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Executive Summary 

Camoin Associates was commissioned by the Town of West Seneca, NY, (the “Town”) to conduct an 
economic and fiscal impact study of a large proposed redevelopment project (the “Project”) on the 
Town of West Seneca. The Project is being proposed by SRC Development Group, LLC (the “Developer”) 
and is to be built at the current Seneca Mall site, bounded by Orchard Park Road, Slade Avenue, and 
Ridge Road (the “Site”). The specifics of the Project are still being finalized, but as currently proposed, 
the full build‐out of the Project will take seven years and consist of 2,269 residential units, a community 
center/athletic facility, two hotels, some retail space, a movie theater, and office space. Since the details 
of the Project are still being completed, the analysis that follows should be used for planning purposes 
only as it makes a number of unverifiable assumptions related to absorption and the construction 
schedule, full build‐out design, land uses, and financing. The actual final Project may or may not conform 
to these assumptions and therefore the impact on the Town, special districts, and school district may be 
different than calculated in this analysis.  

Economic Impact   

The table below summarizes the economic impact of the Project on the Town’s economy, including the 
impact during the 7‐year construction phase and beyond. The 616 jobs related to construction would 
generate $48 million in earnings annually (2013 dollars), and the jobs created as a result of the on‐site 
employment, visitor spending, and new households would generate approximately $146 million 
annually in earnings (2013 dollars). The impact is a result of the new employment at the Project (the 
direct effects) and also a result of spending re‐circulating throughout the economy, as local businesses 
make additional purchases and employees spend their wages locally (the indirect effects).  
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Household 
Spending

Visitor 
Spending

On-Site 
Employment

Household 
Spending

Visitor 
Spending

On-Site 
Employment

0                 616               -                 -                 -                 -                 -                 -   616            
1                 616 71             15             312            4               0               22             1,040         
2                 616 143            29             623            7               1               44             1,463         
3                 616 214            44             935            11             1               66             1,887         
4                 616 286            59             1,247         14             2               87             2,311         
5                 616 357            74             1,559         18             2               109            2,735         
6                    -   429            88             1,870         21             3               131            2,542         
7                    -   500            103            2,182         25             3               153            2,966         
8                    -   500            103            2,182         25             3               153            2,966         
9                    -   500            103            2,182         25             3               153            2,966         
10                    -   500            103            2,182         25             3               153            2,966         
11                    -   500            103            2,182         25             3               153            2,966         
12                    -   500            103            2,182         25             3               153            2,966         
13                    -   500            103            2,182         25             3               153            2,966         
14                    -   500            103            2,182         25             3               153            2,966         
15                    -   500            103            2,182         25             3               153            2,966         
16                    -   500            103            2,182         25             3               153            2,966         
17                    -   500            103            2,182         25             3               153            2,966         
18                    -   500            103            2,182         25             3               153            2,966         
19                    -   500            103            2,182         25             3               153            2,966         
20                    -   500            103            2,182         25             3               153            2,966         
21                    -   500            103            2,182         25             3               153            2,966         
22                    -   500            103            2,182         25             3               153            2,966         
23                    -   500            103            2,182         25             3               153            2,966         
24                    -   500            103            2,182         25             3               153            2,966         
25                    -   500            103            2,182         25             3               153            2,966         
26                    -   500            103            2,182         25             3               153            2,966         
27                    -   500            103            2,182         25             3               153            2,966         
28                    -   500            103            2,182         25             3               153            2,966         
29                    -   500            103            2,182         25             3               153            2,966         
30                    -   500            103            2,182         25             3               153            2,966         

Source: Camoin Associates, Developer

Economic Impact of Project - Construction Through Full Build Out

Year
Operation Jobs - Direct Impact Operation Jobs - Indirect ImpactConstruction 

Direct and 
Indirect Jobs

Total
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Fiscal Impact 

The fiscal impact analysis examines the impact that the Project will have on the financial resources of 
the Town of West Seneca (including special districts) and the West Seneca Central School District. The 
table below provides a summary of the anticipated net impacts of the Project on the Town and School 
District upon the full build‐out of the Project.  

 

Due to the existence of special districts that do not directly correspond to the Town boundaries, districts 
that are exempt from the PILOT, and the types of costs that will be generated by the Project, there are 
some jurisdictions that will receive significant revenue without significant cost and other districts that 
may receive limited revenue but experience significant costs. The net impact of the Project on the 
various districts may make it necessary for the Town to establish certain inter‐district agreements in 
which revenue from one district is shared with another to balance out any disparities.  

 

 

Revenues Expenses Net Revenues Expenses Net
1 615,980$             807,136$             (191,156)$            924,449$             889,026$             35,423$               
2 1,226,209$          1,662,700$          (436,491)$            1,392,964$          1,357,659$          35,305$               
3 1,841,438$          2,568,872$          (727,434)$            1,865,663$          1,853,610$          12,053$               
4 2,461,895$          3,527,917$          (1,066,022)$         2,342,734$          2,378,096$          (35,362)$              
5 3,087,819$          4,542,193$          (1,454,375)$         2,824,374$          2,932,382$          (108,009)$             
6 4,137,893$          5,614,151$          (1,476,258)$         3,310,785$          3,517,786$          (207,001)$             
7 4,788,359$          6,746,338$          (1,957,979)$         3,802,180$          4,135,675$          (333,494)$             
8 4,925,468$          6,948,728$          (2,023,261)$         3,818,834$          4,259,745$          (440,911)$             
9 5,066,690$          7,157,190$          (2,090,500)$         3,835,988$          4,387,537$          (551,549)$             

10 5,212,149$          7,371,906$          (2,159,757)$         3,853,656$          4,519,163$          (665,507)$             
11 5,361,971$          7,593,063$          (2,231,092)$         3,871,854$          4,654,738$          (782,884)$             
12 5,516,288$          7,820,855$          (2,304,567)$         3,890,599$          4,794,380$          (903,782)$             
13 5,675,235$          8,055,481$          (2,380,246)$         3,909,905$          4,938,212$          (1,028,307)$          
14 5,838,950$          8,297,145$          (2,458,195)$         3,929,791$          5,086,358$          (1,156,567)$          
15 6,007,577$          8,546,059$          (2,538,483)$         3,950,273$          5,238,949$          (1,288,676)$          
16 6,405,246$          8,802,441$          (2,397,195)$         3,971,370$          5,396,117$          (1,424,747)$          
17 6,590,862$          9,066,514$          (2,475,653)$         3,993,100$          5,558,001$          (1,564,901)$          
18 6,782,045$          9,338,510$          (2,556,464)$         4,015,481$          5,724,741$          (1,709,260)$          
19 6,978,965$          9,618,665$          (2,639,700)$         4,038,534$          5,896,483$          (1,857,949)$          
20 7,181,792$          9,907,225$          (2,725,433)$         4,062,279$          6,073,378$          (2,011,099)$          
21 7,390,704$          10,204,442$        (2,813,738)$         4,086,736$          6,255,579$          (2,168,843)$          
22 7,605,883$          10,510,575$        (2,904,692)$         4,111,927$          6,443,246$          (2,331,320)$          
23 7,827,518$          10,825,892$        (2,998,375)$         4,137,873$          6,636,544$          (2,498,671)$          
24 8,055,801$          11,150,669$        (3,094,868)$         4,164,598$          6,835,640$          (2,671,042)$          
25 8,286,856$          11,485,189$        (3,198,333)$         4,188,554$          7,037,177$          (2,848,623)$          
26 8,525,453$          11,829,745$        (3,304,292)$         4,213,762$          7,245,288$          (3,031,526)$          
27 8,770,344$          12,184,637$        (3,414,293)$         4,238,970$          7,458,894$          (3,219,923)$          
28 9,021,718$          12,550,176$        (3,528,458)$         4,264,179$          7,678,160$          (3,413,981)$          
29 9,279,771$          12,926,682$        (3,646,911)$         4,289,387$          7,903,256$          (3,613,869)$          
30 9,544,701$          13,314,482$        (3,769,781)$         4,314,595$          8,134,356$          (3,819,761)$          

Annual Average (2,365,467)$         (1,824,191)$          
Total (70,964,001)$       (45,604,783)$        
Net Present Value (38,764,224)$       (21,714,488)$        
Source: Camoin Associates, Developer, Town

Assumes 30 year fixed rate PILOT based on current assessed value

Note: Net Present Value calculation assumes a 3.50% discount rate.

Town and Special Districts School District
Net Fiscal Impact of Project on Town and Special Districts

Year

Note: Town and Special Districts include Fire District #5 and Sewer District #5, neither of which are co-terminous with the Town Boundries.  
This means certain town residents would be affected differently depending on whether they are in those districts.
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Introduction 

Camoin Associates was commissioned by the Town of West Seneca, New York, (the “Town”) to conduct 
an economic and fiscal impact study of a proposed development of a major mixed‐used project (the 
“Project”) on the Town of West Seneca. The Project is being proposed by SRC Development Group, LLC 
(the “Developer”). The Project is proposed to be built at the current Seneca Mall site, bounded by 
Orchard Park Road, Slade Avenue, and Ridge Road (the “Site”).  

The Project will be completed over a period of seven years and the following report calculates the 
impact of the full project as completed. Full build‐out of the Project will consist of 2,269 residential 
units, a community center/athletics facility, an amphitheater, 900 hotel rooms, retail space, a movie 
theater, and office space.  

The objective of this study is to analyze the impact of the Project on the local economy and on the fiscal 
resources of the Town of West Seneca and the West Seneca School District. Data and information used 
in this study were gathered from various sources: 

 The Developer provided all technical information regarding the Project, including a description 
of the planned uses at the Project, the estimated construction costs of the Project, a description 
of the ancillary uses, and the estimated residential types. 

 Camoin Associates used the economic input‐output model provided by Economic Modeling 
Specialists, Intl. (EMSI) to determine the economic impact of the Project on the local economy. 

 The Town of West Seneca 2014 adopted budget supplied budget data for the various 
departments that provide services to Town residents. 

 The Town of West Seneca assessor provided the current assessed value for the Town broken 
down by property class code.  

 The West Seneca Police Department and the West Seneca Emergency Manager provided 
information on the annual number of police, fire, and emergency medical calls in the Town and 
made a determination as to what, if any, impact the Project might have on the cost of public 
safety services available to Town residents. (See Attachment B for information from emergency 
service providers). 

 The West Seneca Central School District Superintendent offered his opinion on the impact of the 
Project on the School District.  

 

Assumptions 

Since the details of the Project are still being developed, the analysis that follows should be used for 
planning purposes only, as it makes a number of unverifiable assumptions related to absorption and the 
construction schedule, full build‐out design, land uses, and financing. The actual final Project may or 
may not conform to these assumptions and therefore the impact on the Town, special districts, and 
school district may be different than calculated in this analysis.  

The impact analysis has been conducted based on the best information available at the time as provided 
to Camoin Associates in winter 2013‐2014 by the Developer and Town, and any changes in the project 
details could materially change the impact as described and calculated below.  

Project Details 

The table below lists the various land uses and building types that will be included in the Project upon 
full build‐out. Residential land uses will be the majority of the land use and will account for 58% of the 
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Project’s total square footage. The next largest building type will be office space, followed by uses 
associated with the retail (including the movie theater), hotel, and community center.  

 

The Developer estimates that the Project will be phased in at a steady pace for a period of seven years. 
For planning purposes, the following table calculates how the Project would be phased in over a seven‐
year period. 

 

As a result of the Project, the town‐wide assessed value will increase substantially. The parcels in 
question for development of the Project are currently assessed at $11,765,800. Upon full build‐out, the 
parcels are estimated to be assessed at $316,625,010 (based on construction costs and current 
equalization rate), for a change in assessed value of $304,859,210. The current town‐wide assessed 
value is $1.3 billion, and therefore, the $304,859,210 change in assessed value is equal to a 23.43% 
increase in overall town‐wide assessed value.  

Total Square Footage % of Total

All Residential 1,801,561                58%
Community / Athletic Center 134,423                   4%
Hotel 268,375                   9%
All Commercial 894,762                   29%

Commercial - Retail 369,943                   12%
Commercial - Office 524,819                   17%

Total Project Size 3,099,121                100%
Source: Developer

Total Project Size

Year
Square Feet 

Complete
Total Amount 

Complete
Percent 

Complete
1 442,732           442,732           14%
2 442,732           885,463           29%
3 442,732           1,328,195        43%
4 442,732           1,770,926        57%
5 442,732           2,213,658        71%
6 442,732           2,656,389        86%
7 442,732           3,099,121        100%

Source: Developer, Camoin Associates

Project Phasing

Current Assessed Value of Pacels 11,765,800$                                        
Assessed Value of Parcels Following Project* 316,625,010$                                      
Change in Assesed Value of Parcels 304,859,210$                                      
Existing Town Assessed Value 1,301,393,601$                                   
Percent Change in Town Assessed Value 23.43%
Source: Town Assessor, Developer, Camoin Associates

*Based on total construction cost of $685,076,877 and an equalization rate of 44.5% 

Percent Change in Town Assessed Value Resulting from Project
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Economic Impact Analysis 

Introduction 

The following analysis estimates the one 
time and permanent (annual) economic 
impacts of the Project on the Town of West 
Seneca resulting from new jobs being 
created at the Site. Note that for this 
analysis, the Study Area is defined as the 
14224 zip code as that is the smallest level 
for which impact data is available. The map 
to the right shows the Project location 
(blue pin), the Town of West Seneca (black 
outline) and the 14224 zip code (red 
polygon).1 Throughout the economic 
impact section of this report, the above 
defined Study Area is a proxy for the Town 
of West Seneca, and when the term 
“Town” is used it is referring to the Study 
Area. See Attachment A for more 
information on economic impact analysis.  

Construction Phase Impacts 

The Developer anticipates that construction of the Project will occur over a seven year period at a total 
cost of $685,076,877. On average, construction costs per year will total $97,868,125.  

 

   

As calculated above, there will be $97.9 million in net new annual spending associated with the 
construction of the Project (direct impact). In addition, indirect impacts occur as the dollars from direct 
impacts cycle through the economy. In other words, the additional construction spending sales will 
create new jobs. Those employees will receive wages and in turn spend a portion of those dollars in the 
local economy for daily needs, housing, and other expenses. A proportion of those dollars are again re‐
spent in the local economy. The indirect impacts of the new spending at the Project will result in a total 
of 616 new jobs, $102.3 million in sales, and $48 million in annual earnings, as shown in the table below. 

 

                                                            
1 The economic input‐output data in this report were obtained for a study area comprised of the 14224 zip code from Economic 
Modeling Specialists, Intl. (EMSI). Such data are not available based on municipal boundaries, but due to the nature of 
economic impact modeling, the zip code data serve as the closest proxy available. EMSI data are compiled from several sources, 
including the U.S. Census Bureau and U.S. Departments of Health and Labor using specialized proprietary processes and models 
to estimate the economic impact of various sectors on a pre‐determined study area. 

 

Total Construction Costs 685,076,877$          

Average Annual Construction Costs (7 years) 97,868,125$            

Source: Developer, Camoin Associates

Estimated Construction Costs
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These jobs would last for the duration of the Project’s construction, namely seven years. Note that the 
indirect jobs will be spread out over a wide geographic area, and not only located in the Town of West 
Seneca. 

Operation Phase Annual Impacts 

Net New Economic Activity 

As described above, the proposed Project will include residential units, hotels, retail (including a movie 
theater), office space, and a community center. The economic activity associated with the Project 
includes all employment associated with the retail, office space, hotels, and community center, plus the 
new households.  

Based on the fact that the Project will be a unique destination, Camoin Associates assumes that the 
Project will attract new companies and businesses that otherwise would not have located in the Town. 
Therefore, for the purposes of this analysis, Camoin Associates assumes that 100% of employment on‐
site and all residents will be “net new” to the Town. The following table shows total expected on‐site 
economic activity upon full build‐out.2  

  

Economic Impact  

The following section outlines the annual economic impact of the Project on the Town of West Seneca 
and surrounding areas. The indirect impacts are those that occur as the dollars from direct impacts cycle 
through the economy.  

                                                            
2 Camoin Associates employed the following industry standard to calculate new jobs created on‐site. Camoin Associates also 
received input from the Company.  

‐ Residential Property Management: 150 units per employee 
‐ Community Center: based on information from developer 
‐ Office: 250 square feet per employee 
‐ Retail / Theater: 1,000 square feet per employee 

‐ Hotels: 1,000 square feet per employee 

Direct Indirect Total

Sales 97,868,125$                4,450,478$                  102,318,603$              

Jobs 570                            46                              616                            

Earnings 46,514,739$                1,860,590$                  48,375,329$                

Source: EMSI, Camoin Associates

Economic Impact of the Construction Phase

Total Households 2,269                  

Total Employment 2,175                  

     Residential Property Management 15                      

     Community Center 24                      

     Office 1,498                  

     Retail / Theater 370                    

     Hotels 268                    

Source: Camoin Associates, Developer, Industry Standards

Economic Activity
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Impact of New Households 

In order to determine the annual economic impact of the residential portion of the Project on the Town, 
the first step was to calculate the number of residents that can be considered “net new” to the Town’s 
economy. In other words, the number of residents that, but for the Project, would not exist in West 
Seneca. Due to the unique nature of this Project and low residential vacancy rate (5.3%) in West Seneca, 
this analysis assumes that all 2,269 households are net new to the Town. This is based on a review of 
census data, existing vacancy rate analysis, and an understanding of the proposed Project marketing.  

New residents would make purchases in the Town, thereby adding new dollars to the West Seneca 
economy. For this analysis, Camoin Associates researched spending patterns by household income to 
determine the spending of project tenants. The West Seneca median household income for 2013 was 
$52,090.3 It is assumed that all new residents would have an income that is, on average, equal to the 
Town median. Using a spending basket for the region, which details household spending in individual 
consumer categories by income level, Camoin Associates analyzed likely resident spending. The regional 
spending basket estimates that households with an income between $50,000 and $69,999 would on 
average spend $27,917 annually on goods and services unrelated to housing and utilities4. The second 
column in the table below shows the total spending households by category (excluding housing and 
utilities costs). 
 
For total expenditures, it is assumed that 50%5 would occur within the Town (and outside of the Seneca 
Place development6) and, therefore, have an impact on the West Seneca economy. The third column 
shows the total amount spent in the Town per housing unit. 
 

  
 
The total net new spending in the Town was calculated by multiplying the amount spent in the Town by 
the number of net new units. As shown in the table above, spending in the Town by all new households 

                                                            
3 ESRI 
4 Bureau of Labor Statistics: Consumer Expenditure Survey 2010.  
5 Camoin Associates conducted a retail leakage analysis on the Town to understand where current residents are making their 
purchases. A majority of resident purchases are from businesses within the Town (i.e. they do not need to go out of West 
Seneca to buy what they are looking for) and therefore Camoin Associates assumes that at least 50% of the purchases made by 
new residents will be in the Town but outside of the Seneca Place project. This adjustment is also made to avoid double‐
counting any purchases that tenants might make at the Project Site itself, as such spending is captured elsewhere. 
6 The impact of purchases and employment at Seneca Place establishments are counted in the On‐Site Employment section of 

this analysis.  

Category
Annual Spending 

Basket
Amount Spent in 

Town (50%)

Number of Net 
New Housing 

Units

Total Net New 
Town Spending

Food & Beverages 6,938$              3,469$              2,269               7,871,161$       

Household Furnishings and Other 1,982$              991$                2,269               2,248,579$       

Apparel Products and Services 1,559$              780$                2,269               1,768,686$       

Transportation 9,928$              4,964$              2,269               11,263,316$      

Healthcare 3,698$              1,849$              2,269               4,195,381$       

Entertainment 2,438$              1,219$              2,269               2,765,911$       

Education 647$                324$                2,269               734,022$          

Miscellaneous 727$                364$                2,269               824,782$          

Annual Discretionary Spending 27,917$            13,959$            31,671,837$      

Source: Bureau of Labor Statistics, Camoin Associates

Tenant Spending Basket
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would total nearly $31.7 million. Camoin Associates used the above spending basket amounts to 
calculate the direct, indirect, and total impact of the Project on the Town. To analyze the impact of the 
Project on West Seneca, the total spending is broken down into a variety of NAICS codes that capture 
the spending habits of a typical resident. Using $31.7 million as the new sales input, Camoin Associates 
employed EMSI to determine the indirect and total impact of the Project. The following table outlines 
the findings of this analysis. 
 
 

 
 

 

Impact of New Visitors 

The impact of net new visitor spending was calculated for two types of visitors: (1) hotel guests at the 
Project’s two proposed hotels, and (2) attendees of banquet and tournament events at the proposed 
community center. 
 
Hotel Visitors 

The first step was to estimate the total number of occupied room nights at the two hotels on‐site. The 
table below estimates that the 900 hotel rooms will result in 242,105 annual occupied room‐nights.7  
 
 
 

 
 
Camoin Associates compiled a spending basket reflecting what a typical party of hotel guests would 
spend in a day.8 This spending basket takes into account spending habits of both business and leisure 
travelers. It was estimated that 10% of hotel guest spending would occur within the Town of West 

                                                            
7 73.7% was the average occupancy rate for New York State hotels in 2013, according to the 2013 New York State Tourism 
Progress Report. 
8 Camoin Associates reviewed a number of different reports related to typical visitor spending baskets. Reports included: 2012 
Visitor Profile and Return on Investment‐ Conversion Rate Analysis. Prepared for Essex County, NY 
(http://www.roostadk.com/files/2012LeisureTravelStudy.pdf); Economic Impact and Visitor Study of Cedar Valley Youth Soccer 
Association’s Moonlight Classic Soccer Tournament (http://www.uni.edu/step/reports/moonlight.pdf); and, findings from an 
analysis conducted by the Center for Tourism Research & Development on the Florida Babe Ruth Softball Tournament 
(http://efti.hhp.ufl.edu/wp‐content%5Cuploads/Florida‐Babe‐Ruth‐Softball‐Tournament.pdf).  

Direct Indirect Total

Sales 31,671,837$                1,737,544$                  33,409,380$                

Jobs 500                            25                              525                            

Earnings 13,967,831$                698,392$                    14,666,223$                

Source: EMSI, Camoin Associates

Economic Impact of Household Spending

Annual Number of Occupied Room-Nights 

Number 
of Hotel 
Rooms 

× 
Number of 
Nights per 

Year 
×

Average 
Occupancy 

Rate 
=

Annual 
Number of 
Occupied 

Room-Nights 

900 × 365 × 73.7% = 242,105 

Source: Developer, NYS Tourism Progress Report, Camoin Associates



Seneca Place    Economic and Fiscal Impact Analysis  

 
Page 10 

Seneca, excluding spending at the actual Project.9 This daily spending amount was multiplied by 
242,105. The final column in the table below shows total net new annual spending in the Town of West 
Seneca by spending category. Total net new spending is estimated at $5.3 million. 
  

 

Community Center Event Visitors 

The second group of visitors are people who would attend tournaments and banquets being held at the 
community center. The developer estimates that 10 tournaments and 25 banquets would be held 
annually. Camoin Associates used attendance figures of 1,000 visitors per tournament and 250 visitors 
per banquet to arrive at an annual number of expected visitor parties, calculated below. 

  

Total net new annual spending by event attendees is shown in the table below. Spending in the Town of 
West Seneca (excluding any spending at the Project) from event attendees is estimated to be about 
$75,156. 

                                                            
9 The Project will have entertainment, retail, and restaurants that will be easily accessible to hotel guests, and therefore, they 
will not likely travel outside of the Project during their stay. The 10% accounts for any incidentals that might take place as the 
hotel guest is driving to and from the Project. This adjustment is made to avoid double‐counting any spending that visitors 
might make at the Project Site itself, such spending captured elsewhere. 

Category
Daily 

Spending 
Basket

Daily Amount 
Spent in Town 

(outside of 
Project)  (10%)

Number of Occupied 
Room-nights

Total Net New 
Annual Town 

Spending

Food & beverages 75$             8$                   242,105                       1,815,784$       

Entertainment 50$             5$                   242,105                       1,210,523$       

Shopping 25$             3$                   242,105                       605,261$          

Transportation 30$             3$                   242,105                       726,314$          

Miscellaneous 40$             4$                   242,105                       968,418$          

Total 220$            22$                 5,326,299$       

Source: Developer, Camoin Associates

Hotel Guest Spending Basket (per party of visitors)

Event Type
Annual 

Number of 
Events

Number of 
Vistors per 

Event

Total
Visitors

Percent Day 
Visitors*

Average 
Visitors per 

Party

Annual Number 
of Visitor 
Parties

Tournaments 10              1,000          10,000        75%                 3 2,500              

Banquets 25              250             6,250          75%                 3 1,563              

Total 35              16,250        4,063              

Source: Developer, Camoin Associates

Annual Number of Visitor Parties

*Reflects the number of event attendees who would be visiting only for the day. The remainder of visitors 
would be overnight visitors who would be staying at Project hotels, and have already been counted in the 
estimate of hotel guest spending. 
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The spending of the two visitor groups is summarized in the table below. 

  

Camoin Associates used the combined spending of the two visitor types as the sales input to the EMSI 

model to determine the indirect and total impact of visitor spending that would be generated by the 

Project. The results are outlined in the following table. 

  

Impact of On‐site Employment 

The figure for direct employment generated by the Project was used as the input into the EMSI 
economic impact model (direct impact). The EMSI model allows the analyst to break down the total jobs 
by NAICS code to get an accurate read for how one job in a specific sector impacts the rest of the local 
economy. The table below shows the total impacts of net new jobs on the Town when the indirect effect 
of additional spending by local businesses and employees is considered. 

  

 
As stated above, there will be 2,182 new positions created at the Project (direct impact). The indirect 
impacts of the new jobs at the Project (upon full build‐out) will result in a total of 2,335 new jobs and 
over $129 million in annual earnings generated in the Study Area, as shown in the table above. 

Category
Daily 

Spending 
Basket

Daily Amount 
Spent in Town 

(outside of 
Project)  (10%)

Annual Number of Visitor 
Parties

Total Net New 
Annual Town 

Spending

Food & beverages 75$             8$                   4,063                           30,469$           

Entertainment 30$             3$                   4,063                           12,188$           

Shopping 30$             3$                   4,063                           12,188$           

Transportation 35$             4$                   4,063                           14,219$           

Miscellaneous 15$             2$                   4,063                           6,094$             

Total 185$            19$                 75,156$           

Source: Developer, Camoin Associates

Event Attendee Spending Basket (per party of visitors)

Hotel Guest Spending 5,326,299$                     

Event Attendee Spending 75,156$                          

Total 5,401,455$                     

Total Annual Visitor Spending

Direct Indirect Total

Sales 5,401,455$              272,769$                 5,674,224$              

Jobs 103                         3                            106

Earnings 2,070,425$              103,521$                 2,173,946$              

Source: EMSI, Camoin Associates

Economic Impact of Visitor Spending

Direct Indirect Total

Sales 276,276,123$       16,016,135$             292,292,258$                

Jobs 2,182                  153                         2,335                           

Earnings 122,902,870$       6,145,143$              129,048,013$                

Source: EMSI, Camoin Associates

Economic Impact of On-Site Employment
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Total Economic Impact of Operation 

 
The annual combined sales, jobs, and earnings impact of the Project on West Seneca is shown in the 
table below: 
 

  
 

 

 

 

 

 

 

 

 

 

   

Direct Indirect Total
Sales 31,673,000$       1,736,380$         33,409,380$        
Jobs 500                   25                      525                     
Earnings 13,967,831$       698,392$            14,666,223$        

Direct Indirect Total
Sales 5,401,455$        272,769$            5,674,224$          
Jobs 103                   3                        106                     
Earnings 2,070,425$        103,521$            2,173,946$          

Direct Indirect Total
Sales 276,276,123$     16,016,135$        292,292,258$      
Jobs 2,182                153                    2,335                  
Earnings 122,902,870$     6,145,143$         129,048,013$      

Direct Indirect Total
Sales 313,350,578$     18,025,284$        331,375,862$      
Jobs 2,785                181                    2,966                  
Earnings 138,941,125$     6,947,057$         145,888,182$      
Source: EMSI, Camoin Associates

Economic Impact of Household Spending

Economic Impact of On-Site Employment

Economic Impact of Visitors

Total Annual Economic Impact
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Fiscal Impact Analysis  

The following analysis examines the impact the Project will have on the fiscal resources of the Town of 
West Seneca (including special districts) and the West Seneca School District.  

Impact on Town and Districts 

The following sections review the estimated impact of the Project on the Town’s revenues and 
expenses.10 

Town and Special District Revenue 

Property Tax 

The largest revenue source for the Town is the local property tax. The table below shows the current tax 
rates for the County, Town, School District, and special districts. While the remainder of this analysis is 
focused on the Town (including special districts) and School District, the Project will generate property 
tax revenues for the County as well. Of the Project’s total annual property tax bill, approximately 38% 
goes to the Town (including special districts), 48% goes to the School District, and 13% goes to Erie 
County. 

 

The Developer intends to apply for a Payment in Lieu of Taxes (“PILOT”) agreement that would include a 
30‐year fixed‐rate PILOT based on current taxable assessed value of the Property. The PILOT would only 
apply to some of the taxing jurisdictions. Since the specifics of the PILOT agreement are unknown at this 
time, the analysis assumes that the PILOT would start in year 1 of construction. The table below 
calculates the payments to be made by the Developer to the affected jurisdictions: 

                                                            
10 Note that throughout the report, there may be some calculations that ado not total due to rounding.  

Jurisdictions
Tax Rate (per $1,000 of 

Assessed Value)
Percent of Total Subject to PILOT

County 10.8880345$                   13% Yes
School District 39.0910100$                   48% Yes
General Town 10.2203470$                   13% Yes
Library Tax 1.0770530$                    1% Yes
Highway Tax 7.2363320$                    9% Yes
Fire District 5 Tax 4.3490540$                    5% No
Sanitary SR 5 Extension 7.8446620$                    10% No

80.7064925$         
18.5337320$         
12.1937160$         

2014 Town of West Seneca Tax Rates

Total Town Rates Subject to PILOT
Total Not Subject to PILOT

Total
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Assessed Value
Town Tax 

Rate*
Town PILOT 

Payments 
School District 

Tax Rate
School District 

PILOT Payments
Phased in 

Assessed Value**
Tax Rate***

Property Tax 
Payment

1 11,765,800$     18.533732$    218,064$            39.09101$           459,937$            55,317,116$        12.19372$           674,521$            1,352,522$          
2 11,765,800$     18.533732$    218,064$            39.09101$           459,937$            98,868,432$        12.19372$           1,205,574$          1,883,575$          
3 11,765,800$     18.533732$    218,064$            39.09101$           459,937$            142,419,747$      12.19372$           1,736,626$          2,414,627$          
4 11,765,800$     18.533732$    218,064$            39.09101$           459,937$            185,971,063$      12.19372$           2,267,678$          2,945,680$          
5 11,765,800$     18.533732$    218,064$            39.09101$           459,937$            229,522,379$      12.19372$           2,798,731$          3,476,732$          
6 11,765,800$     18.533732$    218,064$            39.09101$           459,937$            273,073,695$      12.19372$           3,329,783$          4,007,784$          
7 11,765,800$     18.533732$    218,064$            39.09101$           459,937$            316,625,010$      12.19372$           3,860,835$          4,538,837$          
8 11,765,800$     18.533732$    218,064$            39.09101$           459,937$            326,123,761$      12.19372$           3,976,661$          4,654,662$          
9 11,765,800$     18.533732$    218,064$            39.09101$           459,937$            335,907,473$      12.19372$           4,095,960$          4,773,962$          

10 11,765,800$     18.533732$    218,064$            39.09101$           459,937$            345,984,698$      12.19372$           4,218,839$          4,896,840$          
11 11,765,800$     18.533732$    218,064$            39.09101$           459,937$            356,364,239$      12.19372$           4,345,404$          5,023,406$          
12 11,765,800$     18.533732$    218,064$            39.09101$           459,937$            367,055,166$      12.19372$           4,475,766$          5,153,768$          
13 11,765,800$     18.533732$    218,064$            39.09101$           459,937$            378,066,821$      12.19372$           4,610,039$          5,288,041$          
14 11,765,800$     18.533732$    218,064$            39.09101$           459,937$            389,408,825$      12.19372$           4,748,341$          5,426,342$          
15 11,765,800$     18.533732$    218,064$            39.09101$           459,937$            401,091,090$      12.19372$           4,890,791$          5,568,792$          
16 11,765,800$     18.533732$    218,064$            39.09101$           459,937$            413,123,823$      12.19372$           5,037,515$          5,715,516$          
17 11,765,800$     18.533732$    218,064$            39.09101$           459,937$            425,517,537$      12.19372$           5,188,640$          5,866,641$          
18 11,765,800$     18.533732$    218,064$            39.09101$           459,937$            438,283,064$      12.19372$           5,344,299$          6,022,300$          
19 11,765,800$     18.533732$    218,064$            39.09101$           459,937$            451,431,555$      12.19372$           5,504,628$          6,182,629$          
20 11,765,800$     18.533732$    218,064$            39.09101$           459,937$            464,974,502$      12.19372$           5,669,767$          6,347,768$          
21 11,765,800$     18.533732$    218,064$            39.09101$           459,937$            478,923,737$      12.19372$           5,839,860$          6,517,861$          
22 11,765,800$     18.533732$    218,064$            39.09101$           459,937$            493,291,449$      12.19372$           6,015,056$          6,693,057$          
23 11,765,800$     18.533732$    218,064$            39.09101$           459,937$            508,090,193$      12.19372$           6,195,508$          6,873,509$          
24 11,765,800$     18.533732$    218,064$            39.09101$           459,937$            523,332,899$      12.19372$           6,381,373$          7,059,374$          
25 11,765,800$     18.533732$    218,064$            39.09101$           459,937$            539,032,885$      12.19372$           6,572,814$          7,250,815$          
26 11,765,800$     18.533732$    218,064$            39.09101$           459,937$            555,203,872$      12.19372$           6,769,998$          7,448,000$          
27 11,765,800$     18.533732$    218,064$            39.09101$           459,937$            571,859,988$      12.19372$           6,973,098$          7,651,099$          
28 11,765,800$     18.533732$    218,064$            39.09101$           459,937$            589,015,788$      12.19372$           7,182,291$          7,860,292$          
29 11,765,800$     18.533732$    218,064$            39.09101$           459,937$            606,686,261$      12.19372$           7,397,760$          8,075,761$          
30 11,765,800$     18.533732$    218,064$            39.09101$           459,937$            624,886,849$      12.19372$           7,619,693$          8,297,694$          

Annual Average 218,064$            459,937$            4,830,928$          5,508,930$          
Total 6,541,926$          13,798,110$        144,927,850$      165,267,885$      
Net Present Value 4,010,646$          8,459,182$          79,308,479$        91,778,308$        
* Includes Town General, Highway, and Library Fund tax rates

** Current assessed value of Site plus phased in new assessed value based on project completion and increasing by 3% annually after year 7

*** Includes Fire District and Sanitary Sewer District

Special Districts (not subject to PILOT)
PILOT Payments and Property Tax Payments - Construction Through Full Build Out

TotalYear
Town and School District Tax Rates (subject to PILOT)
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Sales Tax 

Another source of revenue for the Town is the sales tax revenues received as intergovernmental 
transfers from the County. In Erie County, sales tax is collected by the County and then distributed to 
the cities, towns, villages and school districts on the basis of population (revaluated after each US 
Census is released). In 2013, the Town of West Seneca received 4.86% of the county sales tax revenue 
distributed to the cities, towns, and villages, or $5,198,076 (based on a report from the Erie County 
Comptroller for the second quarter of 2013).  

The increase in the Town’s population as a result of the Project will increase the Town’s portion of the 
County’s population from 4.86% to 5.33%. The County’s population is projected to increase by 0.50% as 
a result of the Project and it is assumed that the amount of sales tax received by the County (to then be 
distributed) would increase by that percent as well. The following table calculates the impact of the 
Project on the County’s sales tax revenue, holding all else constant.  

 

As previously mentioned, the distribution is based on population and is reapportioned every ten years 
based on the US Census. The following table phases in the change in sales tax revenue as the population 
increases and the Town’s portion of the County’s population is revaluated.  

Current** 2020 Census
% Increase 
(Current to 

2020 Census)
2030 Census

% Increase 
(Current to 

2030 Census)

New Residents at Project 0                3,261                4,566 

Town Population 44,711             47,972             7.29% 49,277             10.21%

County Population 919,086           922,347           0.35% 923,652           0.50%

Percent of County Population Attributable to Town 4.86% 5.20% 5.33%

County Sales Tax Distributed to Cities, Towns, and Villages* 106,852,429$   107,231,566$   0.35% 107,383,220$   0.50%

Source: Erie County Comptroller, Camoin Associates

*Assumes sales tax receipts will increase proportional to increase in County's population.

** Current sales tax revenue based on second quarter 2013 as an approximate value for 2014.

Impact of the Project on Town Sales Tax Revenue
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 Other Town Variable Revenue 

Sanitary Sewer Charges 

The Project will be located in Sanitary Sewer District #5 Extension C. This District charges landowners in 
four ways: 

‐ Frontage Charge: This is a fixed fee per parcel based on frontage. The Project will not impact 
revenue from this fee since the size of the parcel(s) will not change. 

‐ Usage Charge: Based on the number of gallons used. The District charges $1.00 per ever 1,000 
gallons consumed. 

‐ Operation & Maintenance Charge: Based on property assessed value. This revenue is accounted 
for under the Special District revenue calculated above. 

‐ Area Charge: A fixed fee per parcel based on size. The Project will not impact revenue from this 
fee since the size of the parcel(s) will not change. 

The following table estimates the Sanitary Sewer District Revenue generated by the Project based on 
increased water consumption. 

% of 
Project 

Complete

 New 
Project 

Residents 

% Increase 
in County 

Pop

% of County 
Residents 

from Town**

County Sales Tax 
Distributed to 

Cities, Towns, and 
Villages***

Town Portion 
(% of County 
Residents in 

Town)

New Sales Tax 
(Change from 

Current)

Inflation 
Factor

New Sales 
Tax Adjusted

-         -          -             4.86% 106,852,429$        5,198,076$   -         -               

1 2016 14% 652         0.07% 4.86% 106,928,257$        5,201,765$   3,689$              1.000     3,689$          

2 2017 29% 1,304       0.14% 4.86% 107,004,084$        5,205,454$   7,378$              1.030     7,599$          

3 2018 43% 1,957       0.21% 4.86% 107,079,911$        5,209,142$   11,066$            1.061     11,740$        

4 2019 57% 2,609       0.28% 4.86% 107,155,738$        5,212,831$   14,755$            1.093     16,123$        

5 2020 71% 3,261       0.35% 4.86% 107,231,566$        5,216,520$   18,444$            1.126     20,759$        

6 2021 86% 3,913       0.43% 5.20% 107,307,393$        5,581,156$   383,080$           1.159     444,095$      

7 2022 100% 4,566       0.50% 5.20% 107,383,220$        5,585,100$   387,024$           1.194     462,127$      

8 2023 100% 4,566       0.50% 5.20% 107,383,220$        5,585,100$   387,024$           1.230     475,991$      

9 2024 100% 4,566       0.50% 5.20% 107,383,220$        5,585,100$   387,024$           1.267     490,270$      

10 2025 100% 4,566       0.50% 5.20% 107,383,220$        5,585,100$   387,024$           1.305     504,978$      

11 2026 100% 4,566       0.50% 5.20% 107,383,220$        5,585,100$   387,024$           1.344     520,128$      

12 2027 100% 4,566       0.50% 5.20% 107,383,220$        5,585,100$   387,024$           1.384     535,732$      

13 2028 100% 4,566       0.50% 5.20% 107,383,220$        5,585,100$   387,024$           1.426     551,804$      

14 2029 100% 4,566       0.50% 5.20% 107,383,220$        5,585,100$   387,024$           1.469     568,358$      

15 2030 100% 4,566       0.50% 5.20% 107,383,220$        5,585,100$   387,024$           1.513     585,408$      

16 2031 100% 4,566       0.50% 5.33% 107,383,220$        5,728,867$   530,791$           1.558     826,955$      

17 2032 100% 4,566       0.50% 5.33% 107,383,220$        5,728,867$   530,791$           1.605     851,763$      

18 2033 100% 4,566       0.50% 5.33% 107,383,220$        5,728,867$   530,791$           1.653     877,316$      

19 2034 100% 4,566       0.50% 5.33% 107,383,220$        5,728,867$   530,791$           1.702     903,636$      

20 2035 100% 4,566       0.50% 5.33% 107,383,220$        5,728,867$   530,791$           1.754     930,745$      

21 2036 100% 4,566       0.50% 5.33% 107,383,220$        5,728,867$   530,791$           1.806     958,667$      

22 2037 100% 4,566       0.50% 5.33% 107,383,220$        5,728,867$   530,791$           1.860     987,427$      

23 2038 100% 4,566       0.50% 5.33% 107,383,220$        5,728,867$   530,791$           1.916     1,017,050$    

24 2039 100% 4,566       0.50% 5.33% 107,383,220$        5,728,867$   530,791$           1.974     1,047,561$    

25 2040 100% 4,566       0.50% 5.33% 107,383,220$        5,728,867$   530,791$           2.025     1,074,911$    

26 2041 100% 4,566       0.50% 5.33% 107,383,220$        5,728,867$   530,791$           2.079     1,103,692$    

27 2042 100% 4,566       0.50% 5.33% 107,383,220$        5,728,867$   530,791$           2.134     1,132,472$    

28 2043 100% 4,566       0.50% 5.33% 107,383,220$        5,728,867$   530,791$           2.188     1,161,252$    

29 2044 100% 4,566       0.50% 5.33% 107,383,220$        5,728,867$   530,791$           2.242     1,190,032$    

30 2045 100% 4,566       0.50% 5.33% 107,383,220$        5,728,867$   530,791$           2.296     1,218,812$    

*Assumes construction startes in 2015 and occupancy starts in 2016

** Population counts for sales tax revenue are updated every 10 years based on the US Census

***Assumes sales tax receipts will increase proportional to increase in County's population.

Year*

Sales Tax Revenue Phased In Based on Change in County Population

Current



Seneca Place    Economic and Fiscal Impact Analysis  

 
Page 17 

 

Other Town Revenue 

In addition to local property tax and sales tax from the County, the Town has a number of other revenue 
sources that are likely to change as a result of the change in population and economic activity after the 
Project is complete. These other variable revenues are shown in the table below. 

 

Using total town‐wide assessed value and the estimated 23% increase in assessed value as a result of 
the Project, Camoin Associates estimates that upon full build‐out the Project will generate 
approximately $365,908 in new variable revenues (of those revenues listed in the table above). This 
calculation is shown in the following table.  

 

Average Residential Use Per Day (gallons) 100                  
Population at Project 4,566                
Total Residential Use Per Day (gallons) 456,557            
New Residential Use Per Year 166,643,305      
Cost per 1,000 Gallons 1.00$                
Residential Cost Per Year 166,643$          
Average Hotel Guest Use Per Day (gallons) 100                  
Hotel Stays Per Year 242,105            
Hotel Water Use Per Year 24,210,500        
Cost per 1,000 Gallons 1.00$                
Hotel Cost Per Year 24,211$            
Average Employee Use Per Day (gallons) 15                    
On-Site Employees 2,175                
Total Employee Use Per Year (gallons) 11,908,370        
Cost per 1,000 Gallons 1.00$                
Employee Cost Per Year 11,908$            
Total Consumption Per Year 202,762,175      
Total Consumption Charge 202,762$          
Source: Town of West Seneca, Camoin Associates, US 
Department of Energy Federal Energy Management Program

Water Useage

Clerk Fees 290,000$             
Recreation Charges 440,000$             
Senior Citizens 42,000$              
Rental of Real Property 24,000$              
Fines & Forfeited Bail 725,000$             
Recycling Income 40,000$              
Minor Sales 1,000$                
Total Variable Revenues 1,562,000$          
Source: Town 2014 Adopted Budget

Town of West Seneca Variable Revenues

Total Town Variable Revenues 1,562,000$      
% Change in Assessed Value from Project 23.43%
Total Increase in Variable Revenues 365,908$         

Impact on Town Variable Revenues - Full Build Out
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The following table adds all of the other town revenue generated as a result of the Project.11  

 

Town and Special District Expenses 

Variable Expenses 

Similar to the variable revenues calculated in the previous section, there are also variable expenses to 
the Town which will be impacted by the Project. These variable Town expenses are shown in the table 
below.  

 

Camoin Associates estimates that the Project will lead to approximately $708,500 in new variable 
expenses upon full build‐out. This calculation is shown in the following table. 

 

                                                            
11 Note that there will also be revenue generated for the Town Building Department through permit review fees and other 

project fees, however Camoin Associates is not including that revenue in this analysis because of offsetting expenses incurred 
by the Department. 

Sanitary Sewer Revenue 202,762$         
Town Variable Revenues 365,908$         
Total New Variable Revenues 568,670$         

New Variable Town Revenues - Full Build Out

Assessor Contractual Expenses 59,397$              
Town Clerk Equipment and Contractual Expenses 42,560$              
Town Attorney Contractual Expenses 85,850$              
Town Engineer Personal Services and Contractual Expenses* 322,682$             
Central Printing / Mailing Personal Services, Equipment and Contractual Expenses 192,300$             
Traffic Control Contractual Expenses 2,500$                
Electrical Equipment and Contractual Expenses 9,500$                
Buildings & Grounds Contractual Expenses 12,000$              
Dog Control Equipment and Contractual Expenses 11,500$              
Building & Plumbing Inspection Personal Services, Equipment and Contractual Expenses* 266,694$             
Highway Garage Contractual Expenses 87,000$              
Veteran Services Contractual Expenses 2,100$                
Buildings And Grounds Personal Services, Equipment and Contractual Expenses 1,427,458$          
Recreation Personal Services, Equipment and Contractual Expenses 216,993$             
Ice Rink Personal Services and Equipment 13,325$              
Buildings and Grounds - Ice Rink Contractual Expenses 45,300$              
Swimming Pool Contractual Expenses 56,980$              
Buildings and Grounds - Pool Contractual Expenses 20,000$              
Celebrations Contractual Expenses 9,500$                
Senior Citizens Contractual Expenses 75,000$              
Buildings And Grounds - Senior Citizens Contractual Expenses 56,200$              
Disaster Preparedness Personal Services, Equipment and Contractual Expenses 9,755$                
Total Variable Expenses 3,024,594$          
Source: Town 2014 Adopted Budget

*Noted during interviews that the Project may create demand for additional engineering and code enforcement staffing

Note: It is assumed that sanitation and recycling services will be provided onsite by the Developer

Town of West Seneca Variable Expenses

Total Town Variable Expenses 3,024,594$      
% Change in Assessed Value from Project 23.43%
Total Increase in Variable Expenses 708,529$         

Impact on Town Variable Expenses - Full Build Out
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Library District Expense 

Assuming that the cost to operate the Library District will increase proportionally to the increase in the 
Town’s assessed value (the Library District covers the whole Town), Camoin Associates has determined 
that the new expenses as a result of the Project will be just over $1,170.  

 

Highway Fund Expense 

In order to determine the impact of the Project on the Highway Fund, Camoin Associates reviewed the 
Highway Department’s budget. Camoin Associates considered the fact that although the Project will be 
built around roads that are already maintained by the Town, the increased population and activity at the 
Site will result in increased use of the Town’s roads resulting in increased demands for general repairs 
and machinery. The table below lists shows variable revenues from the Highway Fund’s 2014 adopted 
budget. The increased assessed value of the Town will result in nearly $1.1 million in new costs.  

 

Sanitary Sewer District 

Camoin Associates reviewed the Sanitary Sewer Service Fund budget to determine how the Project 
would impact expenses. Assuming that the Project will increase overall water usage in the Town by 30% 
the Sewer Service cost will increase proportionally. It is important to note that the Town is under a 
consent order by the Department of Environmental Conservation to reduce inflow and infiltration in the 
system. The Town has invested a significant amount of resources into the system in response to this 
consent order but it is likely that the Project will require additional improvements to be made before it 
can connect.  

Buildings and Grounds 5,000$                   
Percent Change in Assessed Value 23.43%
Change in Cost to Library Fund 1,171$                   
Source: Town of West Seneca, Camoin Associates

Library Fund Expenses - Full Build Out

General Repairs 3,927,950$            
Machinery 766,531$               
Highway Fund Variable Expenses 4,694,481$            
Percent Change in Assessed Value 23.43%
Change in Cost to Highway Fund Expenses 1,099,710$            
Source: Town of West Seneca, Camoin Associates

Highway Fund Expenses - Full Build Out
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Police Department 

Police services are provided by the West Seneca Police Department. The Department’s service area is 
confined to Town limits and all of the approximately $7.5 million annual budget is funded by the Town 
General Fund. The Police Department currently has 65 full‐time officers including a chief, assistant chief, 
15 administrative/clerical staff, 2 matrons, 8 part‐time dispatchers, and crossing guards. The Police 
Department’s only facility is the police station located at 1250 Union Road, West Seneca, NY.  
 
In order to determine the possible impact that the Project might have on the level of police services that 
the Department provides to Town residents, Camoin Associates interviewed Police Chief Daniel Denz. 
According to Chief Denz, on average the Department receives 23,000 calls a year, of which roughly 50% 
are residential, 25% are commercial, and 25% are traffic‐related. Based on the proposed project, Chief 
Denz estimates that the Project will have a large impact on their operations including demand for 
additional staff, equipment, training, and vehicles. Chief Denz estimated that the additional residents 
and activity resulting from the Project would require the Department to add the following staff and 
equipment: 

 1 captain 

 4 lieutenants 

 4 detectives 

 15 officers 

 2 clerks 

 4 dispatchers 

 3 additional marked patrol vehicles ($27,500 per vehicle) 

 1 unmarked vehicle ($25,000 per vehicle) 

 4 bicycles ($700 per bicycle) 

 4 Segways ($7,500 per Segway) 

Based on information provided by Chief Denz and additional research into the cost of the various 
equipment needs, the fixed cost impact of the Project on the Police Department will be over $2.6 million 
per year. 

Sanitary Sewer Maintenance Crew 245,950$          
Sewer Crew - Engineering 70,321$            
Supplies 10,000$            
Utilities 14,000$            
Equipment Vehicle Maintenance 25,000$            
Program Maintenance 671,000$          
Truck Line - Material and Equipment 20,000$            
Total Variable Sewer Service Cost 1,056,271$        
Current Daily Use (gallons per day) 1,900,000         
Current Daily Use (gallons per year) 693,500,000      
Use at Project (gallons per year) 202,762,175      
Change in Use 29%
Change in Variable Sewer Service Cost 308,827$          
Source: Town 2014 Adopted Budget

Sewer Service Department
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In addition, there will be increased variable costs such as office supplies, uniforms, and materials. In 
order to estimate the increase in variable costs, Camoin Associates calculated how the projected 
increase in staff would impact the Department. The addition of 30 new employees represents a 46% 
increase in department staffing, therefore we can assume a 46% increase in variable expenses. Camoin 
Associates estimates that the Project will generate approximately $254,820 in new Police Department 
variable expenses upon full build‐out. This calculation is shown in the following table. 

 

The following table shows the total impact on the Police Department expenses by adding together the 
new fixed expenses and the variable expenses.  

 

It is important to note that during the conversation with Chief Denz it was pointed out that the Project is 
so large and unique that the West Seneca Police Department would anticipate the need for a precinct 
station to be located on the Site. This station could be used for servicing walk‐in complaints, storing 

Staff 2,592,390$                                              
Marked Vehicles* 27,500$                                                  
Unmarked Vehicle 25,000$                                                  
Bicycles** 2,800$                                                    
Segways** 30,000$                                                  
Total Annual Fixed Cost 2,677,690$                                              
Source: Police Department, Camoin Associates

*Assumes vehicle is replaced every three years

**Replaced every year

Impact of Project on Police Department Fixed Expenses - Full Build Out

Expense 2014 Adopted Budget
Police Supplies 78,000$                                                  
Transportation & Prisoner Meals 760$                                                       
Uniform Allowance 77,000$                                                  
Ammunition 9,500$                                                    
Reimbursed Expense 1,600$                                                    
Gasoline 152,000$                                                
Other Expenses 62,000$                                                  
Telephone 27,000$                                                  
Equipment Rental 12,000$                                                  
Equipment Repair & Maintenance 76,000$                                                  
Micro Filming 5,000$                                                    
Police Training Course 33,500$                                                  
Legal & Professional 2,800$                                                    
Juvenile Programs 9,000$                                                    
Community Service 5,000$                                                    
Youth Court Program 950$                                                       
Total Variable Police Expenses 552,110$                                                
% Increase in Staff 46%
New Variable Police Expenses 254,820$                                                
Source: Town 2014 Adopted Budget, Camoin Associates

Impact of Project on Police Department Variable Expenses - Full Build Out

Total Annual Fixed Expenses 2,677,690$                                              
Total Annual Variable Expenses 254,820$                                                
Total New Police Department Expenses 2,932,510$                                              

Total Impact on Police Department Expenses
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equipment, and would likely include an interview room. The station could be located in a store‐front and 
would need to be negotiated with the Developer. Additionally, the Police Department would expect that 
the Developer will install surveillance equipment in high traffic areas and parking garages and hire 
private security to monitor the site during construction. 

Fire Department 

The Project is located in West Seneca Fire District #5 (“Fire District”). Fire District #5 does not cover the 
entire Town but only serves a specific portion of the Town. The Fire District is an all‐volunteer fire squad 
that provides fire protection services to a portion of the Town and also supports other local Fire Districts 
through mutual aid agreements. The Fire District is primarily funded through a special tax district with 
additional funding from fund drives and other events.  

The Fire Department has approximately 35 volunteers and responds to approximately 750 calls annually. 
The Fire District has one 110‐foot ladder truck, a fire engine, a heavy rescue vehicle, and a light rescue 
vehicle. The largest building currently in the Fire District is 6 stories tall.  

Camoin Associates interviewed the Town’s Emergency Manager & Chief Code Enforcement Officer John 
Gullo to gain an understanding of how the Project might impact the level of fire protection services 
provided to Town residents. Mr. Gullo felt that the Project would increase calls to the Fire District by 
approximately 300‐400 per year and would require them to purchase another engine and light rescue 
vehicle (estimated to cost $1 million). Additionally, the firefighters will need to attend special training to 
service high‐rise towers as proposed at the Project. Finally, Mr. Gullo responds to every call for fire/EMS, 
and the Project will result in an estimated 200 hours per year of time that may require the Town to hire 
additional administrative staff to assist with emergency management and/or code enforcement.  

In order to calculate the number and cost implications of the new fire calls each year, Camoin Associates 
used the Fire District’s 2014 appropriations and assumed a 47% increase in total calls. Based on 350 new 
fire calls per year, that is equal to $526,554 in new variable costs. Additionally, assuming a 30‐year loan 
at 6%, the purchase of new vehicles for the Fire District will result in debt service of 72,650 per year.  

 

Ambulance Service 

Emergency Medical Service (EMS) is provided to the Town of West Seneca Rural/Metro Ambulance. This 
is a private organization funded entirely by the patients serviced and their insurance. The Project’s 
impact on the EMS service will not impact the Town’s fiscal resources. 

Fire District #5 Appropriations 1,128,330$                                              
Current Call Volume 750                                                        
New Calls 350                                                        
% Increase in Calls 47%
Increase in Fire District Appropriations 526,554$                                                
Debt Service on New Vehicles* 72,650$                                                  
Total Impact on Fire District Expenses 599,204$                                                
Source: Town 2014 Adopted Budget, Camoin Associates, Emergency Management Officer

*30 year loan at 6% interest

Total Impact on Fire District Expenses - Full Build Out
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Total Expenses 

The following table lists all of the costs generated as a result of the Project as calculated above. Based 
on the analysis, Camoin Associates estimates that the Project will generate approximately $5.6 million in 
new expenses. These new costs are summarized in the table below.  

 

 

 

 

Town Variable Expenses 708,529$                      
Library Fund Expenses 1,171$                          
Highway Fund Expenses 1,099,710$                    
Sanitary SR Fund 308,827$                      
Police Department 2,932,510$                    
Fire District #5 Expenses 599,204$                      
Total New Variable Expenses 5,649,952$                    

New Town and Special District Expenses - Full Build Out
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Net Impact to the Town  

Revenue 

The following table shows the revenue that will be generated as the Project reaches full build out and 
beyond. Using the revenue generated by the Project upon full build out as calculated above, Camoin 
Associates inflated the revenue at a rate of 3%12 annually. Using the inflated revenues, Camoin 
Associates phased in the total revenue based on the percent of the Project complete. To the variable 
revenue, Camoin Associates added sales tax revenue, town PILOT payments, and any property tax 
payments to the special district. Note that any property tax revenue that would be received by the Town 
and Special Districts without the Project are subtracted out.  

 

 

 

 

 

 

                                                            
12 Camoin Associates has employed a standard annual inflation adjustment of 3% for the Town’s revenues and expenses as the 

actual future changes to the budget are determined by actions of future Town Boards and are unknown at this time.  

Year
Inflation 
Factor

Full Build Out 
Variable 
Revenue

Project % 
Complete

Variable 
Revenue

New Sales Tax 
Revenue

Town PILOT 
Payments

Property Tax 
Payments for 

Special Districts

Property Tax 
Payments Received 
Without the Project*

Total New Revenue 
Generated

1 1.00 568,670$         14% 81,239$          3,689$            218,064$         674,521$           (361,533)$               615,980$              
2 1.03 585,730$         29% 167,351$         7,599$            218,064$         1,205,574$        (372,379)$               1,226,209$           
3 1.06 603,302$         43% 258,558$         11,740$          218,064$         1,736,626$        (383,550)$               1,841,438$           
4 1.09 621,401$         57% 355,086$         16,123$          218,064$         2,267,678$        (395,057)$               2,461,895$           
5 1.13 640,043$         71% 457,174$         20,759$          218,064$         2,798,731$        (406,909)$               3,087,819$           
6 1.16 659,244$         86% 565,067$         444,095$         218,064$         3,329,783$        (419,116)$               4,137,893$           
7 1.19 679,022$         100% 679,022$         462,127$         218,064$         3,860,835$        (431,689)$               4,788,359$           
8 1.23 699,392$         100% 699,392$         475,991$         218,064$         3,976,661$        (444,640)$               4,925,468$           
9 1.27 720,374$         100% 720,374$         490,270$         218,064$         4,095,960$        (457,979)$               5,066,690$           

10 1.30 741,985$         100% 741,985$         504,978$         218,064$         4,218,839$        (471,719)$               5,212,149$           
11 1.34 764,245$         100% 764,245$         520,128$         218,064$         4,345,404$        (485,870)$               5,361,971$           
12 1.38 787,172$         100% 787,172$         535,732$         218,064$         4,475,766$        (500,446)$               5,516,288$           
13 1.43 810,787$         100% 810,787$         551,804$         218,064$         4,610,039$        (515,460)$               5,675,235$           
14 1.47 835,111$         100% 835,111$         568,358$         218,064$         4,748,341$        (530,923)$               5,838,950$           
15 1.51 860,164$         100% 860,164$         585,408$         218,064$         4,890,791$        (546,851)$               6,007,577$           
16 1.56 885,969$         100% 885,969$         826,955$         218,064$         5,037,515$        (563,257)$               6,405,246$           
17 1.60 912,548$         100% 912,548$         851,763$         218,064$         5,188,640$        (580,154)$               6,590,862$           
18 1.65 939,925$         100% 939,925$         877,316$         218,064$         5,344,299$        (597,559)$               6,782,045$           
19 1.70 968,123$         100% 968,123$         903,636$         218,064$         5,504,628$        (615,486)$               6,978,965$           
20 1.75 997,166$         100% 997,166$         930,745$         218,064$         5,669,767$        (633,950)$               7,181,792$           
21 1.81 1,027,081$      100% 1,027,081$      958,667$         218,064$         5,839,860$        (652,969)$               7,390,704$           
22 1.86 1,057,894$      100% 1,057,894$      987,427$         218,064$         6,015,056$        (672,558)$               7,605,883$           
23 1.92 1,089,631$      100% 1,089,631$      1,017,050$      218,064$         6,195,508$        (692,735)$               7,827,518$           
24 1.97 1,122,319$      100% 1,122,319$      1,047,561$      218,064$         6,381,373$        (713,517)$               8,055,801$           
25 2.03 1,155,989$      100% 1,155,989$      1,074,911$      218,064$         6,572,814$        (734,922)$               8,286,856$           
26 2.08 1,190,669$      100% 1,190,669$      1,103,692$      218,064$         6,769,998$        (756,970)$               8,525,453$           
27 2.13 1,226,389$      100% 1,226,389$      1,132,472$      218,064$         6,973,098$        (779,679)$               8,770,344$           
28 2.19 1,263,180$      100% 1,263,180$      1,161,252$      218,064$         7,182,291$        (803,069)$               9,021,718$           
29 2.24 1,301,076$      100% 1,301,076$      1,190,032$      218,064$         7,397,760$        (827,161)$               9,279,771$           
30 2.30 1,340,108$      100% 1,340,108$      1,218,812$      218,064$         7,619,693$        (851,976)$               9,544,701$           

6,000,386$           
180,011,579$        
97,786,255$          

* Town and Special District Tax Rates ($30.73 per $1,000) applied to current site assessed value of $11,765,800 and a 3% annual increase

Note: Net Present Value calculation assumes a 3.50% discount rate.

Total
Net Present Value

Annual Revenue Generated From Start of Construction Through Full Build Out

Annual Average
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Expense 

Using the same methodology as used to calculate the annual revenue, Camoin Associates estimates the 
annual expenses resulting from the Project. The full build out expenses are adjusted by the inflation 
factor and then phased in based on percent of the project complete.  

 

Year Inflation Factor
Full Build Out 

Expenses
Project % Complete Variable Expenses

Total Expenses 
Generated

1 1.00 5,649,952$             14% 807,136$                807,136$                
2 1.03 5,819,451$             29% 1,662,700$             1,662,700$             
3 1.06 5,994,034$             43% 2,568,872$             2,568,872$             
4 1.09 6,173,855$             57% 3,527,917$             3,527,917$             
5 1.13 6,359,071$             71% 4,542,193$             4,542,193$             
6 1.16 6,549,843$             86% 5,614,151$             5,614,151$             
7 1.19 6,746,338$             100% 6,746,338$             6,746,338$             
8 1.23 6,948,728$             100% 6,948,728$             6,948,728$             
9 1.27 7,157,190$             100% 7,157,190$             7,157,190$             
10 1.30 7,371,906$             100% 7,371,906$             7,371,906$             
11 1.34 7,593,063$             100% 7,593,063$             7,593,063$             
12 1.38 7,820,855$             100% 7,820,855$             7,820,855$             
13 1.43 8,055,481$             100% 8,055,481$             8,055,481$             
14 1.47 8,297,145$             100% 8,297,145$             8,297,145$             
15 1.51 8,546,059$             100% 8,546,059$             8,546,059$             
16 1.56 8,802,441$             100% 8,802,441$             8,802,441$             
17 1.60 9,066,514$             100% 9,066,514$             9,066,514$             
18 1.65 9,338,510$             100% 9,338,510$             9,338,510$             
19 1.70 9,618,665$             100% 9,618,665$             9,618,665$             
20 1.75 9,907,225$             100% 9,907,225$             9,907,225$             
21 1.81 10,204,442$           100% 10,204,442$           10,204,442$           
22 1.86 10,510,575$           100% 10,510,575$           10,510,575$           
23 1.92 10,825,892$           100% 10,825,892$           10,825,892$           
24 1.97 11,150,669$           100% 11,150,669$           11,150,669$           
25 2.03 11,485,189$           100% 11,485,189$           11,485,189$           
26 2.08 11,829,745$           100% 11,829,745$           11,829,745$           
27 2.13 12,184,637$           100% 12,184,637$           12,184,637$           
28 2.19 12,550,176$           100% 12,550,176$           12,550,176$           
29 2.24 12,926,682$           100% 12,926,682$           12,926,682$           
30 2.30 13,314,482$           100% 13,314,482$           13,314,482$           

8,365,853$             
250,975,581$         
136,550,479$         

Note: Net Present Value calculation assumes a 3.50% discount rate.

Net Present Value

Annual Average
Total

Annual Expenses Generated From Start of Construction Through Full Build Out
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Net Impact  

The following table shows the net impact of the Project on the Town throughout the 7 years of 
construction and the full term of the PILOT.  

 

 

Due to the existence of special districts that do not directly correspond to the Town boundaries, districts 
that are exempt from the PILOT, and the types of costs that will be generated by the Project there are 
some jurisdictions that will receive significant revenue without significant cost and other districts that 
may receive limited revenue but experience significant costs. The net impact of the Project on the 
various districts may make it necessary for the Town to establish certain inter‐district agreements in 
which revenue from one district is shared with another to balance out any disparities.  

 

Year Revenue Expense Net
1 615,980$            807,136$            (191,156)$             
2 1,226,209$         1,662,700$         (436,491)$             
3 1,841,438$         2,568,872$         (727,434)$             
4 2,461,895$         3,527,917$         (1,066,022)$          
5 3,087,819$         4,542,193$         (1,454,375)$          
6 4,137,893$         5,614,151$         (1,476,258)$          
7 4,788,359$         6,746,338$         (1,957,979)$          
8 4,925,468$         6,948,728$         (2,023,261)$          
9 5,066,690$         7,157,190$         (2,090,500)$          

10 5,212,149$         7,371,906$         (2,159,757)$          
11 5,361,971$         7,593,063$         (2,231,092)$          
12 5,516,288$         7,820,855$         (2,304,567)$          
13 5,675,235$         8,055,481$         (2,380,246)$          
14 5,838,950$         8,297,145$         (2,458,195)$          
15 6,007,577$         8,546,059$         (2,538,483)$          
16 6,405,246$         8,802,441$         (2,397,195)$          
17 6,590,862$         9,066,514$         (2,475,653)$          
18 6,782,045$         9,338,510$         (2,556,464)$          
19 6,978,965$         9,618,665$         (2,639,700)$          
20 7,181,792$         9,907,225$         (2,725,433)$          
21 7,390,704$         10,204,442$       (2,813,738)$          
22 7,605,883$         10,510,575$       (2,904,692)$          
23 7,827,518$         10,825,892$       (2,998,375)$          
24 8,055,801$         11,150,669$       (3,094,868)$          
25 8,286,856$         11,485,189$       (3,198,333)$          
26 8,525,453$         11,829,745$       (3,304,292)$          
27 8,770,344$         12,184,637$       (3,414,293)$          
28 9,021,718$         12,550,176$       (3,528,458)$          
29 9,279,771$         12,926,682$       (3,646,911)$          
30 9,544,701$         13,314,482$       (3,769,781)$          

(2,365,467)$          
(70,964,001)$        
(38,764,224)$        

Note: Net Present Value calculation assumes a 3.50% discount rate.

Annual Average
Total
Net Present Value

Net Impact on the Town



Seneca Place      Economic and Fiscal Impact Analysis  

 
Page 27 

School District 

In addition to the Town of West Seneca, the Project will also have an impact on the West Seneca Central 
School District (“School District” or “WSCSD”). Based on multipliers developed by Rutgers University, 
Camoin Associates estimates that the Project will generate 461 new public school aged children 
(“PSAC”) upon full build out.  

 

The West Seneca Central School District currently has 6,740 students enrolled, 550 teachers, and 1,100 
total employees. The School District has ten schools (6 elementary, 2 middle, and 2 high schools) and 
has seen a steady decline in enrollment from a high of 15,000 students in the 1970’s.  

In order to estimate the impact that the Project will have on the West Seneca Central School District, 
Camoin Associates spoke with Superintendent Mark Crawford. Superintendent Crawford stated that all 
of the facilities that the school age children at the Project would attend have excess capacity and would 
be able to accommodate the additional anticipated students. There would be no additional staffing 
needs because the classrooms can accommodate more students and enrollment is expected to continue 
to decline without the Project. Superintendent Crawford stated that the Project would help to offset 
expected declines and avoid additional school closures.  

The following table lists line items from the School District’s 2013‐2014 proposed budget that would be 
impacted by the additional students, considered to be variable expenses. These variable expenses are 
divided by the total number of students to determine the cost per student, and then multiplied by the 
total number of students attending the School District as a result of the Project. Through this calculation 
we are able to determine that full build‐out of the Project will result in over $3 million in additional 
expenses for the School District.  

 

The School District receives revenues from three primary sources, including State Aid, sales tax revenue, 
and local property taxes. The following table estimates the impact of the 461 new students on the 
School District’s State Aid revenue, a variable revenue source based on many factors but allocated 

Unit Type Number of Units Multiplier PSAC

1 Bedroom 1,588                   0.08 127

2 Bedroom 454                      0.24 109

3 Bedroom 227                      0.99 225

Total 2,269                   0.20                     461

Source: Developer, Rutgers Population Multipliers, Camoin Associates

Public School Aged Children

Description 2013-2014 Proposed Budget

Instruction 38,413,484$                      

Transportation 5,526,428$                        

Total Variable Costs 43,939,912$                      

Total Students 6,740                                

Variable Cost Per Student 6,519$                              

Total New Students 461                                   

Total New Variable Expenses 3,003,625$                        

Source: West Seneca Central Schools Budget, Camoin Associates

School District Variable Expenses - Full Build Out
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generally on a per‐pupil basis. Additional State Aid revenue generated by the new students equals over 
$2.78 million.13  

 

The following table calculates the additional sales tax revenue that the West Seneca Central School 
District would receive as a result of the additional students attending the District. The sales tax revenue 
is distributed from the County on the basis of average daily attendance of public school pupils. Based on 
historic revenue generated for the School District, Camoin Associates estimated the change in sales tax 
revenue as a result of the Project and 461 new school children. The School District’s sales tax will be 
phased in based on enrollment as follows: 

                                                            
13 Note that the State Aid formula is typically based on a combination of factors, including a School District’s overall 
assessed value. If the Project is granted a PILOT the School District’s assessed value will not increase, therefore the 
State Aid formula per child will not be impacted. Specifically, the increase in assessed value would likely have 
decreased the aid per student, so the PILOT would have a benefit for the School District.  

Description 2013-2014 Proposed Budget

State and Federal Aid 40,772,509$                      

Total Variable Revenue 40,772,509$                      

Total Students 6,740                                

Variable Revenue per Student 6,049$                              

Total New Students 461                                   

Total State Aid Revenue 2,787,110$                        

Source: West Seneca Central Schools Budget, Camoin Associates

School District Variable Revenues - Full Build Out
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In addition to State Aid, the School District will receive payments from the Developer as part of the 
PILOT agreement. The following table calculates the net impact of the Project on the School District 
upon full build out, assuming 3% annual inflation to both the revenues and expenses. The total new 
expenses are subtracted from the total new revenue (including both variable revenue and PILOT 
payment revenue). In addition, the property taxes that the School District is currently receiving on the 
Property is subtracted out as well.  

% of 
Project 

Complete

 New 
Students 

at 
WSCSD 

 Total 
Students 

at 
WSCSD 

 Total 
Students in 

County 

% of 
County 

Enrollment 
in Town**

 % 
Increase 
in County 

Pop 

County Sales 
Tax Distributed 

to School 
District***

WSCSD 
Portion (% of 

County 
Enrollment in 

SD)

New Sales 
Tax (Change 
from Current)

Inflation 
Factor

New Sales 
Tax 

Adjusted

-        -        6,740      122,257      5.51% -         121,106,656$  6,676,591$    -             -     -             

1 2016 14% 66         6,806      122,323      5.56% 0.07% 121,192,599$  6,742,945$    66,354$      1.00    66,354$      

2 2017 29% 132       6,872      122,388      5.61% 0.14% 121,278,541$  6,809,319$    132,728$    1.03    136,710$    

3 2018 43% 197       6,937      122,454      5.67% 0.21% 121,364,484$  6,875,715$    199,124$    1.06    211,250$    

4 2019 57% 263       7,003      122,520      5.72% 0.28% 121,450,427$  6,942,131$    265,540$    1.09    290,163$    

5 2020 71% 329       7,069      122,586      5.77% 0.35% 121,536,369$  7,008,569$    331,978$    1.13    373,644$    

6 2021 86% 395       7,135      122,652      5.82% 0.43% 121,622,312$  7,075,027$    398,436$    1.16    461,897$    

7 2022 100% 461       7,201      122,718      5.87% 0.50% 121,708,255$  7,141,507$    464,916$    1.19    555,134$    

8 2023 100% 461       7,201      122,718      5.87% 0.50% 121,708,255$  7,141,507$    464,916$    1.23    571,788$    

9 2024 100% 461       7,201      122,718      5.87% 0.50% 121,708,255$  7,141,507$    464,916$    1.27    588,941$    

10 2025 100% 461       7,201      122,718      5.87% 0.50% 121,708,255$  7,141,507$    464,916$    1.30    606,610$    

11 2026 100% 461       7,201      122,718      5.87% 0.50% 121,708,255$  7,141,507$    464,916$    1.34    624,808$    

12 2027 100% 461       7,201      122,718      5.87% 0.50% 121,708,255$  7,141,507$    464,916$    1.38    643,552$    

13 2028 100% 461       7,201      122,718      5.87% 0.50% 121,708,255$  7,141,507$    464,916$    1.43    662,859$    

14 2029 100% 461       7,201      122,718      5.87% 0.50% 121,708,255$  7,141,507$    464,916$    1.47    682,744$    

15 2030 100% 461       7,201      122,718      5.87% 0.50% 121,708,255$  7,141,507$    464,916$    1.51    703,227$    

16 2031 100% 461       7,201      122,718      5.87% 0.50% 121,708,255$  7,141,507$    464,916$    1.56    724,324$    

17 2032 100% 461       7,201      122,718      5.87% 0.50% 121,708,255$  7,141,507$    464,916$    1.60    746,053$    

18 2033 100% 461       7,201      122,718      5.87% 0.50% 121,708,255$  7,141,507$    464,916$    1.65    768,435$    

19 2034 100% 461       7,201      122,718      5.87% 0.50% 121,708,255$  7,141,507$    464,916$    1.70    791,488$    

20 2035 100% 461       7,201      122,718      5.87% 0.50% 121,708,255$  7,141,507$    464,916$    1.75    815,233$    

21 2036 100% 461       7,201      122,718      5.87% 0.50% 121,708,255$  7,141,507$    464,916$    1.81    839,690$    

22 2037 100% 461       7,201      122,718      5.87% 0.50% 121,708,255$  7,141,507$    464,916$    1.86    864,880$    

23 2038 100% 461       7,201      122,718      5.87% 0.50% 121,708,255$  7,141,507$    464,916$    1.92    890,827$    

24 2039 100% 461       7,201      122,718      5.87% 0.50% 121,708,255$  7,141,507$    464,916$    1.97    917,551$    

25 2040 100% 461       7,201      122,718      5.87% 0.50% 121,708,255$  7,141,507$    464,916$    2.03    941,507$    

26 2041 100% 461       7,201      122,718      5.87% 0.50% 121,708,255$  7,141,507$    464,916$    2.08    966,715$    

27 2042 100% 461       7,201      122,718      5.87% 0.50% 121,708,255$  7,141,507$    464,916$    2.13    991,924$    

28 2043 100% 461       7,201      122,718      5.87% 0.50% 121,708,255$  7,141,507$    464,916$    2.19    1,017,132$ 

29 2044 100% 461       7,201      122,718      5.87% 0.50% 121,708,255$  7,141,507$    464,916$    2.24    1,042,340$ 

30 2045 100% 461       7,201      122,718      5.87% 0.50% 121,708,255$  7,141,507$    464,916$    2.30    1,067,549$ 

*Assumes construction starts in 2015 and occupancy starts in 2016

** Enrollment counts for sales tax revenue to the WSCSD are updated every year

***Assumes sales tax receipts will increase proportional to increase in County population

Current

Sales Tax Revenue Phased In Based on Change in School Enrollment

Year*
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State Aid* Sales Tax
PILOT 

Payments
Variable 

Expense* 

Property Tax 
Payments 
Received 

Without the 
Project**

1 1.000 3,003,625$     14% 398,159$         66,354$          459,937$        429,089$        459,937$        35,423$         

2 1.030 3,093,734$     29% 796,317$         136,710$         459,937$        883,924$        473,735$        35,305$         

3 1.061 3,186,546$     43% 1,194,476$      211,250$         459,937$        1,365,663$     487,947$        12,053$         

4 1.093 3,282,143$     57% 1,592,634$      290,163$         459,937$        1,875,510$     502,586$        (35,362)$        

5 1.126 3,380,607$     71% 1,990,793$      373,644$         459,937$        2,414,719$     517,663$        (108,009)$      

6 1.159 3,482,025$     86% 2,388,951$      461,897$         459,937$        2,984,593$     533,193$        (207,001)$      

7 1.194 3,586,486$     100% 2,787,110$      555,134$         459,937$        3,586,486$     549,189$        (333,494)$      

8 1.230 3,694,080$     100% 2,787,110$      571,788$         459,937$        3,694,080$     565,665$        (440,911)$      

9 1.267 3,804,903$     100% 2,787,110$      588,941$         459,937$        3,804,903$     582,634$        (551,549)$      

10 1.305 3,919,050$     100% 2,787,110$      606,610$         459,937$        3,919,050$     600,113$        (665,507)$      

11 1.344 4,036,621$     100% 2,787,110$      624,808$         459,937$        4,036,621$     618,117$        (782,884)$      

12 1.384 4,157,720$     100% 2,787,110$      643,552$         459,937$        4,157,720$     636,660$        (903,782)$      

13 1.426 4,282,452$     100% 2,787,110$      662,859$         459,937$        4,282,452$     655,760$        (1,028,307)$    

14 1.469 4,410,925$     100% 2,787,110$      682,744$         459,937$        4,410,925$     675,433$        (1,156,567)$    

15 1.513 4,543,253$     100% 2,787,110$      703,227$         459,937$        4,543,253$     695,696$        (1,288,676)$    

16 1.558 4,679,551$     100% 2,787,110$      724,324$         459,937$        4,679,551$     716,567$        (1,424,747)$    

17 1.605 4,819,937$     100% 2,787,110$      746,053$         459,937$        4,819,937$     738,064$        (1,564,901)$    

18 1.653 4,964,535$     100% 2,787,110$      768,435$         459,937$        4,964,535$     760,206$        (1,709,260)$    

19 1.702 5,113,471$     100% 2,787,110$      791,488$         459,937$        5,113,471$     783,012$        (1,857,949)$    

20 1.754 5,266,875$     100% 2,787,110$      815,233$         459,937$        5,266,875$     806,502$        (2,011,099)$    

21 1.806 5,424,882$     100% 2,787,110$      839,690$         459,937$        5,424,882$     830,697$        (2,168,843)$    

22 1.860 5,587,628$     100% 2,787,110$      864,880$         459,937$        5,587,628$     855,618$        (2,331,320)$    

23 1.916 5,755,257$     100% 2,787,110$      890,827$         459,937$        5,755,257$     881,287$        (2,498,671)$    

24 1.974 5,927,915$     100% 2,787,110$      917,551$         459,937$        5,927,915$     907,725$        (2,671,042)$    

25 2.025 6,105,752$     100% 2,787,110$      941,507$         459,937$        6,105,752$     931,425$        (2,848,623)$    

26 2.079 6,288,925$     100% 2,787,110$      966,715$         459,937$        6,288,925$     956,363$        (3,031,526)$    

27 2.134 6,477,592$     100% 2,787,110$      991,924$         459,937$        6,477,592$     981,301$        (3,219,923)$    

28 2.188 6,671,920$     100% 2,787,110$      1,017,132$      459,937$        6,671,920$     1,006,240$     (3,413,981)$    

29 2.242 6,872,078$     100% 2,787,110$      1,042,340$      459,937$        6,872,078$     1,031,178$     (3,613,869)$    

30 2.296 7,078,240$     100% 2,787,110$      1,067,549$      459,937$        7,078,240$     1,056,116$     (3,819,761)$    

(1,824,191)$    

(45,604,783)$  

Net Present Value (21,714,488)$  

Source: Camoin Associates, School District, Developer

Note: Net Present Value calculation assumes a 3.50% discount rate.

*Phased in based on project completion

**Current payment inflated by 3% annually

Annual School District Net Impact From Start of Construction Through Full Build Out

Inflation 
Factor

Full Build Out 
Variable Cost

% Project 
Complete

Net Impact

Annual Average

Total 

Benefit Cost

Year
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Attachment A – What is Economic Impact Analysis? 

The purpose of conducting an economic impact study is to ascertain the total cumulative changes in 
employment, earnings and output in a given economy due to some initial “change in final demand”. To 
understand the meaning of “change in final demand”, consider the installation of a new widget 
manufacturer in Anytown, USA. The widget manufacturer sells $1 million worth of its widgets per year 
exclusively to consumers in Canada. Therefore, the annual change in final demand in the United States is 
$1 million because dollars are flowing in from outside the United States and are therefore “new” dollars 
in the economy.  

This change in final demand translates into the first round of buying and selling that occurs in an 
economy. For example, the widget manufacturer must buy its inputs of production (electricity, steel, 
etc.), must lease or purchase property and pay its workers. This first round is commonly referred to as 
the “Direct Effects” of the change in final demand and is the basis of additional rounds of buying and 
selling described below. 

To continue this example, the widget manufacturer’s vendors (the supplier of electricity and the supplier 
of steel) will enjoy additional output (i.e. sales) that will sustain their businesses and cause them to 
make additional purchases in the economy. The steel producer will need more pig iron and the electric 
company will purchase additional power from generation entities. In this second round, some of those 
additional purchases will be made in the US economy and some will “leak out”. What remains will cause 
a third round (with leakage) and a fourth (and so on) in ever‐diminishing rounds of spending. These sets 
of industry‐to‐industry purchases are referred to as the “Indirect Effects” of the change in final demand. 

Finally, the widget manufacturer has employees who will naturally spend their wages. As with the 
Indirect Effects, the wages spent will either be for local goods and services or will “leak” out of the 
economy. The purchases of local goods and services will then stimulate other local economic activity; 
such effects are referred to as the “Induced Effects” of the change in final demand. 

Therefore, the total economic impact resulting from the new widget manufacturer is the initial $1 
million of new money (i.e. Direct Effects) flowing in the US economy, plus the Indirect Effects and the 
Induced Effects. The ratio between Direct Effects and Total Effects (the sum of Indirect and Induced 
Effects) is called the “multiplier effect” and is often reported as a dollar‐of‐impact per dollar‐of‐change. 
Therefore, a multiplier of 2.4 means that for every dollar ($1) of change in final demand, an additional 
$1.40 of indirect and induced economic activity occurs for a total of $2.40.  

Key information for the reader to retain is that this type of analysis requires rigorous and careful 
consideration of the geography selected (i.e. how the “local economy” is defined) and the implications 
of the geography on the computation of the change in final demand. If this analysis wanted to consider 
the impact of the widget manufacturer on the entire North American continent, it would have to 
conclude that the change in final demand is zero and therefore the economic impact is zero. This is 
because the $1 million of widgets being purchased by Canadians is not causing total North American 
demand to increase by $1 million. Presumably, those Canadian purchasers will have $1 million less to 
spend on other items and the effects of additional widget production will be cancelled out by a 
commensurate reduction in the purchases of other goods and services. 

Changes in final demand, and therefore Direct Effects, can occur in a number of circumstances. The 
above example is easiest to understand: the effect of a manufacturer producing locally but selling 
globally. If, however, 100% of domestic demand for a good is being met by foreign suppliers (say, DVD 
players being imported into the US from Korea and Japan), locating a manufacturer of DVD players in 
the US will cause a change in final demand because all of those dollars currently leaving the US economy 
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will instead remain. A situation can be envisioned whereby a producer is serving both local and foreign 
demand, and an impact analysis would have to be careful in calculating how many “new” dollars the 
producer would be causing to occur domestically. 
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Attachment B – Public Safety and School District Letters 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 














