.2

1.1

-0.1%

Sta te of New York

19.1

20.3

0.4%

Uni ted Sta tes

287.6

343.0

0.9%

Eri e County

$34.1

$47.1

1.7%

Buffa l o-Cheektowa ga -Ni a ga ra Fa l l s , NY MSA

$33.4

$46.0

1.7%

Sta te of New York

$42.3

$58.3

1.7%

Uni ted Sta tes

$37.0

$47.8

1.5%

89

95

0.1%

Buffa l o-Cheektowa ga -Ni a ga ra Fa l l s , NY MSA

88

93

0.1%

Sta te of New York

108

118

0.1%

100

100

0.0%

$1.2

$1.6

0.9%

Per-Capita Personal Income* (thousands)

W&P Wealth Index
Eri e County

Uni ted Sta tes
Food and Beverage Sales* (billions)
Eri e County
Buffa l o-Cheektowa ga -Ni a ga ra Fa l l s , NY MSA

$1.4

$1.9

1.0%

Sta te of New York

$24.5

$42.0

1.3%

Uni ted Sta tes

$374.3

$626.1

1.8%

Eri e County

$12.7

$13.9

0.6%

Buffa l o-Cheektowa ga -Ni a ga ra Fa l l s , NY MSA

$15.0

$16.8

0.6%

$231.8

$308.5

1.1%

$3,933.5

$5,340.4

1.6%

Total Retail Sales* (billions)

Sta te of New York
Uni ted Sta tes
* Inflation Adjusted

Source: Woods & Poole Economics, Inc.

With approximately 1.1 million residents, the Buffalo MSA has seen declining
population over the past 15 years. Population and growth is expected to remain flat
through 2022. Per capita personal income is currently below has improved,
approaching national averages. Wealth and spending in the market have grown,
keeping pace with state and national growth rates. Future growth in spending will
be lower.
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The characteristics of an area's workforce provide an indication of the type and
amount of transient visitation local businesses would generate. Sectors such as
finance, insurance, and real estate (FIRE), wholesale trade, and services produce a
considerable number of visitors who are not particularly rate sensitive. The
government sector often generates transient room nights, but per-diem
reimbursement allowances often limit the accommodations selection to budget and
mid-priced lodging facilities. Some employers of manufacturers, construction,
transportation, communications, and public utilities (TCPU) contribute many
visitors to the area.

Workforce
Characteristics

The following table shows the Buffalo MSA workforce distribution by business
sector.
FIGURE 2-2
HISTORICAL AND PROJECTED EMPLOYMENT
Sector/Geographic Area

Buffalo-Cheektowaga-Niagara Falls, NY MSA
Hea l th Ca re And Soci a l As s i s ta nce

Beginning
Ending
Amount
2002 2012 2017 2022 Amount
(thousands)
(thousands)

75

87

Sta te And Loca l Government

79

83

Reta i l Tra de

74

78

Accommoda ti on And Food Servi ces

43

57

Ma nufa cturi ng

74

53

Fi na nce And Ins ura nce

35

48

Profes s i ona l And Techni ca l Servi ces

35

41

Admi ni s tra ti ve And Wa s te Servi ces

35

38

Other Servi ces , Except Publ i c Admi ni s tra ti on

31

34

Cons tructi on

26

29

Whol es a l e Tra de

25

25

Rea l Es ta te And Renta l And Lea s e

15

24

Educa ti ona l Servi ces

15

21

Tra ns porta ti on And Wa rehous i ng

19

19

9

18

43

42

Ma na gement Of Compa ni es And Enterpri s es
Other
Total Buffalo-Cheektowaga-Niagara Falls, NY MSA
U.S.

632

696

165,159

209,148

Source: Woods & Poole Economics, Inc.
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Over the past decade, most industry sectors have enjoyed growth, led by
employment in health care, finance, management, and service industries. Consistent
growth is projected in a broad base of sectors. The Manufacturing sectors has
experienced declines since 2002, with projections of continued falling employment
in coming years.
Major Business and
Industry

Providing additional context for understanding the nature of the regional economy,
the following table presents a list of the major private employers in the market area.
FIGURE 2-3
MAJOR PRIVATE EMPLOYERS
Number of
Employees

Firm
Ka l ei da Hea l th
Ca thol i c Hea l th Sys tem
M&T Ba nk Corpora ti on
Seneca Ga mi ng Corpora ti on
Tops Ma rkets , LLC
Wegma ns Food Ma rkets , Inc.
Ros wel l Pa rk Ca ncer Ins ti tute
Gei co
HSBC Ba nk NA
Moog Inc.
Peopl e, Inc.
Dres s er Ra nd Co.
Fi rs t Ni a ga ra Ba nk
Moog Inc.
Peopl e, Inc.
El derwood Seni or Ca re
Ingra m Mi cro Inc.
GM Component Hol di ngs
Bl uecros s Bl ues hi el d
The Res ource Center

10,000
7,918
7,500
4,000
3,942
3,393
3,035
2,750
2,700
2,600
2,571
2,400
2,200
1,700
1,700
1,625
1,600
1,587
1,500
1,488

Source: Invest Buffalo Niagara

The Buffalo MSA’s employment profile suggests a diversified employment base
within a wide range of industry sectors. A strong base in health care, financial
services, retail, and manufacturing sectors indicate potential for generating
convention and other group demand.
Unemployment
Statistics
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Unemployment statistics provide a measure of the health of the local economy and
comparisons to state and national trends. The following table presents historical
unemployment rates for the market area.
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FIGURE 2-4
UNEMPLOYMENT STATISTICS
City

MSA

State

Country

12%
10%
8%

6%
4%
2%
0%
2007

2008

2009

2010

2011

2012

2013

2014

2015

2016

Source: Bureau of Economic Analysis

Unemployment in the City of Buffalo has historically tracked higher than that for the
entire Buffalo MSA and the state of New York. Like the rest of the country, Buffalo
experienced a spike in unemployment in 2009, peaking near 11% in 2012. Recent
signs of employment recovery suggest that as national economic conditions
rebound, local unemployment levels are approaching pre-recession levels.
Airport Traffic

Airport passenger counts indicate a market’s ability to support conference events.
Trends in passenger counts reflect local business activity and the area’s economic
health. Event planners consider airport access when choosing a destination for their
conferences and meetings.
The following table illustrates the previous decade’s passenger traffic statistics for
the Buffalo Niagara International Airport (“BUF”).
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FIGURE 2-5
AIRPORT STATISTICS - PASSENGER STATISTICS
Year

Passenger
Traffic

2007
2008
2009
2010
2011
2012
2013
2014
2015
2016

5,309,000
5,526,000
5,327,000
5,203,000
5,156,000
5,178,000
5,135,000
5,021,000
4,679,000
4,619,000

Annual Percent Change

4.1%
-3.6%
-2.3%
-0.9%
0.4%
-0.8%
-2.2%
-6.8%
-1.3%

YTD through Jul
2015
2016

2,702,349
2,698,391

-0.1%

Source: Buffalo Niagara International Airport

BUF serves the Buffalo area and Southern Ontario, Canada. Many commercial and
regional carriers service the airport. Since its opening, the airport has expanded
both the east and west ends of the concourse facility. On February 1, 2016, JetBlue
announced the launch of daily nonstop service to and from Los Angeles
International Airport, with service beginning in June of that year.
Once handling over 5.5 million passengers, BUF passenger volumes have fallen to
around 4.6 million. A portion of this decline is attributed to the weakened Canadian
dollar, reversing the trend of Canadians taking advantage of cheaper flights across
the border. In addition, competition among airlines and resulting mergers and
acquisitions results in less frequent flights out of medium-sized airports like BUF.
Local Transportation

Interstate 90 provides access to the City of Buffalo from other large population
centers to the southwest along Lake Erie and to the east. Interstate 90 connects with
Interstate 190 and 290, creating a hub and spoke loop around the city with
connections to other state and U.S. routes.
The Niagara Frontier Transportation Authority (“NFTA”) operates a web of bus
routes throughout the Cities of Buffalo and Niagara Falls. The Metro Rail light rail
system runs for 6.5 miles primarily along Buffalo Main Street from the Key Center
to the south Campus of the University of Buffalo. The Lafayette Square station is one
block east of the BNCC. A planned $1.2 billion extension would approximately
double service lines, extending to the University of Buffalo North Campus.
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BUFFALO METRO RAIL

Meeting Infrastructure
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The BNCC is the primary meeting and conference venue in the market. Several
downtown hotels offer ballroom and meeting spaces for small conventions,
conferences, meetings, and stand-alone banquets. Museums and other cultural
institutions make up the remainder of downtown Buffalo’s event venue supply. The
following figure provides a summary of event spaces in downtown Buffalo.
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FIGURE 2-6
MEETING AND EVENT VENUES IN BUFFALO
Conference & Banquet Venues
With Lodging
Ada m's Ma rk Hotel
Hya tt Regency Buffa l o
Mi l l i eni um Buffa l o Hotel
Buffa l o Ma rri ott Ni a ga ra (Amhers t)
Emba s s y Sui tes
Ma rri ott Ha rbor Center
Ma ns i on on Del a wa re
Hi l ton Ga rden Inn
Wyndha m Ga rden
Ha mpton Inn & Sui tes
Courtya rd Ma rri ott
Without Lodging *
Ri verworks
Pi erce-Arrow Mus eum
Buffa l o Mus eum of Sci ence
Ma ry Sea ton Room (Kl ei nha ns Ha l l )
Lexus Cl ub (Key Ba nk Center)
Sta tl er Ci ty
Al bri ght-Knox Art Ga l l ery
Ba bevi l l e
La fa yette Lofts
Performance/Sports Venues
Key Ba nk Center
Coca -Col a Fi el d
Shea 's Performi ng Arts Center
Kl ei nha ns Mus i c Ha l l

Function
Space (SF)
72,000
23,479
12,000
11,344
6,059
5,923
5,000
4,297
1,625
1,525
1,036
60,000
6,000
5,000
5,000
5,000
4,000
4,000
3,000
2,000

Banquet
Capacity
1,370
910
550
580
200
200
200
100
50
24
na
500
500
400
400
400
350
350
250
220
Seating
Capacity
19,200
16,900
3,700
2,839

* Functi on s pa ce es ti ma ted ba s ed on ca pa ci ty for s ome properti es .

Only two downtown hotels offer significant amounts of meeting function space,
limiting the city’s ability to host large conventions that rely on hotel meeting space
to complement events held at a convention center. Outside of downtown, event
venues include a 74,000-square foot event center and 10,800-square foot expo hall
at the Fairgrounds in Hamburg. The Hotel Henry Resort Conference Center features
a 4,200-square foot ballroom and around 3,500 square feet of meeting space.
Lodging Supply
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A convention center’s ability to attract out-of-town groups depends greatly on the
availability of nearby hotel rooms within a reasonable distance to the facility.
Moreover, different events have different preferences with respect to the types of
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hotels that best meet the needs of their delegates and attendees. Most planners of
professional conferences and trade shows prefer large blocks of full-service hotel
rooms in nationally branded properties. Some consumer show and sporting event
attendees prefer less expensive, limited-service hotel options that offer guest
amenities such as complimentary breakfast and free internet connections.
Smith Travel Research (“STR”) maintains a database of approximately 140,000
hotel properties and 13 million hotel rooms around the world. In total, Erie County
currently contains 136 hotel properties and over 10,700 hotel rooms. Section 8 of
this report provides a more detailed analysis of the Buffalo hotel market.
The figures below show a summary of all hotel rooms within five miles of the BNCC
by service level and size. The quality of the proximate hotels also indicates the
market’s ability to support the convention center.
FIGURE 2-7
LODGING SUPPLY BY SIZE IN THE MARKET
Size (Number of Guest Rooms)
Les s tha n 100
100 to 149
150 to 199
200 to 299
300 to 399
400 a nd over
Tota l

Number of
Properties

Number of
Guest
Rooms

8
8
1
1
1
1
20

427
952
182
205
396
486
2,648

FIGURE 2-8
LODGING SUPPLY BY SERVICE LEVEL IN THE MARKET
Number of
Properties

Number of
Guest
Rooms

Upper Ups ca l e/Luxury

6

813

Ups ca l e
Upper Mi ds ca l e
Mi ds ca l e

4
7
3

382
867
586

Tota l

20

2,648

Chain Scale

Twenty hotels are within five miles of the BNCC. The hotel supply surrounding the
BNCC is made up of a mix of properties ranging from midscale to luxury service
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levels. Most properties are smaller with fewer than 150 guest rooms. The largest
hotel is the 486-room Adam’s Mark Buffalo.
The following figure provides a map of 15 hotels in or near downtown Buffalo that
are the primary supporters of events at the BNCC.
FIGURE 2-9
MAP OF LODGING PROXIMATE TO THE BNCC

Downtown Buffalo
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Attractive retail, dining, and entertainment options are an important factor for
meeting planners when assessing the overall destination appeal of potential event
locations. Downtown Buffalo is enjoying a resurgence as restaurateurs, retailers,
and other entrepreneurs are reclaiming abandoned store fronts and bringing a hip
culture to the city. From new restaurants and breweries in the north end to sporting
events and shopping experiences, Buffalo has a thriving night life scene popular
with residents and tourists. The Buffalo River is a summer recreation draw for
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kayaking, stand-up paddle boarding, and river cruises. Winter activities on the river
include curling and ice skating.
In 1984, a 1.2-mile section of Main Street was closed in conjunction with the
construction of the Metro Rail System to create a pedestrian mall. The exclusion of
vehicular traffic along Main Street contributed to the economic decline of the
downtown Buffalo, creating confusing traffic patterns and isolating Main Street
businesses. In 2014 and 2015, the City of Buffalo reopened the 500 through 700
blocks of Main Street to vehicular traffic, a move which revitalized the street and
encouraged business and residential development. Future grants will allow street
openings to move south, eventually opening all of Main Street to vehicular traffic.
The following figure identifies dining, retail, entertainment, and cultural amenities
in downtown Buffalo within a half-mile radius of the BNCC.

JuLy 6, 2018

Market Area Overview
Buffalo Niagara Convention Center

2-12

Convention, Sports & Entertainment
Facilities Consulting
Chicago, Illinois

FIGURE 2-10
MAP OF DOWNTOWN BUFFALO AMENITIES

Source: Esri

Dining and retail amenities are concentrated in areas to the north and east of the
BNCC. Most are within a reasonable walking distance or short car ride.
Downtown Residential
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While the population residing in the area surrounding a convention center is not the
primary source of demand for the venue, the nature and amount of residential
development in a neighborhood can indicate its economic strength and the presence
of supporting amenities and businesses. Residential neighborhoods encourage
nearby retail, dining, and nightlife development, all of which produce a more lively
and active after-hours environment for event attendees.
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Buffalo Place provided HVS with an inventory of current and proposed residential
development in downtown Buffalo. The list includes apartments and condominiums
and identifies the year built. The following map locates each property and
designates when they were built. The map also identifies properties currently under
construction (as of March 2017) and those that are proposed.
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FIGURE 2-11
MAP OF RESIDENTIAL PROPERTIES IN DOWNTOWN BUFFALO

Pre 2000

Under Construction

2000 to 2009

Proposed

2010 to 2017

Convention Center
Source: Buffalo Place
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Prior to 2000, Buffalo’s residential development concentrated in properties at the
waterfront and in the northern portion of downtown. From 2000 through 2017,
apartments and condominiums development expanded toward central downtown,
with multiple developments along Main and Washington Streets. Development on
the waterfront continued with new residential properties construction in the
Canalside district. Properties currently under construction are scattered
throughout downtown, including the waterfront, near the University of Buffalo
south campus, and south of Niagara Square. Proposed development follows a
similar pattern with a concentration of residential properties proposed for the
southeast quadrant of downtown.
Area-Wide Tourist
Attractions
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The market benefits from a variety of tourist and leisure attractions in the area. The
peak season for tourism in this area is from May to September. During other times
of the year, weekend demand is comprised of travelers passing through in route to
other destinations, people visiting friends or relatives, and other similar weekend
demand generators. Primary attractions in the area include the following:
•

Niagara Falls is located on the Niagara River, situated on the border between
Canada and the United States. Niagara Falls consists of three waterfalls: the
American Falls, the Horseshoe Falls, and the smaller Bridal Veil Falls.
Approximately 20 million tourists are estimated to visit the Niagara Falls each
year.

•

The Buffalo and Erie County Botanical Gardens include Olmsted's South Park, an
1899 tri-domed glass conservatory building; Gardens under Glass; and Gardens
under Sky. The plants are presented in classic Victorian-style arrangements,
with similar plants from throughout the world grouped together. Although
some of the garden’s plants are native to the temperate climate of the
northeastern United States, most of the plants are native to the tropical and subtropical regions of the world.

•

The Buffalo and Erie County Naval & Military Park is a museum on the shore of
Lake Erie. The facility is home to several decommissioned U.S. Naval vessels,
including the Cleveland-class cruiser USS Little Rock, the Fletcher-class
destroyer USS The Sullivans, and the submarine USS Croaker. All three are open
to the public for tours.

•

The Buffalo Zoo, founded in 1875, is the third-oldest zoo in the United States.
Each year, the Buffalo Zoo welcomes approximately 400,000 visitors, making it
the second-largest tourist attraction in Western New York. The zoo, located on
23.5 acres of Buffalo’s Delaware Park, exhibits a diverse collection of wild and
exotic animals, as well as more than 320 species of plants.
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Conclusion
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•

Architect Frank Lloyd Wright came to Buffalo in the early 20th century. He
designed seven different structures that currently stand in and around the city,
including five that are open to the public. These designs include the Martin
House Complex, the Graycliff Estate and the Wright Filling Station.

•

On September 14, 1901, President William McKinley was assassinated while
attending the Pan-American Exposition in Buffalo. A monument to the President
stands in the center of downtown and a plaque marks the spot where the
assassination took place. The site where Theodore Roosevelt was consequently
inaugurated was authorized as a National Historic Site in 1966 and the
Theodore Roosevelt Inaugural National Historic Site is open daily.

The Buffalo market benefits from encouraging employment statistics and a welldiversified employment base. Healthcare, financial services, and professional
services remain strong and continue to remain the cornerstones of the market and
potential sources from convention, trade show, and meeting demand. The economic
outlook for the area is generally positive with employment growth anticipated in
most sectors. As a convention and meeting option, Buffalo experienced recent
declines in passenger air service, but is easy to access via automobile. Buffalo also
benefits from a vibrant downtown and various cultural and tourism attractions
throughout the metro area, making it a desirable destination. Several future
developments in downtown Buffalo, including the reopening of Main Street to
vehicular traffic, the NFTA Metro Rail expansion, downtown residential
development, and other urban planning initiatives, could have a significant positive
effect on the potential of the BNCC in the group meetings market.
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3. Industry Trends
In this section, HVS presents an analysis of the convention, conference, tradeshow
and meeting industry, including trends in the supply and demand of meeting and
event facilities, as well as trends in expenditures and meeting planner preferences.
The purpose of this trends analysis is to provide background information necessary
to assess the potential for a new or renovated BNCC. This section of the report also
provides definitions of industry terms used throughout the remainder of this report.
OASIS© Event
Classification System

Convention and conference centers measure their performance by tracking event
activity, but the definition and classification of events lacks consistency throughout
the industry. Each convention center or marketing organization has their own way
of classifying and measuring event demand. HVS has developed a proprietary
method of event classification called OASIS Event Classification Method© or OASIS©,
which is a convenient acronym for five criteria of event categorization:
Organization, Attendees, Scope, Industry, and Set-up. See the figure below.
FIGURE 3-1
OASIS EVENT CLASSIFICATION SYSTEM
Organization

Attendees

Scope

Industry

Setup

Corporate

Private

International

Accounting

Breakout

Association

Registered

National

Advertising

Banquet

Government

Public

Regional

Class N3

Exhibit

SMERFE

State

Exhibition

Local

Assembly
Class N1

Production

Promoter
Sports

© All rights reserved.

Following are definitions of the criteria in the OASIS Event Classification Method©
and descriptions of the categories within each.
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ORGANIZATION—the organization that sponsors or owns the event provides an
important area of classification and can be described in five mutually exclusive
categories:
•

Corporations—corporations, or private business interests, are responsible for
organizing most events. The event organizers may be internal to the business or
professional meeting planners.

•

Associations—associations are usually membership organizations centered on
specific business types, professions, or political purposes.

•

Government—international, national, state, or local government organizations
sponsor events. This category is particularly important in markets with a large
government office presence.

•

Exhibition Company—exhibiting organizations are companies or subsidiaries
of companies established to own and promote exhibiting events, such as trade
and consumer shows.

•

Event Promoter—event promoters are organizations that exist to promote
concerts, entertainment, and other types of live events that require production
set-up.

•

Sports Enterprise—sports enterprises are companies or subsidiaries of
companies that exist to own and promote sporting events.

•

Social, Military, Educational, Religious, Fraternal and Ethnic (“SMERFE”)—
although like associations, this category includes the types of organizations
described in the title. Sometimes called “affinity groups” SMERFE represents a
distinct category because members of these organizations use personal
disposable income for membership dues and event attendance and therefore
tend to be more price-sensitive than associations with professional
memberships.

The Organization criterion is most useful to marketing and sales organizations that
rely on this information to make decisions on the allocation of staff and resources
according to the type of organization sponsoring the event. Other industry
participants, such as destination management companies and venue operators, also
need to understand the type of organizations active in sponsoring events and value
personal relationships with the event planners that represent them.
ATTENDEES—Event attendees can be placed in three distinct categories that
distinguish the ways in which attendees gain access to events:
•
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Private—attendees come to the event by invitation only and do not pay a
registration or admission fee. Private attendees may be individually asked to
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attend, as to a wedding, or invited by belonging to a certain group, such as
company employees or shareholders.
•

Registered—attendees do not necessarily need an invitation, but typically pay
an advance registration fee to attend the event. Registered attendees are often
called delegates or qualified buyers and they usually attend an event for
multiple days.

•

Public—the event is open to the public. Attendees may need to purchase a ticket
for admission such as at a consumer show. Other civic events may be free of
charge.

In addition, some events have combination shows with an initial period of exclusive
registered attendance and subsequent public attendance.
The Attendees category is particularly important to venue operators and industry
analysts. Understanding the type of attendee at a given event is critical for assessing
the impact on convention center operations and projecting economic impact. The
length of stay of attendees and their spending patterns varies considerably among
the types of attendees.
SCOPE—this category refers to the geographic origin of the attendees. Events are
classified accordingly if a significant proportion of the attendees come from the
indicated geographic region surrounding the convention center. Five categories
capture all the potential geographic scopes and are self-explanatory:
•

International

•

National

•

Regional

•

State/Provincial

•

Local

Understanding the origin of attendees is critical to event planners and in the
estimation of the economic impact of events. Events that draw attendees from larger
geographic regions tend to have higher new spending associated with the event. The
allocation of marketing and sales resources may also break down according to the
geographic scope of events.
INDUSTRY—in North America, HVS recommends relying on the North American
Industry Classification System (“NAICS”) which replaced the previously used U.S.
Standard Industrial Classification (“SIC”) system. NAICS was developed jointly by
the U.S., Canada, and Mexico to provide new comparability in statistics about
business activity across North America. Other economic regions and countries have
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similar industrial classification systems that are widely used and can be adopted for
the purposes of classifying events by industry.
NAICS has hundreds of categories but these categories are organized hierarchically
in five levels. All categories can be rolled up into twenty of the top levels in the
hierarchy. However, not all top-level industry classifications are useful for event
classification because little or no event activity is associated with them. Other toplevel categories, such as Manufacturing, are too broad to provide meaningful
information, and level two or three categories can be used to form a useful
breakdown of events.
The choice of industry classifications should result in a reasonable share of events
falling into each category. According to the Tradeshow Week data book, the leading
industries that are represented by conventions, tradeshows and exhibition include:
•

Medical and Health Care

•

Home Furnishings and Interior Design

•

Sporting Goods and Recreation

•

Apparel

•

Building and Construction

•

Landscape and Garden Supplies

•

Computers and Computer Applications

•

Education

•

Gifts

•

Associations

Use of the NAICS codes allows for the orderly roll-up of industrial classifications
across different events and venues, regardless of the categories or the hierarchical
levels that different people may choose to use. Industrial classification information
is useful for those planning to develop new events and for other analysts that need
to understand how trends in economic health of the underlying industries affect the
success of events and venues.
SPACE SETUP—this final criterion provides for the categorization of events by setup of the function spaces they utilize. These categories are not mutually exclusive as
events may use any combination of the five primary types of event set-up.
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Event Types
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•

Breakout—typically involves the use of meeting rooms, boardrooms or other
multi-purpose spaces for meeting functions in a classroom or meeting setting.
This set-up may involve some catering services such as coffee breaks or lunches.

•

Banquet—includes the set-up for catered banquets events such as weddings
and may include some staging for presentations such as at a general session
event.

•

Exhibit—includes the set-up displays in exhibition halls or other multi-purpose
spaces. Concession services and buffet lunches are often a component of this setup.

•

Assembly—includes set-up in theater style seating in plenary halls and fixed
seat theaters or other multi-purposes spaces that are used primarily for
assemblies and general sessions.

•

Production—includes the set-up for concerts, entertainment, sporting events
and other types of events that require significant staging, lighting, and other
live-event related set-up.

Application of the OASIS© system can provide precise definitions of commonly used
event classifications. All commonly used terms for event types can be defined by a
combination of three OASIS© categories: organization, attendees, and space set-up.
•

Conventions—associations, government, and SMERFE organizations register
attendees for multi-day events. Facility set up includes breakout, banquet and
exhibit space set-up and may include plenary sessions. Typically, the primary
purpose of a convention is information exchange.

•

Tradeshows—provide a means for wholesalers and retailers to transact
business with industry buyers. Like conventions, tradeshows offer a forum for
exchanging industry ideas. To clearly differentiate conventions from
tradeshows, HVS assumes that only corporations and enterprises can sponsor
and produce tradeshows. Like conventions, tradeshows require registered
attendees. While they also require exhibit space set-up, they only sometimes
require banquet, plenary, and/or breakout space set-up.

•

Combination Shows—are either corporate or enterprise produced, typically
with an initial period of attendance by registered attendees only, and later by
the public. Always requiring exhibit set-up, they sometimes also require
plenary, banquet and/or breakout set-up for additional portions of their show.

•

Consumer Shows—public, ticketed events featuring the exhibitions of
merchandise for sale or display. Exhibition companies produce consumer
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shows, as they provide a means of product distribution and advertising. They
only require exhibit space set-up.
•

Conferences—require a mix of banquet and breakout space set-up as well as
occasional assembly space, but do not require any exhibit set-up. Conferences
can be conducted by any organization type, but always require attendees to be
registered.

•

Meetings—only require breakout space set-up. Like conferences, they can be
produced from any of the organization types, but unlike conferences, they are
private events to which one must be invited.

•

Banquets—only require a banquet set-up for food and beverage meal service.
These events also can be produced by any organizational type and are either are
held privately or require guests to register.

•

Assemblies—usually involve a ceremony, a speech, or another similar activity
that attracts a crowd of spectators. Produced by any type of organization,
assemblies are always public events. Additionally, assemblies only require a
plenary set-up.

•

Fairs—usually involve an exhibit booth set-up for a public event in which
organizations or companies represent themselves and/or a product or service,
with a similar theme or purpose uniting the event. Corporations, associations,
governments, or SMERFE groups may present a fair.

•

Concert/Entertainment—usually a concert or some form of live
entertainment, owned and organized by an event promoter for the public.
Entertainment events only require production set-up.

•

Sports/Amateur Sports—require only a production set-up. Attendees to
sporting events, which are always organized by sports enterprises, may be
public or registered. Some sporting events have both a registered and public
aspect to the event over the span of a few days.

Trends

The purpose of this section is to describe the conference, convention, and meeting
industry and analyze trends in the number of events, attendance, and the supply of
facilities.

Supply Trends

The convention and conference center industry experienced significant year-overgrowth in supply from 2000 through 2006. Starting in 2007, the rate of growth in
supply slowed significantly but remained positive throughout the national
recession. As most convention and meeting facilities involve public funding,
economic conditions affect the level of public investment in convention and meeting
facilities that are intended to stimulate economic activity. As economic conditions
improved, public budgets began to support funding for convention and meeting
facilities, and several new facilities and major expansions moved forward. Since

July 6, 2018

Industry Trends
Buffalo Niagara Convention Center

3-6

Convention, Sports & Entertainment
Facilities Consulting
Chicago, Illinois

2010, the percentage of convention markets planning or developing a new build,
expansion or renovation project has varied between 60-80%. The following figure
demonstrates that the nature of planned convention center improvements has
changed over the past few years.
FIGURE 3-2
PLANNED IMPROVEMENTS BY TYPE
New build

Expansion

Renovation

Percent of Markets with Plans

50%
45%
40%
35%
30%
25%
20%
15%
10%
5%
0%
2010

2011

2012

2013

2014

2015

2016

2017

Source: AIPC 2017 Member Survey

After holding between 15-20%, the percentage of markets planning a new build
convention venue dropped to 10% in recent years as the percentage that intend to
renovate their existing facility has surpassed 40%. In 2017, new build plans
increased to 22%, almost equaling the percentage with expansion plans, which has
remained relatively steady between 25-30%.
While the percentage of convention markets actively developing or planning a
renovation or expansion of their convention venues has grown to around 70%, the
nature of these improvements has also changed. The focus on exhibition hall
expansion from the 1990s and 2000s has been replaced by the need to provide
larger and more flexible ballroom, meeting spaces, and prefunction spaces. Event
delegates want more networking opportunities in lounges and hospitality suites.
They would like faster room changeovers and custom furniture configurations.
Clients need more flexible and casual spaces, including prefunction spaces that
serve as informal gathering areas with adaptable seating configurations, Wi-Fi, and
interactive tools.
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Convention venues currently report that technology infrastructure and services
need the greatest investment, outweighing the needs for more function space.
Technology and connectivity needs drive bandwidth requirements higher, while
clients seek innovative smart building technologies including audio visual, climate
control, signage, and key access.
Current plans for convention center expansions and renovations far outweigh those
for new development, as detailed below.
FIGURE 3-3
NEW & EXPANDED FACILITIES UNDER DEVELOPMENT
Venue

City

Cha rl es ton Ci vi c Center
Ga yl ord Rocki es Res ort & Conventi on Center
Ga yl ord Texa ns Res ort & Conventi on Center
Kentucky Interna ti ona l Conventi on Center
Mi a mi Bea ch Conventi on Center
Mos cone Center
Suburba n Col l ecti on Showpl a ce
Cha s e Center Arena
Irvi ng Conventi on Center
Rol a nd Powel l Conventi on Center
Okl a homa Ci ty Conventi on Center
Col ora do Conventi on Center
Ja cob K. Ja vi ts Conventi on Center
La s Vega s Conventi on Center
Wa s hi ngton Sta te Conventi on Center
Browa rd County Conventi on Center
Cha rl otte Conventi on Center
Wi s ons i n Center
Sa n Di ego Conventi on Center

New Build

Expansion Renovation

HQ Hotel

Expected
Completion

Cha rl es ton, WV
Denver, CO
Gra pevi ne, TX
Loui s vi l l e, KY
Mi a mi Bea ch, FL
Sa n Fra nci s co, CA
Novi , MI
Sa n Fra nci s co, CA
Irvi ng, TX
Ocea n Ci ty, MD
Okl a homa Ci ty, OK
Denver, CO
New York, NY
La s Vega s , NV
Sea ttl e, WA
Ft. La uderda l e, FL
Cha rl otte, NC
Mi l wa ukee, WI
Sa n Di ego, CA

2018
2018
2018
2018
2018
2018
2018
2019
2019
2019
2020
2021
2021
2021
2021
2022
TBD
TBD
TBD

Source: Trade Show Executive, Respective Venues

The type of supply growth has transformed in recent years to meet planners’ needs.
Meeting and breakout sessions have become more frequent during large
conventions, thus increasing the need for additional meeting space and flexible
function space. Several future venue expansions will respond to this trend.
As the industry has matured, meeting planner expectations for service and quality
have increased. Recent and planned renovations of both large and small convention
centers focus not only on technology improvements, but also on providing highquality finishes, furnishings, and lighting. Many venues are striving to provide highquality food and beverage service, requiring larger, more modern kitchens and
improved delivery service.
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Cities have also recognized that the attendees’ experience extends beyond the walls
of the convention center. Plentiful, attached and adjacent lodging has become a key
point of comparison for event planners. Adjacent full-service hotel properties
provide convenient lodging options for attendees and additional meeting and
banquet spaces for events. Over the past few years, convention markets have
recognized the importance of an active and vibrant Convention Center district.
Parks, plazas, and retail outlets allow attendees to experience the local atmosphere
during breaks, while restaurants, bars, and entertainment venues provide
convenient and safe after hours’ activities. Multiple cities throughout North America
are actively pursuing convention center district development to create an appealing
destination for meeting attendees, other visitors, and residents.
Demand Trends

The Center for Exhibition Industry Research (CEIR) has created an index of “total”
demand in the convention and meeting industry and compared the demand index
to the United States GDP. The following figure demonstrates how the combined or
“Total” demand index shown in the above chart moves in step with the U.S. GDP.
FIGURE 3-4
GROWTH IN EXHIBITION DEMAND VS. GDP GROWTH (% CHANGE)

6%
4%

Quarterly Percent Change

2%

0%
-2%

-4%
-6%

-8%

Real US GDP

CEIR Total Index

-10%

-12%
2008 Q1
Q2
Q3
Q4
2009 Q1
Q2
Q3
Q4
2010 Q1
Q2
Q3
Q4
2011 Q1
Q2
Q3
Q4
2012 Q1
Q2
Q3
Q4
2013 Q1
Q2
Q3
Q4
2014 Q1
Q2
Q3
Q4
2015 Q1
Q2
Q3
Q4
2016 Q1
Q2
Q3
Q4
2017 Q1

-14%

Sources: Center for Exhibition Industry Research & Bureau of Economic Analysis
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During the recession, limited funding mechanisms slowed supply growth as demand
also decreased. Corporations, associations, and governmental entities decreased
demand for convention and meeting space in 2009, largely due to strained budgets.
The year 2010 saw growth in GDP as well as the beginnings of a recovery in the
exhibition industry. Subsequent years have seen both steady growth in GDP and
continued growth in convention and meeting demand.
Following the national recession, attendance growth at convention venues in North
America began in 2011 as presented below.
FIGURE 3-5
NORTH AMERICAN GROWTH IN CONVENTION CENTER ATTENDANCE
Year

Attendance Growth

2010

-6.3%

2011

6.8%

2012

0.1%

2013

-1.1%

2014

5.1%

2015

-0.8%

2016

-0.9%

2017 Es t

6.5%

Source: AIPC 2017 Member Survey

After two consecutive years of declining attendance, North American venues are
expected to see increases in 2017. For the five-year period from 2011 through 2016,
convention center attendance in North America grew a modest 5.5%. Worldwide
growth was nearly 14% with venues in Europe and Asia experiencing double-digit
growth rates
Meeting Professionals International (“MPI”) regularly surveys event planners to
assess attendance forecasts for the coming year, asking them to indicate whether
they believe attendance will increase, decrease, or remain flat. The following figure
presents the results of these surveys for the past several quarters.
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FIGURE 3-6
ATTENDANCE FORECASTS
70%
60%

50%
40%
30%
20%
10%

0%
2014Q1

2014Q3

2015Q1

2015Q3

Increase

2016Q1
Flat

2016Q3

2017Q1

2017Q3

Decrease

Source: MPI Meetings Outlook

While most planners expect event attendance to increase, the percentage has
decreased in recent months to around 50%. The percentage of planners projecting
decreases in attendance has grown to nearly 20% in recent months.
The type of meeting plays an important role in the planners’ forecasts. The following
figure segments the projected number of events by type.
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FIGURE 3-7
FORECASTS BY EVENT TYPE
Training

68%

Educational

63%

Sales Meetings

62%

VIP Clients

46%

Management Events

45%

36%

Symposiums

35%
Increase

9%

34%
32%

15%
20%

44%

10%

50%

41%

Board Meetings

11%

34%

48%

Annual Conventions

7%

28%

52%

Incentive Meetings

8%

30%

57%

Special Events

Trade Shows

24%

42%
61%

54%
Flat

5%
17%
4%

11%

Decrease

Source MPI Meetings Outlook

Training, educational events, and sales meetings will see the most increases in
events and attendance. As the economy improves, increases in hiring and
investment in employees will likely drive this trend.
Event Selection Criteria
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Over the past several years, HVS has surveyed over ten thousand event planners
asking them to identify their top criteria for selecting a city and venue for their
events. The following figure presents the summary results of these surveys
highlighting the most often mentioned selection criteria.
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FIGURE 3-8
SITE SELECTION CRITERIA FOR PLANNERS
Site Selection Criteria
Availability of facility event space
Price of facility rentals
Price of hotel rooms
Availability of hotel rooms
Geographic location
Availability of air travel
Ability to attract attendees
Overall level of destination appeal
Quality of hotel rooms
Dining, retail & entertainment options
Proximity of hotels to event spaces
Convenience for drive-in visitors
Cleanliness
Adequate technology services
Recreation, tourism & cultural activities
Safety
Green building and conferencing practices

59%
52%
46%
33%
27%
25%
23%
22%
19%
18%
14%
14%
13%
12%
9%
6%
1%

Source: HVS

Availability and price of facility rental are the two most often mentioned criteria for
selecting an event location. In addition to actual facility size, the survey indicates
that site selection is largely based on two other important amenities - hotels and
airports. This reaffirms the changing dynamic of the convention and meeting
industry that is now focused on reducing costs for the hosting organization and its
attendees as well as maximizing accessibility.
Convention and
Meeting Trends for the
Future

Over the past few decades, the meeting and convention industry has evolved
dramatically from a budding industry to a more mature one that has become an
important driver of the national economy. As an established industry, the meeting
and convention industry has been marked by rapid growth in the last four decades
and a subsequent slowdown in supply growth in the late 2000s. The economic
recession significantly impacted the level of demand and available budgets for
conventions and meetings. In the current decade, the industry continues to evolve
as economic recovery occurs.
Changes in Demand and Supply Transformation: As discussed earlier, the
maturity of the industry has sharply increased competition. Nearby or attached
hotel rooms, flexible meeting space, price points at convention centers and hotels,
and airport capacity and rates continue to drive site selection, and thus dictate how
supply changes over time. The quality of convention facilities and hotels continues
to be an important factor in site selection.

July 6, 2018

Industry Trends
Buffalo Niagara Convention Center

3-13

Convention, Sports & Entertainment
Facilities Consulting
Chicago, Illinois

Technology: Technology advancements have shifted the nature and focus of the
meetings industry. As attendees become for comfortable with a paperless, digital
platform, demand for facility-wide Wi-Fi, greater bandwidth, and even more power
outlets has increased. Planners and attendees have less need for generic conference
spaces, preferring a more interactive environment with flexible layouts, furniture,
and audio-visual capabilities. Technology has also enabled a new level of service
from convention venues. Automated assistance devices and apps can put a planner
or attendee in direct contact with event service or food and beverage personnel.
Quality acoustics and lighting are also becoming increasingly sought-after
amenities.
Travel Costs: Organizations hosting and planning events continue to work with
tightened budgets, as do attendees. Recent increases in travel costs have decreased
the desire to travel for some attendees and exhibitors. In the long run, expansions
in the transportation system and continued innovations, as well as improved
economic conditions, are likely to support the growth of the meeting industry.
Electronic Meetings: In recent years, industry experts have speculated that
improvements in telecommunications technology would supplant the need for faceto-face meetings. While data indicates that some meetings and events have been
replaced by webinars or other electronic forms of meetings, in the long run,
electronic meetings act as a demand generator for future meeting growth by
expanding the networks and interactions of businesses and organizations. Further
advancements in communications technology will be necessary before electronic
meeting became a realistic substitute for face-to-face meetings.
Mixed-Use Developments: For many markets, the presence of conference and
convention centers offer an opportunity to develop an adjacent mixed-use
attraction with land uses such as hotels, retail, dining, sports venues, and other
entertainment uses. Some conference and convention centers have become the
center of their own “districts,” offering a wide variety of entertainment options to
delegates, event organizers, or exhibitors. Attendees prefer districts that offer an
authentic city experience. Locally-based businesses that reflect the vibe of a
destination are much preferred over chain restaurants and retail stores. The growth
of mixed-use developments, particularly as economic conditions improved, will
continue to change the meeting and convention industry as supply transforms.
Implications for
Buffalo
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While the pace of growth in convention and event space slowed to a trickle during
the recession, recent trends show a return to the development and expansion of
venues across the country. Despite the recent economic recovery, the convention
and meeting industry remains highly competitive and price sensitive. Some of the
recession’s impacts will have lasting effects on the industry such as substitution to
electronic meetings and reduced spending by associations and corporate event
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planners. But, convention venues can distinguish themselves and overcome
downward price pressures. Enhancing overall destination appeal through
developing a convention center district is one such method that has been successful
in many markets. Delivering a quality in-house food and beverage product is
another means. Facility improvements that enhance quality, increase flexibility, and
provide state-of-the-art technology in function spaces are necessary elements for
future success. The BNCC would need to make similar efforts to be successful.
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4. Comparable Venues
This analysis of comparable venues provides a basis for developing program
recommendations and forecasts of event demand and financial operations. HVS
compares the function spaces, adjacent hotel capacities, and characteristics of the
markets relevant to the success of the venues. It concludes with an assessment of
the relative strengths and weaknesses of the market.
Buffalo competes directly with other cities in the state of New York for a share of
state association and corporate business. In addition, competition for regional and
national events comes from convention venues in several medium sized markets
throughout the northeast and great lakes regions. Event planners select host cities
for their events based the overall package that a city may offer. Several factors
determine a city’s overall strength and potential in the meetings market. These
factors include the attributes of the convention facilities, lodging supply, the
economic and demographic profile of the community, transportation access,
tourism amenities, and overall destination appeal.
HVS analyzed two sets of venues:
•

Convention centers in the western and upstate New York that compete with the
BNCC for state and regional based conventions, trades shows and other group
events, and

•

Convention centers in small to medium metropolitan areas in the northeast and
great lakes regions of the U.S. that compete with the BNCC for regional based
conventions, trade shows, and other group events.

HVS analyzed the comparable venues listed in the figure below.
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FIGURE 4-1
COMPARABLE VENUES
Name of Venue

Location

Total Function
Space

State Competitors
Buffalo Niagara Convention Center
Convention Center at Oncenter
Rochester Riverside Convention Center
Conference Center Niagara Falls
Empire State Plaza Convention Center
Albany Capital Convention Center
Saratoga Springs City Center

Buffalo, NY
Syracuse, NY
Rochester, NY
Niagara Falls, NY
Albany, NY
Albany, NY
Saratoga Springs, NY

102,869
86,990
72,175
55,526
40,325
31,700
31,000

Regional Competitors
David L. Lawrence Convention Center
Huntington Convention Center of Cleveland
Wisconsin Center
Greater Richmond Convention Center
DeVos Place
Connecticut Convention Center
Rhode Island Convention Center
Scotiabank Convention Centre
Buffalo Niagara Convention Center
Valley Forge Convention Center

Pittsburgh, PA
Cleveland, OH
Milwaukee, WI
Richmond, VA
Grand Rapids, MI
Hartford, CT
Providence, RI
Niagara Falls, ON
Buffalo, NY
King of Prussia, PA

423,046
318,225
265,841
256,059
234,000
203,030
133,988
124,037
102,869
89,843

Source: Respective Venues

Exhibition Space
Assessment
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Critical for several types of events such as conventions, tradeshows, and consumer
shows, the amount and quality of exhibition space determines the size and type of
events that a venue can accommodate. A comparison of the exhibition space
available at each of the selected comparable facilities provides an indication of the
appropriate amount of space.
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FIGURE 4-2
TOTAL EXHIBITION SPACE IN COMPARABLE VENUES
State Competitors
Conve nti on Center a t Oncenter
Buffalo Niagara Convention Center
Roches ter Ri vers i de Conventi on Center
Confere nce Center Ni a ga ra Fa l l s
Empi re Sta te Pl a za Conve nti on Center
Al ba ny Ca pi ta l Conventi on Center
Sa ra toga Spri ngs Ci ty Center
Avera ge
Regional Competitors
Da vi d L. La wrence Conve nti on Center
Hunti ngton Conventi on Ce nter of Cl evel a nd
Wi s cons i n Center
Grea ter Ri chmond Conventi on Center
DeVos Pl a ce
Connecti cut Conve nti on Center
Rhode Is l a nd Conve nti on Center
Scoti a ba nk Conventi on Centre
Buffalo Niagara Convention Center
Va l l ey Forge Conventi on Center
Avera ge

sf
65,250
64,410
49,275
32,200
26,000
22,500
20,000
39,948
sf
313,106
225,000
188,695
178,159
162,000
140,000
100,000
81,140
64,410
54,000
150,651

# halls
2
2
2
1
3
2
4
2
# halls
5
3
4
4
3
2
4
3
2
3
3

Source: Respective Venues

With around 64,000 square feet, the BNCC currently offers one of the largest exhibit
halls among state competitors. The Rochester Riverside Convention Center is
planning an exhibit hall expansion of 20,000 square feet, bringing the total
contiguous space to 70,000 square feet. 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 lack of a pre-function area on the same level
as the exhibit hall inhibits user access.
Ballroom Space
Assessment
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In addition to social events (such as weddings and fundraisers) that host banquets,
several other types of events, such as conventions and tradeshows, typically require
food services in a ballroom setting. General assemblies at conventions and
tradeshows use a ballroom with a theater or banquet set-up. As facility operators
attempt to grow food service revenues at their facilities and event planners seek a
higher level of service for their attendees, the size of the ballroom often determines
a venue’s event size capacity. The figure below compares of available banquet space
in the competitive and comparable venues.
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FIGURE 4-3
BALLROOM SPACE IN COMPARABLE VENUES
State Competitors
Conve nti on Center a t Oncenter
Buffalo Niagara Convention Center
Confere nce Center Ni a ga ra Fa l l s
Roches ter Ri vers i de Conventi on Center
Empi re Sta te Pl a za Conve nti on Center
Al ba ny Ca pi ta l Conventi on Center
Sa ra toga Spri ngs Ci ty Center
Avera ge
Regional Competitors
Hunti ngton Conventi on Ce nter of Cl evel a nd
DeVos Pl a ce
Connecti cut Conve nti on Center
Wi s cons i n Center
Da vi d L. La wrence Conve nti on Center
Grea ter Ri chmond Conventi on Center
Va l l ey Forge Conventi on Center
Rhode Is l a nd Conve nti on Center
Scoti a ba nk Conventi on Centre
Buffalo Niagara Convention Center
Avera ge

sf
14,880
12,367
10,500
10,028
0
0
0
11,944
sf
43,175
40,000
40,000
37,506
33,058
30,550
27,828
20,000
16,955
12,367
30,144

# divisions
2
1
2
2
0
0
0
2
# divisions
5
4
3
4
3
3
11
5
4
1
4

Source: Respective Venues

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. In state competition will increase
with the planned 20,000 square foot ballroom at the Rochester Riverside
Convention Center. 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.
Meeting/Break-out
Room Assessment

Meeting rooms can accommodate sub-groups as they break out of larger general
sessions at conventions and tradeshows. Additionally, these smaller rooms can
support self-contained meetings, training sessions, seminars, classes, and a variety
of small meeting functions. A facility’s meeting rooms are often its most frequently
used function spaces. Generally, convention centers should offer meeting space
proportionate to the amount of exhibition and ballroom space available at the
facility. However, the optimum amount of meeting space can vary depending on a
facility’s target market.
The following figure presents a comparison of available meeting space.

July 6, 2018

Comparable Venues
Buffalo Niagara Convention Center

4-4

Convention, Sports & Entertainment
Facilities Consulting
Chicago, Illinois

FIGURE 4-4
MEETING SPACE IN COMPARABLE VENUES
State Competitors
Buffalo Niagara Convention Center
Empi re Sta te Pl a za Conventi on Center
Roches ter Ri vers i de Conventi on Center
Conference Center Ni a ga ra Fa l l s
Sa ra toga Spri ngs Ci ty Center
Al ba ny Capi ta l Conventi on Center
Conventi on Center a t Oncenter
Avera ge
Regional Competitors
Da vi d L. La wrence Conventi on Center
Hunti ngton Conventi on Center of Cl evel a nd
Grea ter Ri chmond Conventi on Center
Wi s cons i n Center
DeVos Pl a ce
Buffalo Niagara Convention Center
Scoti a ba nk Conventi on Centre
Connecti cut Conventi on Center
Rhode Is l a nd Conventi on Center
Va l l ey Forge Conventi on Center
Avera ge

sf
26,092
14,325
12,872
12,826
11,000
9,200
6,860
13,311
sf
76,882
50,050
47,350
39,640
32,000
26,092
25,942
23,030
13,988
8,015
34,299

# rooms
20
7
24
15
3
6
10
12
# rooms
53
34
31
28
26
20
15
14
17
15
25

Source: Respective Venues

With 26,000 square feet, The BNCC contains the greatest amount of meeting space
among its in-state competitors. The Rochester Riverside Convention center is
planning an additional 20,000 square feet which will bring its total close to that in
Buffalo. When compared regionally, the BNCC offers a slightly below average
amount of meeting space with fewer room options and divisibility.
Adjacent Hotel
Capacity
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The quality and proximity of hotel supply represents one of the most important
selection factors for facility users in recent years. To attract out-of-town groups, an
adequate supply of nearby hotel rooms should support the lodging needs of
delegates, exhibitors, and other attendees. Event planners consider proximity and
connectivity as critical factors when evaluating the overall hotel packages available
in competing communities. Generally, the number of rooms offered at hotels
adjacent or connected to a convention center is the key point of comparison. Other
important factors include hotel brands, service levels, building ages, management,
ease of access, and available meeting and banquet spaces in these hotels. The figure
below compares the number adjacent hotel rooms in the comparable venues.

Comparable Venues
Buffalo Niagara Convention Center

4-5

Convention, Sports & Entertainment
Facilities Consulting
Chicago, Illinois

FIGURE 4-5
ADJACENT HOTEL ROOMS IN COMPARABLE VENUES
State Competitors
Roches ter Ri vers i de Conventi on Center
Buffalo Niagara Convention Center
Sa ra toga Spri ngs Ci ty Center
Al ba ny Ca pi ta l Conventi on Center
Conference Center Ni a ga ra Fa l l s
Empi re Sta te Pl a za Conventi on Center
Conventi on Center a t Oncenter
Avera ge
Regional Competitors
Wi s cons i n Center
DeVos Pl a ce
Da vi d L. La wrence Conventi on Center
Rhode Is l a nd Conventi on Center
Scoti a ba nk Conventi on Centre
Va l l ey Forge Conventi on Center
Hunti ngton Conventi on Center of Cl evel a nd
Grea ter Ri chmond Conventi on Center
Connecti cut Conventi on Center
Buffalo Niagara Convention Center
Avera ge

805
396
242
203
0
0
0
412
1,210
1,126
616
564
496
485
484
410
409
396
620

Source: Respective Venues

Statewide, the BNCC ranks second in the number of adjacent hotel rooms to the
Rochester which has two connected hotels. The enclosed connection to the Hyatt is
in in need of capital improvements and connects to the back of house space rather
than a pre-function area. On average properties connected to the competitive
regional venues average around 620 guest rooms. Venues in Milwaukee and Grand
Rapids have multiple connected hotel properties.
In addition to connected rooms, the availability of city-wide hotel rooms and several
hotel rooms within a reasonable walking distance to a stand-alone convention
center is a desirable feature for event planners. To better understand the overall
hotel package surrounding the BNCC and its impact on the competitiveness, HVS
investigated the total city-wide hotel rooms and the number of hotel rooms within
walking distance to the venue. The following figures compare these values to the
comparable convention centers.
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FIGURE 4-6
CITY-WIDE HOTEL ROOMS
State Competitors

State Co

Rochester
5,495
Albany
5,108
Niagara Falls
3,965
Buffalo
3,760
Syracuse
2,782
Saratoga Springs
2,087
Regional Competitors
Pittsburgh
Niagara Falls
Richmond
Milw aukee
Cleveland
Grand Rapids
Buffalo
King of Prussia
Providence
Hartford

Regional C

14,198
13,560
9,953
9,068
7,603
6,747
3,760
2,603
2,476
1,900
Source: STR
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FIGURE 4-7
HOTEL ROOMS WITHIN ONE-HALF MILE OF COMPARABLE VENUES
State Competitors

State C

Niagara Falls
1,876
Rochester
1,126
Buffalo
1,026
Albany
588
Saratoga Springs
444
Syracuse
368
Regional Competitors
Niagara Falls
Milw aukee
Cleveland
Pittsburgh
Grand Rapids
Providence
Buffalo
Richmond
King of Prussia
Hartford
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Regiona

2,673
2,198
2,160
1,673
1,342
1,209
1,026
660
483
409
Source: STR
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When compared to its in-state competitors, Buffalo’s city-wide hotel inventory falls
below several competing cities in western and central New York. The concentration
of hotels in downtown Buffalo provides over 1,000 rooms within walking distance
of the BNCC which compares favorably with state competitors. Several of Buffalo’s
regional competitors have significantly more city-wide hotel rooms and offer more
rooms proximate to their convention centers.
Section 8 of this report provides an in-depth analysis of the Buffalo hotel market and
discusses the potential for additional hotel supply.
Exhibition Space Ratios

Since many events require exhibit, ballroom, and meeting spaces, these spaces must
be appropriately proportioned to support one another. A venue with a large exhibit
hall may still lose an event if it does not have the banquet or meeting space
necessary for the event. To assess the relative sizes of convention center function
spaces, we applied a ratio of meeting and ballroom space to exhibition space for
each comparable convention venue. The results are presented in the figure below
FIGURE 4-8
RATIO OF BALLROOM + MEETING SPACE TO EXHIBIT SPACE
Venue
State Competitors
Conference Center Ni a ga ra Fa l l s
Buffa l o Ni a ga ra Conventi on Center
Empi re Sta te Pl a za Conventi on Center
Sa ra toga Spri ngs Ci ty Center
Roches ter Ri vers i de Conventi on Center
Al ba ny Ca pi ta l Conventi on Center
Conventi on Center a t Oncenter
Average
Minimum
Maximum
Regional Competitors
Scoti a ba nk Conventi on Centre
Buffa l o Ni a ga ra Conventi on Center
Connecti cut Conventi on Center
DeVos Pl a ce
Grea ter Ri chmond Conventi on Center
Hunti ngton Conventi on Center of Cl evel a nd
Wi s cons i n Center
Da vi d L. La wrence Conventi on Center
Rhode Is l a nd Conventi on Center
Average
Minimum
Maximum

Ballroom
Ratio

Meeting
Room Ratio

Total
Function
Space Ratio

32.6%
19.2%
0.0%
0.0%
20.4%
0.0%
22.8%
13.6%
0.0%
32.6%

39.8%
40.5%
55.1%
55.0%
26.1%
40.9%
10.5%
38.3%
10.5%
55.1%

72.4%
59.7%
55.1%
55.0%
46.5%
40.9%
33.3%
51.8%
33.3%
72.4%

20.9%
19.2%
28.6%
24.7%
17.1%
19.2%
19.9%
10.6%
20.0%
23.2%
10.6%
51.5%

147.9%
40.5%
16.5%
19.8%
26.6%
22.2%
21.0%
24.6%
14.0%
34.8%
14.0%
147.9%

168.8%
59.7%
45.0%
44.4%
43.7%
41.4%
40.9%
35.1%
34.0%
57.9%
34.0%
168.8%

Sources: Respective Venues & HVS
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As the industry moves towards large, flexible multipurpose ballrooms, newer and
reconfigured venues are producing higher meeting and ballroom 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. The newest convention venues throughout North America,
including Oklahoma City and San Antonio, are trending towards function space
ratios around 50%.
Market Population and
Income

Local area population data can provide evidence of a community’s overall economic
size and ability to support public services and visitor amenities for convention
center users. Because most convention centers primarily target out-of-town users,
local area population figures rarely have a direct correlation with overall demand
potential. However, population and income data can provide a basis for
understanding a community’s ability to support and sustain a convention center, the
surrounding neighborhood and market. Additionally, population can determine the
demand potential for certain types of events such as locally generated meetings,
banquets, religious events, graduation ceremonies, and consumer shows. The
following figures present metropolitan population and median household income
data for the markets surrounding the two competitive venue sets.
Since King of Prussia, Pennsylvania is part of the Philadelphia metropolitan area, we
have excluded it from the following analyses. We provide data for Canadian
destinations where available.
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FIGURE 4-9
METRO POPULATION OF COMPARABLE MARKETS
State Competitors
Buffalo
Niagara Falls
Rochester
Albany
Saratoga Springs
Syracuse

1,141,001
1,141,001
1,093,227
903,602
903,602
671,904
Regional Competitors

R

Pittsburgh
2,378,076
Cleveland
2,071,101
Providence
1,629,461
Milw aukee
1,574,825
Richmond
1,293,876
Hartford
1,227,657
Buffalo
1,141,001
Grand Rapids
1,058,079
Niagara Falls, ON
406,074
Sources: Esri, Statistics Canada
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FIGURE 4-10
MEDIAN HOUSEHOLD INCOME OF COMPARABLE MARKETS
State Competitors
Albany
Saratoga Springs
Rochester
Syracuse
Buffalo
Niagara Falls

State

62,936
62,936
54,875
53,892
51,505
51,505
Regional Competitors

Regio

Hartford
Niagara Falls, ON *
Richmond
Providence
Milw aukee
Pittsburgh
Grand Rapids
Cleveland
Buffalo

70,511
64,686
60,462
57,793
57,345
54,129
54,011
52,902
51,505
Sources: Esri, Statistics Canada
* $Canadian, after tax

So

The Buffalo-Niagara MSA has the largest population compared to in-state venues
and is slightly below average among regional competitors. Median household
income in the Buffalo-Niagara is the lowest among both competitive sets.
Corporate Comparison
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The density and breadth of a city’s corporate base indicates demand potential in the
meetings industry. Businesses generate demand for conventions, conferences,
training, and other industry-specific events. The following figures demonstrate how
the market area compares with the competitive markets with respect to the total
number of business establishments.
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FIGURE 4-11
NUMBER OF BUSINESS ESTABLISHMENTS IN COMPETITIVE MARKETS
State Competitors
Rochester
Buffalo
Niagara Falls
Albany
Saratoga Springs
Syracuse

State Co

39,425
36,273
36,273
32,175
32,175
24,308

Regional Competitors
Pittsburgh
Cleveland
Providence
Milw aukee
Hartford
Richmond
Buffalo
Grand Rapids
Niagara Falls, ON

Regional

90,134
72,874
61,548
54,210
49,955
44,494
36,273
36,247
na
Sources: Esri

Sou

Roughly following population, Buffalo has a greater number of business
establishments than most New York competitors. The breadth of businesses in
Buffalo is well below several of its regional competitors.
Air Service Capacity
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Transportation links, including airports, play a critical role in the success of
convention centers that target regional and national user groups. As one of the best
indicators of an airport’s ability to enhance a convention center’s draw, air service
capacity, generally measured as total annual passenger volume, indicates the
relative convenience of a destination. The following figure presents 2016 passenger
traffic data for the primary airports serving the competitive sets
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FIGURE 4-12
AIR SERVICE AT PRIMARY AIRPORTS IN COMPETITIVE MARKETS
State Competitors
Buffalo
Niagara Falls
Albany
Saratoga Springs
Rochester
Syracuse

Buffalo Niagara International Airport
Buffalo Niagara International Airport
Albany International Airport
Albany International Airport
Greater Rochester International Airport
Syracuse Hancock International Airport

4,618,748
4,618,748
2,818,013
2,818,013
2,392,138
2,004,066

Regional Competitors
Pittsburgh
Cleveland
Milw aukee
Hartford
Buffalo
Niagara Falls
Providence
Richmond
Grand Rapids

Pittsburgh International Airport
Cleveland Hopkins International Airport
General Mitchell International Airport
Bradley International Airport
Buffalo Niagara International Airport
Buffalo Niagara International Airport
T.F. Green Airport
Richmond International Airport
Gerald R. Ford International Airport
Sources: Respective Airports

8,309,754
7,790,637
6,757,357
6,060,943
4,618,748
4,618,748
3,653,029
3,559,052
2,653,630

The passenger counts at Buffalo Niagara International Airport, which serves the
Buffalo MSA, indicate a moderate, but below average level of capacity for out-ofstate travel. Buffalo’s higher passenger volume suggests easier access from a greater
number of destinations than in-state competitors.
Travel Cost Assessment
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Travel costs associated with attending a convention center event can contribute to
a facility’s overall ability to attract delegates, exhibitors, and attendees. High travel
costs can become a deterrent for certain types of groups in a facility’s potential
market whereas low travel costs can be a competitive advantage in attractive
certain price-sensitive groups. The following figure compares the Corporate Travel
Index (“CTI”) of the comparable markets. The CTI sums the average costs of three
primary travel expense categories, hotel accommodations, meals, and car rentals.
CTI data is only available for medium and large metropolitan markets. Data for
individual cities within these markets is not reported.
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FIGURE 4-13
CORPORATE TRAVEL INDEX (2017)
State Competitors
Albany
Saratoga Springs
Buffalo
Niagara Falls
Syracuse
Rochester

State C

312
312
308
308
296
271

Regional Competitors

Regiona

Hartford
384
Providence
345
Cleveland
333
Pittsburgh
322
Buffalo
308
Milw aukee
308
Grand Rapids
299
Richmond
288
Niagara Falls, ON
na
Source: Corporate Travel Index

Sou

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, SMERFE conventions, sports
competitions, and government meetings. Among in-state competitors, travel costs
are around average.
Destination Marketing
Budget

July 6, 2018

A local convention and visitor’s bureau (“CVB”) is typically responsible for
marketing a destination to all visitors, including leisure travelers and groups
looking to host events at a market’s venues. The primary purpose of a CVB is to
generate economic benefit to a community through visitor expenditures. Visitor
spending generates tax revenues and jobs in the local economy. A community’s
hospitality and tourism sector is often a driving force in the local economy. The
primary mission of a CVB is to represent the local hospitality and tourism industries
to potential travelers. While the role of a CVB and related organizations vary from
one city to the next, CVBs typically undertake several related sales, marketing, and
support functions, including the following.
•

Coordinate the efforts of a diverse group of stakeholders, including local
government, businesses, hospitality, and industry associations, to attract
visitors to a community,

•

Develop a destination image and communicate that image to target markets,
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•

Serve as the primary sales organization for large group events which generate
overnight stays in a community,

•

Implement programs and provide visitor services that enhance the quality of a
visitor’s experience in the community (e.g. housing services for convention
attendees),

•

Sponsor or organize athletic, entertainment, or cultural events,

•

Initiate and provide guidance on tourism infrastructure and its development,
and

•

Provide data and research to community stakeholders to assess and improve
the effectiveness and profitability of the tourism industry.

In larger cities or in popular tourism destinations, these functions may be shared
among tourism agencies, convention bureaus, chambers of commerce, and other
cultural affairs institutions. VBN provides most of these services for Buffalo, Niagara
Falls, and surrounding communities.
According to industry sources, on average, CVBs derive approximately 85 percent
of their budgets from public sources. Most independent CVBs receive the majority
of their funding through a legislatively designated distribution of lodging tax
revenues. In some instances, portions of auto rental and restaurant tax collections
supplement lodging tax revenues. The principle behind this arrangement is typically
an attempt to coordinate those who benefit from lodging taxes with those who pay
them. In the case of a CVB, the primary beneficiaries of the organization’s efforts are
generally hotels, and to a lesser extent, restaurants, retail stores, visitor attractions,
service providers, and car rental companies. For this reason, hotel taxes (and
sometimes restaurant taxes and car rental taxes) are among the most common
sources of funding for these organizations in the U.S. Supplemental funding can
include private sources in the form of membership fees, services fees, advertising
revenues, and event revenues.
The following figure presents the annual operating budgets for CVBs in the
comparable in-state and regional markets.
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FIGURE 4-14
DESTINATION MARKETING BUDGETS ($MILLIONS)
State Competitors
Niagara Falls
Buffalo
Rochester
Albany
Saratoga Springs
Syracuse

State Com

4.2
4.1
3.8
1.9
1.5
1.5

Regional Competitors

Regional C

Cleveland
15.4
Pittsburgh
11.1
Milw aukee
9.0
Richmond
5.8
Grand Rapids
5.3
Niagara Falls
4.2
Buffalo
4.1
Providence
3.6
Niagara Falls, ON
na
Source: Respective CVBs

Sourc

Responsible for marketing a major tourism destination, VBN’s budget is greater
than all but one in-state market, and the Niagara Falls CVB focuses on marketing the
largest waterfall in North America. When compared to regional competitors, VBN’s
budget is among the lowest and below several smaller markets.
Conclusions and
Implications for Buffalo

When analyzed in the context of the overall market characteristics presented in
Section 2 of this report, a study of competitive cities and venues indicates the
appropriate building program for a renovated or redeveloped BNCC. When
compared to regional markets, the BNCC’s event function spaces are below average
in size and offer less flexibility to event planners. As discussed in the Appendix C to
the report, the condition of the BNCC is poor and substantial reinvestment will be
needed to keep the building in adequate condition. The current site and building
constraints do not allow for meaningful improvements to the BNCC.
HVS concludes that Buffalo’s strong economy and corporate base for attracting
demand warrant the development of expanded event space. The comparable
analysis presented in this section suggests that Buffalo’s overall market size and
demographics reflect a mid-sized market with a slightly below average demand
potential compared to the regional markets with which it will compete for group
meetings business. HVS recommends that the amount of event space at the
proposed convention center resemble those venues at the smaller end of the
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comparable sets and that the building program take advantage of cross utilization
of event spaces. For example, divisible exhibit and ballroom space could serve
multiple purposes as banquet space, meeting rooms, and exhibit space depending
on event needs. The expanded or redeveloped BNCC should attract an above
average number of events in New York.
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5. Survey Findings
Survey Overview

HVS designed and conducted a survey of event planners to provide a basis for
building program and other recommendations. The survey also provided an
indication of event planner interest locating events in Buffalo, which is useful in
assessing the potential demand for an expanded BNCC.
HVS collected contact information event planners from the BNCC and VBN. HVS
successfully sent emails to 4,598 of the event planners on this list. The email
introduced the purpose of the survey and provided a link to the web-based survey.
There were 396 responses for an overall response rate of 9%. The true response
rate is unknown because spam filters may have blocked a significant number of
emails.
The following summary of responses highlights key results.

Survey Respondents

To indicate whether this group of respondents fairly represents a cross-section of
the meetings industry, HVS collected data on the type of organization they represent
and the types of events they plan. Survey respondents represent 38 states and
provinces with around 50% residing in the state of New York. Other wellrepresented states of origin are Virginia, Pennsylvania, California, Ohio, Michigan,
and Washington DC.
To understand the types of organizations responding to the survey, HVS asked
respondents to describe the organizations they represent. Respondents may
represent more than one type of organization, as shown in the figure below.
FIGURE 5-1
RESPONDING ORGANIZATION BY TYPE
As s oci a ti on
Educa ti on
Corpora te
Other
Mi l i ta ry
Government
Rel i gi ous
Soci a l
Fra terna l
Enterta i nment
Exhi bi ti on Compa ny
Sports
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40%
17%
15%
15%
13%
11%
7%
6%
6%
4%
2%
2%
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Event planners representing associations make up 40% of the sample, followed by
those representing educational institutions and corporations. SMERF (social,
military, educational, religious and fraternal) events make up in total 49% with
education being the highest of these at 17%. The sample obtained through this
survey appears to reflect a broad cross-section of event planners that are typical of
the make-up of the regional meetings industry.
HVS asked event planners to identify the all the types of events they plan.
FIGURE 5-2
TYPES OF EVENTS PLANNED
Meeti ng
Conference
Ba nquet
Tra i ni ng/Works hop
Conventi on
Tra de Show
Other
Enterta i nment s how/event
Sports -rel a ted events a nd competi ti on
Cons umer Show

63%
56%
45%
43%
38%
23%
17%
17%
10%
4%

Meeting planners organize a wide variety of event types. Planners cited conferences,
meetings, and banquets most often. A lower percentage of event planners plan
conventions, trade shows and entertainment events.
Past Events

HVS asked event planners if they had planned an event at the BNCC during the past
five years. See the figure below.
FIGURE 5-3
EVENT HELD DURING PAST 5 YEARS
Yes

No

56%

44%

Over half of the respondents had held an event at the BNCC during the past five
years. For those planners who responded “yes” to the above question, HVS asked
them to identify the primary event venue and the hotels that participated in their
hotel room block.
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FIGURE 5-4
PRIMARY EVENT VENUE
Buffa l o Ni a ga ra Conventi on Center
Other
Hya tt Regency Hotel
Ada m's Ma rk

35%
31%
19%
15%

Over one-third of event planners had used the BNCC for their event. Other event
venues include the Millennium Hotel, the HARBORCENTER, and other hotels and
restaurants.
FIGURE 5-5
HOTELS IN ROOM BLOCK
Hya tt Regency Buffa l o
My event di d not requi re a hotel room bl ock
Ada m’s Ma rk
Other
Emba s s y Sui tes Buffa l o
Buffa l o Ma rri ott HARBORCENTER
Ha mpton Inn & Sui tes Downtown Buffa l o
Courtya rd by Ma rri ott Buffa l o
Hotel a t the La fa yette
Hi l ton Ga rden Inn Buffa l o Downtown
The Wes ti n Buffa l o
Hol i da y Inn Expres s & Sui tes Buffa l o Downtown

26%
13%
13%
12%
10%
6%
5%
4%
4%
3%
3%
2%

For those events requiring lodging, respondents most frequently mentioned the
Hyatt Regency Buffalo. Other popular hotels include the Adam’s Mark and the
Embassy Suites. Around 13% of respondents do not require room blocks for their
events.
HVS also asked event planners who had hosted an event at the BNCC to rate their
satisfaction with the venue’s event space, service, and other surrounding amenities.
In the following figure, a score of five indicates fully satisfied, and a score of one
indicates extremely dissatisfied with their experience at the BNCC.
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FIGURE 5-6
PLANNERS SATISFACTION WITH BNCC EVENTS
Cos t of meeti ng s pa ce
Overa l l food & bevera ge s ervi ce
Exhi bi t ha l l s i ze
Securi ty a nd s a fety
Cos t of hotel rooms
Loca ti on of hotel rooms
Ba l l room s i ze
Sui ta bi l i ty of hotel room bl ock
Number of brea kout meeti ng rooms
Audi o/vi s ua l technol ogy
Nei ghborhood di ni ng a meni ti es
Qua l i ty of hotel rooms
Qua l i ty of meeti ng s pa ce
Publ i c tra ns porta ti on
Overa l l nei ghborhood a ppea l
Pa rki ng fa ci l i ti es
Nei ghborhood reta i l a meni ti es

4.43
4.42
4.31
4.19
4.08
4.08
4.07
4.02
4.02
3.94
3.87
3.82
3.74
3.58
3.42
3.10
2.84

Most planners who have hosted at the BNCC have been satisfied with the cost of
meeting space and the food and beverage service. Exhibit hall size and the quality
and suitability of hotel rooms also received high marks. Planners were less satisfied
with the neighborhood amenities, parking, and the quality of meeting spaces at the
BNCC
In unaided answers to questions, planners who have not held an event at the BNCC
stated their reasons for not doing so. HVS classified their answers into the categories
shown in the figure below.
FIGURE 5-7
REASONS FOR NOT HOSTING EVENT AT BNCC
Geogra phy, l oca ti on
La ck of des ti na ti on a ppea l , no cl i ent i nteres t
La ck of l oca l s upport
Venue i na dequa te/una va i l a bl e
Hotel rooms i na dequa te
La ck of knowl edge a bout des ti na ti on
Budget concerns , too expens i ve
Tra vel to des ti na ti on
Wea ther
Ci ty/ma rket too s ma l l
La ck of bus i nes s purpos e
Pa rki ng i s s ues
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When explaining why they have not hosted at the BNCC, event planners cite
geography (23%) and lack of destination appeal (20%), most often as the primary
reasons. Approximately one-quarter of planners have not hosted in Buffalo due to
an inadequate venue or hotel package.
HVS asked all event planners to identify up to five other facilities and cities in which
they have recently held events. Respondents noted a variety of hotels, convention
centers, and other venues. The following table shows the percentage of venue use
by type.
FIGURE 5-8
VENUES BY TYPE
Hotels & Resorts
72%

Convention/ Conference Museums, PA Centers,
Centers
University & Other
17%

11%

Hotels and resorts make up the majority (72%) of all other venues in which event
planners have booked events. Stand-alone convention and conference centers
makes up another 17%. Other venues include sports venues, restaurants, and
corporate offices.
Planners reported hosting events in over 170 cities across North America. The
following figures show the most popular cities and states in which event planners
most frequently place events.
FIGURE 5-9
OTHER VENUES BY STATE
New York
Pennsylvania
Texas
Florida
Missouri
Georgia
Illinois
Ohio
Nevada
Louisiana
Michigan
Massachusetts

62%
14%
14%
14%
11%
9%
8%
7%
7%
7%
5%
4%

FIGURE 5-10
OTHER VENUES BY CITY
Ni a ga ra Fa l l s
Wa s hi ngton DC
Sa ra toga
Sa n Di ego
Roches ter
New York
Al ba ny
Atl a nta
Syra cus e
Chi ca go
Portl a nd
Na s hvi l l e

6.3%
6.0%
5.7%
5.7%
5.7%
5.2%
5.2%
5.2%
5.2%
4.9%
4.9%
4.6%

The most frequently mentioned states include New York, Pennsylvania, Texas, and
Florida. The most popular cities include Niagara Falls, Washington DC, Saratoga
Springs, San Diego, and Rochester.
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Meeting Planner
Perceptions

HVS asked event planners to identify the three best markets for planning their
events from a competitive set of cities in the region. The following figure ranks the
destinations by event planner preference for those who hold national or regional
events.
FIGURE 5-11
TOP DESTINATIONS IN THE NORTHEAST REGION
(NON-LOCAL EVENTS)
Buffa l o
Pi tts burgh
Cl evel a nd
Mi l wa ukee
Ni a ga ra Fa l l s (New York)
Provi dence
Ri chmond
Ni a ga ra Fa l l s (Ca na da )
Va l l ey Forge
Gra nd Ra pi ds
Sa ra toga
Roches ter (New York)
Syra cus e
Al ba ny
Ha rtford

45%
40%
27%
26%
25%
17%
17%
13%
13%
12%
8%
7%
7%
6%
5%

Almost 50% of planners cite Buffalo as a top destination. Outside of the BuffaloNiagara metro area, top destinations include Pittsburgh, Cleveland, and Milwaukee.
Before responding to a series of questions regarding their perception of Buffalo and
the BNCC as a group event location, HVS asked meeting planners to identify their
level of knowledge about the destination.
FIGURE 5-12
KNOWLEDGE OF BUFFALO AS AN EVENT DESTINATION
Somewha t knowl edgea bl e
Very knowl edgea bl e
Not very knowl edgea bl e
Not knowl edgea bl e a t a l l

38%
32%
16%
13%

Nearly 70% of survey respondents report that they are at least somewhat
knowledgeable of Buffalo and the BNCC. The remaining 30% event planners claim
to have little or no knowledge of Buffalo as an event destination.
HVS asked meeting planners identify Buffalo’s main strengths and weaknesses as
an event destination. We classified their unaided responses as shown in the
following figures.
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FIGURE 5-13
STRENGTHS AS AN EVENT DESTINATION
Downtown, res ta ura nts , ni ghtl i fe
Loca ti on, ea s y a cces s
Qua l i ty s ervi ce, BNCC s ta ff
Attra cti ons , Ni a ga ra Fa l l s
Si ze of conventi on center
Proxi mi ty/s el ecti on of hotel s
Low cos t, good va l ue
BNCC food s ervi ce
Wa l ka bi l i ty, compa ct ci ty
Pa rki ng a va i l a bi l i ty

37%
31%
23%
21%
18%
17%
11%
11%
11%
3%

Buffalo’s downtown and easy access were cited most often by event planners.
Quality service, the BNCC staff, and food service also received several mentions.
Other enjoy the proximity to Niagara Falls and other attractions in the area.
FIGURE 5-14
WEAKNESSES AS AN EVENT DESTINATION
Outda ted venue, technol ogy, s pa ces
Pa rki ng
Nei ghborhood, l a ck of a meni ti es , uns a fe
Di ffi cul t a cces s , poor a i rl i ft
La ck of a ppropri a te hotel pa cka ge
Wea ther
La ck of des ti na ti on a ppea l , percepti on
Hi gh cos t of renta l s , hotel s
Geogra phi c l oca ti on
La ck of hotel meeti ng s pa ce

38%
26%
23%
18%
15%
11%
11%
8%
7%
3%

Nearly 40% of event planners mentioned the outdated BNCC as Buffalo’s primary
weakness as an event destination. A lack of adequate parking also received several
mentions. While several noted Buffalo’s resurging downtown as a strength, over
20% perceive the neighborhood around the convention center as having an unsafe
environment and lacking in the desired amenties.
HVS asked survey respondents to identify their five most important criteria when
selecting an event destination. The following figures present the percentage of
survey respondents who indicated their top five selection criteria. We split the
responses into local and non-local events based on the origins of their attendees.
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FIGURE 5-15
PERCENTAGE OF PLANNERS WHO CONSIDER CRITERIA IMPORTANT
(NON-LOCAL)
Ava i l a bi l i ty of hotel rooms
Ava i l a bi l i ty of a i r tra vel
Pri ce of fa ci l i ty renta l s
Ava i l a bi l i ty of fa ci l i ty event s pa ce
Di ni ng, reta i l & enterta i nment opti ons
Abi l i ty to a ttra ct a ttendees
Cl ea nl i nes s
Overa l l l evel of des ti na ti on a ppea l
Proxi mi ty of hotel s to event s pa ces
Qua l i ty of hotel rooms
Ava i l a bi l i ty of conveni ent nea rby pa rki ng
Recrea ti on, touri s m & cul tura l a cti vi ti es
Pri ce of hotel rooms
Conveni ence for dri ve-i n vi s i tors
Geogra phi c l oca ti on wi thi n s ta te
Sa fety
Adequa te technol ogy s ervi ces
Green bui l di ng a nd conferenci ng pra cti ces

57%
39%
37%
35%
34%
29%
23%
20%
20%
19%
16%
16%
14%
13%
10%
8%
5%
2%

PERCENTAGE OF PLANNERS WHO CONSIDER CRITERIA IMPORTANT
(LOCAL)
Ava i l a bi l i ty of fa ci l i ty event s pa ce
Pri ce of fa ci l i ty renta l s
Ava i l a bi l i ty of conveni ent nea rby pa rki ng
Abi l i ty to a ttra ct a ttendees
Cl ea nl i nes s
Geogra phi c l oca ti on wi thi n s ta te
Ava i l a bi l i ty of hotel rooms
Conveni ence for dri ve-i n vi s i tors
Overa l l l evel of des ti na ti on a ppea l
Di ni ng, reta i l & enterta i nment opti ons
Sa fety
Adequa te technol ogy s ervi ces
Proxi mi ty of hotel s to event s pa ces
Qua l i ty of hotel rooms
Recrea ti on, touri s m & cul tura l a cti vi ti es
Ava i l a bi l i ty of a i r tra vel
Green bui l di ng a nd conferenci ng pra cti ces
Pri ce of hotel rooms

71%
59%
45%
41%
34%
28%
26%
24%
23%
16%
16%
13%
13%
9%
6%
2%
1%
0%

Most event planners for both local and non-local events cited the price and
availability of event space and hotel rooms as the most important criteria when
selecting an event location. The ability to attract attendees and neighboring
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amenities also receive several mentions. One-quarter of event planners identified
convenient parking as a priority. Since many respondents plan local events, less
than 20% consider proximity of hotel rooms to event space as one of their top five
criteria. The importance of this criteria increases for events requiring significant
room blocks in the market.
HVS then asked event planners to rate Buffalo on these same criteria on a 1 to 5
scale, where a rating of five means excellent and a rating of one means poor. See the
figures below.
FIGURE 5-16
NET SCORE OF BUFFALO ON SELECTION CRITERIA
(NON-LOCAL)
Recrea ti on, touri s m & cul tura l a cti vi ti es
Conveni ence for dri ve-i n vi s i tors
Cl ea nl i nes s
Di ni ng, reta i l & enterta i nment opti ons
Pri ce of fa ci l i ty renta l s
Proxi mi ty of hotel s to event s pa ces
Ava i l a bi l i ty of hotel rooms
Pri ce of hotel rooms
Green bui l di ng a nd conferenci ng pra cti ces
Qua l i ty of hotel rooms
Ava i l a bi l i ty of fa ci l i ty event s pa ce
Overa l l l evel of des ti na ti on a ppea l
Geogra phi c l oca ti on wi thi n s ta te
Ava i l a bi l i ty of a i r tra vel
Sa fety
Adequa te technol ogy s ervi ces
Abi l i ty to a ttra ct a ttendees
Ava i l a bi l i ty of conveni ent nea rby pa rki ng
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4.32
4.12
4.03
3.93
3.84
3.83
3.78
3.75
3.67
3.67
3.66
3.62
3.62
3.58
3.27
3.25
3.22
3.10
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NET SCORE OF BUFFALO ON SELECTION CRITERIA
(LOCAL)
Green bui l di ng a nd conferenci ng pra cti ces
Cl ea nl i nes s
Di ni ng, reta i l & enterta i nment opti ons
Qua l i ty of hotel rooms
Sa fety
Ava i l a bi l i ty of fa ci l i ty event s pa ce
Adequa te technol ogy s ervi ces
Ava i l a bi l i ty of hotel rooms
Pri ce of hotel rooms
Abi l i ty to a ttra ct a ttendees
Pri ce of fa ci l i ty renta l s
Proxi mi ty of hotel s to event s pa ces
Recrea ti on, touri s m & cul tura l a cti vi ti es
Geogra phi c l oca ti on wi thi n s ta te
Overa l l l evel of des ti na ti on a ppea l
Conveni ence for dri ve-i n vi s i tors
Ava i l a bi l i ty of conveni ent nea rby pa rki ng
Ava i l a bi l i ty of a i r tra vel

5.00
4.42
4.30
4.29
4.27
4.22
4.11
3.95
3.84
3.83
3.78
3.73
3.60
3.48
3.47
3.45
3.15
2.50

Buffalo received average ratings for the relatively important criteria of availability
and price of event space. It ranks high on other criteria, such as cleanliness and
recreation activities. However, these criteria are less important to event planners,
and therefore, do not create a significant advantage for the destination. Buffalo
received low ratings on air travel, ability to attract attendees, and parking.
To understand the relative impact of these perceptions, HVS weighted each net
score by its importance. This weighting enables us to combine how the BNCC scores
in each criterion and how important each category is to event planners.
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FIGURE 5-17
WEIGHTED IMPACT OF SELECTION CRITERIA
(NON-LOCAL)
Ava i l a bi l i ty of hotel rooms
Pri ce of fa ci l i ty renta l s
Ava i l a bi l i ty of a i r tra vel
Di ni ng, reta i l & enterta i nment opti ons
Ava i l a bi l i ty of fa ci l i ty event s pa ce
Cl ea nl i nes s
Abi l i ty to a ttra ct a ttendees
Proxi mi ty of hotel s to event s pa ces
Overa l l l evel of des ti na ti on a ppea l
Qua l i ty of hotel rooms
Recrea ti on, touri s m & cul tura l a cti vi ti es
Conveni ence for dri ve-i n vi s i tors
Pri ce of hotel rooms
Ava i l a bi l i ty of conveni ent nea rby pa rki ng
Geogra phi c l oca ti on wi thi n s ta te
Sa fety
Adequa te technol ogy s ervi ces
Green bui l di ng a nd conferenci ng pra cti ces

2.14
1.42
1.41
1.32
1.29
0.93
0.93
0.78
0.73
0.70
0.70
0.55
0.52
0.50
0.38
0.25
0.15
0.06

WEIGHTED IMPACT OF SELECTION CRITERIA
(LOCAL)
Ava i l a bi l i ty of fa ci l i ty event s pa ce
Pri ce of fa ci l i ty renta l s
Abi l i ty to a ttra ct a ttendees
Cl ea nl i nes s
Ava i l a bi l i ty of conveni ent nea rby pa rki ng
Ava i l a bi l i ty of hotel rooms
Geogra phi c l oca ti on wi thi n s ta te
Conveni ence for dri ve-i n vi s i tors
Overa l l l evel of des ti na ti on a ppea l
Di ni ng, reta i l & enterta i nment opti ons
Sa fety
Adequa te technol ogy s ervi ces
Proxi mi ty of hotel s to event s pa ces
Qua l i ty of hotel rooms
Recrea ti on, touri s m & cul tura l a cti vi ti es
Green bui l di ng a nd conferenci ng pra cti ces
Ava i l a bi l i ty of a i r tra vel
Pri ce of hotel rooms

2.99
2.24
1.56
1.49
1.43
1.01
0.97
0.84
0.81
0.70
0.70
0.53
0.48
0.40
0.21
0.06
0.06
0.00

In interpreting these results, we assume that high scores make a meaningful
difference in event planner decisions, middle scores marginally affect their
decisions and low scores do not impact their decisions.
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For non-local event planners, hotel room availability is the most influential criterion
when planning an event. The cost of the facility rental and the availability of air
travel are also perceived as influential criteria about the BNCC. Non-local planners
do not think about green building practices or technology services when deciding
where to hold an event.
For local event planners, the availability of event space and the price of the facility
are perceived as the two most influential criteria when selecting a location. They do
not consider green building practices when deciding where to hold an event, but
also do not pay attention to the price of hotel rooms and the availability of air travel.
BNCC Renovation/
Redevelopment

HVS told event planners that Buffalo is considering the renovation or
redevelopment of the BNCC. WE asked respondents how likely they would be to
book an event at the BNC if the facility and hotel package met their event needs. The
following figure presents the results of these responses.
FIGURE 5-18
LIKELIHOOD OF BOOKING EVENTS AT RENOVATED/REDEVELOPED BNCC
Very l i kel y
Somewha t l i kel y
Neutra l
Very unl i kel y
Somewha t unl i kel y

35%
25%
20%
15%
5%

Most event planners (60%) would be very likely or somewhat likely to book an
event at the BNCC. Around 20% of the planners remain neutral, suggesting that
continued marketing efforts are warranted to persuade planners to bring their
events to the venue. Only 5% of planners report that they would be very unlikely to
host an event at the redeveloped BNCC.
The figure below shows the frequency with which event planners would book
events at the BNCC.
FIGURE 5-19
FREQUENCY OF EVENTS WITH BNCC REDEVELOPMENT
Les s often tha n every fi ve yea rs
Once every yea r
Every two to three yea rs
Every four or fi ve yea rs
More often tha n once per yea r

39%
22%
14%
13%
11%

Thirty-nine percent of planners would rotate to Buffalo less often than every five
years. Nearly one-quarter would book an event at least once per year.
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HVS evaluated the suitability of several potential BNCC redevelopment sites
throughout downtown Buffalo. We showed planners, who are familiar with Buffalo,
the following map and asked them to indicate their site preference for the
redeveloped BNCC.
FIGURE 5-20
MAP OF POTENTIAL REDEVELOPMENT SITES

FIGURE 5-21
PREFERRED SITE FOR BNCC REDEVELOPMENT
Centra l Downtown
I don't know / No preference
Ca na l s i de/Ohi o Street
Excha nge/Ba l l pa rk

35%
34%
26%
4%

Around one-third of planners had no opinion on their preference for a BNCC site.
For those planners with a preference, most selected the central downtown option.
Canalside/Ohio Street was selected by around one-quarter of planners.
Event Characteristics
and Facility
Requirements

To determine preferences for events, HVS asked event planners to identify and
describe their most typical or important event. This information included the name
of the event, the type of event, venue needs, approximate attendance, scheduling,
and lodging requirements.
The following figure breaks down the events by type.
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FIGURE 5-22
EVENTS BY TYPE
Conference
Conventi on
Other
Meeti ng
Ba nquet
Tra de Show
Tra i ni ng/Works hop
Enterta i nment s how/event
Cons umer Show
Sports -rel a ted events a nd competi ti on

34%
17%
10%
11%
10%
4%
5%
5%
3%
2%

Around half of the events described by meeting planners are conventions and
conferences. Meetings, banquets, and trade shows make up an additional 25%.
Other events are primarily military reunions.
HVS asked survey participants to identify the scope (geographic origin of attendees)
of their most typical event.
FIGURE 5-23
GEOGRAPHIC ORIGIN OF ATTENDEES
National/
International

Regional (multistate)

Statewide

Local

44%

21%

16%

18%

Events represent a good mix of attendee origins. Over 80% attract non-local
attendees throughout North America.
HVS asked event planners to identify the month and the days of the week in which
the typical event takes place.
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FIGURE 5-24
EVENTS BY MONTH
15%

13%

13%
11%
10%
9%
7%

6%
5%

5%
3%

2%

Events occur throughout the year, with the most active months from April through
October. The fewest event occur from December through March.
FIGURE 5-25
EVENTS BY DAY OF WEEK
Thurs da y
Fri da y
Sa turda y
Wednes da y
Sunda y
Tues da y
Monda y

66%
64%
57%
57%
41%
42%
34%

Events take place throughout the week with most occurring Wednesday through
Saturday. Mondays and Tuesdays have the fewest events.
HVS asked event planners to indicate the level of attendance to their events. Event
attendance levels indicate the quantity and size of function spaces that events
require. HVS calculated the average attendance for each event type reported as
presented in the following figure.
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FIGURE 5-26
AVERAGE ATTENDANCE BY TYPE OF EVENT
Cons umer Show
Conventi on
Enterta i nment s how/event
Tra de Show
Sports -rel a ted events a nd competi ti on
Conference
Meeti ng
Ba nquet
Tra i ni ng/Works hop
Other

9,089
2,708
2,675
2,382
870
633
500
366
323
175

The above figure shows that average attendance levels requirements vary by event
type. Consumer shows have by far the most attendees, followed by entertainment,
trade shows, and coventions. Conferences, meetings, and banquets tend to have
lower attendance.
HVS asked event planners to identify the typical type of venue in which they place
their event.
FIGURE 5-27
TYPE OF VENUE PREFERRED FOR EVENT
Hotel
Conventi on Center
Conference Center
Other
Event Center/Arena
Uni vers i ty Venue
Res ort

42%
31%
14%
6%
3%
2%
2%

Most often, event planners prefer to host events at a hotel (42%). Convention and
conference centers make up another 45% of events. Other venues include
restaurants, fairgrounds, and auditoriums.
To further understand the facility needs of events, we asked planner to identify the
types of functions space required by their event.
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FIGURE 5-28
TYPES OF FUNCTION SPACE REQUIRED FOR EVENT
Meeti ng rooms
Ba l l room
Exhi bi t ha l l
Offs i te recepti on
Pl a za or outdoor a rea
Other
Sports a rena /fl oori ng

82%
77%
51%
24%
16%
10%
5%

Most event require a mix of meeting rooms and ballroom spaces. Just over half of
the events require an exhibit hall. Around one-quarter of the planners noted the
desire to host an offsite reception. Other spaces include hospitality rooms,
auditoriums, sports venues, and dining halls.
HVS asked event planners to identify the specific exhibit space, banquet seating,
general session seating, and meeting room needs for their events. We considers only
those events which require a specific function space. The following figures present
distributions of space requirements for exhibit space, banquet seating, general
session seating, and number of meeting rooms. The current capacity of the BNCC for
each function is indicated on the graphs by an orange line.
FIGURE 5-29
EXHIBIT SPACE NEEDS
300,000

250,000

200,000

150,000

BNCC Capacity - 64,400 SF
100,000

50,000

0
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FIGURE 5-30
BANQUET SEATING REQUIREMENTS
6,000

5,000

BNCC Exhibit Hall
Capacity - 4,000 seats

4,000

3,000

2,000

BNCC Ballroom
Capacity - 900 seats

1,000

0

FIGURE 5-31
GENERAL SESSION SEATING REQUIREMENTS
7,000
6,000

5,000
4,000

3,000

BNCC Exhibit Hall
Capacity - 7,000 seats

BNCC Ballroom
Capacity - 1,400 seats

2,000

1,000
0
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FIGURE 5-32
MEETING ROOM REQUIREMENTS
50

40

BNCC Capacity - 20 meeting rooms
30

20

10

0

The BNCC’s exhibit space can accommodate the exhibition requirements of around
90% of events described in the survey. The BNCC’s ballroom can only accommodate
around 87% of event banquet seating needs. Larger events would require the use of
the exhibit hall. For general session seating, the ballroom can accommodate 85% of
event needs, while all events could be handled by using the exhibit hall. The BNCC
can also accommodate the meeting room needs of around 95% of events. The
BNCC’s capacity may be overstated. Roughly 5% of events require exhibit space
along with banquet and/or general session seating, which precludes the use to the
exhibit hall for larger banquet or fixed seating functions.
Lodging Requirements

HVS asked event planners to indicate the peak room night needs for their events.
HVS calculated the average peak room nights for each event type reported as
presented in the following figure.
FIGURE 5-33
PEAK ROOM BLOCK BY TYPE OF EVENT
Convention
Conference
Trade Show
Cons umer Show
Training/Works hop
Other
Meeting
Sports -related events and competition
Banquet
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543
236
195
179
173
113
88
73
31
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Despite having a lower average attendance, conventions and conferences attract a
greater number of attendees that require lodging and have relatively higher peak
room night requirements. Conventions have an average peak room night
requirement of around 540 rooms. The average convention attendance is around
2,700, suggesting a high percentage of local and day trip attendees.
HVS asked event planners to assess the importance of hotel rooms that are within
walking distance of the primary event venue. The following figure identifies the
responses for those events with a peak room night requirement of at least 100
rooms.
FIGURE 5-34
IMPORTANCE OF NEARBY HOTELS
Yes, it is an
absolute
requirement.

It is preferred but
not necessary.

No, it is not
necessary.

79%

16%

4%

An overwhelming majority of planners (79%) consider hotel rooms to be within
walking distance to the event venue an absolute necessity for their events. Only 4%
of respondents report the proximate hotels are not necessary for their events.
HVS asked event planners to identify the hotel service level and hotel chain scale
they prefer for their event attendees.
FIGURE 5-35
PREFERRED HOTEL SERVICE LEVEL
Full Service

Select Service

Limited Service

77%

18%

5%

FIGURE 5-36
PREFERRED HOTEL CHAIN SCALE
Upper Mi ds ca l e 55%
Ups ca l e 22%
Mi ds ca l e 17%
Upper Ups ca l e or Luxury 4%
Economy 1%

The majority of planners (77%) prefer a full-service hotel with much fewer
preferring a select service or limited service property. More than half of the planners
(55%) prefer upper midscale brands, including Upscale and midscale brands are
also popular. Few event planners (5%) prefer luxury or economy properties.
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HVS asked event planners to identify their preferred and a maximum number of
hotel properties necessary to accommodate their room block. The following figure
presents the preferred and maximum number of hotel properties that would be
acceptable to event planners with a peak room night requirement of at least 100
rooms.
FIGURE 5-37
PREFERRED NUMBER OF PROPERTIES IN HOTEL ROOM BLOCK
Maximum
More than 10

6 to 10

3 to 5

Preferred

3%
2%

6%
3%

41%
9%

47%

1 to 2

86%

A majority of event planners (86%) would prefer one or two properties in their
room block, while around 95% would prefer up to five hotel properties. When asked
to indicate the maximum number of properties, a much larger percentage of event
planners would accept three to five properties in their room block. Less than 10%
of planners would accept more than five properties.
Event Infrastructure
Needs

To further evaluate the specific meeting infrastructure needs in Buffalo, HVS asked
event planners whether they had ever wanted to host an event at the BNCC but did
not due to insufficient event infrastructure. Approximately 18% of survey
respondents reported that they had been unable to host an event at the BNCC for
this reason. HVS asked them to specify all reasons they have encountered.
FIGURE 5-38
REASONS FOR NOT BOOKING DUE TO EVENT INFRASTRUCTURE
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Dates unavailable
at venue

Insufficient
function space

Insufficient hotel
package

57%

46%

35%
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The majority of planners (57%) indicated that they have been unable book the BNCC
due to unavailable dates at the venue. Over 45% noted an insufficient hotel package
and 35% cited insufficient function space.
For those planners who indicated insufficient venue space, we asked them to
identify the type of space that was lacking. Respondents could cite more than one
type of space.
FIGURE 5-39
TYPE OF SPACE THAT WAS INSUFFICIENT
Meeti ng room s pa ce 11 65%
Exhi bi t s pa ce 10 59%
Sea ti ng ca pa ci ty 7 41%
Ba nquet s pa ce 4 24%

Insufficient meeting rooms and exhibit space were the most often cited reasons for
not hosting at the BNCC. For those planners that indicated an insufficient hotel
package, we asked them to identify the specific reasons.
FIGURE 5-40
REASONS THAT HOTEL PACKAGE WAS INSUFFICIENT
Hotel room rates too high
Available hotel room block too s mall
Hotels do not meet our quality s tandards
Hotel room block s pread over too many properties
Not enough hotel rooms within walking dis tance

46%
38%
31%
23%
15%

High hotel room rates received the most mentions from event planners. Several
others indicated that the available hotel room block was too small or did not meet
quality standards.
Survey Conclusions and
Implications for the
BNCC

July 6, 2018

Survey respondents provide a good sample for evaluating the perception of the
BNCC and downtown Buffalo. The majority plan events for associations,
corporations, and SMERF groups. They represent a variety of entities and plan a
range of meeting and event types and sizes. Key findings and conclusions 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 marks
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
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venues in Niagara Falls and Saratoga Springs, while the most popular out-ofstate convention centers are in Pittsburgh, Cleveland, and Milwaukee.

Customer Satisfaction
Analytics

•

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 good value and enjoy attractions, such as 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.
Seventeen percent of events have banquet or general session seating needs that
exceed the BNCC ballroom’s capacity. Only 5% of events require more than 20
individual meeting rooms.

•

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 in that range from midscale to upscale brands.

•

For planners who have not been able to book an event at the BNCC, nearly 60%
indicate that 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 given the renovation or redevelopment of the BNCC. 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 located
in central downtown Buffalo.

HVS has developed a Customer Satisfaction Analytics Platform which uses various
methods to analyze customer satisfaction reviews on Facebook. Our analysis
correlates star ratings with the natural language used in reviews, revealing the
positive and negative attitudes towards specific events and services provided by the
BNCC. This analysis augments BNCC user interviews and surveys, providing
valuable, unaided real-time feedback from customers.
HVS reviewed BNCC ratings and reviews from May 2013 through December 2017.
This period included 324 ratings and 69 written reviews. The average rating over
this 56-month period was 4.3 out of 5. The following figures present the distribution
of ratings.
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FIGURE 5-41
DISTRIBUTION OF CUSTOMER RATINGS
Rating
5
4
3
2
1

Percent of Total
54%
28%
12%
4%
2%

FIGURE 5-42
AVERAGE CUSTOMER RATINGS BY QUARTER

6.00
5.00
4.00

3.00
2.00
1.00

0.00

With the exception of a dip during the first quarter of 2015, the BNCC has
maintained a consistent average rating between four and five. Beginning in 2014,
Facebook offered the option to include written reviews with numerical ratings. We
analyzed all written reviews and developed following word cloud which identifies
the most popular words used in reviews.
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FIGURE 5-43
CUSTOMER RATINGS WORD CLOUD

Reviewers use several words with positive connotations, including great, awesome,
friendly, and nice. To assess the relative impressions of reviewers, we calculated the
average rating associated with the most popular words as presented below. For this
analysis, we excluded articles and other common adjectives and adverbs.
FIGURE 5-44
MOST POPULAR WORDS
Most Frequent Words (# Times Used)
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Nouns

Verbs

Adjectives/Adverbs

STAFF (19)

THANK (5)

GREAT (18)

TIME (16)
CONVENTION (11)
CENTER (10)
FOOD (10)
EVENT (9)
SERVICE (8)
BUFFALO (8)
EXPERIENCE (7)

RECOMMEND (5)
LOVE (4)
WENT (4)
MADE (4)
GET (4)
CAME (3)
HOLD (3)

NICE (10)
AWESOME (9)
FUN (7)
FRIENDLY (7)
GOOD (6)
HELPFUL (5)
EXCELLENT (5)
CLEAN (5)
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With primarily positive ratings, the word analysis indicates that the highest ratings
are associated with the BNCC’s food and service. Service-related reviews highlight a
friendly and helpful staff and an overall positive food experience.
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6. Building Program Recommendations
The building program recommendations presented herein describe the floor areas
of various types of function spaces as well as other important amenities for the
proposed BNCC expansion). To formulate these recommendations, HVS relied on a
site inspection, a user survey, user interviews, an analysis of meeting space
programming in competitive venues and comparable markets, other market
research, lost business reports provided by the BNCC and VBN, and knowledge of
standard industry practices. This building program should serve as a guide for
subsequent physical planning aimed at providing the desired facility program
elements.
Existing Condition of
the BNCC

Currently, the BNCC offers approximately 103,000 square feet of total function
space. Function spaces include an exhibit hall, ballroom, and meeting rooms. 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
renovation was $8 million in 2010, which included a major renovation of the
kitchen. Other improvements have been made to the exhibit hall, building
technology, and the addition of an electronic marquee at the building’s main
entrance. Ongoing renovations include restroom renovations, power and
communication box installations in the ballroom, and the addition of supplemental
heaters throughout the building.
The following figure presents sizes and capacities of existing function spaces.

July 6, 2018

Building Program Recommendations
Buffalo Niagara Convention Center

6-1

Convention, Sports & Entertainment
Facilities Consulting
Chicago, Illinois

FIGURE 6-1
EXISTING FUNCTION SPACES
Capacities
Event Space

Total Area
(SF)

Theatre

Banquet

Classroom

Exhibit
Booths
(10'x10')
205
352
176
176

Exhibit Hall
North
South

64,410
32,205
32,205

9
7,000
3,500
3,500

17.5
4,500
2,250
2,250

14.5
2,800
1,400
1,400

Ballroom

12,367

1,400

900

800

60

Meeting Rooms
Room 101
Room 102
Room 103
Room 104
Room 105
Room 106
Room 107
Room 108
Room 109
Boa rd Room

13,064
540
812
812
540
7,584
558
812
812
558

1,360
50
80
80
50
750
50
80
80

930
40
60
60
40
540
40
60
60

680
24
48
48
24
392
24
48
48
22

75

Total Meeting Space

26,092

TOTAL FUNCTION SPACE

102,869

Currently, BNCC hosts approximately 150 group events each year. These groups
include corporations and associations, social groups, and civic organizations. The
functions spaces at the BNCC host a variety of event Types, including conventions,
consumer shows, meetings, banquets, and sports competitions.
HVS used several methods to assess the suitability of the BNCC for events,
including a tour of the BNCC with facility management, current client focus groups
and interviews, and the user survey described in Section 5.
Key findings from these efforts include the following.
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•

The size and quality of function spaces are important factors which
influence event planners’ selection process when considering Buffalo and
the BNCC as an event destination.

•

According the survey respondents, the greatest deterrents to event
planners considering Buffalo for an event include the outdated condition of
the BNCC and lack of available parking.
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Facility Program
Recommendations
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•

For surveyed planners who have not been able to book an event at the
BNCC, nearly 60% indicate that the primary reason was unavailability of
the venue.

•

The exhibit hall lacks a dedicated prefunction area on the exhibit level. The
escalators, which allow entry from below, break up 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 also
lacks the ability to divide 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
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. 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 significantly 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 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
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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 elements:
•

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

•

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

A concept planning process was conducted by a qualified architectural team
and determined the best approach to the addition of new space or
renovations of existing space. This planning effort took place during Phase 2 of
the study.
The following figure presents the approximate floor areas of the
recommended BNCC redevelopment/expansion compared to existing function
spaces at the BNCC.
FIGURE 6-2
Recommended
CURRENT VERSUS PROPOSED BNCC

Function Space

Existing BNCC

BNCC

Floor Areas (SF)
Exhi bi t Spa ce

64,410

120,000-150,000

Ba l l room Spa ce

12,367

30,000-40,000

Meeti ng Spa ce

26,092

30,000-45,000

Exhi bi t Spa ce

2

4

Ba l l room Spa ce

1

6

Meeti ng Spa ce

20

40

Divisions

The concept planning work described in Appendix C provides a more precise
estimate of floor areas on each site.

July 6, 2018

Building Program Recommendations
Buffalo Niagara Convention Center

6-4

Convention, Sports & Entertainment
Facilities Consulting
Chicago, Illinois

Ancillary and Support
Spaces
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In addition to the function spaces provided above, the gross floor area included in
the proposed BNCC expansion would include the following elements:
•

Lobby and Pre-function Areas – A well-appointed lobby and prefunction areas should provide event planners areas for greeting and
registration, social gatherings, and well-defined public access to the
multipurpose ballroom and meeting rooms. This space is also
appropriate for stand-alone receptions, meals, and other community
events.

•

Circulation – Circulation space should provide for the movement of
attendees into and through the venue. These areas would include and
hallways, connecting walkways, and bridges as required. Depending on
the concept plan, these areas could also include vertical circulation
(stairwells, elevators, and escalators).

•

Service access – Service corridors should provide non-public access to
the event hall and meeting rooms as well as connection to the facility’s
loading docks, mechanical rooms, and storage.

•

Drop-off zone – The venue should have a well-defined vehicular dropoff area and pedestrian access solely for the uses of event attendees.

•

Loading areas – Service access separate from the drop-off zone, truck
docks, and waste disposal areas necessary to support the venue.

•

Kitchens – A main production kitchen should have the capacity to
serve a single meal of 2,500 guests. Depending of final function space
layouts, additional pantries may also be required.

•

Storage – Adequate and convenient equipment storage is important to
the efficient operation of the facility.

•

Facility Operations – Spaces needed to support the facility’s
administration and physical plant, including HVAC, plumbing, electrical
and fire protection systems.
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7. Demand Analysis
HVS based event demand projections at the BNCC on the following research and
analysis:
•

The building program recommendations presented in Section 6,

•

The conceptual building layouts and designs presented in Appendix C

•

Historical BNCC demand data,

•

An in-depth user survey presented in Section 5,

•

Industry data and trends reports,

•

Key market and economic indicators outlined in Section 2,

•

Comparable venue program and demand data, and

•

Discussions with representatives from the current BNCC management and
VBN.

The site analysis presented in an Appendix A to this report evaluates seven potential
sites for BNCC redevelopment. The analysis identifies two sites that are most
compatible with convention center development. We projected event demand and
attendance for these two potential development site options as detailed below.
1) 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.
2) HSBC Lot Site–a site south of Scott Street, north of Perry Street and between
Washington Street and Michigan Avenue.
The following figures identify the two site locations.
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FIGURE 7-1
EXPANDED BNCC SITE
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FIGURE 7-2
HSBC LOT SITE

Appendix B to this report provides, a detailed analysis of site capacity,
transportation access, and the amenities in the adjacent neighborhoods.
Demand Projections
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In developing the demand projections, HVS assumes that all recommendations
throughout this report are completed by January 1, 2021. HVS estimates that event
demand would stabilize in the fourth year of operation—calendar year 2024.
Demand projections also assume the continued presence of a highly qualified,
professional sales and management team for the BNCC.
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Historical Demand

The BNCC provided HVS with a summary of the venue’s historical event demand for
calendar years 2012 through 2016. This demand data included event description,
use dates, attendance, room nights booked, and rooms utilized. Based on this
information, HVS categorized events into standard event categories that will be
used throughout the remainder of this report. Historical event and attendance levels
fluctuate year to year due to a variety of factors. The following figure presents the
event and attendance history at the BNCC for the past five years.
FIGURE 7-3
SUMMARY OF DEMAND HISTORY
2012

Events
Conventi ons & Tra des hows
Conferences
Cons umer Shows
Meeti ngs
Ba nquets
Sports /Competi ti ons
Other
Total
Attendees
Conventi ons & Tra des hows
Conferences
Cons umer Shows
Meeti ngs
Ba nquets
Sports /Competi ti ons
Other
Total
Occupied Room Nights
Conventi ons & Tra des hows
Conferences
Cons umer Shows
Meeti ngs
Ba nquets
Sports /Competi ti ons
Other
Total

2013

2014

2015

2016

16
10
15
31
66
6
3

19
5
15
26
69
4
8

15
7
20
29
71
5
8

15
9
19
22
78
4
7

20
4
17
30
61
4
5

147

146

155

154

141

17,850
2,664
187,952
7,987
27,907
6,680
2,055

15,685
1,336
209,371
7,719
31,661
7,550
19,730

15,746
2,714
202,977
6,866
35,104
10,919
24,900

16,308
2,327
177,125
5,421
40,930
9,235
27,741

29,326
707
170,741
11,040
38,524
12,298
21,030

253,095

293,052

299,226

279,087

283,666

23,216
2,953
1,555
631
1,245
825
294
30,719

19,018
2,079
1,867
87
467
2,377
252
26,147

21,011
4,299
373
169
434
1,120
333
27,739

22,828
587
509
1,102
478
1,129
519
27,152

Source: BNCC

In recent years, event demand and attendance levels have been relatively stable. The
BNCC currently hosts a variety of events, including conventions, trade shows,
consumer shows, and sporting events that use the facility’s exhibition spaces.
Meeting and banquet demand primarily includes events hosted by local
corporations and civic organizations. Local-based meetings and banquets produce
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the greatest number of events at the BNCC. Consumer shows draw a greater number
of average attendees, thus a higher percentage of annual attendees.
Using the event and room utilization data provided by the BNCC, HVS calculated
occupancy rate for each space during 2016, the most recent complete year of data.
We define occupancy rate as the number of days in use divided by the total potential
use days in a year. The following figure presents the 2016 occupancy rates for each
function space at the BNCC.
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FIGURE 7-4
2016 BNCC ROOM OCCUPANCY
0%

10%

20%

30%

40%

50%

60%

70%

80%

Exhibit Hall North

Exhibit Hall South
Ballroom

Room 101
Room 101A
Room 101B

Room 101C
Room 101D
Room 101E

Room 101F
Room 101G

Room 101H
Room 102
Room 103

Room 104
Room 105

Room 106
Room 106A
Room 106B

Room 106C
Room 106D
Room 107

Room 108
Room 109

Boardroom
Source: BNCC

In 2016, the exhibit hall occupancy rate was just under 70%, while the ballroom had
a 58% occupancy. The BNCC’s meeting spaces are used less frequently, with
occupancy rates ranging from 22% to 51%.
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Demand at the BNCC is highly seasonal as demonstrated in the figure below.
FIGURE 7-5
BNCC 2016 EVENTS AND ATTENDANCE BY MONTH
Number of Events

Attendance

18

140,000

16

120,000

14

Number of Events

10

80,000

8

60,000

6

40,000

4

20,000

2
0

0

Jan

Feb

Mar

Apr

May

Jun

Jul

Aug

Sep

Oct

Nov

Dec

Source: BNCC

Events at the BNCC occur year-round, with less activity during the summer. Two
large consumer shows in February and March account for nearly 40% of the BNCC’s
annual attendance.
Lost Business Analysis
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The BNCC and VBN provided HVS with a summary of lost convention center
business for events occurring from 2009 through 2016. The data includes events
that considered Buffalo and the BNCC but ultimately were not booked in Buffalo for
a variety of reasons. The data identifies over 1,300 events as detailed below.
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FIGURE 7-6
LOST EVENTS BY TYPE
Conventions

45%

Banquets

21%

Meetings

18%

Consumer Shows

6%

Other

5%

Trade Shows

3%

Sports

2%
Sources: BNCC & VBN

FIGURE 7-7
LOST EVENTS BY MONTH
15%

13%

12%

10%
9%

8%

8%

7%
6%
5%

4%

4%

Jan

Feb

Mar

Apr

May

Jun

Jul

Aug

Sep

Oct

Nov

Dec

Source: BNCC & VBN
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Conventions make up nearly half of the lost events. The spring and fall shoulder
seasons have the highest percentage of lost events.
Event planners provided a variety of reasons for not selecting Buffalo for their
events. HVS reviewed the reasons provided in the lost business data and sorted
reasons into six broad categories as presented below.
FIGURE 7-8
PRIMARY REASON FOR LOST EVENTS
Overall destination appeal

37%

Internal reasons

35%

Lack of venue space/availability

14%

Price

6%

Hotel package

Lack of local support/attendance

5%

3%

Event planners indicate that overall destination appeal is the primary reason for not
hosting at the BNCC for approximately 37% of lost events. Ongoing improvements
to downtown Buffalo and its tourism-related amenities and other destination
improvements would improve Buffalo’s potential in the market. Internal reasons,
such as board decisions accounts for another 35% of events. Insufficient function
space and schedule conflicts cause another 14% of lost events. A facility expansion
and other improvements would expand the BNCC’s ability to host these events and
capture additional room nights in the market.
Lost business does not represent the entire universe of events that could come to
Buffalo if it had more convention center capacity. Many event planners do not
currently consider bringing events to the BNCC because of its size and functional
limitations.
Demand Projections
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HVS’s analysis of historical and lost BNCC demand, an analysis of comparable and
competitive venues, and an in-depth user survey suggest that the proposed BNCC
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redevelopment and proposed hotel development should allow Buffalo to expand its
convention and other group business from state, regional, and national associations,
local corporations, and other groups. The 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 hotel supply would
support these additional events’ lodging needs.
In developing demand projections, HVS considered the ongoing improvements to
convention centers and hotel developments in other markets that compete with the
BNCC for regional and national business. Prior to the proposed BNCC
redevelopment and hotel development, we project that event demand for
conventions and large conferences at the BNCC Center would remain consistent as
competing improvements come on line.
We also considered market-related factors that could negatively affect group
demand. Buffalo’s perceived limited appeal as an event destination also impacts its
demand potential. Improvements to the downtown’s dining, retail, and
entertainment amenities have been significant over the past decade and are
ongoing. Development at Canalside makes Buffalo livelier and more inviting to
visitors and improve its overall destination appeal. Other improvements, such as the
reopening of Main Street and light rail improvements will improve the desirability
of the destination.
We calculated the potential generation of room nights by the redeveloped BNCC in
conjunction with adjacent hotel development. These room nights represent the total
room nights generated in the Buffalo area by the operations of the expanded BNCC.
The following figure presents the assumptions used to generate room night
estimates. HVS based room night assumptions on historical BNCC data and other
industry research. The figure includes only those events that generate rooms nights
in the market.
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FIGURE 7-9
ASSUMPTIONS FOR ROOM NIGHTS
Occupied Room Nights Parameters
Percent Lodgers

Event Type

Conventions & Tradeshows
Conferences
Consumer Shows
Meetings
Banquets
Sports/Competitions
Other

Length of Stay

Lodgers per Room

Base
2016

Stabilized
2024

Base
2016

Stabilized
2024

Base
2016

Stabilized
2024

49%
50%
0%
12%
2%
11%
3%

60%
60%
0%
12%
2%
20%
3%

2.0
2.0
2.0
1.0
1.0
2.0
1.0

2.0
1.5
2.0
1.0
1.0
2.0
1.0

1.25
1.25
1.50
1.25
1.50
2.50
1.50

1.25
1.25
1.50
1.25
1.50
2.50
1.50

HVS projects the following demand for the expanded BNCC from historical levels
through stabilized demand. HVS based demand projections on the completion of the
redevelopment in calendar year 2021. We estimate that incremental event demand
would ramp up following the completion and stabilize in 2024. The figure below
breaks out event projections by type of event for the Expanded BNCC site option.
Total attendance figures represent individual event attendees. Attendees may
attend multiple days at a single event.
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FIGURE 7-10
SUMMARY OF DEMAND PROJECTIONS FOR REDEVELOPED BNCC –EXPANDED BNCC SITE

Events
Conventions & Tradeshows
Conferences
Consumer Shows
Meetings
Banquets
Sports/Competitions
Other
Total
Attendees
Conventions & Tradeshows
Conferences
Consumer Shows
Meetings
Banquets
Sports/Competitions
Other
Total
Occupied Room Nights
Conventions & Tradeshows
Conferences
Consumer Shows
Meetings
Banquets
Total

Base Year

Opening

2016

2021

Stabilized
2022

2023

2024

20
4
17
30
61
4
6

23
7
17
38
50
8
6

26
10
18
45
50
9
6

28
13
19
50
50
10
6

30
15
20
60
50
10
6

142

149

164

176

191

29,300
700
170,700
11,000
38,500
12,300
25,200

41,400
1,800
204,000
14,100
37,500
32,000
27,000

46,800
2,500
216,000
16,700
37,500
36,000
27,000

50,400
3,300
228,000
18,500
37,500
40,000
27,000

54,000
3,800
240,000
22,200
37,500
40,000
27,000

287,700

357,800

382,500

404,700

424,500

23,000
600
600
1,100
500
27,400

39,700
1,300
700
1,300
500
49,100

44,900
1,800
700
1,600
500
55,800

48,300
2,300
800
1,800
500
60,600

51,800
2,700
800
2,100
500
64,800

The following figure compares stabilized event demand, attendance, and room night
projections for both redevelopment site options.
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FIGURE 7-11
COMPARISON OF STABILIZED DEMAND PROJECTIONS FOR REDEVELOPED BNCC
Historical
Demand

Expanded

HSBC

BNCC Site

Lot Site

Events
Conventi ons & Tra des hows
Conferences
Cons umer Shows
Meeti ngs
Ba nquets
Sports /Competi ti ons
Other
Total

20
4
17
30
61
4
6
142

30
15
20
60
50
10
6
191

25
12
24
50
55
12
6
184

Attendees
Conventi ons & Tra des hows
Conferences
Cons umer Shows
Meeti ngs
Ba nquets
Sports /Competi ti ons
Other
Total

29,300
700
170,700
11,000
38,500
12,300
25,200
287,700

54,000
3,800
240,000
22,200
37,500
40,000
27,000
424,500

45,000
3,000
288,000
18,500
41,300
48,000
27,000
470,800

Occupied Room Nights
Conventi ons & Tra des hows
Conferences
Cons umer Shows
Meeti ngs
Ba nquets
Sports /Competi ti ons
Other
Total

23,000
600
600
1,100
500
1,100
500
27,400

51,800
2,700
800
2,100
500
6,400
500
64,800

43,200
2,200
1,000
1,800
600
7,700
500
57,000

Due to superior proximity to hotels and other destination amenities, redevelopment
of the BNCC at the existing and adjacent site is more likely to attract events than the
HSBC Lot site. Event planners select destinations rather than buildings. The areas
within walking distance of the BNCC offer more destination appeal than the HSBC
Lot site.
Event Types

HVS classified events in the following categories.
Conventions & Tradeshows—Conventions require a combination of exhibition,
banquet, and meeting space. The source of conventions would be primarily state
and regional associations and corporations with some national groups booking as
well. This demand category also includes religious and other SMERF groups that
would rotate Buffalo for their annual events. Conventions are typically multi-day
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events that require daily food service for their attendees. Tradeshows provide a
means for wholesalers and retailers to transact business with industry buyers. As
such, tradeshows are typically exhibit-oriented events in which people display and
demonstrate products. Tradeshows require some meeting and meal space;
however, they require much less space than conventions. With the facility and
lodging improvements detailed in this report, we project that the BNCC would be
able to compete more effectively in the meetings market and attract larger events
in terms of attendance and space utilization.
Conferences—Conferences are multi-day events like conventions. However,
conferences typically have minimal exhibit requirements. Conferences require a
mix of banquet and breakout space set-up and occasional assembly space, but they
do not require any exhibit hall set-up. Like conventions, an improved BNCC would
attract more and larger events to the market.
Consumer Shows—Consumer shows are ticketed public events that attract local
and regional attendees, such as home and garden shows and car shows. These
events require some meeting space for support and back of house uses. Food and
beverage services would be limited to concessions. The BNCC currently hosts
several consumers shows annually. We project that that the BNCC would attract a
modest number of new consumer shows and that current events could grow.
Meetings—Meetings require breakout meeting space but would not use banquet or
exhibit space. Food service is limited to coffee breaks, breakfasts, or luncheons in
meeting rooms. Civic organizations, local corporations, state associations, religious
groups, and government agencies all host meetings. Although the size of the
meetings ranges from 10 to over 1,000 persons, most meetings and conferences are
small events that have fewer than 100 attendees and take place in breakout meeting
space. Ballrooms can also handle larger meetings, or several smaller simultaneous
meetings as needed. Additional meeting and ballroom space would allow the BNCC
to host both larger events and a greater number of simultaneous events.
Banquets—Banquets are stand-alone social events, luncheons, and other meals
typically booked by local corporations, social and civic organizations, and private
clients. The flexibility of the ballroom and pre-function spaces would allow for a
variety of banquet sizes and multiple simultaneous events. Because of the adjacent
convention hotel development, we project that several smaller banquets would
prefer to book in the hotel ballroom. As a result, the number of BNCC banquets
would be reduced as average attendance increases.
Sports & Competitions—Sports event include cheerleading and other mat sports
tournaments, martial arts, and other competitions. This category can also include
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table games, robotics, and gaming events. The larger exhibit hall would allow for an
increase in the number and size of sporting events.
Other—Other events include various events, including press conferences, auctions,
and other civic events. This category also includes parties and other support for
races and other event taking place in Buffalo
Comparable Analysis

While the primary indicator of demand is the ability to expand a venue’s established
base of business, a good test for the reasonableness of these demand projections is
an analysis of demand at comparable facilities and markets. The following figure
compares the average convention and meeting demand for several years of recent
historical demand for several of the comparable venues. These venues represent a
wide range of markets with a mix of population size, economic breadth, and
destination appeal. Because of the unique operating characteristics of exhibit and
meeting facilities, no single facility or market can be considered a direct comparable
to the BNCC. The averages from a large set of event data test the reasonableness of
the projections for the BNCC.
FIGURE 7-12
COMPARABLE CONVENTION CENTER EVENT DEMAND
Grand
Rapids

Number of Events
Conventions & Tra des hows
Cons umer Shows
Ba nquets
Meetings & Conferences
Sports , Concerts & Other
Total

60
24
43
52
11
190

Total Attendance
Conventions & Tra des hows 106,100
Cons umer Shows
246,800
Ba nquets
30,000
Meetings & Conferences
27,600
Sports , Concerts & Other
36,600
Total
447,100

Hartford Milwaukee Providence Rochester Richmond

Syracuse

na

20
10
26
41
165
262

23
55
91
89
0
258

24
11
0
54
300
389

28
23
41
95
241
428

20
16
0
125
0
161

74,100
154,300
22,600
41,600
75,100
367,700

79,200
91,600
24,000
24,800
580,700
800,300

130,800
325,800
27,700
70,400
0
554,700

80,900
46,900
0
13,900
137,200
278,900

27,000
65,500
15,300
22,700
137,600
268,100

50,500
58,100
0
21,900
0
130,500

Pittsburgh Columbus

Average*

Buffalo

42
14
0
0
118
174

85
9
37
212
31
374

38
20
30
84
108
280

20
17
61
34
10
142

458,000

357,600
303,200
32,400
107,400
139,700
940,300

113,300
161,500
19,000
41,300
138,400
471,700

29,300
170,700
38,500
11,700
37,500
287,700

*Average only the available data.

Sources: Event Data from Respective Facilities as Classified by HVS

Taking historical performance and market factors into consideration, the demand
projections for the BNCC are consistent with event demand currently found in
similar sized venues throughout the U.S. We expect the BNCC expansion to attract
fewer convention events and attendees than Columbus, Milwaukee, Pittsburgh, and
Grand Rapids. But it should outperform smaller cities such as Syracuse and
Rochester.
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HVS intends for demand projections to show the expected levels of event numbers
and attendance. Projections show smooth growth over time. However, event
demand and booking cycles do not always run smoothly. Unpredictable local and
national economic factors can affect businesses. Event demand often moves in
cycles based on rotation patterns and market conditions. Therefore, HVS
recommends interpreting the demand projections as a mid-point of a range of
possible outcomes and over a multi-year period, rather than relying on projections
for any one specific year.
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8. Hotel Analysis
To estimate the ability of the downtown Buffalo hotel market to support the
proposed redeveloped BNCC and provide an expanded inventory of hotel rooms,
HVS conducted a market study of downtown City of Buffalo hotels and prepared a
forecast of its rate and occupancy.
The redeveloped BNCC will require additional hotel rooms to support the
expanded facility. Two sites are considered for development of additional hotel
rooms and supporting facilities (“Proposed Hotel”) as detailed below.

Methodology

July 6 2018

•

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.

•

HSBC Lot Site–a site south of Scott Street, north of Perry Street and
between Washington Street and Michigan Avenue.

This hotel market study employs the methodology illustrated in the figure below
to project the occupancy and ADR of the Proposed Hotel.
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Economic Indicators

Competitive Set
Analysis

Induced Demand

Unaccommodated
Demand

Market ADR and
Occupancy Estimates

Proposed Convention
Center Hotel Market
Penetration

Occupancy and ADR
Forecasts by Market
Segment

Room Supply Changes

Inflation and Market
Growth Assumptions

HVS 1) analyzed the historical performance of a competitive set of hotels,
2) estimated the amounts of induced and unaccommodated demand in the market,
and 3) researched potential changes in room supply. Based on these hotel market
trends and economic and demographic indicators of future changes in hotel
demand, HVS projected the future performance of a competitive set of hotel
properties. Through a market penetration analysis, we estimated the average daily
room rate and occupancy of the Proposed Hotel in three market segments:
commercial, meeting and group, and leisure. An estimate of average daily room
rates and occupancy levels generates a projection of room revenues.
The methodology used to develop this study is based on the market research and
valuation techniques set forth in the textbooks authored by Hospitality Valuation
Services for the American Institute of Real Estate Appraisers and the Appraisal
Institute, entitled The Valuation of Hotels and Motels,1 Hotels, Motels and
Restaurants: Valuations and Market Studies,2 The Computerized Income Approach
to Hotel/Motel Market Studies and Valuations,3 Hotels and Motels: A Guide to

Stephen Rushmore, The Valuation of Hotels and Motels. (Chicago: American Institute of
Real Estate Appraisers, 1978).
2 Stephen Rushmore, Hotels, Motels and Restaurants: Valuations and Market Studies.
(Chicago: American Institute of Real Estate Appraisers, 1983).
3 Stephen Rushmore, The Computerized Income Approach to Hotel/Motel Market Studies and
Valuations. (Chicago: American Institute of Real Estate Appraisers, 1990).
1
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Market Analysis, Investment Analysis, and Valuations,4 and Hotels and Motels –
Valuations and Market Studies.5 The staff of HVS Convention, Sports &
Entertainment Facilities Consulting collected and analyzed all information.
Downtown Buffalo
Hotel Market

For purposes of determining the impact of the redeveloped BNCC and potential
increases in room night supply, HVS needed to identify a set of competitive hotels
(“Competitive Hotels”). HVS considered hotels within the five-mile radius of the
BNCC.
HVS selected the Competitive Hotels based on the following criteria:
•

Location,

•

Quality,

•

Brand,

•

Age,

•

Design features, and

•

Historical ability to provide rooms for events at the BNCC.

Ten downtown hotels met the criteria. Recent changes to the competitive market
include:

Historical Supply and
Demand Data

•

The 2017 opening of the newest hotel in the market, the Ascend Collection
Curtiss Hotel.

•

New hotels added to the market in 2014, 2015, and 2016.

The figure below lists the selected Competitive Hotels. In aggregate, these
properties form the competitive market.

Stephen Rushmore, Hotels and Motels: A Guide to Market Analysis, Investment
Analysis, and Valuations (Chicago: Appraisal Institute, 1992).
5 Stephen Rushmore and Erich Baum, Hotels and Motels – Valuations and Market Studies.
(Chicago: Appraisal Institute, 2001).
4
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FIGURE 8-1
THE COMPETITIVE HOTELS
Property

Rooms

Ada m's Ma rk Buffa l o
Hya tt Regency Buffa l o
Ma rri ott Buffa l o Ha rborcenter
Emba s s y Sui tes Buffa l o
Hol i da y Inn Expres s & Sui tes Buffa l o Downtown
Ha mpton Inn Sui tes Buffa l o Downtown
Hi l ton Ga rden Inn Buffa l o Downtown
The Wes ti n Buffa l o
Courtya rd Buffa l o Downtown Ca na l s i de
Total Rooms

486
396
205
182
146
140
124
116
102
1,897

Sources: STR and HVS

Chain Scale segments are grouped primarily according to actual average room
rates. The Chain Scale segments are Luxury, Upper Upscale, Upscale, Upper
Midscale, Midscale, Economy, and Independent. STR assigns an independent hotel
a class (Luxury, Upper Upscale, Upscale, Upper Midscale, Midscale, Economy)
based on its ADR, relative to that of the chain hotels in their geographic proximity.
The following figure shows the breakdown of Competitive Hotels by Chain Scale,
as classified by STR.
FIGURE 8-2
COMPETITIVE HOTEL PROPERTIES BY STR CHAIN SCALE
Chain Scale or Class

Hotels

Upper Ups ca l e Cl a s s
Ups ca l e Cl a s s
Upper Mi ds ca l e Cl a s s
Mi ds ca l e Cl a s s
Totals

4
2
2
1
9

Rooms
899
226
286
486
1,897

% of Competitive Rooms
47%
12%
15%
26%

Source: STR

Most of the Competitive Hotels fall into the upper upscale class, and the largest
amount of hotel rooms falls into the upper upscale class. These properties provide
effective lodging for larger meetings and conventions plus transient corporate and
leisure demand.
The following map illustrates the locations of the primary and secondary
competitors.
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MAP OF COMPETITION BY HVS

Room Night Supply and
Demand
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The following figure presents the ten-year trend for available room nights,
occupancy, average rate, and revenue per available room (“RevPAR”) for the
Competitive Hotels.
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FIGURE 8-3
HISTORICAL OCCUPANCY, ADR, AND REVPAR TRENDS FOR THE COMPETITIVE HOTELS
100%

$140

90%

$120

80%
70%

$100

60%

$80

50%
40%

$60

30%

$40

20%

Occupancy

10%

ADR

RevPAR

$20

0%

$0
2007

2008

2009

2010

2011

2012

2013

2014

2015

2016

Source: STR

From 2007 to 2016, the Competitive Hotels experienced a 6.1% annual growth in
room night demand. Supply grew at a slower annual rate of 5.1%, which caused an
increase in the average occupancy rate of 0.9% on an annual basis. The
Competitive Hotels added room nights in capacity in 2009, and 2014 to 2016. The
following figure shows the historical supply and demand growth for the
Competitive Hotels.
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FIGURE 8-4
SUPPLY AND DEMAND

Thousands of Room Nights

700

Available Room Nights
Occupied Room Nights
Linear (Available Room Nights)
Linear (Occupied Room Nights)

600

500
400
300
200
100
0

2007

2008

2009

2010

2011

2012

2013

2014

2015

2016

Source: STR

The figure below shows how new supply has increased demand in the Competitive
Hotels, except in 2009 during the recession.
FIGURE 8-5
SUPPLY AND DEMAND GROWTH RATES

Annual Percent Change

16%
14%

Available Room Nights

12%

Occupied Room Nights

10%

8%
6%
4%

2%
0%
-2%
-4%

2008

2009

2010

2011

2012

2013

2014

2015

2016

Source: STR
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Seasonality

The figure below shows the monthly occupancy and average rate trends for the
selected properties in the Competitive Hotels.
FIGURE 8-6
SEASONALITY GRAPH
100%
90%
80%
70%
60%
50%
40%
30%
20%
10%
0%

$140
$120
$100
$80

$60

Occupancy
ADR

$40

RevPAR

$20
$0

Jan Feb Mar Apr May Jun

Jul

Aug Sep Oct Nov Dec

Source: STR

The market is strongest in the summer & fall and weakest in the winter.
Day-of-week

The following figure shows weeknight ADR and occupancy average for the last
three years.
FIGURE 8-7
OCCUPANCY AND ADR BY DAY OF WEEK
100%

Occupancy

$150

ADR

90%
$125

80%
70%

$100

60%

50%

$75

40%
$50

30%
20%

$25

10%
0%

$0
Sun

Mon

Tue

Wed

Thu

Fri

Sat

Source: STR
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The Competitive Hotels shows strong weekend demand from leisure travel with
ADR and occupancy peaking on Saturday night. Due to strong corporate demand,
occupancy and ADR ae strong on Tuesday and Wednesday nights.
The following figure shows the daily and monthly occupancy rates with green
shaded areas indicating above average occupancy rates and red shaded areas
below average occupancy rates.
FIGURE 8-8
DAY-OF-WEEK OCCUPANCY BY MONTH
Month

Total Month
Occupancy

Sun

Mon

Tue

Wed

Thu

Fri

Sat

Sep - 16
Oct - 16
Nov - 16
Dec - 16

69.1%
53.8%
36.2%
38.3%

65.2%
57.0%
48.5%
45.4%

79.1%
71.5%
56.6%
54.5%

78.3%
73.7%
59.4%
47.1%

64.7%
79.3%
56.3%
56.7%

77.9%
87.3%
64.6%
61.8%

86.5%
90.5%
79.0%
73.2%

74.2%
72.7%
57.3%
54.8%

Jan - 17
Feb - 17
Mar - 17

27.6%
43.1%
29.5%

40.8%
54.7%
54.5%

47.5%
69.9%
64.3%

43.7%
68.5%
62.6%

48.3%
64.8%
58.7%

56.1%
73.8%
71.6%

69.1%
83.4%
88.8%

46.7%
65.4%
61.7%

Apr - 17
May - 17
Jun - 17
Jul - 17
Aug - 17
Total Year

41.1%
51.3%
52.0%
75.3%
59.0%
48.3%

64.7%
58.7%
81.9%
77.2%
71.8%
60.1%

68.3%
75.2%
87.9%
81.5%
79.6%
69.4%

65.8%
76.5%
88.4%
84.2%
82.2%
69.4%

66.4%
60.1%
79.0%
79.0%
72.7%
65.7%

72.1%
70.1%
79.5%
85.5%
88.3%
74.1%

82.3%
82.1%
90.0%
94.0%
94.6%
84.6%

65.5%
68.0%
79.8%
82.4%
78.3%
67.3%

Source: STR

The Competitive Hotels show definite patterns of demand, with higher summer &
fall and lower winter demand with high mid-week and weekend demand and
lower Sunday demand. The occupancy rate on Friday and Saturday exceeds 80%
approximately 50% of the time. The occupancy rate on Tuesday and Wednesday
exceeds 80% approximately 21% of the time. The Competitive Hotels benefit from
both strong mid-week and weekend demand.
The combination of high summer demand combined with already high mid-week
and weekend demand allows properties to charge a premium during periods of
high occupancy, as shown in the figure below.

July 6 2018

Hotel Analysis
Buffalo Niagara Convention Center

8-9

Convention, Sports & Entertainment
Facilities Consulting
Chicago, Illinois

FIGURE 8-9
DAY-OF-WEEK ADR BY MONTH
Month

Total
Monthly ADR

Sun

Mon

Tue

Wed

Thu

Fri

Sat

Sep - 16
Oct - 16
Nov - 16
Dec - 16

$121
121
111
112

$127
123
122
116

$129
127
124
118

$133
136
123
116

$129
145
116
116

$131
144
114
114

$147
149
121
132

$132
137
119
119

Jan - 17
Feb - 17
Mar - 17

104
122
114

113
135
130

117
136
130

116
130
137

118
121
139

114
123
131

111
122
135

114
127
133

Apr - 17
May - 17

118
117

128
129

132
133

129
134

129
121

131
123

137
135

130
129

Jun - 17
Jul - 17
Aug - 17

122
143
125

135
150
135

136
155
134

138
151
138

133
139
131

141
145
143

141
156
149

136
149
137

Total Year

122

130

132

133

129

131

138

131

Source: STR

Year-over-year
Demand Growth

The Competitive Hotels experienced increased demand during all twelve months
in 2016, compared to 2015, as shown in the figure below.
FIGURE 8-10
MONTHLY DEMAND FOR HOTEL ROOMS
2015
Ja n
Feb
Ma r
Apr
Ma y
Jun
Jul
Aug
Sep
Oct
Nov
Dec
Demand

26,428
27,580
30,915
32,030
37,075
37,159
41,673
41,927
39,251
40,512
30,451
28,981
413,982

2016
27,967
29,889
32,996
37,621
39,950
43,105
47,169
44,683
42,223
42,744
32,592
32,242
453,181

Monthly % Change 2015
2016 Monthly Occupancy
to 2016
5.8%
8.4%
6.7%
17.5%
7.8%
16.0%
13.2%
6.6%
7.6%
5.5%
7.0%
11.3%
9.5%

50.7%
59.9%
59.8%
70.4%
72.4%
80.7%
85.4%
80.9%
74.2%
72.7%
57.3%
54.8%
68.2%

Source: STR

Demand in the Competitive Hotels grew by 9.5% in 2016 due in part to the
opening of the Westin Buffalo in 2016 and the Marriott Buffalo HarborCenter in
mid-2015. Annual occupancy rates rose 68%.
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Projection of ADR and
Occupancy for the
Competitive Hotels

HVS used the Competitive Hotels, as shown in the following figure, for the basis of
projecting the market focused on the meeting and group market segment.
FIGURE 8-11
COMPETITIVE ROOM WEIGHTING IN 2016
Name of Establishment

Primary Competitors
Ada m's Ma rk Buffa l o
Buffa l o Ma rri ott Ha rborcenter
Emba s s y Sui tes Buffa l o
Hi l ton Ga rden Inn Buffa l o Downtown
Hya tt Regency Buffa l o Hotel & Conference Center
Wes ti n Buffa l o
Secondary Competitors
Courtya rd by Ma rri ott Buffa l o Downtown Ca na l s i de
Ha mpton Inn & Sui tes Buffa l o Downtown
Hol i da y Inn Expres s & Sui tes Buffa l o Downtown
Totals

Total
Rooms

Competitive
Weight

486
205
182
124
396
116

100%
100%
100%
100%
100%
100%

486
205
182
124
396
116

102
140
146

80%
80%
60%

82
112
88

1,897

94%

1,790

Competitive
Rooms

Sources: STR & HVS

HVS relied on STR data and market research to determine the room count of each
hotel. Primary competitors will be 100% competitive with the Proposed Hotel.
Due to their location, brand, and chain scale, we rated secondary competitors
between 60% to 80% competitive. The Ascend Collection Curtiss Hotel, which
opened in 2017, is added to the competitive set as a competitor in 2017. The
weighted competitive set currently includes 1,509 rooms in primary competitors
and 388 rooms in the secondary competitors with a weighted room count of 281.
The total number of primary and weighted secondary competitors is 1,790 rooms.
Description of
Proposed Convention
Center Hotel

Attendees of events at the redeveloped BNCC will require over 1,000 rooms at
peak event demand. Due to the higher demand from the redeveloped BNCC, we
have included a future 300-room Proposed Hotel that would work in conjunction
with the other downtown properties.
The projection of occupancy and ADR for the Proposed Hotel has several key
assumptions including:
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•

Project is developed on Expanded BNCC Site or HSBC Lot Site;

•

300-rooms;

•

Branded by a strong national brand focused on the meeting and group
market;
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•

Approximately 18,000 square feet of net indoor meeting space (excludes prefunction) including 12,000 square foot grand ballroom and 6,000 square feet
of meeting space; and

•

Three food & beverage outlets including three-meal restaurant, lounge, and
coffee shop.

Additional amenities include a pool, whirlpool, fitness center, and business center.
Supply Changes

Based on information provided by the local officials, STR, local news sources, and
the internal HVS database, HVS estimates that 491 weighted rooms would enter
the set of Competitive Hotels. The figure below shows the new hotels that may
enter the market by the year 2021.
FIGURE 8-12
PROJECTED NEW HOTEL ROOM SUPPLY
Proposed Competitive
Weighted Room Count
Rooms
Weight

Year

Hotel Name

2017
2019
2021

As cend Col l ecti on Curti s s Hotel
Wyndha m Hotel
Propos ed Hotel
Tota l s

68
300
300
668

60%
50%
100%

41
150
300
491

Sources: STR & HVS

The Ascend Collection Curtiss Hotel was estimated to be 60% competitive due
to the small room count and focus on upscale customers. Due to the focus of
the proposed Wyndham Hotel on the foreign market for customers, the hotel
was estimated to be 50% competitive.
We have assumed the opening of a 300-room Proposed Hotel in 2021 to support
the redeveloped BNCC.
Demand Analysis
Using Market
Segmentation
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HVS divided the market room night demand into three segments based on the
nature of travel. We estimated the 2016 distribution of accommodated room night
demand as shown in the figure below.
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FIGURE 8-13
2016 ACCOMMODATED ROOM NIGHT DEMAND
Market Segment
Commerci a l
Meeti ng a nd Group
Lei s ure
Total

Accommodated
Demand
219,309
98,191
109,732
427,233

Percentage of Total
Demand
51%
23%
26%

Commercial demand (51%) includes individuals traveling for business purposes.
Meeting and group events generate approximately (23%) of market demand.
Leisure demand (26%) consists of individual travelers on vacation or visiting
family and friends and results in mostly weekend demand.
Using the historical data and information obtained through interviews with hotel
managers, HVS prepared an estimate of future base occupancy growth for the
competitive hotels, as shown in the following figure.
FIGURE 8-14
AVERAGE ANNUAL BASE DEMAND GROWTH RATES
4%

Commercial
Leisure

Meeting and Group
Base Demand Growth

3%

2%

1%

0%

In addition to base demand growth, the capture of currently unaccommodated
demand and induced demand would also enter the market.
Unaccommodated
Demand
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Unaccommodated demand refers to individuals who do not secure
accommodations in the market because of unavailable rooms. These travelers
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must defer their trips, settle for less desirable accommodations, or stay in
properties located outside the market area. Because this demand does not yield
occupied room nights, estimates of historically accommodated room night demand
do not include it. If the market expects additional lodging facilities, guests could
secure hotel rooms in the future. We must quantify this demand when making
projections.
Unaccommodated demand may occur if the market has high and low seasons.
Although year-end occupancy may not average more than 70%, the market may
sell out certain nights during the year. To evaluate the amount of
unaccommodated demand in the market, we analyzed the average occupancy by
the night of the week for the past twelve months for the competitive set, as shown
in figure 8-8.
FIGURE 8-15
UNACCOMMODATED DEMAND ESTIMATE
Month

Commercial Meeting &
Room
Group Room
Nights
Nights

Leisure
Room
Nights

Total
Unaccomodated
Room Nights

Percentage
Unaccommodated
Monthly

June
Jul y
Augus t

639
1,165
662

477
730
494

852
1,166
883

1,968
3,061
2,040

4.7%
6.7%
4.7%

Total

2,466

1,701

2,901

7,068

1.7%

The historical high occupancy rates on Tuesday and Wednesday nights support the
unaccommodated room night demand estimate for unaccommodated demand. The
following figure presents our estimate of unaccommodated demand in the subject
market.
Demand for an estimated 7,100 room nights is not accommodated during the peak
months of June, July, and August.
Induced Demand
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Induced demand represents the additional room nights the Buffalo market could
gain following the introduction of a new demand generator. Examples of projects
that could induce demand into a market include the opening of a medical center,
the opening of a convention center, the opening or a major park, the opening of a
major sports facility, or the addition of a new hotel with a distinct chain affiliation,
extensive meeting space, or unique facilities. A number of developments
anticipated in the Buffalo market will induce room night demand including,
•

The opening of the 300-room Wyndham Hotel in 2019,

•

The opening of the redeveloped BNCC in 2021, and
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•

The opening of the 300-room Proposed Hotel in 2021.

The following figure summarizes our estimate of induced room night demand in
Competitive Hotels.
FIGURE 8-16
CUMULATIVE INDUCED DEMAND ESTIMATES
Calendar
Year

Commercial

Meeting and
Group

Leisure

2021
2022
2023
2024

3,840
4,440
4,800
4,800

25,772
33,704
39,286
43,400

5,760
6,660
7,200
7,200

Total Induced Room Night
Demand
35,372
44,804
51,286
55,400

Accordingly, we incorporated approximately 55,000 room nights into our demand
analysis, phased from 2021 to 2024.
Total Project Increase
in Demand

Based on historical growth rates and our understanding of the Competitive Hotels,
HVS assumed growth rates in room night demand for each market segment as
shown in the figure below.
FIGURE 8-17
AVERAGE ANNUAL COMPOUNDED MARKET SEGMENT GROWTH RATES
Segment

2016

through

2026

CAGR*

Total

427,000

550,000

2.6%

Commercial

219,000

260,000

1.7%

Leisure

110,000

155,000

4.9%

Meeting and Group

98,000

135,000

2.1%

* Compound Annual Average Growth Rate from 2016 through 2026

We expect meeting and group segment to grow at the fastest rate due to the
opening of the redeveloped BNCC. The leisure segment is likely to grow at the next
fastest rate due to the continuing popularity of downtown Buffalo on the
weekends. The commercial segment will experience the slowest growth rate.
Overall, the market is projected to continue to expand at a 2.6% compound annual
average growth rate.
Accommodated
Demand and Marketwide Occupancy
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The following figure summarizes our projection of lodging supply and demand for
the Competitive Hotels.
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FIGURE 8-18
PROJECTED SUPPLY AND DEMAND GROWTH
900

Thousands for Room Nights

800
700

Available Room Nights
Occupied Room Nights

600
500

400
300
200
100
0

2016

2017

2018

2019

2020

2021

2022

2023

2024

Sources: STR and HVS

The following figure shows the projection of ADR, Occupancy, and RevPAR for the
Competitive Hotels.
FIGURE 8-19
PROJECTED ADR, OCCUPANCY, AND REVPAR
$180

100%

$160

90%

$140

80%

70%

$120

60%

$100

50%

$80

40%

$60
$40

30%

ADR

RevPAR

Occupancy

20%

$20

10%

$0

0%

Sources: STR and HVS

Projections of
Occupancy

July 6 2018

Along with average rate results, the occupancy levels achieved by the Proposed
Hotel would be the foundation of the property's financial performance. To a
certain degree, management can manipulate the level of occupancy. For example,
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hotel operators may choose to lower rates to increase occupancy. Our forecasts
reflect an operating strategy that we believe would be implemented by a typical
professional hotel management team to achieve an optimal mix of occupancy and
average rate.
Penetration Rate
Analysis

The Proposed Hotel's forecasted market share and occupancy levels are based
upon its anticipated competitive position within the market, as quantified by its
penetration rate. The penetration rate is the ratio of a property's market share to
its fair share. A hotel achieves a fair share when its share of occupied room nights
equals its share of available room nights.

Market Penetration

HVS analyzed the occupancy penetration of each of the properties in the
competitive set. The following figure ranks the market penetration of each hotel by
market segment. Occupancy penetration is defined as actual occupancy divided by
a fair share of occupancy. Fair share means the percent share of available room
nights.
FIGURE 8-20
OCCUPANCY PENETRATION RATES IN 2016
Commercial Penetration
Emba s s y Sui tes Buffa l o 143%
Hi l ton Ga rden Inn Buffa l o Downtown 130%
Seconda ry Competi ti on 126%
Buffa l o Ma rri ott Ha rborcenter 121%
Hya tt Regency Buffa l o Hotel & Conference Center 80%
Wes ti n Buffa l o 78%
Ada m's Ma rk Buffa l o 71%
Meeting and Group Penetration
Hya tt Regency Buffa l o Hotel & Conference Center 201%
Ada m's Ma rk Buffa l o 138%
Wes ti n Buffa l o 48%
Buffa l o Ma rri ott Ha rborcenter 45%
Emba s s y Sui tes Buffa l o 25%
Seconda ry Competi ti on 23%
Hi l ton Ga rden Inn Buffa l o Downtown 22%
Leisure Penetration
Seconda ry Competi ti on
Emba s s y Sui tes Buffa l o
Buffa l o Ma rri ott Ha rborcenter
Hi l ton Ga rden Inn Buffa l o Downtown
Ada m's Ma rk Buffa l o
Wes ti n Buffa l o
Hya tt Regency Buffa l o Hotel & Conference Center
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134%
132%
121%
120%
88%
85%
60%
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The penetration rates of existing hotels indicate how the Proposed Hotel would
penetrate the market. It would over-penetrate the group and meeting and group
segment due to proximity to the redeveloped BNCC, generous meeting space, fullservice operation, and strong brand. The Proposed Hotel would under-penetrate
the commercial and leisure markets due to a higher ADR than the other large fullservice hotels in the local market and focus on meeting and group business.
FIGURE 8-21
OCCUPANCY PENETRATION OF THE PROPOSED HOTEL
Meeti ng a nd Group

203%

Commerci a l

79%

Lei s ure

67%

Overall Penetration

111%

We estimate that the Proposed Hotel would achieve a 111.1% overall occupancy
penetration in a stabilized year of operation (2024). As is typical of new hotels, it
may take several years to ramp-up to its stabilized occupancy level. HVS assumes a
four-year ramp up, after the opening of the Proposed Hotel. At stabilization in
2024, the Proposed Hotel could achieve an occupancy rate as shown in the figure
below.
FIGURE 8-22
PROPOSED HOTEL
ROOM NIGHT ABSORPTION AND OCCUPANCY ESTIMATES
2021

2022

2023

2024

109,500

109,500

109,500

109,500

Commercial
Meeting and Group
Leisure
Total Absorption

25,400
35,100
11,500
72,000

26,400
38,100
11,700
76,200

26,700
39,900
11,800
78,400

27,000
41,300
12,000
80,300

Projected Occupancy

66%

70%

72%

73%

Percent Segmentation
Commercial
Meeting and Group
Leisure

35%
49%
16%

35%
50%
15%

34%
51%
15%

34%
51%
15%

Available Room Nights
Absorption by Segment

The stabilized occupancy reflects the anticipated results of the property over its
remaining economic life, given all changes in the life cycle of the hotel. Thus, the
stabilized occupancy excludes from consideration any abnormal relationship
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between supply and demand, as well as any nonrecurring conditions that may
result in unusually high or low occupancies. Although the Proposed Hotel may
operate at occupancies above this stabilized level, new competition, and
temporary economic downturns could force the occupancy below our stabilized
projection.
Average Rate Analysis

The average rate is calculated by dividing the total rooms revenue achieved during
a specified period by the number of rooms sold during the same period. The
projected average rate and the anticipated occupancy percentage are used to
forecast rooms revenue, which in turn provides the basis for estimating most other
income and expense categories.

Competitive Position
versus the Primary
Competitors

Although average rate and occupancy are highly correlated, one cannot project
occupancy without making specific assumptions regarding average rate. Revenue
per available room (“RevPAR” or occupancy rate times ADR) is a combined
measure of ADR and occupancy. The following table summarizes the historical
average rate and the RevPAR of the Proposed Hotel’s future primary competitors.
FIGURE 8-23
BASE-YEAR ADR AND REVPAR
OF THE PRIMARY COMPETITORS AND AGGREGATE SECONDARY COMPETITORS
Property
Ada m's Ma rk Buffa l o
Buffa l o Ma rri ott Ha rborcenter
Emba s s y Sui tes Buffa l o
Hi l ton Ga rden Inn Buffa l o Downtown
Hya tt Regency Buffa l o Hotel & Conference Center
Wes ti n Buffa l o (opened Sept 2016)

2016
Average
Room Rate
$75-$105
160-190
150-180
105-135
105-135
165-195

Avera ge - Pri ma ry Competi tors
Avera ge - Seconda ry Competi tors

$123.91
$136.22

Overall Average

$126.01

Occupancy

RevPAR

60 - 65 %
70 - 75
75 - 80
65 - 70
65 - 70
45 - 50
68%
71%

$50 - $55
120 - 125
120 - 125
85 - 90
80 - 85
90 - 95
$83.98
$96.93

The competitive hotels realized an overall average rate of $123.91 in the 2016
base year, from the 2015 level of $115.62. The selected rate position for the
Proposed Hotel takes into consideration the full-service product, adjacency to the
redeveloped BNCC, and its downtown location.
The following table shows our projections of average rate and ADR growth rates.
As a context for the average rate growth factors, we have applied a base
underlying inflation rate of 2.5% annually throughout our projection period.
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FIGURE 8-24
MARKET AND PROPOSED HOTEL AT EXPANDED BNCC SITE
AVERAGE RATE FORECAST

Year
Ba s e Yea r
2017
2018
2019
2020
2021
2022
2023
2024
2025

Competitive Hotels (Calendar Year)
Average
Average
Occupancy
Rate
Rate
Growth
68.3 %
66.4
67.3
64.4
65.8
61.8
63.5
64.9
66.0
66.0

—
7.0 %
4.0
2.5
2.5
2.5
2.5
2.5
2.5
2.5

Proposed Hotel (Calendar Year)
Average
Average
ADR
Occupancy
Rate
Rate
Penetration
Growth

$126.01
134.83
140.23
143.73
147.33
151.01
154.78
158.65
162.62
166.69

—
—
—
—
—
66.0 %
70.0
72.0
73.0
73.0

—
7.0 %
4.0
2.5
2.5
2.5
2.5
2.5
2.5
2.5

$175.00
187.25
194.74
199.61
204.60
209.71
214.96
220.33
225.84
231.48

139%
139%
139%
139%
139%

In 2017, we project a 7.0% increase in the Proposed Hotel's 2016 rate position,
due to strong rate growth of 8.0% through August of 2017, as reported by STR.
HVS projects ADR growth rates of 4.0% and 2.5% in 2018 and 2019, respectively.
We project that the Proposed Hotel would achieve a stabilized RevPAR penetration
rate of 139%.
Factors considered in the positioning of the ADR for the Proposed Hotel include,
•

New construction,

•

Downtown location,

•

Headquarter hotel status with the redeveloped BNCC,

•

18,000 square feet meeting facilities,

•

Three food and beverage outlets,

•

ADRs of recently opened hotels in the competitive set, and

•

Expected strong brand.

The following table illustrates the room revenues generated by the Proposed Hotel
over the first ten years of operations.
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Room Revenues

FIGURE 8-25
ROOM REVENUES GENERATED BY THE PROPOSED HOTEL ($MILLIONS)

$16.3

$17.4

$18.1

$18.5

$19.0

$19.4

2024

2025

2026

2027

$19.9

$20.4

$20.9

2028

2029

2030

$14.8

2021

2022

2023

Year

HSBC Lot Site Analysis

A total of two sites were considered for the Proposed Hotel. The analysis of the
HSBC Lot Site, due to the proximity of the two proposed sites, utilizing the same
Competitive Hotels and demand analysis previously presented, with certain
differences as follows,
•

The site analysis favored the Expanded BNCC Site due to a more favorable
site and urban environment, which allowed the Proposed Hotel better
penetration of the commercial demand segment.

•

The induced meeting and group room nights generated by the redeveloped
BNCC was 7,800 room nights lower at HSBC Lot Site.

•

HSBC Lot Site is closer to the KeyBank Center, which will increase
penetration of the leisure demand segment by the Proposed Hotel.

•

The ADR was set $5 higher in the base year of 2016 for the Proposed Hotel
at the Expanded BNCC Site due to a more central location near sources of
commercial demand.

The Proposed Hotel at the HSBC Lot Site would over-penetrate the group and
meeting and group segment due to proximity to the redeveloped BNCC, generous
meeting space, full-service operation, and strong brand. The Proposed Hotel would
under-penetrate the commercial and leisure markets due to a higher ADR than the
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other large full-service hotels in the local market and focus on meeting and group
business, as shown in the figure below..
FIGURE 8-26
OCCUPANCY PENETRATION OF THE
PROPOSED HOTEL AT THE HSBC LOT SITE
Meeti ng a nd Group

197%

Lei s ure

90%

Commerci a l

69%

Overall Penetration

109%

We estimate that the Proposed Hotel would achieve a 109% overall occupancy
penetration in a stabilized year of operation (2024). As is typical of new hotels, it
may take several years to ramp-up to its stabilized occupancy level. HVS assumes a
four-year ramp up, after the opening of the Proposed Hotel. At stabilization in
2024, the Proposed Hotel could achieve an occupancy rate as shown in the figure
below.
FIGURE 8-27
PROPOSED HOTEL AT HSBC LOT SITE
ROOM NIGHT ABSORPTION AND OCCUPANCY ESTIMATES
2021

2022

2023

2024

109,500

109,500

109,500

109,500

Commercial
Meeting and Group
Leisure
Total Absorption

22,200
32,800
15,300
70,300

23,200
35,400
15,600
74,200

23,500
36,900
15,900
76,300

23,700
38,000
16,000
77,700

Projected Occupancy

64%

68%

70%

71%

Percent Segmentation
Commercial
Meeting and Group
Leisure

32%
47%
22%

31%
48%
21%

31%
48%
21%

31%
49%
21%

Available Room Nights
Absorption by Segment

The stabilized occupancy reflects the anticipated results of the property over its
remaining economic life, given all changes in the life cycle of the hotel. Thus, the
stabilized occupancy excludes from consideration any abnormal relationship
between supply and demand, as well as any nonrecurring conditions that may
result in unusually high or low occupancies. Although the Proposed Hotel may
operate at occupancies above this stabilized level, new competition, and
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temporary economic downturns could force the occupancy below our stabilized
projection.
The following table shows our projections of average rate and ADR growth rates.
As a context for the average rate growth factors, we have applied a base
underlying inflation rate of 2.5% annually throughout our projection period.
FIGURE 8-28
MARKET AND PROPOSED HOTEL AT HSBC LOT SITE
AVERAGE RATE FORECAST

Year
Ba s e Yea r
2017
2018
2019
2020
2021
2022
2023
2024
2025

Competitive Hotels (Calendar Year)
Average
Average
Occupancy
Rate
Rate
Growth
68.3 %
66.4
67.3
64.4
65.8
61.3
62.8
64.1
65.1
65.1

—
7.0 %
4.0
2.5
2.5
2.5
2.5
2.5
2.5
2.5

$126.01
134.83
140.23
143.73
147.33
151.01
154.78
158.65
162.62
166.69

Proposed Hotel (Calendar Year)
Average
Average
ADR
Occupancy
Rate
Rate
Penetration
Growth
—
—
—
—
—
64.0 %
68.0
70.0
71.0
71.0

—
7.0 %
4.0
2.5
2.5
2.5
2.5
2.5
2.5
2.5

$170.00
181.90
189.18
193.91
198.75
203.72
208.81
214.04
219.39
224.87

135%
135%
135%
135%
135%

In 2017, we project a 7.0% increase in the Proposed Hotel's 2016 rate position,
due to strong rate growth of 8.0% through August of 2017, as reported by STR.
HVS projects ADR growth rates of 4.0% and 2.5% in 2018 and 2019, respectively.
We project that the Proposed Hotel would achieve a stabilized RevPAR penetration
rate of 135%.
A comparison of the Proposed Hotel’s occupancy rates and ADRs at for both
locations are shown in the figure below.
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FIGURE 8-29
COMPARISON OF OCCUPANCY, ADR, AND REVPAR
Development Option

Expanded
BNCC Site

HSBC Lot
Site

Proposed Hotel Room
Count

300

300

Occupancy
2021
2022
2023
2024

66%
70%
72%
73%

64%
68%
70%
71%

$210
$215
$220
$226

$204
$209
$214
$219

ADR
2021
2022
2023
2024

RevPAR
2021
2022
2023
2024

$138
$150
$158
$166

$131
$142
$149
$156

The Proposed Hotel at the Expanded BNCC Site would have a higher penetration of
the commercial demand segment due to a location nearer corporate demand and
higher level of events at the redeveloped BNCC. The Proposed Hotel at the HSBC
Lot Site would have a higher penetration of the leisure demand segment due to a
location closer to the KeyBank Center. The Proposed Hotel would have a smilar
penetration of the meeting and group demand segment at both locations. Overall,
the Proposed Hotel would have higher occupancy and ADR at the Expanded BNCC
Site.
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9. Financial Analysis
HVS uses a proprietary financial operating model to estimate revenues and
expenses at conventions centers. This model quantifies the key variables and
operating ratios that determine revenue potential and expenses levels. Unless
otherwise indicated, the model assumes an annual inflation rate of 2.5% applies to
both revenues and expenses.
In this section we present and compare the financial operations projections for the
two potential site options using the demand projections detailed in Section 7.
The convention center industry does not use a standardized set of accounting
principles for reporting financial performance. Convention center operators employ
a variety of accounting methods. Financial statements from different convention
centers organize revenues and expenses differently. However, a few major revenue
and expense categories are common to most convention facilities. HVS developed a
financial operating model that organizes financial operations according to these
primary revenue and expense categories. Therefore, the financial operating
projections presented below are organized differently than the historical financial
operating statements for the BNCC.
Historical Financial
Operations

HVS obtained data on historical BNCC operations for the fiscal years 2012 through
2016 and restated that information into line items organized into four categories:
1) operating revenues, 2) operating expenses, 3) non-operating revenues, and 4)
non-operating expenses. HVS uses this same categorization of revenue and expense
for the financial projections to follow.
The following figure presents the historical financial operations as restated by HVS.
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FIGURE 9-1
HISTORICAL BNCC OPERATIONS ($000S)
2012

2013

2014

2015

2016

Operating Revenue
Fa ci l i ty Renta l
Food & Bevera ge (Gros s )
Event Servi ces
Mi s cel l a neous
Total Revenue

$790
2,019
0
121
$2,930

$871
2,352
0
98
$3,321

$705
2,692
162
108
$3,668

$746
3,095
180
126
$4,146

$791
3,167
228
134
$4,320

Operating Expense
Sa l a ri es & Benefi ts
Food & Bevera ge Cos ts
Contra ctua l Servi ces
Admi ni s tra ti ve & Genera l
Ma rketi ng & Sa l es
Property & Equi pment Purcha s es
Suppl i es
Occupa ncy
Equi pment Renta l & Ma i nt.
Other
Total Operating Expense

$1,563
1,642
201
39
114
0
156
553
109
23
$4,400

$1,738
1,888
142
45
100
565
159
531
111
18
$5,297

$1,818
2,071
123
88
133
108
279
556
104
19
$5,299

$1,984
2,376
108
80
147
60
255
634
111
27
$5,782

$2,077
2,405
155
84
136
212
243
637
111
45
$6,106

($1,470)

($1,976)

($1,631)

($1,636)

($1,786)

Non-Operating Revenue
Eri e County Gra nt
Technol ogy Gra nt
Total Non-Operating Revenue

$1,650
0
$1,650

$1,650
467
$2,117

$1,675
5
$1,680

$1,700
0
$1,700

$1,725
28
$1,754

Non-Operating Expense
Depreci a ti on
Total Non-Operating Expense

$117
$117

$0
$0

$0
$0

$0
$0

$0
$0

$62

$141

$49

$64

($33)

Gross Profit (Loss)

TOTAL NET INCOME (LOSS)

Source: BNCC, restated by HVS

Over the past five years, the BNCC has had an operating loss between $1.5 and $2.0
million. Currently, the BNCC accounts for non-recurring capital maintenance costs
and equipment purchases through its operating budget. Grants from Erie County,
derived from lodging tax collections, have funded this annual deficit, resulting in a
break-even operation.
For the purposes of this financial analysis, HVS assumes that the BNCC will continue
to be operated by a not-for-profit corporation, the Buffalo Niagara Convention
Center Management Corporation. The BNCC revenues and expenses described in
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this section refer to all direct event and non-event revenues and expense line items
attributed to BNCC events as described in Section 7.
Operating Revenues

BNCC revenue line items include facility rental, food and beverage sales, event
services, event labor, and miscellaneous revenues. The model uses a series of
revenue assumptions based on attendance, floor area utilization, or occupied days.
Attendance is measured in delegate-days, the average daily attendance times the
number of event days. Floor area utilization is measured in Gross Square Foot Days
(“GSFD”), the amount of floor area rented times the number of days it is rented
including move-in and move-out days. Occupied days only include those days in
which attendees are present.
To formulate the revenue assumptions, HVS relied on historical operations data,
industry information, knowledge of the performance of comparable venues, and
information on price levels from local area sources. We adjusted the assumptions
for inflation and other anticipated trends in price levels.
The figure below summarizes the operating revenue assumptions for the BNCC by
type of event. A brief description of each revenue item follows.
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FIGURE 9-2
OPERATING REVENUE ASSUMPTIONS
(UNINFLATED)
Revenue
Estimate
Demand Source

Estimation
Method

Pre-Opening

Post
Opening

Facility Rental
Conventi ons & Tra des hows
Conferences
Cons umer Shows
Meeti ngs
Ba nquets
Sports /Competi ti ons
Other

GSFD
GSFD
GSFD
GSFD
GSFD
GSFD
GSFD

$0.03
0.03
0.04
0.03
0.00
0.05
0.05

$0.05
0.05
0.04
0.04
0.01
0.06
0.05

Food & Beverage (Gross)
Conventi ons & Tra des hows
Conferences
Cons umer Shows
Meeti ngs
Ba nquets
Sports /Competi ti ons
Other

Attendee
Attendee
Attendee
Attendee
Attendee
Attendee
Attendee

$38.20
60.50
2.00
36.00
30.00
5.00
2.00

$45.00
62.00
5.00
36.00
30.00
8.00
5.00

Event Services
Conventi ons & Tra des hows
Conferences
Cons umer Shows
Meeti ngs
Ba nquets
Sports /Competi ti ons
Other

GSFD
GSFD
GSFD
GSFD
GSFD
GSFD
GSFD

$0.02
0.01
0.01
0.00
0.00
0.00
0.00

$0.03
0.02
0.02
0.02
0.03
0.01
0.01

Miscellaneous

Fixed

$134,000

$134,000

Facility Rental—Facility rental revenue includes the revenue the BNCC receives
from clients that reserve one or more function areas in the facility. Despite having
published rates, convention centers typically charge rental fees based on negotiated
daily rental fees. Not all events incur a facility rental fee. A facility may reduce or
waive the exhibit rental charges to book an event that has a strong economic impact
on the local market. Using historical rates for rent collected per GSFD, we increased
post-opening rates to levels consistent with competitive industry averages for
modern convention centers.
Food and Beverage—Most events that use the BNCC’s function space will also
arrange for food service for their attendees during their events. This food service
includes catering which can range from coffee breaks associated with a meeting to
a full dinner associated with a convention or banquet. Consumer shows, sporting
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events, and other events may generate concessions revenue. Most conventions and
conferences generate demand for multiple meals during these multi-day events.
Meetings and banquets generally include a single meal or refreshment services. HVS
projects estimated gross food and beverage revenues on a per attendee basis
depending on the type of event. The BNCC’s food service consistently receives high
marks for quality. Using historical rates for rent collected per attendee, we
increased post-opening per capita revenues to levels for conventions, conferences,
and other events to reflect the higher quality events that the improved BNCC would
be able to attract. For some event types, including meetings and banquets, we
maintained per capita revenues at historical levels.
Event Services—Event Services include the fees charged to tenants for services
that could include business services, audio and video technical assistance, set-up
and take down of function spaces, cleaning services, security services, electricity
and other utilities, commissions from decorators and other services provided by
third-party contractors at events. Many events also require audio, video,
communications and internet services. Banquets and other upscale events can often
require elaborate decorating services. Almost all events require cleaning services;
cleaning of common areas may be complimentary for most events while cleaning
services offered to individual exhibitors can represent a significant source of
revenue. Service charges vary by type of event. Some of these services may be
included in the rental charges for using the facility, but others will be add-on service
charges. Using historical rates for rent collected per GSFD, we increased postopening rates to levels consistent with competitive industry averages for modern
convention centers. Substantial improvements to the BNCC’s technology would
allow significant increases to event service revenues.
Miscellaneous—We model other revenue as a lump sum based on historical
operations. Other revenue may include advertising revenue, damages billed to
tenants, interest income, special fees, and other non-recurring ancillary income.
Operating Expenses

July 6, 2018

HVS estimated operating expenses as a blend of fixed costs and variable percentage
of operating revenues as summarized in the figure below. We based expense
assumptions on multiple years of historical revenue and expense data and other
industry standards. HVS modified expense ratios to reflect operating changes
necessary due to the proposed BNCC renovation/redevelopment. An explanation of
these modifications and a brief description on each expense line item follows.
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FIGURE 9-3
EXPENSE ASSUMPTIONS
Estimation
Method

Expense Line Item

Amount Per Unit
Unit

Pre-Opening

Post Opening

Fixed
Percentage

Operating Expense
Sa l a ri es & Benefi ts
Food & Bevera ge Cos ts
Contra ctua l Servi ces
Admi ni s tra ti ve & Genera l
Ma rketi ng & Sa l es
Property & Equi pment Purcha s es
Suppl i es
Occupa ncy
Equi pment Renta l & Ma i nt.
Other

Fi xed Amount
Ra ti o to Sa l es
Ra ti o to Sa l es
Ra ti o to Sa l es
Ra ti o to Sa l es
Ra ti o to Sa l es
Ra ti o to Sa l es
Ra ti o to Sa l es
Ra ti o to Sa l es
Ra ti o to Sa l es

Food & Bevera ge (Gros s )
Tota l Revenue
Tota l Revenue
Tota l Revenue
Tota l Revenue
Tota l Revenue
Tota l Revenue
Tota l Revenue
Tota l Revenue

$2,077,000
76.0%
3.6%
1.9%
3.2%
4.9%
5.6%
14.8%
2.6%
1.0%

$2,908,000
78.3%
4.1%
1.8%
3.4%
2.0%
5.9%
14.0%
3.0%
0.7%

100%
75%
75%
75%
75%
50%
65%
80%
65%
50%

Non-Operating Expense
Ca pi ta l Ma i ntena nce

Ra ti o to Sa l es

Tota l Revenue

0.0%

4.0%

0%

Salaries & Benefits—Based on existing staffing level and BNCC salary & benefit
expenses, HVS estimated the salaries and associated benefits for permanent full and
part-time employees dedicated to administration, marketing, building operations,
and other functions. This category does not include part time food & beverage
staffing, which is included in food and beverage costs. The proposed salary and
benefit levels reflect maintaining the current organization structure at the BNCC
with an increase in staffing due to the larger, more active facility.
Food & Beverage Costs—HVS assumes that the food and beverage operation
would be operated by an in-house food service operator. Costs of food service
include the raw costs of food and beverages sold as well as the labor associated with
food preparation and service. For post-opening projections, we used the five-year
average historical margins based on total food and beverage revenue as the basis
for these costs.
Contractual Services—Contractual services include any outsourced operations
and maintenance services as well as professional services in conducting venue
operations such as legal, accounting, tax, consulting or other advice. For postopening projections, we used the five-year average historical costs as a percentage
of total revenues as the basis for these costs.
Administrative & General—Office and administrative operations incur day-to-day
facility expenses. Such expenses typically include travel, telephone, printing,
laundry, and other miscellaneous services. For post-opening projections, we used
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the five-year average historical costs as a percentage of total revenues as the basis
for these costs.
Marketing & Sales—This category includes costs associated with the promotion
and marketing of the BNCC. These costs may include travel and entertainment
expenses and the costs of producing marketing materials. For post-opening
projections, we used the five-year average historical costs as a percentage of total
revenues as the basis for these costs.
Property & Equipment Purchases—This category includes both routine and
capital equipment purchases. The establishment of a capital maintenance reservice
fund allows a significant decrease in the post-opening costs in this category.
Supplies—This category includes items such as consumables, chemicals, and other
supplies that are required to support and maintain the operations of the facility. For
post-opening projections, we used the five-year average historical costs as a
percentage of total revenues as the basis for these costs.
Occupancy—Utilities, including electricity, gas, water, and other charges often
represent one of the largest expenses incurred by facility operators. Other
occupancy costs include liability insurance, security, and some maintenance
contracts. Fixed occupancy expenses would increase due to the larger facility, but a
more modern facility would have greater building efficiency.
Equipment Rental & Maintenance — These costs include both routine and onetime facility maintenance expenses that are primarily the responsibility of in-house
facility operations personnel. It also includes more specialized activities, such as
HVAC system maintenance, electrical work, and maintenance of other mechanical
systems often contracted out to third parties. For post-opening projections, we used
the five-year average historical costs as a percentage of total revenues as the basis
for these costs.
Other Expenses—Other expenses could include expenses such as miscellaneous
operations costs, bad debts, interest, and other small miscellaneous expenses. For
post-opening projections, we used the five-year average historical costs as a
percentage of total revenues as the basis for these costs.
Non-operating
Revenue

July 6, 2018

The BNCC currently receives grant revenue from Erie County for general use and a
second grant for technological upgrades. While public support for the operation of
the redeveloped BNCC may continue, for this analysis, the methods and level of
support are not known at this time. The operating financial projections that follow
do not include these revenue sources.
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Non-operating
Expenses

Capital Maintenance Reserve—HVS assumes the establishment of a capital
maintenance reserve equal to 4% of operating revenues. This reserve would fund
the long-term maintenance and replacement of facility furnishings, equipment, and
systems.

Operating Pro Forma

The figures below presents the ten-year financial projections for the proposed BNCC
considering the two site options. We project the opening of the redeveloped BNCC
on January 1, 2021. The projections are in inflated dollars beginning January 1,
2016, the base year of the operating projections, through 2025, one year following
stabilized demand.
Under the Expanded BNCC Site option, we assume that during of the construction,
the BNCC would continue to operate, the existing building until the new
construction is open, albeit at lower levels of demand.
Under the HSBC Lot site option, the BNCC could continue to operate at its current
site throughout the construction period. The existing facility would cease operation
and the site would be available for other uses after the opening of the redeveloped
BNCC.
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($1,786)

Gross Profit (Loss)
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TOTAL NET INCOME (LOSS)

Total Non-Operating Expense
$0
($1,831)

$0

0

($1,831)

$2,129
2,465
159
86
140
218
249
653
114
46
$6,258

$4,427

$810
3,245
235
137

($1,786)

0

$2,077
2,405
155
84
136
212
243
637
111
45
$6,105

Non-Operating Expense
Ca pi ta l Ma i ntena nce

$4,319

Operating Expense
Sa l a ri es & Benefi ts
Food & Bevera ge Cos ts
Contra ctua l Servi ces
Admi ni s tra ti ve & Genera l
Ma rketi ng & Sa l es
Property & Equi pment Purcha s es
Suppl i es
Occupa ncy
Equi pment Renta l & Ma i nt.
Other
Total Operating Expense

$790
3,166
229
134

($1,877)

$0

0

($1,877)

$2,182
2,526
163
88
143
223
255
670
117
47
$6,414

$4,537

$830
3,326
241
141

2018

($1,924)

$0

0

($1,924)

$2,237
2,589
167
90
147
229
262
686
120
48
$6,575

$4,651

$851
3,409
247
144

2019

($3,492)

$0

0

($3,492)

$2,292
2,389
154
82
135
185
229
644
105
39
$6,254

$2,762

$513
2,098
151
0

2020

($3,489)

$371

371

($3,118)

$3,290
5,261
455
196
379
208
635
1,556
327
74
$12,383

$9,265

$2,230
5,678
1,206
152

2021

2017

2016

Total Revenue

Operating Revenue
Fa ci l i ty Renta l
Food & Bevera ge (Gros s )
Event Servi ces
Mi s cel l a neous

Opening

Historical

($2,880)

$417

417

($2,463)

$3,372
5,499
476
205
397
223
670
1,621
345
79
$12,889

$10,426

$2,540
6,367
1,364
155

2022

FIGURE 9-4
10-YEAR FINANCIAL PROJECTIONS – EXPANDED BNCC SITE ($000S -INFLATED)
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($1,896)

$499

499

($1,397)

$3,543
5,958
516
223
430
249
735
1,746
379
89
$13,868

$12,471

$3,063
7,609
1,635
163

2024

($1,943)

$511

511

($1,432)

$3,631
6,107
529
228
441
256
754
1,790
389
91
$14,214

$12,782

$3,140
7,799
1,676
167

2025
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($2,396)

$457

457

($1,939)

$3,456
5,722
496
214
413
236
702
1,683
362
84
$13,369

$11,430

$2,810
6,964
1,497
159

2023

Stabilized

9-9

DRAFT July 6, 2018

TOTAL NET INCOME (LOSS)

Total Non-Operating Expense

$527
($1,796)

$514
($1,752)

$490
($1,852)

$452
($2,125)

$409
($2,454)

$0
($1,972)

$0
($1,924)

$0
($1,877)

$0
($1,831)

$0
($1,786)
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527
514
490
452
409
0
0
0

0

($1,269)
($1,238)
($1,362)
($1,673)
($2,046)
($1,972)
($1,924)

($1,877)

($1,831)

($1,786)

Gross Profit (Loss)
0

$3,891
5,940
546
235
454
264
777
1,845
401
94
$14,446
$3,796
5,796
532
230
443
257
758
1,800
391
91
$14,094
$3,703
5,546
516
223
430
247
734
1,748
378
88
$13,613
$3,613
5,162
497
214
414
233
702
1,687
362
84
$12,968
$3,525
4,726
476
205
397
218
668
1,623
345
79
$12,262
$2,292
2,654
172
92
150
234
268
703
123
49
$6,739

$2,237
2,589
167
90
147
229
262
686
120
48
$6,575

$2,182
2,526
163
88
143
223
255
670
117
47
$6,414

$2,129
2,465
159
86
140
218
249
653
114
46
$6,258

$2,077
2,405
155
84
136
212
243
637
111
45
$6,105

Operating Expense
Sa l a ri es & Benefi ts
Food & Bevera ge Cos ts
Contra ctua l Servi ces
Admi ni s tra ti ve & Genera l
Ma rketi ng & Sa l es
Property & Equi pment Purcha s es
Suppl i es
Occupa ncy
Equi pment Renta l & Ma i nt.
Other
Total Operating Expense

Non-Operating Expense
Ca pi ta l Ma i ntena nce

$13,177
$12,856
$12,250
$11,295

$10,216

$4,767

$4,651

$4,537

$4,427

$4,319

Total Revenue

2025
$3,575
7,587
1,848
167

2024
$3,488
7,402
1,803
163

2023
$3,301
7,067
1,723
159

2022
$3,011
6,543
1,585
155

2021
$2,682
5,942
1,441
152

2020
$872
3,495
253
148

2019
$851
3,409
247
144

2018

Stabilized

$830
3,326
241
141

2017

Opening

$810
3,245
235
137

2016

Historical

FIGURE 9-5
10-YEAR FINANCIAL PROJECTIONS – HSBC LOT SITE ($000S -INFLATED)

$790
3,166
229
134

Operating Revenue
Fa ci l i ty Renta l
Food & Bevera ge (Gros s )
Event Servi ces
Mi s cel l a neous
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The following figure compares the operating projections of the two site options,
using uninflated dollars for a stabilized year of demand in 2024.
FIGURE 9-6
COMPARISON OF FINANCIAL PROJECTIONS
($000S – UNINFLATED)
Historical

Expanded
BNCC Site

$790
3,166
229
134

$2,514
6,245
1,342
134

$2,863
6,075
1,479
134

Total Revenue

$4,319

$10,235

$10,551

Operating Expense
Sa l a ri es & Benefi ts
Food & Bevera ge Cos ts
Contra ctua l Servi ces
Admi ni s tra ti ve & Genera l
Ma rketi ng & Sa l es
Property & Equi pment Purcha s es
Suppl i es
Occupa ncy
Equi pment Renta l & Ma i nt.
Other

$2,077
2,405
155
84
136
212
243
637
111
45

$2,908
4,890
424
183
353
205
604
1,433
311
73

$3,115
4,757
437
188
364
211
622
1,477
321
75

$6,105

$11,382

$11,567

($1,786)

($1,147)

($1,016)

Operating Revenue
Fa ci l i ty Renta l
Food & Bevera ge (Gros s )
Event Servi ces
Mi s cel l a neous

Total Operating Expense
Gross Profit (Loss)

HSBC
Lot Site

HVS intends for financial projections to show the expected levels of revenues and
expense. Projections show smooth growth over time. However, event demand and
booking cycles are not always smooth. Unpredictable local and national economic
factors can affect business. Event demand is often cyclical, based on rotation
patterns and market conditions. Therefore, HVS recommends interpreting the
financial projections as a mid-point of a range of possible outcomes and over a
multi-year period rather than relying on projections for any one specific year.
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10. Economic Impact
Based on the demand projections presented in this report, HVS identified the new
spending that would occur in the local economy due to the proposed
redevelopment of the BNCC. HVS estimated the amounts of income and
employment that new visitors, event organizers, and exhibitors would generate
in the City of Buffalo and Erie County. We analyzed the impact generated for
both site options detailed in previous sections of this this report.
The following figure presents the methodology we use in determining the economic
and fiscal benefits of the proposed expansion.
FIGURE 10-1
ECONOMIC IMPACT METHODOLOGY
Visitors
with
Redevelopment

Visitors
without
Redevelopment

Net New

Spending
per

Visitors

Visitor

New

Direct
Spending

How direct spending affects the local economy

Net Direct

Indirect
Direct

Total
Impact

Induced

($ & jobs)

How spending affects taxes

Fiscal
Impacts

Direct, Indirect, and
Induced Spending
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Spending falls into three categories:
•

Direct spending includes the new spending of event attendees and organizers.
For example, an attendee’s expenditure on a restaurant meal is a direct spending
impact. Direct spending includes only new spending that originates from
outside the local market. Spending by attendees who live within the market area
is a transfer of income from one sector of the area’s economy to another;

Economic Impact
Buffalo Niagara Convention Center

10-1

Convention, Sports & Entertainment
Facilities Consulting
Chicago, Illinois

therefore, this analysis does not count spending by residents as a new economic
impact.
•

Indirect spending follows from the business spending resulting from the initial
direct spending. For example, an event attendee’s direct expenditure on a
restaurant meal causes the restaurant to purchase food and other items from
suppliers. The portion of these restaurant purchases that remain within count
as indirect impacts.

•

Induced spending represents the change in local consumption due to the
personal spending by employees whose incomes change from direct and
indirect spending. For example, a waiter at a local restaurant may have more
personal income because of an event attendee dining at the restaurant. The
amount of the increased income that the waiter spends in the local economy is
an induced impact.

To generate direct spending estimates, HVS applied assumptions about the amounts
of new spending generated by BNCC events. HVS used the IMPLAN input-output
model of the local economy to estimate indirect and induced spending. The sum of
direct, indirect, and induced spending estimates make up the total
estimated spending impact of the proposed redevelopment of the BNCC.
Some refer to indirect and induced impacts as multiplier effects. The relationship
between direct spending and the multiplier effects vary based upon the specific size
and characteristics of a local area’s economy.
Sources of Direct
Spending

July 6, 2018

HVS identified four sources of new direct spending impact:
•

Overnight Guests: Visitors to who require overnight lodging, including
convention delegates, meeting attendees, and attendees at other BNCC
events. Overnight delegate spending includes the spending on meals,
shopping, local transportation, recreation and entertainment, and other
goods and services while in town.

•

Daytrip Attendees: Visitors to the BNCC who do not require paid lodging.
In most markets, day-trippers typically spend money on meals, shopping,
local transportation, recreation and entertainment, and other goods and
services while in town.

•

Event Organizers: Individuals, associations, or other organizations that
plan, sponsor, organize, and coordinate events that take place at BNCC
facilities. In addition to facility spending, event organizers also spend on
lodging, meals, local transportation, facility rentals, equipment rentals, and
other goods and services required to plan and organize a successful event.

Economic Impact
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•

Exhibitors: Individuals or companies that rent exhibition space, typically
from event organizers, to display information or products at events. In
addition to spending at the facility, exhibitors purchase lodging, meals, local
transportation, vendor services, meeting room rentals, equipment rentals,
and other goods and services.

Estimation of new spending of each of these sources involves three sets of
assumptions: 1) the number of new visitors to the market, 2) the geographic
location of their spending, and 3) the amounts typically spent by each of the sources.
New Visitors

HVS estimated the percentage of each visitor type that would come from outside the
market rather than from the local area. The spending estimates only include new
visitor spending because non-residents import income, whereas residents transfer
income already in the market area.
•

Overnight Guests – HVS assumes that 95% of overnight guests are new to
Erie County. Some overnight guests may stay with friends and family or
outside the market. New events at the redeveloped BNCC may come from
other venues within Erie County. We project that 80% of overnights guests
are new to the County.

•

Day Trips – New day trip estimates are based on the percentage of the
population for the market area as a percentage of the total drive time
population defined as the one-hour drive time.

•

Exhibitor/Organizer spending on Attendees/Delegates – We based
estimates on the percentage of attendees by events organized and exhibited
by companies that would otherwise not hold or participate in an event in the
market.

The product of the visitor forecasts and the percent of demand new to the market
yields an estimate of the sources of impact shown in the table below. That is:
Total Overnight Guests X Percent New = New Overnight Stays
Total Day Trips X Percent New = New Day Trips
Total Delegate Days X Percent New = New Delegate Days
The figures below show the number of new visitors to the City of Buffalo and Erie
County that generate new spending for both site options.
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FIGURE 10-2
SOURCES OF NEW DIRECT SPENDING – EXPANDED BNCC SITE
Demand Type

Overnight
Visitor Days

Day Trips

Convention
Delegate
Days*

City of Buffalo
Conventi ons & Tra des hows
Conferences
Cons umer Shows
Meeti ngs
Sports /Competi ti ons
Tota l

34,200
2,500
400
1,100
12,500
50,700

15,900
1,900
54,800
7,600
46,900
127,100

70,400
5,900
65,800
0
73,700
215,800

Erie County
Conventi ons & Tra des hows
Conferences
Cons umer Shows
Meeti ngs
Sports /Competi ti ons
Tota l

28,800
1,900
300
800
10,600
42,400

5,300
600
18,300
2,500
15,600
42,300

59,300
4,300
55,400
0
62,100
181,100

*Used to estimate organizer and exhibitor spending.

FIGURE 10-3
SOURCES OF NEW DIRECT SPENDING – HSBC LOT SITE
Demand Type

Overnight
Visitor Days

Day Trips

Convention
Delegate
Days*

City of Buffalo
Conventi ons & Tra des hows
Conferences
Cons umer Shows
Meeti ngs
Sports /Competi ti ons
Tota l

23,900
1,800
600
700
15,600
42,600

7,400
1,400
69,600
5,100
61,100
144,600

44,700
4,400
88,000
0
95,000
232,100

Erie County
Conventi ons & Tra des hows
Conferences
Cons umer Shows
Meeti ngs
Sports /Competi ti ons
Tota l

20,200
1,300
500
500
13,100
35,600

2,500
500
23,200
1,700
20,300
48,200

37,700
3,200
70,400
0
80,000
191,300

*Used to estimate organizer and exhibitor spending.

July 6, 2018

Economic Impact
Buffalo Niagara Convention Center

10-4

Convention, Sports & Entertainment
Facilities Consulting
Chicago, Illinois

We remove resident attendees from the spending estimates. As a smaller market,
we remove fewer City of Buffalo residents than for the larger Erie County market,
Increased convention, tradeshow, conference, and meeting activity at Site 1 yields
more new visitors for these events. Site 2 would attract more new consumer show
and sporting event attendees.
Spending Parameters

Delegates, attendees, event organizers, and exhibitors spend locally on lodging,
meals, local transportation, facility rentals, vendor services, meeting room rentals,
equipment rentals, and other goods and services.
Convention “Daily Spending Parameters” include the daily spending by individual
overnight delegates, day-trippers, and event organizers. Adjusted DMAI data
provides estimates of exhibitor and organizer spending per attendee day. Facility
revenue estimates include event organizer and exhibitor spending on facility rental,
facility services, and event food and beverage.
HVS compiled and evaluated data from several recent surveys which researched
spending by individuals and families attending youth sporting events in several
cities throughout the U.S. HVS aggregated this data and adjusted spending to more
accurately reflect the probable level of spending in Erie County. Based on these
sources, HVS estimated total spending by overnight attendees and day trippers.
All spending parameters are stated as the daily spending by individual overnight
guests and day trippers in 2017 dollars. The following figures present the direct
spending estimates for each spending category.
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FIGURE 10-4
CONVENTION AND MEETING VISITOR SPENDING PARAMETERS

Overnight Convention Attendees

$277.99

Hotel Avera ge Da i l y Room Ra te
Food s ervi ces a nd dri nki ng pl a ces
Hotel s a nd motel s , i ncl udi ng ca s i no hotel s
Reta i l s tores - genera l mercha ndi s e
Mus eums , hi s tori ca l s i tes , zoos , a nd pa rks
Tra ns i t a nd ground pa s s enger tra ns porta ti on
Automoti ve equi pment renta l a nd l ea s i ng
Reta i l s tores - ga s ol i ne s ta ti ons
Sceni c a nd s i ghts eei ng tra ns porta ti on
Other pers ona l s ervi ces
Sta te a nd l oca l government pa s s enger tra ns i t
Moti on pi cture a nd vi deo i ndus tri es
Total

Daytrip Convention Attendees

36%
21%
17%
10%
4%
3%
3%
2%
2%
1%
1%
0%
100%

$115.41

Food s ervi ces a nd dri nki ng pl a ces
52%
Reta i l Stores - Genera l Mercha ndi s e
25%
Mus eums , Hi s tori ca l Si tes , Zoos , a nd Pa rks
9%
Reta i l Stores - Ga s ol i ne Sta ti ons
5%
Sceni c a nd s i ghts eei ng tra ns porta ti on a nd s upport a cti vi ti es for4%
tra ns porta ti on
Other pers ona l s ervi ces
3%
Sta te a nd l oca l government pa s s enger tra ns i t
1%
Moti on pi cture a nd vi deo i ndus tri es
1%
Total
100%

FIGURE 10-5
SPORTS VISITOR SPENDING PARAMETERS
Overnight Sports Attendees
$139.82
Hotel Avera ge Da i l y Room Ra te
Food s ervi ces a nd dri nki ng pl a ces
Reta i l Stores - Genera l Mercha ndi s e
Reta i l Stores - Ga s ol i ne Sta ti ons
Other a mus ement a nd recrea ti on i ndus tri es
Other pers ona l s ervi ces
Total

Daytrip Sports Attendees

$41.05

Food s ervi ces a nd dri nki ng pl a ces
Reta i l Stores - Genera l Mercha ndi s e
Reta i l Stores - Ga s ol i ne Sta ti ons
Other a mus ement a nd recrea ti on i ndus tri es
Other pers ona l s ervi ces
Total
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71%
12%
8%
6%
2%
1%
100%
41%
29%
21%
6%
4%
100%
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FIGURE 10-6
EVENT EXHIBITOR AND ORGANIZER SPENDING PARAMETERS
Exhibitor Spending Per Overnight Day
$52.67
Food s ervi ces a nd dri nki ng pl a ces
Event Ca teri ng a nd Conces s i ons
Lodgi ng Cos ts
Adverti s i ng a nd Rel a ted Servi ces
Other a mus ement a nd recrea ti on i ndus tri es
Automoti ve Equi pment Renta l a nd l ea s i ng
Commerci a l a nd i ndus tri a l ma chi nery a nd equi pment renta l
Reta i l Stores - Genera l Mercha ndi s e
Tra ns i t a nd ground pa s s enger tra ns porta ti on
Reta i l Stores - Ga s ol i ne Sta ti ons
Total

Organizer Spending per Delegate Day

35%
24%
15%
6%
6%
5%
a nd
3%l ea s i ng
3%
2%
1%
100%

$4.58

Reta i l Stores - Genera l Mercha ndi s e
Adverti s i ng a nd Rel a ted Servi ces
Hotel s a nd motel s , i ncl udi ng ca s i no hotel s
Hotel Room Ra te
Automoti ve Equi pment Renta l a nd l ea s i ng
Sta te a nd l oca l government pa s s enger tra ns i t
Tra ns i t a nd ground pa s s enger tra ns porta ti on
Total

28%
22%
24%
24%
1%
1%
0%
100%

Sources: DMAI, STR, Spending Surveys, HVS

Facility Revenue from
Outside Spending

Event organizers and exhibitors create additional spending impacts through
spending at the BNCC through facility rentals, the purchase of event food and
beverage services, and other spending at the venue. Using operating revenue
histories, HVS estimated future spending by exhibitors and event organizers at the
BNCC including:
Facility Rental—Facility rental revenue includes the revenue the BNCC receives
from clients that reserve one or more function areas in the District. Despite having
published rates, facilities typically charge rental fees based on negotiated daily
rental fees. Not all events incur a facility rental fee. A facility may waive the space
rental charges if the event meets a certain minimum of food and beverage charges.
Food and Beverage—Most events that use the BNCC’s function space would also
arrange for food service for their attendees during their events. This food service
includes catering, which can range from coffee breaks associated with a meeting to
a full dinner associated with a convention or banquet. Consumer shows, theatre
performances, and arena events may generate concession revenue. Most
conventions and conferences generate demand for multiple meals during the course
of these multi-day events. Meetings and banquets generally include a single meal or
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refreshment services. Events like conventions and tradeshows typically spend the
most per attendee.
Event Services—Event Services include the fees charged to tenants for services
that could include business services, audio-visual rental and technical assistance,
information technology set-up and take down of function spaces, cleaning services,
security services, electricity and other utilities, commissions from decorators, and
other services provided by third-party contractors at events. Banquets and other
upscale events often require elaborate decorating services. Almost all events
require cleaning services; cleaning of common areas may be complimentary for
most events, while cleaning services offered to individual exhibitors can represent
a significant source of revenue. Service charges vary by type of event. Some of these
services may be included in the rental charges for using the facility, but others will
be add-on service charges.
Miscellaneous—Other revenue could include advertising revenue, damages billed
to tenants, special fees or dues, interest income, and certain non-recurring income.
Gross Direct Spending

HVS applied the previous sources of spending impacts and spending parameters to
estimate gross direct spending for a stabilized year. See the figures below.
FIGURE 10-7
NEW GROSS DIRECT SPENDING – SITE EXPANDED BNCC SITE
City of Buffalo
Overnight Convention Attendees
Daytrip Convention Attendees
Overnight Sports Attendees
Daytrip Sports Attendees
Exhibitor Spending
Organizer Spending

=
=
=
=
=
=

38,200
80,200
12,500
46,900
136,200
215,840

overni ght vi s i tors x $277.99
da ytri p vi s i tors
x $115.41
overni ght vi s i tors x $139.82
da ytri p vi s i tors
x $41.05
a ttendees
x $52.67
a ttendees
x
$4.58
Facility Revenue
Total Gross Direct Spending

=
=
=
=
=
=
=
=

$10.6 M
$9.3
$1.7
$1.9
$7.2
$1.0
$4.7
$36.4 M

=
=
=
=
=
=
=
=

$8.8 M
$3.1
$1.5
$0.6
$6.0
$0.8
$4.1
$25.1 M

Erie County
Overnight Convention Attendees
Daytrip Convention Attendees
Overnight Sports Attendees
Daytrip Sports Attendees
Exhibitor Spending
Organizer Spending
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=
=
=
=
=
=

31,800
26,700
10,600
15,600
114,700
181,140

overni ght vi s i tors x $277.99
da ytri p vi s i tors
x $115.41
overni ght vi s i tors x $139.82
da ytri p vi s i tors
x $41.05
a ttendees
x $52.67
a ttendees
x
$4.58
Facility Revenue
Total Gross Direct Spending
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FIGURE 10-8
NEW GROSS DIRECT SPENDING – HSBC LOT SITE
City of Buffalo
Overnight Convention Attendees
Daytrip Convention Attendees
Overnight Sports Attendees
Daytrip Sports Attendees
Exhibitor Spending
Organizer Spending

=
=
=
=
=
=

27,000
83,500
15,600
61,100
132,700
232,090

overni ght vi s i tors x $277.99
da ytri p vi s i tors
x $115.41
overni ght vi s i tors x $137.20
da ytri p vi s i tors
x $41.05
a ttendees
x $52.67
a ttendees
x
$4.58
Facility Revenue
Total Gross Direct Spending

=
=
=
=
=
=
=
=

$7.5 M
$9.6
$2.1
$2.5
$7.0
$1.1
$5.0
$34.8 M

=
=
=
=
=
=
=
=

$6.3 M
$3.2
$1.8
$0.8
$5.7
$0.9
$4.4
$23.0 M

Erie County
Overnight Convention Attendees
Daytrip Convention Attendees
Overnight Sports Attendees
Daytrip Sports Attendees
Exhibitor Spending
Organizer Spending

IMPLAN Impact
Modeling

=
=
=
=
=
=

22,500
27,900
13,100
20,300
108,100
191,280

overni ght vi s i tors x $277.99
da ytri p vi s i tors
x $115.41
overni ght vi s i tors x $137.20
da ytri p vi s i tors
x $41.05
a ttendees
x $52.67
a ttendees
x
$4.58
Facility Revenue
Total Gross Direct Spending

HVS uses the IMPLAN input-output model to estimate indirect and induced
spending and employment impacts. IMPLAN is a nationally recognized model
developed at the University of Minnesota and commonly used to estimate economic
impacts. An input-output model generally describes the commodities and income
that normally flow through the various sectors of a given economy. The indirect and
induced spending and employment effects represent the estimated changes in the
flow of income, goods, and services caused by the estimated direct spending. The
IMPLAN model accounts for the specific characteristics of the local area economy
and estimates the share of indirect and induced spending that it would retain.
HVS categorized new direct expenditures into spending categories that we provide
inputs into the IMPLAN model. Specifically, the IMPLAN model relies on spending
categories defined by the U.S. Census according to the NAICS. Because the spending
data from the spending surveys used by HVS do not match the NAICS spending
categories, HVS translates the spending categories into the NAICS spending
categories that most closely match.

Annual Net Direct
Spending
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Not all of the gross direct spending counts as an economic impact because some of
the spending does not generate income within the market . HVS adjusts gross direct
spending to account for income that leaks out of the local economy by estimating
retail margins and local purchase parentages. As a result, the realized direct
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spending (“net direct spending”) is lower than the gross direct spending in the
market area.
Retail Margins

Spending at retailers creates a smaller economic impact compared to spending in
other industries. Retailers add value equal to the margin or price increase of the
good above the original price paid to obtain the good. The IMPLAN model is product
based, so HVS uses IMPLAN margin numbers to account for the discrepancy
between retail purchaser prices and producer prices.

Local Purchase
Percentage

To accurately measure spending impacts, HVS counts spending on products and
services located in the market area. Some of the direct spending demand in the
market area cannot be accommodated. For example, an event organizer may need
to buy novelty items for all attendees but find that the market area does not produce
these items. This effect occurs for direct, indirect, and induced spending. HVS uses
the IMPLAN SAM model values to track the percentage of a good purchased within
the market area.

Indirect and Induced
Spending

The relationship between direct spending and the multiplier effects can vary based
on the specific size and characteristics of a local area’s economy. HVS enters the
gross direct spending estimate into the IMPLAN input output model of the local
economy to estimate the net direct, indirect and induced spending. HVS obtained
the most recent available data from IMPLAN for .
The following figures present the output of the IMPLAN model–the net new direct,
indirect, and induced economic impacts and that are attributable to the proposed
redevelopment of the BNCC. HVS also used IMPLAN to estimate the jobs created
based on the direct, indirect, and induced spending estimates.

Annual Net Spending
Impacts

The figure below shows the annual net direct, indirect and induced spending
generated in the City of Buffalo and Erie County for both site options.
FIGURE 10-9
ANNUAL ECONOMIC IMPACT ESTIMATES – EXPANDED BNCC SITE
Impact ($ millions)

City of Buffalo

Erie County

Spending Estimates
Net Di rect

July 6, 2018

$19.3

$21.2

Indi rect

5.2

6.1

Induced
Total

3.8
$28.4

7.3
$34.5
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FIGURE 10-10
ANNUAL ECONOMIC IMPACT ESTIMATES – HSBC LOT SITE
Impact ($ millions)

City of Buffalo

Erie County

Spending Estimates
Net Di rect

Present Value of Net
Spending

$18.4

$19.3

Indi rect

5.0

5.6

Induced
Total

3.6
$26.9

6.6
$31.4

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. As a
point of comparison with the capital investment, HVS calculated the present value
of the net spending that it would generate over a 5-year period. We assumed a 5%
discount rate that approximates weighted cost of public sector capital. The figure
below shows the present value of spending for both site options.
FIGURE 10-11
PRESENT VALUE – EXPANDED BNCC SITE
$ Millions
Ci ty of Buffa l o
Eri e County

$424
$517

*Stated in 2017 dollars.

FIGURE 10-12
PRESENT VALUE – HSBC LOT SITE
$ Millions
Ci ty of Buffa l o
Eri e County

$407
$477

*Stated 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.
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Employment Impacts

HVS calculated the full-time equivalent jobs supported by the spending in each
economic sector. The figure below summarizes the results.
FIGURE 10-13
EMPLOYMENT IMPACT IN A STABILIZED YEAR – EXPANDED BNCC SITE
Full-Time Equivalent Jobs City of Buffalo Erie County
Di rect
Indi rect
Induced
Total Permanent Jobs

123
25
19
168

135
32
39
206

FIGURE 10-14
EMPLOYMENT IMPACT IN A STABILIZED YEAR – HSBC LOT SITE
Full-Time Equivalent Jobs City of Buffalo Erie County
Di rect
Indi rect
Induced
Total Permanent Jobs

116
24
18
158

121
30
35
186

By a stabilized year of operation, the project developed on the Expanded BNCC Site
would support approximately 206 permanent full-time equivalent jobs in Erie
County, 168 of which would be in the City of Buffalo. For the HSBC Lot Site, this
figure is 186 jobs in Erie County, 158 of which would be in the City of Buffalo.
Fiscal Impacts

Fiscal impacts represent the public-sector share of the economic impacts from tax
collections on new spending. The previously discussed spending estimates provide
a basis for estimating potential tax revenue, as will collect some of the spending
through taxation.
The IMPLAN analysis results in direct, indirect, and induced spending classified into
hundreds of detailed spending categories. HVS evaluated each of these spending
categories to determine which taxes would apply to each type of spending output.
HVS then used the appropriate tax rates to estimate the amount of tax revenue.
HVS applied these nominal tax rates to a detailed breakdown of spending and
income categories that result from direct, indirect, and induced spending through
operation of the redeveloped BNCC. HVS then estimated the potential annual
revenue from each tax source as shown in the following figures.
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FIGURE 10-15
ANNUAL ERIE COUNTY TAXES GENERATED – EXPANDED BNCC SITE
Tax Base

Effective Tax
Rate

$22,494,470

3.00%

$674,800

Additional County Sales & Use Tax

22,494,470

1.75%

$393,700

Additional Lodging Tax

$5,399,400

5.00%

Tax Category
Base County Sales & Use Tax

Estimated
Tax Revenue

$270,000

Total

$1,338,500

FIGURE 10-16
ANNUAL ERIE COUNTY TAXES GENERATED – HSBC LOT SITE
Tax Base

Effective Tax
Rate

$21,044,730

3.00%

$631,300

Additional County Sales & Use Tax

21,044,730

1.75%

$368,300

County Lodging Tax

$4,451,800

5.00%

$222,600

Tax Category
Base County Sales & Use Tax

Total

Estimated
Tax Revenue

$1,222,200

Erie County generates an additional $1.3 million in taxes under the Expanded BNCC
Site and $1.2 million under the HSBC Lot Site.
The following figures summarize recurring annual economic and fiscal impacts in a
stabilized year.
FIGURE 10-17
ANNUAL ECONOMIC AND FISCAL IMPACTS – EXPANDED BNCC SITE
Summary of Impacts*

City of
Buffalo

Erie
County

Economi c Impa ct (mi l l i ons )

$28.4

$34.5

na

$1.34

168

206

Fi s ca l Impa ct (mi l l i ons )
Jobs
*In a stabilized year.
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FIGURE 10-18
ANNUAL ECONOMIC AND FISCAL IMPACTS – HSBC LOT SITE
Summary of Impacts*

City of
Buffalo

Erie
County

Economi c Impa ct (mi l l i ons )

$26.9

$31.4

na

$1.22

158

186

Fi s ca l Impa ct (mi l l i ons )
Jobs
*In a stabilized year.

These 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 readers should consider these estimates as a mid-point in a
range or potential outcomes.
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11. Statement of Assumptions and Limiting Conditions
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1.

This report is to be used in whole and not in part.

2.

No responsibility is assumed for matters of a legal nature.

3.

We have not considered the presence of potentially hazardous materials on the
proposed site, such as asbestos, urea formaldehyde foam insulation, PCBs, any form of
toxic waste, polychlorinated biphenyls, pesticides, or lead-based paints.

4.

All information, financial operating statements, estimates, and opinions obtained from
parties not employed by HVS are assumed to be true and correct. We can assume no
liability resulting from misinformation.

5.

Unless noted, we assume that there are no encroachments, zoning violations, or
building violations encumbering the subject property.

6.

We are not required to give testimony or attendance in court by reason of this analysis
without previous arrangements, and only when our standard per-diem fees and travel
costs are paid prior to the appearance.

7.

If the reader is making a fiduciary or individual investment decision and has any
questions concerning the material presented in this report, it is recommended that the
reader contact us.

8.

We take no responsibility for any events or circumstances that take place after the date
of our report.

9.

The quality of a convention facility's on-site management has a direct effect on a
facility's economic performance. The demand and financial forecasts presented in this
analysis assume responsible ownership and competent management. Any departure
from this assumption may have a significant impact on the projected operating results.

10.

The impact analysis presented in this report is based upon assumptions, estimates, and
evaluations of the market conditions in the local and national economy, which may be
subject to sharp rises and declines. Over the projection period considered in our
analysis, wages and other operating expenses may increase or decrease due to market
volatility and economic forces outside the control of the facility’s management.

11.

We do not warrant that our estimates will be attained, but they have been developed
based on information obtained during our market research and are intended to reflect
reasonable expectations.
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12.

Many of the figures presented in this report were generated using sophisticated
computer models that make calculations based on numbers carried out to three or
more decimal places. In the interest of simplicity, most numbers have been rounded.
Thus, these figures may be subject to small rounding errors.

13.

It is agreed that our liability to the client is limited to the amount of the fee paid as
liquidated damages. Our responsibility is limited to the client and use of this report by
third parties shall be solely at the risk of the client and/or third parties. The use of this
report is also subject to the terms and conditions set forth in our engagement letter
with the client.

14.

Although this analysis employs various mathematical calculations, the final estimates
are subjective and may be influenced by our experience and other factors not
specifically set forth in this report.

15.

This report was prepared by HVS Convention, Sports & Entertainment Facilities
Consulting. All opinions, recommendations, and conclusions expressed during this
assignment are rendered by the staff of this organization, as employees, rather than as
individuals.

16.

This report is set forth as a market and feasibility study of the subject facility; this is
not an appraisal report.
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12. Certification
The undersigned hereby certify that, to the best of our knowledge and belief:
1.

the statements of fact presented in this report are true and correct;

2.

the reported analyses, opinions, and conclusions are limited only by the
reported assumptions and limiting conditions, and are our personal,
impartial, and unbiased professional analyses, opinions, and conclusions;

3.

we have no present or prospective interest in the property that is the subject
of this report and no personal interest with respect to the parties involved;

4.

HVS is not a municipal advisor and is not subject to the fiduciary duty set
forth in section 15B(c)(1) of the Act (15 U.S.C. 78o-4(c)(1)) with respect to
the municipal financial product or issuance of municipal securities.

5.

we have no bias with respect to the property that is the subject of this report
or to the parties involved with this assignment;

6.

our engagement in this assignment was not contingent upon developing or
reporting predetermined results;

7.

Thomas A Hazinski, MPP and Catherine Sarrett, MBA personally inspected
the property described in this report.

Thomas Hazinski
Managing Director
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Catherine Sarrett
Senior Project Manager
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13. Appendix A - Preliminary Site Evaluation
The suitability of a site for the development of a convention center is an important
consideration affecting the economic viability of a facility and its ultimate
marketability. Factors such as size, accessibility, visibility, and the proximity other
amenities have a direct impact on the suitability of a site. The relationship between
a convention venue and other nearby existing or planned land uses can also play an
important role in selecting a site. Other factors, such as the cost of obtaining the site,
infrastructure needs, and costs of improving a site should also be considered.
Destination appeal is a critical factor in event planner choice. In a highly competitive
convention center industry in which most cities offer comparable venues, facility
improvement alone does not create a competitive advantage. The event planner
survey presented in Section 5 demonstrates that event planners are highly
motivated to maximize attendance and choose destinations with this goal in mind.
The vitality of the neighborhood surrounding a conference center creates
destination appeal.
Potential Sites

In this section, HVS compares the suitability of seven potential locations within
downtown Buffalo. With the assistance of Erie County, HVS identified these sites,
which represent a range of existing land uses and ownership. They include
undeveloped land and vacant, existing structures which would require renovation
or demolition. Some sites are currently owned by private developers and would
require acquisition by the County or other development group. We considered
BNCC redevelopment on the following sites. A figure providing a map of the location
of the seven sites in relation to downtown Buffalo follows.
•

A site including the current BNCC footprint, plus an adjacent site on
Delaware Avenue and a portion of the Statler Hotel footprint

•

The site of the Adams Mark Hotel

•

A site on Erie Street, southeast of Interstate 190

•

A site between Oak and Elm Streets, north of Broadway Street

•

A site between Oak and Elm Streets, south of Broadway Street

•

A site that occupies a parking lot on Ellicott Street

•
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A site that occupies the surface parking lot east of the HSBC building
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FIGURE A-1
MAP OF POTENTIAL SITES

Delaware/Statler Site
(4.2a.)

Site Evaluation Criteria
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HVS developed evaluation criteria to assess the relative strengths and weaknesses
of the various potential convention center locations. The evaluation criteria include
primary evaluation categories concerned with site considerations, access
considerations, urban impact, and financial considerations. Each of these
categories includes several specific evaluation criteria. The following figure
lists the 30 evaluation criteria. The figure also indicates the importance of
each evaluation criterion with a rank from one to five, with a rank of one
indicating the least amount of importance and a rank of five indicating the greatest
importance.
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FIGURE A-2
SITE EVALUATION CRITERIA
Evaluation Criteria

Importance
Rank

Site Considerations
Ca pa ci ty for recommended bui l di ng progra m
Ca pa ci ty for future expa ns i on
Abi l i ty to a s s embl e s i te
Proxi ma te to exi s ti ng l odgi ng
Proxi ma te to di ni ng & reta i l es ta bl i s hments
Infra s tructure i n pl a ce or pl a nned
Subject to hi s tori c s i te res tri cti ons
Event pl a nner preference
Requi red hotel devel opment

5
3
4
5
5
3
1
3
4

Urban Impact
Potenti a l for new hotel devel opment
Potenti a l for compa ti bl e devel opment
Potenti a l for control of nea rby pa rki ng
Di s pl a cement of exi s ti ng us es
Compa ti bi l i ty wi th nei ghbori ng l a nd us es
Surroundi ng nei ghborhood s a fety
Compl i a nce wi th exi s ti ng zoni ng

5
3
5
2
3
3
1

Access
Ea s e of a cces s for dri ve-i n
Ea s e of a cces s for pedes tri a ns
Ea s e of a cces s for s ervi ce vehi cl es
Ava i l a bi l i ty of exi s ti ng pa rki ng
Acces s to publ i c tra ns porta ti on
Potenti a l for tra ffi c conges ti on

3
4
4
4
3
2

Financial Considerations
La nd a s s embl y cos ts
Cons tructi on cos ts
Potenti a l for Ci ty fundi ng
Potenti a l for Sta te fundi ng
Abi l i ty to fund through l a nd s a l e
Opera ti ons i mpa ct duri ng cons tructi on
Impa ct on opera ti ng s ubs i dy
Opportuni ty cos ts - a l terna ti ve l a nd us es

4
4
4
4
3
3
3
5

HVS assigned each potential site a rank of one through three for each specific
evaluation criterion. A score of one indicates that a site ranks poorly on the criterion
and a score of three indicates that a site ranks favorably on the criterion.
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The following series of figures present the evaluation criteria key outlining the
meaning of each individual score.
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All adjacent neighborhoods offer a safe
environment for pedestrians
Site has proper zoning for intended
uses.

Compliance with existing zoning

Several surrounding sites could be
developed for compatible corporate or
visitor-related uses
Several surrounding sites could be
developed as parking decks or surface
lots that are controlled by the BNCC
Site is currently vacant and has no
planned development
Intended use of site would not cause
conflict with owners of surrounding
land

Several surrounding sites available for
future additional hotel development

3

Adjacent full-service lodging is
available but in small quantity
Walkable amenities are limited but
others available via short drive
Site has some infrastructure
improvements required
Site is subject to historic site
restrictions, but variance is possible
Some surveyed event planners
selected location as preferred BNCC
site

Adjacent full service lodging has been
developed or is in the planning stages
Site is adjacent to multiple existing or
future dining and shopping locations
Site has city infrastructure in place or
planned
Site is not subject to historic site
restrictions
Majority of surveyed event planners
selected location as preferred BNCC
site
Location would required adjacent
hotel development of 300 or less
rooms
Some surrounding sites may be
suitable for future additional hotel
development
Some surrounding sites could be
developed for compatible corporate or
visitor-related uses
Some surrounding sites could be
developed as parking decks or surface
lots that are controlled by the BNCC
Site is currently vacant but has
planned development
Intended use of site could occasionally
cause conflict with owners of
surrounding land
Most adjacent neighborhoods offer a
safe environment for pedestrians.
Some areas should be avoided.
Site needs to be rezoned, but process
should be relatively easy.

2

Location would require adjacent hotel
development of 300 to 500 rooms

Site is not owned and acquisition may
be difficult

Full site is owned or easily acquired for
BNCC development

Appendix A - Site Evaluation
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Intended use of site would regularly
cause conflict with owners of
surrounding land
Adjacent neighborhoods do not offer a
safe environment for pedestrians or
can be perceived as unsafe.
Site needs to be rezoned and process
may be problematic.

Site is currently used for other purpose

No site currently available or
appropriate for additional hotel
development
No surrounding sites could be
developed for compatible corporate or
visitor-related uses
No surrounding sites could be
developed for parking controlled by the
BNCC

1

Location would require adjacent hotel
development of at least 700 rooms

Few event planners selected location
as preferrred BNCC site

Site and adjacent sites would not be
available for an expansion
Site acquisition more difficult due to
multiple owners or difficult
negotiations
There is no adjacent lodging under
development or planned
Drive required to reach all dining &
retail amenities
Site requires installation of all City
infrastructure
Site is subject to historic site
restrictions, and variance unlikely

Adjacent sites may be required to
develop a facility expansion

1
Site requires major modifications to
building program that may affect
marketability and operation

2
Site may require minor modification to
building program that may minimally
effect marketability and operation

Site can accommodate full
recommended program and support
spaces to meet planner needs and
operate efficiently
Site can accommodate future
expansion

3

FIGURE A-3
SITE EVALUATION CRITERIA KEY

Surrounding neighborhood safety

Compatibility with neighboring land uses

Displacement of existing uses

Potential for control of nearby parking

Potential for compatible development

Potential for new hotel development

Urban Impact

Required hotel development

Event planner preference

Subject to historic site restrictions

Infrastructure in place or planned

Proximate to dining & retail establishments

Proximate to existing lodging

Ability to assemble site

Capacity for future expansion

Capacity for recommended building program

Site Considerations
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na
BNCC operations would be slightly
impacted during redevelopment
The new BNCC operation maintains
existing oeprating subsidy
Site has other potential uses which
have similar returns as intended use

Existing BNCC site would be available
for sale to help fund new development
BNCC could continue operations
unimpeded during redevelopment
The new BNCC operation significantly
decreases operating subsidy
Intended use of site is the highest and
best use of the land

Ability to fund through land sale

Operations impact during construction

Impact on operating subsidy

Opportunity costs - alternative land uses

July 6, 2018

Potential for State funding

Potential for City funding

Construction costs

Land assembly costs

2

Site is within short walk of metro train
stops.
Roads to site have occasional traffic
congestion issues

Site is adjacent to existing metro train
stops.
Roads to site have no current traffic
congestion issues

Parcels for site can be purchased for a
reasonable price
Site has some elements that would
increase costs of construction
Use of site has moderate potential for
City investment
Use of site has moderate potential for
State investment

Existing proximate parking is adequate
to handle smaller events. Additional
parking required for larger events

Existing and planned proximate
parking is adequate to handle all event
parking needs

3

Site is difficult to access by trucks and
other vehicles necessary for event
production

Site has moderately easily access for
trucks and other vehicles necessary for
event production
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Site has other potential uses which
have a higher return than intended use

The new BNCC operation significantly
increases operating subsidy

BNCC would have to temporarily cease
operations during redevelopment

Parcels for site can be purchased for a
higher price
Site has several elements that would
increase costs of construction
Use of site has no potential for City
investment
Use of site has no potential for State
investment
Existing BNCC site is being used for
redevelopment and would not be
available for sale

1

There are currently no plans for future
metro train stops at or near the site.
Roads to site have daily traffic
congestion issues

Existing proximate parking is minimal.
Significant additional parking would be
needed for all events

Access to site is not suitable for
pedestrians

Site can be accessed by pedestrians
but routes are not ideal

Site is in locations which is difficult to
access by vehicle

Site is conveniently located by major
roadways for easy vehicle access
Site has pedestrian-friendly routes
from multiple lodging and/or parking
areas.
Site is easily accessed by trucks and
other vehicles necessary for event
production

1

2
Site does not have direct access from
major roadways. Attendees would use
secondary streets to access site.

3

FIGURE A-4
SITE EVALUATION CRITERIA KEY (CONT.)

Site is owned or otherwise available
without purchase
Site has minimal elements that would
increase costs of construction
Use of site has high potential for City
investment
Use of site has high potential for State
investment

Financial Considerations

Potential for traffic congestion

Access to public transportation

Availability of existing parking

Ease of access for service vehicles

Ease of access for pedestrians

Ease of access for drive-in

Access Considerations

Convention, Sports & Entertainment
Facilities Consulting
Chicago, Illinois

A-6

Convention, Sports & Entertainment
Facilities Consulting
Chicago, Illinois

Site Evaluation
Summary

HVS rated the seven potential sites on 30 evaluation criteria. The ratings for each
site, combined with the relative importance of each criteria results in a weighted
score for each potential location. This process identified preferred sites which
would likely be the most suitable for the proposed conference center.

The following figures provide a summary of this evaluation.
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Conclusions on Site
Analysis

The site analysis indicates that none of the potential sites fully satisfy all selection
criteria. In general, sites located in central downtown, a more desirable location,
have limited capacity to fully meet the recommended program. The HSBC Lot site
has ample capacity for the program, but is not surrounded by adequate hotels,
restaurants and other supporting infrastructure. Considering the weighted
importance of selection criteria, the Expanded BNCC site and HSBC Lot site received
the highest scores.
Final site selection of a specific land parcel for the redeveloped BNCC would depend
on evaluating multiple factors which are outside the scope of this study, including
negotiations with land owners, specific legal and financing requirements, and
environmental and geologic investigations. As a result, a suitable site in the
preferred location may not be suitable for development.
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Buffalo Niagara Convention Center
Site Options - Program Test Fit

Following completion of the Phase I Market Study, the design team members of
the Study Team began the second phase of this feasibility study - evaluation of
expansion and alternate sites. The analysis steps included an estimation of the
required gross enclosed area of the project, an evaluation of the existing facility,
an expansion site and an alternate site, the preparation of building organization
diagrams to best respond to the building program on the expansion and alternate
sites, and finally, the preparation of preliminary order-of-magnitude cost estimates
for the two options identified.
Several major planning goals governed the exploration of building organizational
concepts on the expansion and alternate sites. These goals included:
•

Maximizing leasable and support space within the ranges identified in
the market study and subsequent program definition

•

Creation of a single-level and contiguous exhibit hall

•

Maximizing building functionality, efficiency and industry standards
within the inherent site constraints

•

Maximizing opportunities for street activation, transparency, natural
light, views and integration with surroundings

•

Consideration of phasing issues to allow maintenance of existing
BNCC operations during construction

DELAWARE SITE

STATLER SITE
EXISTING BNCC FACILITY

OPTION 1 | EXISTING BNCC FACILITY
An analysis of the existing BNCC’s opportunities and constraints and how
it may be economically improved to accommodate the function spaces
recommended in the market study.
OPTION 2 | EXPANDED BNCC (EXISTING BNCC FACILITY + STATLER + DELAWARE SITES)
Optimization of the existing BNCC and two adjacent sites to create a
Convention and Conference Center Complex with a new Exhibit Hall and
upgraded Meeting Rooms and a Ballroom. The site includes renovation of
the existing facility, re-purposing the low-rise portion of the adjacent Statler
building and constructing new facilities on the Delaware block.

HSBC SITE

OPTION 3 | HSBC SITE
Construction of a new Convention Center on the HSBC site that includes all the
Recommended Function Spaces in a two-floor facility.

N
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Buffalo Convention Center

Buffalo Niagara Convention Center
Building Space Program Analysis

The building space program area chart to the right indicates the low to high
range of leasable areas (square feet for Exhibit, Ballroom, Meeting Rooms) as
recommended by HVS on the basis of the market analysis. The areas for these
spaces are then summed, resulting in the recommended Total Net Leasable
area range, 180,000 SF to 235,000 SF. Again, these square foot totals are
based on the market analysis but represent only a portion of the full size of an
expanded or new convention center.
In order to test potential building organization solutions on the expansion and
alternate sites, it is necessary to use gross enclosed area figures that reflect
all of the spaces necessary to create a fully functional center. The study team
considered three scenarios for the amount of service and support space
that would be needed to support the recommended leasable areas. First, an
approximate industry standard of 50% for a net leasable area/gross enclosed
area ratio was applied to the 180,000 and 235,000 SF leasable area range.
This would represent a fairly straightforward design with a minimum amount of
vertical circulation, resulting in a gross enclosed area building size of 360,000
to 470,000 SF.

Building Program Analysis
Don Grinberg, FAIA
January 10, 2017
Proposed New
Low (SF)
Exhibit

Source (SF)

Program Notes

Area (SF)

New SF / Existing SF

120,000

150,000

HVS

On one level; Recommended Min. Vertical Clearance: 30'

64,410 86% - 133%

Ballroom

30,000

40,000

HVS

Recommended Min. Vertical Clearance: 26'

12,367 143% - 223%

Meeting Rooms

30,000

45,000

HVS

Recommended Min. Vertical Clearance: 14'; more for larger spaces

25,395 18% - 77%

TOTAL, Net Leasable

180,000

235,000

HVS

Service and Support

180,000

235,000

TOTAL Gross Enclosed Area

360,000

470,000

50%

50%

A) Net/Gross Ratio

102,172 76% - 130%
45,860
Assume for simple non-vertically organized building

Other Scenarios
B) Net/Gross Ratio

40%

40%

450,000

587,500

45%

45%

TOTAL Gross Enclosed Area

400,000

522,222

Use For Preliminary

400,000

520,000

TOTAL Gross Enclosed Area

Since a somewhat vertically organized convention center is a more likely
solution for a downtown, urban site in Buffalo, a second estimate of gross
building area was made using a net/gross ratio that assumed more service and
support space for the same amount of total leasable area. A 40% net leasable
area/gross enclosed area ratio reflects more building area for additional
vertical circulation, support pantries, shafts, structure, etc. and results in a
larger gross enclosed building area of 450,000 SF to 587,500 SF.

High (SF)

Existing

C) Net/Gross Ratio

Aggressive target for vertically organized building

Mid-point of above two scenarios used as target benchmark

Site Analysis

The Study Team recommends for the purposes of the current site analyses
that a third scenario, the mid-point of the above two cases, be used to estimate
the gross area of a new or expanded center. Therefore, using a 45% net/
gross area ratio results in a gross building size of 400,00 SF to 522,000
SF. This benchmark served as a useful guideline in monitoring the ability of
the expansion and alternate sites to accommodate the recommended building
program.
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OPTION 1

Existing BNCC Facility

W HURON ST

HYATT
HOTEL

DELAWARE AVE

There are additional deficiencies of the existing center, including aging systems and
infrastructure, inadequate (exterior and interior) circulation and support spaces,
and a “bunker” aesthetic that is antithetical to the consensus goals of transparency,
natural light, street-friendliness and human scale. While there are strategies that
move in the direction of remedying these deficiencies, a right-sized and functional
expansion of the existing center will have to make use of additional surrounding land
as well as the existing center’s footprint.

PEARL ST

FRANKLIN ST

The Study Team finds that the existing Buffalo Niagara Convention Center cannot
be expanded and renovated within the limits of its current site in a way that would
satisfy even the minimum building program recommended on the basis of the Phase
I market analysis. The most significant fatal flaws are the too small size of the site,
the inadequate height of the ground level spaces, and the inability to maintain
operations during construction of what would be a tall, complicated and relatively
dysfunctional vertical building. It is required to have all exhibit space on a single
level, and the existing center’s site is simply not big enough to accommodate this.

CONNECTION
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LOADING DOCK
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PROPOSED
150,000 SF
EXHIBIT HALL
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CURRENT BNCC
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64,410 SF

BALLROOM

80'

STATLER
HOTEL

BOH
MEETING
ROOMS

NIAGARA
SQUARE

COURT ST

PROS

CONS

•

Likely least
construction cost

•

No value capture of existing site

•

No issues of acquiring
land to build new
facility

•

Very constrained site; Cannot accommodate
recommended expansion program

•

Does not solve functional issues of existing building

•

Full renovation requires staged construction
(time and cost add, negative impact on on-going
operations) or temporary closure of BNCC

•

Inadequate pre-function and pick-up/drop-off space

•

Good downtown
location

POTENTIAL PARKING
GARAGE

Ground Floor Plan

Second Floor Plan
LEGEND
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Ballroom
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OPTION 2

Expanded BNCC (Existing Facility + Statler + Delaware)
With the existing BNCC site clearly being too small to accommodate the
recommended expansion program, the Study Team explored the idea of using
additional nearby properties in combination with renovating the existing facility.
This strategy would involve the construction of a new, contiguous 120,000 SF
exhibit hall on the block bounded by Delaware Ave. and Franklin, W. Huron and
Mohawk Streets. Elevated on a second level, the pre-function space serving the
new exhibit space would connect across Mohawk and Franklin Streets to a new
central entrance atrium at the Statler Hotel and further on to a new Ballroom built
as a renovation/conversion of the existing BNCC exhibit hall. Meeting rooms would
be located on the ground floors below the exhibit hall and ballroom.

STATLER | SECOND FLOOR

EXISTING BNCC | SECOND FLOOR

PRE-FUNCTION

BALLROOM

FOOD + BEVERAGE

PRE-FUNCTION
LOADING

This solution maximizes the advantages of the proximity of nearby hotels,
improves street life at a good downtown location, and allows the new exhibit
hall to be brought online early in the development process. However, there are
significant challenges associated with this development strategy, including site
constraints limiting the size of the exhibit hall to the lower end of the square foot
range recommended in the market study (and with no expansion potential); an
elevated exhibit hall requiring elevators for freight movement; and an inefficient
and somewhat fragmented building plan with a low net/gross area ratio.
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PLANS

AREA SUMMARY

60'

370'

370'

105'

60'
EXHIBIT
HALL
A

MEETING
ROOMS

122'
BOH

488'

PEARL ST

55'

FRANKLIN ST

PRE-FUNCTION

LOADING DOCK

BOH

48'

LOADING

BOH

RETAIL / RESTAURANT

DELAWARE AVE

488'

DELAWARE
BLOCK

HYATT
HOTEL

DELAWARE
BLOCK

EXHIBIT
HALL
B

280'

PRE-FUNCTION

W HURON ST

EXHIBIT
HALL
C

HYATT
HOTEL

EXISTING
BNCC

EXISTING
BNCC

Existing Facade
to Remain

Existing Facade
to Remain

EXHIBIT
HALL
D

EXHIBITION

120,600 SF

BALLROOM

31,200 SF

MEETING ROOMS

34,400 SF

TOTAL NET LEASABLE

186,200 SF

SERVICE & SUPPORT

173,500 SF

PRE-FUNCTION & CIRCULATION

166,300 SF

TOTAL ENCLOSED GROSS

526,000 SF

NET/GROSS RATIO

35%

RETAIL

30,700 SF

LOADING

62,200 SF

TOTAL GROSS

618,900 SF

PROS
EXISTING
CONNECTION
TO HYATT

Pedestrian Bridges
over Franklin &
Mohawk Streets

•

Re-use of Statler at Mohawk/Franklin intersection to
become main entrance with generous drop-off, primary prefunction, vertical circulation, social space, F&B outlet, etc.

•

Phasing: Delaware Site Exhibit Hall can be brought on line
before existing building is renovated, including conversion
of existing Exhibit Hall to Ballroom

•

Improve vertical circulation within existing building; direct
vertical connection of new Ballroom to street level.

•

Improved activation of street level at prime downtown
location

M

IU

'

CONNECTION
TO STATLER

P

-U
CK

/

PI

EE

S
NE

ST

MEETING
ROOMS

STATLER
HOTEL

GE

30'

40'

CONS

BALLROOM

250'

50

FF

-O
OP
DR

110'

PRE-FUNCTION

EN

CONNECTION
TO STATLER

60'

EXISTING KITCHEN

Y
TR

R
AT

PRE-FUNCTION

STATLER
HOTEL

LOADING DOCK

PRE-FUNCTION

PANTRY

BOH

PRE-FUNCTION

BOH

90'

70'

MOHAWK ST
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•

No value capture of existing site to help pay for project

•

Elevated Exhibit Hall requires large service elevators to
move freight; construction and labor cost premium

•

Requires two kitchens, one to serve Ballroom/Meeting
Rooms, the other to serve the Exhibit Hall on a separate site

•

Travel distance between Exhibit Hall and the Ballroom/
Meeting Room complex is somewhat excessive

•

Multi-phased project, expensive

•

High SF, low Net/Gross area ratio; inefficient plan
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OPTION 3
HSBC Site

Located south of the city center and towards Lake Erie, this site at 12 acres is
the largest evaluated by the Study Team. Bounded by Scott, Michigan, Perry
and Washington Streets (exclusive of the HSBC building), this site can easily
accommodate the upper size range of the recommended building program, and
allows for future expansion as well.
The test concept developed by the Study Team is a two-story facility, with an easily
accessed 150,000 SF exhibit hall located at the ground (entry) level, and ballroom
(39,200 SF), meeting rooms (37,800 SF) and the main kitchen located on an upper
level. This solution fully accommodates the complete amount of required support
spaces, and is a very functional and condensed facility that will be efficient to
operate. Building the project at this location offers two distinct advantages: 1) the
ability to keep the existing BNCC in operation while the new facility is constructed;
and 2) the potential value capture through future sale and development of the
existing BNCC property as a means to help finance the new facility.

SECOND FLOOR
BALLROOM

While the size of the HSBC site is ideal for the project, development of a new
convention center in this area of Buffalo will require the simultaneous development
of additional hotel rooms. With new convention center and hotel development
complementing amenities (arena, etc.) already in place, this district has potential
to further mature as a significant destination for both visitors to Buffalo and its
residents.
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PLANS

AREA SUMMARY
EXHIBITION

150,000 SF

BALLROOM

39,200 SF

MEETING ROOMS

37,800 SF

TOTAL NET LEASABLE

227,000 SF

SERVICE & SUPPORT

120,400 SF

PRE-FUNCTION & CIRCULATION

171,400 SF

TOTAL ENCLOSED GROSS

518,800 SF

NET/GROSS RATIO

44%

LOADING

45,400 SF

TOTAL GROSS

564,200 SF

KITCHEN

140'

70'

620'

BOH

GREEN
ROOF

40'

OPEN TO
BELOW

TERRACE

210'

MEETING
ROOMS

PRE-FUNCTION

280'

PRE-FUNCTION

BALLROOM

420'

140'

90'

60'
PRE-FUNCTION

PROS
•

Ample site area to meet the full program on one or two
levels

•

Program can be accommodated in functionally optimized,
well organized and state-of-the art facility

•

Avoids continued use of obsolete facility

•

Portion of site reserved for hotel, parking or future
expansion

•

Opportunity for single phase construction with staging
areas (schedule and cost savings)

•

Value capture of selling existing site/facility to help pay for
project

•

Possible to co-promote use with nearby arena

•

No interruption of existing convention center operations

•

Project at this location could help stimulate further private
sector mixed-use development in lakefront district. Other
potential development sites nearby

Second Floor Plan
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•
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Buffalo Niagara Convention Center
Site Options - Comparison Matrix

EXHIBIT

6

Parking

7,630 spaces within 0.3 miles.

5,707 unrestricted spaces within 0.3
miles.

7

Functionality

Challenging because of the
development of the facility on multiple
sites. Pedestrian bridges can help
alleviate this - challenges would include
negotiation with authorities regarding
construction over public roadways.

Straightforward to accomplish state-ofthe-art convention center.

T
S
N

Easy to accommodate properly designed
interface between convention center and
the various vehicles accessing the facility.

ST

N

EXPANDED BNCC

HYATT

B A L L RO

OM
MEETIN

EXHIBIT

T
S

ST

N

PERRY

PARKING/
FUTURE
EXPANSION

A

N

ST

IG

HSBC SITE

SCOTT

H

All freight operations for exhibit hall at
grade level with required number of truck
dock spaces.

HALL

IC

Requires elevators to move exhibit
freight to and from second level
exhibition space.

S

M

Freight Movement

G RO O M

HSBC

Two remote truck docks are harder to
manage.

8

O

Challenging to create adequate pick-up
and drop-off spaces

IN ST

R

Vehicular Circulation

FR A N KL

S

U

5

PE A RL

S

G RO O M

H

Improved pedestrian character of lakefront
district; elimination of on-grade parking lot

G RO O M

W

Improved activation of street level with
multiple entry points.

T

Urban Design

S

4

K

Good downtown location that leverages Location possibly perceived as somewhat
existing resources.
remote from downtown core; will be most
successful with accompanying ancillary
development in the district (hotel(s),
restaurants, etc.).

AW

Location

H

3

O

More efficient, higher net leasable SF/
gross enclosed SF ratio

M

Low net leasable SF/gross enclosed SF
ratio

MEETIN

T

2

Efficiency

MEETIN

S

Yes; land bank adjacent parking area to
east

POTENTIAL
PARKING
GARAGE

N

Very difficult because of site
constraints

Expandability

STATLER

TO

37,800 SF
In single building; good relationship to
other leasable spaces.

E

G

34,400 SF
Bifurcated on two sites creates
wayfinding and operational challenges.

Meeting Rooms

D EL AW
A RE AV

IN

39,200 SF
New. Any freight movement from truck
docks at ground level requires service
elevators.

ST

31,200 SF
Conversion of existing BNCC Exhibition
Hall; good re-use of tall, column free
space that has its own truck access.

Ballroom

NIAG A
RA
SQUA
RE

E

150,000 SF
Accommodates full program size range
recommended in market study.

SS

120,600 SF
Does not meet full program for
exhibition space unless accommodated
on two levels.

Exhibit Hall

NE

Easily accommodated on two levels on a
single site

OM

GE

Accommodated on three distinct
parcels

B A L L RO

H

Program

HSBC Site

S

1

EXPANDED BNCC

W
A

TOPIC

HALL

Single truck dock operation in one location.
LEGEND
Exhibition
Ballroom
Meeting Rooms

Buffalo Niagara Convention Center Market and Feasibility Analysis

Pre-Function
Vertical Circulation
Retail / Restaurant

BOH / Support
Loading Dock
Terrace

HVS |
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Buffalo Niagara Convention Center
Site Options - Comparison Matrix Continued

EXHIBIT
OM

Vertical circulation at multiple points easily
allows the accommodation of multiple
simultaneous events.

Travel distance between new Exhibit
Hall and Ballroom/Meeting Room
complex is somewhat excessive.

NIAG A
RA
SQUA
RE

D EL AW
A RE AV

STATLER

Multiple entry points increase flexibility.

$280 to $343 Million*

$263 to $294 million*

*Construction costs only. Excludes 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.

*Construction costs only. Excludes 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.

18 Land Assembly

Requires further analysis

Requires further analysis

19 Summary

Overall, a well-located convention
center but a more challenging design
and construction project. More difficult
to create a state-of-the-art convention
center.

Many design options to create a new
state-of-the-art facility on a simple site.
Requires broader commitment to lakefront
development in order to be successful.

Buffalo Niagara Convention Center Market and Feasibility Analysis

S

T
S
N
TO
G
IN
H
S
W
A

HSBC

EXHIBIT

HSBC SITE

N

PERRY

HALL

SCOTT

ST

PARKING/
FUTURE
EXPANSION

ST

T

17 Project Cost

S

S

Yes; allows value capture by sale/
development of existing site after
completion of new center.

G RO O M

N

Sale of existing site not possible to
help create financing of expansion/
renovation.

MEETIN

A

16 Financing

OM

IG

Potential to stimulate further development
of lake district to improve it as a
destination; requires replacement of lost
car parking capacity.

B A L L RO

H

Potential to stimulate additional
downtown development.

HYATT

IC

15 Ancillary Development

N

EXPANDED BNCC

M

Lack of adequate number of hotel rooms
within walking distance. Requires nearby
development of additional hotel rooms.

T

Good; proximate to Hyatt and Statler;
redevelopment/expansion of BNCC on
this site could stimulate investment in
upgrading existing hotel properties.

ST

S

14 Adjacent Hotels

IN ST

N

Excellent; minimum constraints

FR A N KL

S

O

Challenging, but could be very
interesting complex that engages the
city around it.

Potential

PE A RL

S

G RO O M

R

13 Architectural Design

G RO O M

U

Easy and unconstrained; existing BNCC
can remain in operation throughout
construction of the new facility. Very cost
effective construction.

MEETIN

H

Requires construction of exhibit hall/
meeting rooms on Delaware site before
conversion of existing BNCC exhibit
space to ballroom. Multi-phased project
adds to cost.

MEETIN

W

12 Phasing

ST

Totally new facility; re-use of existing
BNCC for other uses needs to be explored
before there is any decision to demolish it.

E

Good; Re-use of existing BNCC could
have unknown complexities.

Resources

SS

Easy to design with one single main
kitchen serving all leasable areas.

K

NE

POTENTIAL
PARKING
GARAGE

Requires two kitchens because of
separation of Ballroom from Exhibit
Halls and some meeting space.

11 Re-Use of Existing

T

GE

The existing BNCC interior is
reconfigured so that the Hyatt
connection enters directly into the
Ballroom prefunction space.

10 Food Service

E

AW

Potential to dramatically improve
vertical circulation within existing
building. Strong vertical connection of
new ballroom to street level.

B A L L RO

H

Attendee Circulation

HSBC Site

O

9

EXPANDED BNCC

M

TOPIC

HALL

LEGEND
Exhibition
Ballroom
Meeting Rooms

Pre-Function
Vertical Circulation
Retail / Restaurant

BOH / Support
Loading Dock
Terrace

HVS |
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