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Business Plan Summary 
Amherst Hospitality, LLC (the "Company") is raising up to $10 million of capital from up to 20 
EB-5 immigrant investors (each an “Investor” or “Member”), which the Company intends to 
lend to Iskalo Hospitality Campus, LLC (the “Developer”) as described in this comprehensive 
Business Plan.  The Company’s $10 million will be a portion of the $39.4 million total 
investment required for the construction and operation of the “Iskalo Hospitality Campus” (the 
"Campus").  When completed, the Campus will consist of: the renovated Lord Amherst Hotel 
and the adjacent restaurant (the “Restaurant”) (which are currently undergoing extensive 
renovation), and a new Hyatt Place Hotel (which is currently under construction). When the 
Campus development is completed the Developer will operate both of the hotels, and a 3rd party 
restaurateur will operate the Restaurant.  

The Developer is owned by 
Paul Iskalo (“Iskalo”) and 
David Chiazza (“Chiazza”).  
Iskalo and Chiazza are 
successful real estate 
developers and property 
managers, each with over 20 
years of experience.  

The Developer acquired the 
property in order to develop the 
Campus as is described in this 
comprehensive Business Plan.  

On October 5, 2011 the Developer purchased the site which then included the Lord Amherst 
Hotel and the attached Restaurant.  The Developer operated the Lord Amherst Hotel and a 3rd 
party restaurateur operated the Restaurant until the Developer closed both in 2014 for the 
extensive renovation described in this Business Plan.  Also on the site, the Developer started 
construction on the new Hyatt Place Hotel in July of 2013.  The extensive renovation of the 
existing hotel and Restaurant, and the construction of the new hotel are all underway and are 
expected to be completed in 2015. 

Each Investor’s $500,000 equity investment in the Company will be deposited into escrow and 
will be released to the Company after USCIS approves each Investor’s I-526 petition.  In order to 
meet its construction and operations timelines, the Developer has secured financing from 
commercial banks (“Bank” or “3rd Party Lender”), a portion of which will be bridge financing 
until the Company’s EB-5 capital is released from escrow and available to be lent to the 
Developer.  As the Investors’ funds are released from escrow, the Company will lend those funds 
to the Developer.  The Company’s loan is expected to pay down the bridge financing.  The 
Company’s loan will be used for construction and operations, and will have a term ending in 
approximately 2021.   

Figure 0.  Image of the Iskalo Hospitality Campus after completed 

Amherst Hospitality, LLC 
#025 Michael Gibson 

USAdvisors.org



Amherst Hospitality, LLC September 1, 2014 Business Plan   P a g e  | 4 

The Company's loan to the Developer is intended to meet the objectives and requirements of the 
EB-5 Regional Center Program (the "EB-5 Program"). EB-5 New York State, LLC (the 
“Regional Center”) and the Developer first discussed using EB-5 capital to finance the 
development and operations of the Campus in April of 2012.  Before the Developer started 
construction in 2013 or finalized the Bank loans in 2014, the Regional Center and the Developer 
had agreed that EB-5 capital would be a part of the capital stack, and that a portion of the Bank 
financing would be a bridge to the EB-5 capital.   

The Campus is located in a Targeted Employment Area designated by the State of New York.  
Each Investor will meet the EB-5 Program requirements by making a $500,000 equity 
investment into the Company.  

Economic and Planning Systems, Inc.’s economic analysis (the “Economic Analysis”) calculates 
that 323 new jobs will be created from: 

1. The Developer’s construction expenditures for the Campus’ renovation and new 
construction, specifically: 

a. Crediting only the indirect and induced construction jobs created by the 
Developer’s construction expenditures, and 

b. Not crediting any direct construction jobs created, and 
2. The Developer’s operations of the hotels and the Restaurant, specifically: 

a. Crediting only the increased operating jobs created by the Developer’s hotel and 
Restaurant operations and  

b. Not crediting any jobs created by the pre-renovation operations of the Lord 
Amherst Hotel or Restaurant operations and  

c. Not crediting any jobs created by a future Restaurant tenant.   

The Company takes credit for the 323 new jobs created, which is more than 16 jobs per EB-5 
investor (or over 60% more than the 200 new jobs which must be created for the Company’s 20 
Immigrant Investors).    

EB-5 NEW YORK STATE, LLC 
EB-5 New York State, LLC (the "Regional Center" or “EB5NYS”) was formed in 2007 and was 
designated by United States Citizenship and Immigration Services ("USCIS") as a Regional 
Center in 2009. Since its inception, EB5NYS has affiliated with several EB-5 development 
enterprises, a business model that the Regional Center expects to continue, as exemplified by its 
affiliation with Amherst Hospitality, LLC. 

Prior EB-5 Program Investments Affiliated with EB-5 New York State, LLC: 
Kaleida Health Gates Vascular Institute in Buffalo, New York.  By way of a separate EB-5 
Program investment through a different affiliated commercial enterprise, EB5NYS facilitated the 
loan of Ten Million Dollars ($10,000,000) of EB-5 Investors’ capital to Kaleida Health (part of 
the largest healthcare system in Western NY) to support the development of the new Gates 
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Vascular Institute.  The Gates Vascular Institute opened in March of 2012.  All of the EB-5 
Investors' I-526 Petitions in that commercial enterprise have been approved by USCIS, the EB-5 
capital has been lent pursuant to that business plan and the construction and operations jobs have 
been created.   I-829 petitions filed by a number of immigrant investors in that commercial 
enterprise have been approved by USCIS, several are pending USCIS approval, and others will 
be filed in the appropriate timeframe (as a note, no petitions have been denied). 

Multi Modal Transportation Structure on the Buffalo Niagara Medical Campus in Buffalo, New 
York.  By way of a separate EB-5 Program investment through a different affiliated commercial 
enterprise, EB5NYS facilitated the investment of Five Million Dollars ($5,000,000) of EB-5 
Investors’ capital to support the development of the Multi-Modal Transportation Structure on the 
Buffalo Niagara Medical Campus.  All of the EB-5 Investors' I-526 Petitions in that commercial 
enterprise have been approved by USCIS, the EB-5 capital has been lent per that business plan 
and the construction and operations jobs have been created. 

Health Sciences Charter School in Buffalo, New York.  By way of a separate EB-5 Program 
investment through a different affiliated commercial enterprise, EB5NYS is facilitated the 
investment of Four Million Dollars ($4,000,000) of EB-5 Investors' capital to support the Health 
Sciences Charter School, a New York State charter school in Buffalo, NY.  All of the EB-5 
Investors' I-526 Petitions in that commercial enterprise have been approved by USCIS, the EB-5 
capital has been lent per that business plan and the construction and operations jobs have been 
created. 

Park Point New Paltz at the State University of New York at New Paltz in New Paltz, New York.  
By way of a separate EB-5 Program investment through a different affiliated commercial 
enterprise, EB5NYS is affiliated with a commercial enterprise which is facilitating the 
investment of up to Thirty Nine Million Dollars ($39,000,000) of EB-5 Investors' capital to 
support Park Point New Paltz, a student housing development on the campus of the State 
University of New York at New Paltz in conjunction with the University’s Master Plan 
developments.  The company is awaiting USCIS approval of the individual investor I-526 
petitions. 

Tower at Midtown in Rochester, New York.  By way of a separate EB-5 Program investment 
through a different affiliated commercial enterprise, EB5NYS is affiliated a new commercial 
enterprise which is facilitating the investment of up to Sixteen Million Dollars ($16,000,000) of 
EB-5 Investors' capital to support the development of the Tower at Midtown, which is the 
centerpiece of the City of Rochester’s master plan redevelopment in Rochester, NY.   

Current EB-5 Program Investment Affiliated with EB-5 New York State: 
Iskalo Hospitality Campus in Amherst, New York.  Amherst Hospitality, LLC (the "Company) 
was created on December 30, 2013.  The Company executed an Affiliation Agreement with 
EB5NYS and is managed by JOBSNY, LLC (the “Manager”). William Gresser, President of 
EB5NYS, is also the President of the Manager.  The Company will raise up to $10 million of 
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EB-5 capital from up to 20 EB-5 immigrant investors.  The Company will then lend that capital 
to the Developer pursuant to this comprehensive Business Plan. 

Iskalo Hospitality Campus Overview and Strategic Location  

Campus Overview 
When completed, the Iskalo Hospitality Campus (the "Campus") will consist of: (1) the fully 

renovated, 90 room historic  Lord 
Amherst Hotel, (2) the fully 
renovated Restaurant and banquet 
facility and (3) the new 137 room 
Hyatt Place Hotel (together the 
"Campus"), all on the site which 
originally contained only the Lord 
Amherst Hotel and Restaurant.  The 
Project’s three elements are 
harmoniously designed and 
organized on the property to create a 
powerful, integrated master planned 
hospitality campus, which is the 
only one of its kind in the region.  

The Campus’ two hotels and Restaurant are scheduled to open in 2015 (see the  

Campus Development 

 Timeline below). 

Campus Strategic Location 
The Campus is strategically located in Amherst, NY.  As the Market Study states: “The subject 
site is judged to be a very good or excellent one, and will represent a competitive asset to the 
renovated Lord Amherst and the proposed Hyatt Place.”1   The Market Study also states that the 
site “offers unique centrality, versatility and access throughout the market area.”2  As the Market 
Study concludes, the Campus’ location is one of the most desirable hospitality locations in the 
region and provides the Campus with a competitive advantage.3   

The Market Study rates the site highly in the four critical hospitality categories: visibility, access, 
setting and views.  The site is situated on Main Street, in full view of the I-290 Expressway and 
alongside a scenic pond that will provide a serene, restful venue for hotel guests.  The site is 

                                                 
1 See Exhibit 1a - Market Study, p. 14 (emphasis added).  
2 Id. at 2.   
3 Id. at 39.   

Figure 2.  An overlay showing each element of the Iskalo Hospitality 
Campus. 
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elevated (it is perched on the Onondaga escarpment) which will provide breathtaking views from 
the southwest facing guestrooms.  The Market Study which states: 

The subject site is located at the interchange between I-290 and Main Street, just 
west of the Village of Williamsville. It will afford excellent access to each of 
these roads; and, via I-290, much of the Buffalo MSA. Main Street is a very good 
surface 
alternate 
route to 
downtown 
Buffalo, and 
directly 
accesses the 
State 
University 
of New 
York at 
Buffalo, 
Daemen 
College and 
some of the 
MSA’s 
finest residential areas. The Hyatt Place should be visible from each direction of 
travel on I-290; and, eastbound motorists (actually southbound in terms of real 
direction of travel) should be able to see it before the exit ramp at its planned six 
story height. Visibility of both hotels will be excellent from Main Street.4 

The site is located within a 10 minute drive to the primary demand drivers for hotel rooms in the 
area: the Buffalo Niagara International Airport, two regional shopping centers, the State 
University of New York at Buffalo, and the central business district. 

The Campus’ location is a competitive advantage, and the Campus is laid out to maximize its 
frontage on Main Street and the Expressway.   

                                                 
4 Id. at 15.   

Figure 3.  Aerial image of the Iskalo Hospitality Campus’ strategic 
location, at the intersection of Main Street and Interstate 290 
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Campus Elements and Developer Profile 

Lord Amherst Hotel: History and Renovation Plan 
The Lord Amherst Hotel was opened in 1961 as 
an upscale, two story travel lodge.  The 
Developer is undertaking a comprehensive 
renovation of the Lord Amherst Hotel5 which 
will include:  

• Updating the finishes and furnishings of 
all guest rooms and all public spaces, 

• Adding and updating amenities 
including in-room entertainment, WiFi, 
fitness room, pool and lobby; 

• Replacing the building systems 
(including HVAC, electrical and 
plumbing),   

• Creating a new breakfast dining area and 
service kitchen off the lobby to enhance 
the guest experience and   

• Updating the hotel exterior with a new 
architecturally significant shingled roof, 
new landscaping and repaved parking 
areas.   

According to the Market Study, the Lord Amherst 
Hotel will be a historic, upscale boutique hotel offering 
accommodations and amenities equal or superior to the 
finest mid-scale hotel in its competitive set.  Based on 
the amenities, location and competition, the Lord 
Amherst would support an average daily rate that is 
highly competitive in the market.6   

                                                 
5 For more information on the extensive renovation see the Architectural Drawings, site plan and related at Exhibit 
2. Although the document is titled “Proposed Hyatt Place Hotel” the exhibit includes the redevelopment of the Lord 
Amherst Hotel. 
6 Exhibit 1a - Market Study pp. 24 and 28-35.  

Figure 4.  An artist's rendering of The Lord Amherst Hotel 
after renovations. 

Figure 6.   Artist's rendering of the Restaurant 
after renovation. 

Figure 5. Artists rending of the Lord Amherst lobby after 
renovation is completed. 
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Restaurant: History and Renovation Plan 
The existing Restaurant on the Campus will also be completely renovated.  The Restaurant was 
most recently operated by one of Western New York’s most notable and experienced restaurant 
and night club operators.  The Developer intends to restore the Restaurant to its earlier success 
by leveraging the Restaurant’s prime location and the steady stream of guests staying at the two 
hotels on the Campus.   The developer is conducting a national search for a restaurant operator 
and expects to select the operator by the end of 2014.  The Restaurant will open in conjunction 
with the rest of the Campus in 2015.  As is noted elsewhere, the Company is not taking credit for 
any jobs which may be created by a 3rd party restaurant operator. 

Hyatt Place Hotel: Development Plan 
The Campus property has never been fully utilized.  Specifically, the northern portion of the site 
has never been developed.  That undeveloped portion is the location of the Campus’ future Hyatt 
Place Hotel. 

The new, six-story, 137-room Hyatt Place Hotel will be one of the first of Hyatt Hotel’s “second 
generation” Hyatt Place Hotels in the United States.7  It will also be the first Hyatt Place Hotel in 
Western New York, offering the appeal of the Hyatt brand as a desirable alternative to the other 

brands in the market.  Though this Hyatt Place 
Hotel will remain true to the Hyatt’s brand 
standards, the hotel’s exterior finishes will be integrated with those of the Lord Amherst Hotel 
and the Restaurant in order to create a unified architectural signature to the Campus. As a select-
service class of hotel, the Hyatt Place Hotel will complement the renovated Lord Amherst Hotel, 
and the Campus will offer two fresh and distinct hospitality choices to hotel customers. 

                                                 
7 See Exhibit 3 -  Executed Franchise Agreement  

Figure 8.  Aerial view of the original Campus layout 
showing the existing Lord Amherst and Restaurant and 
the undeveloped portion of the property where the Hyatt 
Place Hotel is being constructed. 

Figure 7.  An artist's rendering of the future Hyatt Place Hotel 

Hyatt 
Site 
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Developer Profile 
Iskalo Hospitality Campus, LLC (the "Developer") is owned by 

Paul Iskalo and David Chiazza.  The 
Developer is managed by Iskalo 
Development Corp. ("Iskalo 
Development") (a related company), which 
is a full-service commercial real estate 
development company active in Western 
New York, and nationally on a client-
driven basis.8  Founded in 1988 by Paul 
Iskalo, Iskalo Development is an experienced, award-winning real estate 
developer of both “ground up” and “adaptive re-use” commercial projects 

including corporate and medical office, light industrial, hospitality, retail and mixed-use 
developments.9 According to the company, Iskalo undertakes each project with a strong 
emphasis on architecturally appropriate, context-sensitive design principles.  Whether a project 
involves new construction or renovation of an existing building, Iskalo has earned an outstanding 
reputation for design excellence and building quality.  

Iskalo Development owns the properties it develops and undertakes each 
project with a long-term ownership view defined by timeless design and the 
selection of building materials and systems based upon life cycle analysis as 
opposed to initial cost.  According to the company, Iskalo Development was 
one of the first developers in Western New York to elevate the design of the 
public spaces in its office buildings to convey a high-end hospitality 
appearance, comfort and feel. This distinction carries through to Iskalo’s 
meticulous maintenance of its properties, in which attention is given to 
every detail to ensure presentation of the property to drive customer 
satisfaction.  Iskalo has enjoyed over two decades of consistent growth, 

with its project base increasing in scope and complexity. 

Hotel Management  
The Developer has contracted with Emerald Hospitality Associates, Inc. (“Emerald”) to manage 
the hotels on behalf of the Developer.  Emerald is a full service hotel consultant and hotel 
management company. 10  Emerald will be paid a fee to manage the hotels and will not be a 
tenant or owner.   

                                                 
8 Iskalo Web Site:  www.iskalo.com  
9 Exhibit 4 - Examples of Iskalo Properties: Electric Tower, Buffalo, NY; 6467 Main St., Williamsville, NY; 2410 
North Forest, Amherst, NY;  
10 See Exhibit 5 - Emerald Hospitality Associates, Inc. background web pages.  

Paul Iskalo 

David Chiazza 
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Specifically, the Developer’s agreement with Emerald states: 

In the performance of its duties, [Emerald] shall act solely as agent of 
[Developer].  Nothing herein shall constitute or create a partnership or joint 
venture between [Developer] and [Emerald].  All debts and obligations to third 
persons related to the operation of the Hotel incurred by [Emerald] in the ordinary 
course of business in fulfillment of its management responsibilities hereunder, as 
governed by an approved Annual Budget, shall be the debts and obligations of 
[Developer] only . . . 

Each employee of the Hotel shall be the employee of [Developer] and not of 
[Emerald], and every person performing services in connection with this 
Agreement, including any agent or employee of [Emerald] or any agent or 
employee of [Developer] hired by [Emerald], shall be acting on behalf of and in 
the best interests of [Developer].11 

Market Demand 
The Developer purchased the site (which then included only the Lord Amherst Hotel and the 
Restaurant) in 2011.  From the beginning, the Developer’s vision was to create a new hospitality 
Campus which leveraged the site’s unique strengths (as identified in this comprehensive 
Business Plan).     

Market Study 
The Developer commissioned an independent 3rd party market study of the Campus’ two hotels 
(the “Market Study”).   The Market Study is a:  

[M]arket analysis, projections of occupancy and average daily rate and 
projections of cash flow available for debt service and income taxes for a 
proposed 134-room Hyatt Place and a complete renovation of the 95-room Lord 
Amherst Hotel to be located in the Town of Amherst, a suburb of Buffalo, New 
York.”12   

The Market Study considered the impact of (1) constructing a new Hyatt Place Hotel and (2) the 
complete renovation of the Lord Amherst Hotel and associated Restaurant on the site.  The 
Market Study, conducted by The Commonwealth Company (“Commonwealth”), analyzed the 

                                                 
11 See Exhibit 6 - Management Agreement between Developer and Emerald Hospitality Associates, Inc. (“Hotel 
Management Agreement”), at p. 2. The attached Hotel Management Agreement details the management of the Hyatt 
Place hotel.  The Company is informed that the Developer is also utilizing the services of Emerald for the operations 
of the Lord Amherst.  
12 Exhibit 1a - Market Study, at p. 1.   
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current availability of hotel rooms in the market and considered the additional hotel projects that 
had been announced in the region.13   

The Market Study also provided expert estimates of the market share for each hotel, and 
forecasts the occupancy and room rates which are anticipated when the Campus is complete.  
The occupancy and room rates in the Market Study were used by the Developer when preparing 
financial forecasts for the Campus.14   According to the Market Study,  

"At the relatively affordable room rates we have projected, the Lord Amherst 
should represent a compelling proposition of value. . . . In a crowded field of 
branded, select-service hotels, the subject’s independent retro boutique concept 
will likely be appealing to those desiring something outside the mainstream.” 15   

The report notes that its overall penetration is projected to be 84 percent of fair market 
share, or 5.78 percent, in fiscal 2017, its first stabilized year of operations. 

For the Hyatt Place Hotel, the Market Study concludes:  

"The property will be new, and will offer one of the market’s freshest products, 
sited in a very good location, with an adjacent quality restaurant, other restaurants 
nearby, and convenient access to numerous demand generators…. Its lifestyle 
concept will offer a contrast as compared with its direct competitors…  The 
subject location is superior to most, if not all, of the direct competitors; either 
existing, under construction or proposed.” 16   

Its overall penetration is projected to be 97 percent of fair market share, or 9.41 percent, 
in fiscal 2018, its first stabilized year of operations. 

The Market Study identified the following six demand drivers for the Campus’ hotel rooms: 

1. Buffalo Niagara International Airport Travel 
2. Canadian Leisure Travel/Shopping 
3. Business/Conference Travel (VBN) 
4. University of Buffalo 
5. Submarket Demographics and Development Trending 
6. Trends in Submarket Hospitality Performance (STR) 

Buffalo Niagara International Airport (BNIA) is one of the important drivers for the hotel market 
in Western New York.  The airport was extensively renovated, and most importantly, an 

                                                 
13 Id., p. 19    
14 The Developer adjusted the assumptions regarding the Lord Amherst renovation that were used as the basis for 
the Market Study and increased the rates they intend to charge.  Commonwealth provided a letter stating that their 
concurrence with the revision.  Exhibit 1b 
15 Exhibit 1a Market Study at p. 33.   
16 Id., p. 39   
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increasing number of airlines have begun to serve the airport resulting in reduced travel costs.  
The number of fliers using the airport has increased by 24% in the past decade17 which has 
increased hotel demand throughout the Buffalo region.     

According to the Market Study, the Canadian Leisure and Travel market is also a demand 
driver.18  As an adjunct to the growth in Canadian travelers utilizing the BNIA, Canadians come 
to the Buffalo Metropolitan area to shop. Visit Buffalo Niagara (VBN) estimates that the area 
welcomes 3.1 million Canadian visitors annually to shop Buffalo area stores.19  Leading 
shopping destinations are the Fashion Outlets in Niagara Falls, Boulevard Mall and Walden 
Galleria Mall - the Campus is situated between the two malls.   

The Market Study also forecasts that the proximity of the Campus to the central business district 
as well as major suburban office parks will also drive business travelers to choose this venue.20   
The Campus is also a very short distance to the State University of New York at Buffalo which is 
a growing campus in the State's University system.21 

Campus Development 

 Timeline 
The Campus development is planned to take 
approximately 18 months to complete.  
Construction of the Hyatt Place began in July 
2013 with the clearing of the lot and pouring 
of the foundation,22 and its construction is 
expected to be completed in 2015.  The Lord 
Amherst was closed for renovation in April 
201423 and it is expected to reopen in mid-
2015.  The Restaurant was also closed in 2014 
and is expected to be the last element of the 
Campus to open in the third quarter of 2015.   

The elements of the Campus are being developed in conjunction with each other, and are 
projected to be completed in 2015,24 with the following approximate timeline: 

                                                 
17 Exhibit 7a - Federal Aviation Administration Statistics for 2003 and Exhibit 7b - Federal Aviation Administration 
Statistics for 2012 compared to 2013.   
18 Exhibit 1a - Market Study, p.10.    
19 Exhibit 8 - Visit Buffalo Niagara Shopper's Estimates, p. 6.  The entire 183 page report is available on request, but 
only page 6 of the report is included in the Exhibit 8.   
20 Exhibit 1a - Market Study, pp. 13-15.   
21 Id., p. 8.  
22 See Exhibit 9  - Hyatt Place Building Permit.   
23 See Exhibit 10 – Lord Amherst Demolition Permit e-Mail from Town of Amherst.   
24 See Exhibit 11 - Hyatt Place Project Schedule and Exhibit 12 - Lord Amherst Project Schedule  

Figure 9.  The Hyatt Place Hotel under construction in May 
2014 
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Campus Development Costs 
The Campus total development costs exceed $39 million.  The major categories of costs for the 
Campus development are: (1) the purchase of the land, (2) the new construction and renovation 
conducted on the Campus and (3) the furniture and fixtures required for the hotels.   

CAMPUS DEVELOPMENT COSTS 
• Land $5,575,000 
• Hard Costs $26,861,000 
• Soft Costs $2,857,000 
• FF&E $4,096,000 
TOTAL CAMPUS DEVELOPMENT COSTS $39,389,000 

The Campus Budget Detail (attached as Exhibit 13) provides detailed, line item cost projections 
for the Campus’ total development costs.  In order to create the economic and job creation  
analysis, Economic & Planning Systems, Inc. (“EPS”) classified each line item in the Campus 
Budget Detail as either a hard cost, a soft cost or an excluded item for use in its economic 
analysis of the jobs created (as is described in the Job Creation Analysis below).25 

Sources of Financing 
A total of $39,389,000 of capital is required to develop the Campus.  $9,789,000 (25%) of the 
required capital will come from the Developer as equity and the remaining $29,600,000 (75%) 

                                                 
25 See Exhibit 13 - Campus Budget Detail.   Third-parties have validated the reasonableness of the cost estimates for 
the Hyatt Place.  In the appraisal for the Hyatt Place, CBRE uses the Marshal Valuation Service to test the costs 
proposed by the developer and found that the Developer’s projected costs were lower than the independent cost 
estimate.  See Exhibit 14 - Appraisal, at p. 62.    The Developer bases the Restaurant's construction budget on the 
Developer's extensive experience, and specifically its previous experience with this Restaurant. 

Hyatt Place Hotel 

Lord Amherst Hotel 

Restaurant 

July 2013 

April 2014 

February 2015 

Mid-2015 

Figure 10:  Construction Timeline 
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will be debt.  The Developer is contributing the equity to the development and has secured the 
needed debt financing from three commercial banks and the Company’s EB-5 financing.  
Because neither the Company nor any single bank was able to provide all the debt required for 
the entire Campus development, the Developer allocated the collateral in order to finance the 
Campus’ development among the Banks and the Company.  

The three commercial banks, First Niagara Bank,26 M&T Bank and the Bank of Castile,27 
(together the “Banks”) are lending the construction and permanent financing for the Campus. All 
of these Bank construction loans have been closed.  Due to the time required to raise and invest 
EB-5 capital, First Niagara Bank and M&T Bank have agreed to provide a bridge loan of $10 
million until the EB-5 financing is available.   

The following is a summary of the capital for the Campus’ construction and operations, showing 
the capital stack both before and when the Company’s EB-5 capital is lent to the Developer: 

Sources	  of	  Financing	   Before	  EB-‐5	  Loan	   	  At	  Loan	  of	  EB-‐5	  Capital	  
	   	   $	   %	   $	   %	  
Developer	  Equity	   $9,789,000	   25%	   $9,789,000	   25%	  
Debt	   	  	   	  	   	  	   	  	  
	   Amherst	  Hospitality,	  LLC	  (EB-‐5	  capital)	   	  	   0%	   $10,000,000	   25%	  
	   First	  Niagara	  Bank	   $9,000,000	   23%	   $4,000,000	   10%	  
	   M&T	  Bank	   $9,000,000	   23%	   $4,000,000	   10%	  
	   Bank	  of	  Castile	   $9,500,000	   24%	   $9,500,000	   24%	  
	   Additional	  loans28	   $2,100,000	   5%	   $2,100,000	   5%	  
	   Total	  Debt	   $29,600,000	   75%	   $29,600,000	   75%	  
Total	  Financing	   $39,389,000	   100%	   $39,389,000	   100%	  

Documentation of the Loans 
Executed Agreements.  The following loan and other documents have already been executed: 

Exhibit Document Description Status 
    
Exhibit 15b First Niagara The agreement that governs the terms of the Executed 

                                                 
26 See Exhibit 15a - Executed First Niagara Bank (Lead Bank w/ M&T Bank Participating): Commitment Letter and 
Exhibit 15b - Loan Documents 
27 See Exhibit 16a - the executed Bank of Castile: Commitment Letter and Exhibit 16b - Loan Documents. 
28 The Developer anticipates it will borrow an additional $2.1 million to finance the Restaurant’s construction costs. 
The Developer will borrow the last $2.1 million of debt after the Developer selects the Restaurant's tenant.  The 
Developer plans to select the Restaurant tenant in late 2014.  Based on the Company's discussions with the 
Developer and the existing Bank lenders, the existing Bank lenders intend to provide the added $2.1 million in debt 
financing.  The Developer and the Banks have also asked the Company it if would provide additional EB-5 capital 
once the Restaurant tenant is identified.  The Company will consider that request after the Restaurant tenant is 
secured, but the Company would only lend additional EB-5 capital if its additional loan or loans would be in a first 
position security interest on appropriate collateral, the Company’s loan is made in coordination with other Bank 
financing, and there are sufficient new jobs created to support any additional EB-5 investment. 
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Bank Loan 
Agreement 

financing and EB-5 Bridge Loan from First 
Niagara and M&T Bank to the Developer. 

January 31, 
2014. 

Exhibit 16b Bank of Castile 
Loan Agreement 

The agreement that governs the terms of the 
financing from Bank of Castile. 

Executed March 
26, 2014. 

Exhibit 17 Loan 
Commitment 
Letter and Tri-
Party Agreement 

Defines the Company's participation in the 
financing and requires the Developer and the 
Banks to complete the EB-5 financing 
according to the terms of the Company's 
Commitment Letter and the form documents 
listed below. 

Signed by the 
Company, First 
Niagara Bank, 
and the 
Developer on 
January 31, 
2014 

 

Form of documents.  The following are the “form” documents, agreed to by the Parties, which 
are to be executed when the Company’s EB-5 Loan is funded (as is stipulated in the Tri Party 
Agreement above): 

Exhibit 18 Inter Creditor Agreement The form of the Company’s agreement with the 
Developer, and First Niagara Bank regarding the inter 
creditor relationship between the Parties. 

Exhibit 19 
 

Amherst Hospitality Loan 
Agreement 

The form of the Company’s loan documents the 
Developer will sign at the closing of the EB-5 Loan. 

Loans by the Company 
EB-5 New York State, LLC (the “Regional Center”) and the Developer first discussed using EB-
5 capital for the Campus in April of 2012 and the Developer formally engaged the Regional 
Center in March of 2013.29   As noted above, the Developer's earliest construction started in July 
of 2013, and the Bank financing was completed in early 2014.  The Developer engaged the 
Regional Center to secure EB-5 capital as a part of the Campus’ capital stack, and the parties 
agreed that a portion of the Bank financing would be a bridge to the EB-5 capital loan.30   

The Company, the Bank and the Developer have agreed to the loan documentation for the 
Company’s loan of $10 million to the Developer.  Effective January 31, 2014, the Company, the 
Bank and the Developer executed an agreement to set the terms and documentation of the 
closing of the EB-5 loan (the “Tri-Party Agreement”).31  The Company, the Developer and the 
Bank have agreed to the form of the Company’s loan documents for the loan to the Developer.  
As detailed in the extensive loan documents, the Company’s $10 million loan to the Developer 
will be secured by the mortgage of the Hyatt Place Hotel.32   The Company’s loan is structured 
so that initially the security for the Company’s $10 million loan will be a combination of a first 
position loan (in the same position as the secured Banks33) and a subordinate position (in the 
                                                 
29 See Exhibit 20 Engagement Letter between  Iskalo Development and the Regional Center dated March 5, 2013  
30 See Exhibit 21 Term Sheet between Iskalo Hospitality Campus and EB-5 New York State, LLC, November 22, 
2013  
31 See Exhibit 17 Tri-Party Agreement dated January 31, 2014 
32 See Exhibit 22 Amherst Hospitality Commitment Letter dated January 30, 2014. 
33 See Exhibit 18 "Form of" Intercreditor Agreement Between Amherst Hospitality and First Niagara Bank   
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security position after the Bank’s).34  Specifically, on the day the Company makes its loan to the 
Developer, 75% ($7.54M) of the Company's $10 million loan will initially share the first 
position on the mortgage equally with the Bank lenders and the balance (25% or $2.46M) will be 
subordinate.  Over the term of the loan, the portion of the Company’s loan in the subordinate 
position, will move into first position with the Bank loan, and by the end of the term of the loan, 
the Company’s entire $10 million loan will be in a first position (in the same position as the 
Banks).35  As a note the CBRE appraisal values the Hyatt Place Hotel as $25,900,000 at 
stabilization.36 

The Company's loan will be interest-only, with the entire $10 million principal loan balance due 
at the end of the Term.  The interest rate paid by the Developer on any EB-5 capital lent to the 
Developer during the Construction period will be equal to the Bank's variable rate construction 
loan.  During the Permanent Period, the Developer will pay 5% interest on the portion of the 
Company's loan which is in a first position security interest and 6.50% on any balance which is 
in a subordinate position.37 

Personal Guarantee of Paul Iskalo.  In addition to the Company’s mortgage security for the 
repayment of its loan, as additional security Paul Iskalo will also personally guarantee the 
repayment of the entire $10M loan to the Company and the performance of certain obligations of 
the Developer.  It is important to note that Paul Iskalo's personal guarantees are only additional 
security for the repayment of the loan to the Company, and are not a guarantee to repay the EB-5 
Investors' investment into the Company. 

Company's Projected Financial Statements 
The Company's projected financial statements are attached.38 

                                                                                                                                                             
The Banks required the Company to agree to the Form of the Intercreditor Agreement as a condition of First Niagara 
Bank and M&T Bank closing their Construction loan to the Developer. The Company and the Developer will 
execute the Intercreditor Agreement when the Company funds its loan of EB-5 capital. 
34 The Bank lenders and the Company have agreed that the maximum first mortgage debt secured by the Hyatt Place 
Hotel will be 60% of its appraised value, and the total debt secured by the Hyatt Place Hotel will be no more than 
70% of its appraised value.  The as-built appraisal of the Hyatt Place Hotel is $25.9M.  As a result, no more than 
$15.54M will be in first position and no more than $18.13M in total debt will be allowed.  See Exhibit 14 - Hyatt 
Place Hotel "As Built" Appraisal.   
35 As the Developer makes principal payments to First Niagara and M&T Banks, an equal amount of the Company's 
subordinate position loan equal to each principal payment will be moved into first priority.  The Developer has 
guaranteed that the principal payments made during the term of the loan will be at least $2.46 million.  
Consequently, at the end of the term of the Company's loan, the Company’s entire $10 million loan will be secured 
in first position on the Hyatt Place Hotel and the total debt (the Bank debt plus EB-5 debt) secured by the Hyatt 
Place Hotel will be not more than 60% of its appraised value. 
36 See Exhibit 14 CBRE Appraisal at p. 2. 
37 See Exhibit 19 - Amherst Hospitality "Form of" Loan Documents. 
38 See Exhibit 23 - Amherst Hospitality Proforma Income Statement. 
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Projected Return on Members' Investment 
The Company intends to pay the Company’s EB-5 investors a return on the balance of the EB-5 
capital borrowed by the Developer.  This return will be paid if the Company has adequate cash 
flow, as follows:   

1. Pay Company expenses.  The Company will first pay its expenses related to the 
operations of the Company. 

2. Return to Members.  If the Company has sufficient cash flow from its operations after 
paying its expenses, the Company will pay the investors a return on the Company's 
capital which is drawn down by the Developer.  If there is sufficient cash flow, the 
Company will pay the Investors thirty percent (30%) of the cash flow from operations, up 
to a total annual 1% return on the total Investors’ capital drawn down by the Developer.   

3. Remaining Cash Flow.  If the Company has any remaining cash flow after the payment of 
expenses and the payment of the return to the Members, the balance of any cash flow will 
be paid to the Manager, in compensation for its activities as the Manager and for other 
activities it will and has performed.   

The Members’ return will be calculated quarterly, paid to the Members annually and is not 
cumulative.  The Manager’s compensation will be calculated quarterly, paid quarterly or as 
otherwise determined by the Manager, and is cumulative on an annual basis but not beyond the 
individual calendar year.  At the end of the loan term, the Developer is obligated to repay the 
Company's loan.  If and when this occurs, the Company projects that it will have sufficient 
capital to repay the investors' investment into the Company.   

Note: Although the Company plans to pay the Members a return while they are invested and to 
repay the Members’ investments after the end of the term of the loan to the Developer, there is 
no guarantee that market conditions, a force majeur or other predictable or unpredictable events 
will not prevent the Developer from repaying the Company’s loan or that the Company will have 
sufficient cash flow to pay any return to the Members or to repay the Members’ investment into 
the Company. No repayment of any Investor’s investment will be made until after the later of: 
(1) the final adjudication of all Investors’ respective I-829 Petitions to Remove Conditions, (2) 
the Manager’s reasonable determination that any remaining investors will not file an I-829 
petition, or the time for filing such I-829 petitions has expired, or (3) the Manager’s reasonable 
determination that repayment will not impact the immigration objectives of the EB-5 investors. 

Job Creation Analysis 
Economic & Planning Systems, Inc. (“EPS”) performed an independent analysis of the jobs 
which will be created by the construction and operations of the Campus as detailed below.  EPS 
forecasts the jobs which will be created using the economic model approved by USCIS when 
USCIS designated EB5NYS as a Regional Center in 2009.   

The Company is taking credit for the jobs created by the following job creating activities: 
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Construction:  The Company is taking credit for the indirect and induced construction jobs 
associated with the following construction expenditures: 

• $10,398,554 for renovations to the existing Lord Amherst Hotel and Restaurant, 
• $16,462,348 for new construction of the Hyatt Place Hotel plus  
• $2,856,846 of soft costs (which are separately analyzed in the economic analysis). 

 
Timing.  The Developer started construction in July of 2013 and plans to complete the 
construction in 2015.  The Developer has received all required permits and has closed on the 
Bank financing and tax incentives. 
 
NOTE: The Company is NOT taking credit for any direct construction jobs created. 

Operations: The Company is taking credit for the operating jobs created by the Developer’s 
increased hotel operations on the Campus.  The Developer forecasts $6,200,000 in increased 
Hotel operating revenue beginning in year 2 of operations.39  Of this amount, $5,300,000 is 
generated from the operations of the new Hyatt Place Hotel and $900,000 of incremental revenue 
is generated by the operations of the Lord Amherst Hotel (Note: the Lord Amherst incremental 
revenue is the increased revenue above the amount the Lord Amherst Hotel was generating 
before it was closed for renovations).40   

Note: The Company is NOT taking credit for any jobs created by “visitor spending” as that 
concept is defined by USCIS.41 

The Restaurant (including its banquet facility) is also expected to generate incremental operating 
revenue in excess of the operating revenue it generated before it was renovated (the “Restaurant 
Incremental Revenue”).42  The Company may take credit for jobs created by the Incremental 
Restaurant Revenue generated by the Developer (for the Developer’s operations of managing the 
Restaurant development and leasing operations) in excess of the amount the Developer generated 
prior to the renovation.  However, the Economic Impact Analysis does not currently include any 
jobs created by the Restaurant Incremental Revenue generated by the Developer at this time.   

Note: The Company is NOT taking credit for any Jobs created by any tenant chosen to operate 
the Restaurant.  

                                                 
39 Exhibit 23 - Iskalo Hospitality Campus Proforma Income Statement 
40 See Exhibit 24 - Lord Amherst and Sonoma Grill Combined 2013 Income Statement which reports $914,000 in 
revenue from room rentals. See also Exhibit 1a Market Study, Exhibits to Market Study (starting at p. 49), which 
project the income statements of the Lord Amherst Hotel and the Hyatt Place Hotel.  See also Exhibit 1b Letter from 
Commonwealth regarding the reasonableness of the Developer’s projected room rates. 
41 See Exhibit 25 - “Questions and Answers: EB-5 Economic Methodologies,” published by USCIS on July 3, 2012 
which describes “Visitor spending”.  The Company does not take credit for any potential jobs created by “Visitor 
spending” as defined by USCIS in the Exhibit. 
42 See Exhibit 24 - Lord Amherst and Sonoma Grill Combined 2013 Income Statement. 
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Calculation of Jobs Created 
The EPS analysis ("Economic Impact Analysis") of the jobs created calculates that more than a 
sufficient number of new jobs will be created to allow each of the EB-5 Investors to satisfy the 
job creation requirements of the EB-5 program.  The following is a summary of the EPS 
Economic Impact Analysis of the jobs which will be created: 

JOB CREATING ACTIVITIES JOBS CREATED 
• Construction expenditures (only Secondary & Induced) 230 
• Hotel Operations (Incremental increase) 93 
• Restaurant Operations (Incremental increase)  
TOTAL 323 

The Company takes credit for 323 new jobs created, which is more than 16 jobs per EB-5 
investor (or over 60% more than the 200 new jobs which must be created for the Company’s 20 
Immigrant Investors).   

Targeted Employment Area 
The Campus is located in Census tract 94.02 in Erie County, New York.  The State of New York 
designated Census tract 94.02 in Erie County as a “Targeted Employment Area.”43  Up to 20 EB-
5 Investors will each invest Five Hundred Thousand Dollars ($500,000) into the Company, 
amounting to a total raise of up to $10 million of EB-5 capital by the Company.   

THIS BUSINESS PLAN IS FOR INFORMATIONAL PURPOSES ONLY AND IS NOT, AND 
SHOULD NOT UNDER ANY CIRCUMSTANCES BE CONSTRUED AS AN 
ADVERTISEMENT, AN OFFER OR A SOLICITATION TO SELL OR BUY ANY 
SECURITIES. THIS BUSINESS PLAN IS A COMPONENT OF, AND IS GOVERNED BY 
AMHERST HOSPITALITY, LLC’S SUBSCRIPTION AGREEMENT AND PRIVATE 
PLACEMENT MEMORANDUM.  THE INFORMATION AND DESCRIPTIONS 
CONTAINED IN THIS BUSINESS PLAN ARE FOR THE INFORMATIONAL PURPOSES 
OF THE READER ONLY AND DO NOT CONSTITUTE ANY EXPRESS OR IMPLIED 
PROMISES, REPRESENTATIONS OR WARRANTIES OF THE COMPANY, THE 
MANAGER OR EB5NYS IN EXCESS OF THAT STATED IN THE COMPANY'S 
SUBSCRIPTION AGREEMENT AND PRIVATE PLACEMENT MEMORANDUM.  

COMPANY, MANAGER, EB5NYS AND ANY OF THEIR RESPECTIVE MEMBERS, 
MANAGERS, OFFICERS, EMPLOYEES, AGENTS, ASSIGNS AND THOSE PARTIES 
ACTING ON THEIR BEHALF OR PURPORTING TO ACT ON THEIR BEHALF, MAKE NO 
WARRANTIES OR GUARANTEES THAT AN INVESTOR WILL RECEIVE A RETURN OF 
HIS OR HER INVESTMENT OR THAT AN INVESTOR WILL OBTAIN PERMANENT 
RESIDENCE IN THE U.S. AS A RESULT OF AN INVESTMENT IN COMPANY.   

                                                 
43 See Exhibit 26 – TEA Letter  
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NOTWITHSTANDING THE ANALYSIS DESCRIBED IN THIS PLAN, THERE IS NO 
GUARANTEE THAT INVESTMENT WILL STIMULATE SUFFICIENT BUSINESS 
ACTIVITY TO CREATE A SUFFICIENT NUMBER OF JOBS NEEDED TO SATISFY THE 
JOB CREATION REQUIREMENTS OF EB-5 PROGRAM OR SATISFY THE JOB 
CREATION REQUIREMENTS IMPOSED BY THE USCIS. 

This information is CONFIDENTIAL and is not to be reproduced without the prior permission 
of EB-5 New York State, LLC. For further information, please contact EB-5 New York State, 
LLC at 480-206-5723 or bgresser@eb5nys.com. 
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3399 Peachtree Road, NE   Suite 400   Atlanta, Georgia  30326 
Phone:  404-601-2867   Fax:  404-601-2868 

 

 
 
June 8, 2012 
 
Mr. David Chiazza 
Executive Vice President 
Iskalo Development Corp. 
Harbinger Square 
5166 Main Street 
Williamsville, New York  14221 
 
Dear Mr. Chiazza: 

 

In accordance with the engagement letter dated April 10, 2012, we have prepared a 

market analysis, projections of occupancy and average daily rate and projections of 

cash flow available for debt service and income taxes for a proposed 134-room Hyatt 

Place and a complete renovation of the 95-room Lord Amherst Hotel to be located in the 

Town of Amherst, a suburb of Buffalo, New York.  The following paragraphs summarize 

our conclusions. 

 

 

EXECUTIVE SUMMARY 

 

 General Market Overview 

 

o The subject site is located in Amherst, New York, a suburban element of 
the Buffalo-Niagara Falls Metropolitan Statistical Area (MSA) 

 
o Buffalo’s economic prominence has declined from its heyday decades 

ago; in large part due to changes in transportation modes and 
infrastructure, as well as a national erosion of the manufacturing base. 

 
o Buffalo’s modern economy is built in large part on the foundations 

provided by higher education and medicine.  The city is also a regional 
financial center of note. 

 
o Amherst, and the airport area which adjoins it, is Buffalo’s most important 

suburb in terms of population, commercial concentration (including office 
and retail development) and affluence. 
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o Buffalo in general, and the subject market area in particular, attracts 
numerous, and often affluent, Canadian visitors.  Such travelers are an 
essential generator of lodging demand.  In part, Canadian visitors may 
have served as a buffer against the Great Recession, which impacted 
Buffalo less than the nation as a whole. 

 
o In keeping with the consensus projections of economists, a key 

assumption of this analysis is that there will be no “double dip” second 
economic downturn, and that the national and regional economies will 
grow at a slow and steady pace through 2019. 

 
 Site and Area Analysis 

 
o The subject site is a very good or excellent one, and should represent a 

competitive advantage against most of the directly competitive hotels. 
 

o It offers unique centrality, versatility and access throughout the market 
area. 

 
o The site is located in the northwest quadrant of the interchange between 

Interstate 290 and Main Street.  It should afford good visibility from either 
direction of travel on the interstate, albeit after the exit ramp in one 
direction.  Access and visibility from Main Street will be excellent. 

 
 Lord Amherst Facilities and Services 

 
o The Lord Amherst will be subjected to a comprehensive renovation, and it 

is a key assumption of this analysis that it will be brought to like-new 
condition.  An elevator will be added. 

 
o The existing Sonoma Grille restaurant includes function space, and will be 

an important asset to both subject hotels.  Another key assumption is that 
this facility will be renovated, its concept freshened, and that food quality 
will be at least as high as it is at present. 
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o The 95-room property will offer a quality, a boutique/lifestyle product at 
rates below those of all of its direct competitors, thus offering a compelling 
price-value proposition.  This will be vital, in that the hotel will remain 
unaffiliated. 

 
o The Lord Amherst does not have an indoor pool.  This disadvantage will in 

part be overcome by offering some form of use of the Hyatt Place’s pool.  
Thus, guests will have both an outdoor and an indoor pool option.  The 
property will continue to offer a complimentary continental breakfast. 

 
 Hyatt Place Facilities and Services 

 
o The proposed 134-room Hyatt Place Hotel will offer more function space 

than the prototype calls for, an indoor pool and a complimentary breakfast. 
 

o Hyatt Place is a select-service brand with a lifestyle flair offered by Hyatt 
Hotels, who are best known for their well-regarded, upper-upscale Hyatt 
Regency full-service hotels, a constituent of which is located in downtown 
Buffalo. 

 
o Many of the direct competitors carry some of the strongest brands in the 

lodging industry.  While Hyatt Place is currently not as powerful as brands 
such as these, Hyatt is aggressively attempting to expand it, and it is likely 
on an upward trajectory.  The franchise should be an asset to the Hyatt 
Place, and an indirect one to the Lord Amherst as well, assuming they are 
managed in common. 

 
o The property’s lifestyle concept will offer a striking contrast to the market’s 

relatively staid lodging supply. 
 
 Supply and Demand 

 
o The Amherst/Airport lodging market is unusually strong.  This in large part 

reflects the impact of Canadian travelers. 
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o The majority of the directly competitive supply’s constituents achieve 
occupancies in excess of 80 percent – this at a time when many of the 
nation’s hotels are still in recovery from the Great Recession.  Again, this 
at least in part reflects the fact that Canadian travelers were less impacted 
by this country’s economic woes. 

 
o The market has therefore attracted extensive interest from hotel 

developers, and supply increases are likely to reduce Revenue Per 
Available Room (RevPAR). 

 
o The directly competitive supply will increase markedly as new hotels are 

added.  Indirectly competitive rooms outside the competitive supply will 
also be built.  Examples of each are already under construction, with more 
proposed.  Our assumptions as to supply increases are detailed herein, 
and have been analytically factored into the analysis.  These are key 
assumptions. 

 
o The market is somewhat seasonal, particularly as it is positively impacted 

by summer visitors to Niagara Falls. 
 

o We project moderate growth in demand, pending the various assumptions 
detailed herein. 

 
 Estimated Levels of Utilization 

 

Projected occupancy, ADR and revenue per available room (RevPAR) are presented 

below: 
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 ESTIMATED OCCUPANCY, AVERAGE DAILY RATE, REVPAR AND CASH FLOW 
 RENOVATED 95-ROOM LORD AMHERST HOTEL 

FISCAL 2014 THROUGH 2018 

 

         Average Daily Rate  

 Fiscal  Constant  Inflated  RevPAR Cash Flow 

 Year Occupancy 2011 Dollars  Dollars*  (Inflated $) (Inflated)** 

 

 2014 57% $78.00 $83.25 $ 47.45 $398,000 

 2015 60 81.00 89.25 53.55 536,000 

 2016 61 83.00 94.00 57.34 610,000 

 2017 62 83.00 97.00 60.14 654,000 

 2018 62 83.00 99.75 61.85 668,000 

 

   *  Inflated at 3.0 percent per annum, including an additional 9.75 percent increase to 

     adjust for the conversion from calendar years to fiscal years commencing April 1. 

 

 **Cash Flow available for debt service and income taxes. 

 

 

 

Amherst Hospitality, LLC 
#025 Michael Gibson 

USAdvisors.org



 

 

 

REGIONAL MAP 

Amherst Hospitality, LLC 
#025 Michael Gibson 

USAdvisors.org



 
 
Mr. David Chiazza 
June 8, 2012 
Page 6 
 
 
 

 

 
 ESTIMATED OCCUPANCY, AVERAGE DAILY RATE, REVPAR AND CASH FLOW 

PROPOSED 134-ROOM HYATT PLACE HOTEL 
FISCAL 2015 THROUGH 2019 

 

         Average Daily Rate  

 Fiscal  Constant  Inflated  RevPAR Cash Flow 

 Year Occupancy 2011 Dollars  Dollars*  (Inflated $) (Inflated)** 

 

 2015 68% $120.00 $132.00 $  89.76 $1,416,000 

 2016 70 125.00 141.75 99.23 1,645,000 

 2017 72 125.00 146.00 105.12 1,719,000 

 2018 73 125.00 150.50 109.87 1,826,000 

 2019 73 125.00 155.00 113.15 1,880,000 

 

   *  Inflated at 3.0 percent per annum, including an additional 9.75 percent increase to 

     adjust for the conversion from calendar years to fiscal years commencing April 1. 

 

 **Cash Flow available for debt service and income taxes. 

 

 

 

GENERAL MARKET ANALYSIS 

 

Amherst is the largest suburban town or city in the Buffalo-Niagara Falls MSA.  The 

facing page depicts Buffalo’s regional location. 

 

Based in large part on its prominence as a Great Lakes and Erie Barge Canal port, 

Buffalo became a major center for grain milling, manufacturing and railway traffic.  As 

such, it grew to be one of the nation’s most important cities. 
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Several factors conspired to undermine Buffalo’s fortunes: 

 

o Use of the Erie Canal sharply diminished. 
 

o Grain milling centers west of Buffalo, such as Minneapolis, grew more 
important, in part due to their proximity to crops.   

 
o The St. Lawrence Seaway opened and changed many Great Lakes 

shipping routes.  
 

o Manufacturing was relocated to America’s Sunbelt and to other countries.  
 
Today, Buffalo remains New York State’s second-largest city, and has relied on its 

higher education and medical industries to forge a more modern economy.  Just as its 

waterfront geography once dictated its fortunes, geography of another kind is again 

buoying Buffalo’s economy.  The city’s proximity to Canada, most notably that country’s 

most important city of Toronto, as well as other cities lying between Toronto and 

London, Ontario, has made it a popular destination for Canadian visitors.  The city is 

also a regional financial center of some note. 

 

Amherst is Buffalo’s largest and most prominent suburb.  The town, and several others 

which surround it, comprise the most important locus for economic activity, affluence, 

transportation, education and visitation in the MSA outside of downtown Buffalo. 
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Education 

 

As has been the case in many reclamations of former Rustbelt cities, education is the 

cornerstone of Buffalo’s.  The University at Buffalo (UB) is a unit of the State University 

of New York (SUNY).  Its two primary campuses essentially bookend the portion of 

Amherst in which the subject site is located.  These two campuses are the South 

Campus, which is the original one; and North Campus, which is the newer and larger of 

the two.  UB is the largest of the four comprehensive university centers within the SUNY 

system, and is the largest public university in the Northeast. 

 

UB 2020 is an ongoing 15-year plan, which entails increasing enrollment by 10,000, 

faculty by 750 and staff by 600.  UB’s regional impact on Western New York has been 

estimated at $1.7 billion; its annual budget is $1.4 billion; and, its 2009 research budget 

was $394.4 million.  Over 28,000 students matriculate at UB, and the school employs 

7,106 full-time equivalents. 
 

UB is essential in fostering high-technology and medicine in the Buffalo area, and its 

graduate workforce is an inducement for economic development. 

 

Two colleges are also proximate to the site:  Daemen College (which is just down the 

street), and Medaille College, whose graduate campus is nearby. 

 

Medicine/Healthcare/Health Sciences 

 

Buffalo is a regional medical center.  However due to several factors, it is an 

international one as well, with Canadian patients regularly seeking treatment in Buffalo.  

It is also a center for medical research, including that related to the human genome and 

bioinformatics.  Two of the MSA’s top 10 employers are engaged in medicine. 
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The Buffalo Niagara Medical Campus is located near downtown Buffalo, and is the 

cornerstone of Buffalo’s medical industry.  Its primary elements include:  UB, Roswell 

Park Cancer Institute, Buffalo Hearing and Speech Center, Buffalo Medical Group 

Foundation, Hauptman-Woodward Medical Research Institute, Kaleida Health, Olmsted 

Center for the Visually Impaired, Cleveland Biolabs and Upstate New York Transplant 

Services. 

 

The Amherst area also has a meaningful healthcare component, including the 

headquarters of Independent Health Corporation, and the largest operation for Univera, 

both of which are HMO’s. 

 

Banking and Finance 

 

M&T Bank and First Niagara Bank are headquartered in Buffalo, and respectively rank 

28th and 38th among the nation’s bank holding companies.  HSBC, Bank of America and 

Citibank also maintain a large local presence, with the latter two having significant back 

office operations in Amherst. 

 

Employment 

 

The following table lists the MSA’s largest employers: 
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DEMOGRAPHIC CHARACTERISTICS 

UNITED STATES, NEW YORK, BUFFALO-NIAGARA FALLS MSA AND ERIE COUNTY 
         
    CAG  CAG  CAG 
UNITED STATES  2006 2011 2006-2011 2016 2011-2016 2020 2011-2020 
         
Population (000s)  298,380 312,308 0.9% 328,039 1.0% 341,070 1.0% 
Median Age  36.4 37.2  37.5  37.9  
Income Per Capita  $37,726 $42,702 2.5% $51,316 3.7% $61,607 4.2% 
Wealth Index  100.0 100.0  100.0  100.0  
Employment Segmentation:        
  Services  41.0% 43.2%  44.4%  45.4%  
  Manufacturing  8.3% 7.1%  6.5%  6.0%  
  Government  13.6% 13.5%  13.1%  12.7%  
  Retail & Wholesale Trade 14.4% 13.7%  13.7%  13.6%  
  Other  22.6% 22.5%  22.4%  22.3%  
Total Employed (000s)  176,125 173,401 -0.3% 185,402 1.3% 195,598 1.3% 
         
NEW YORK         
         
Population (000s)  19,105 19,460 0.4% 19,861 0.4% 20,210 0.4% 
Median Age  37.3 38.0  38.1  38.6  
Income Per Capita  $44,567 $50,972 2.7% $61,318 3.8% $73,595 4.2% 
Wealth Index  113.3 114.7  114.7  114.7  
Employment Segmentation:        
  Services  46.1% 48.0%  49.0%  49.9%  
  Manufacturing  5.5% 4.5%  4.0%  3.6%  
  Government  13.9% 13.3%  12.9%  12.7%  
  Retail & Wholesale Trade 13.3% 12.7%  12.5%  12.3%  
  Other  21.2% 21.6%  21.6%  21.6%  
Total Employed (000s)  10,788 10,849 0.1% 11,428 1.0% 11,883 1.0% 
         
BUFFALO-NIAGARA FALLS MSA        
         
Population (000s)  1,142 1,135 -0.1% 1,140 0.1% 1,145 0.1% 
Median Age  39.8 40.8  41.0  41.0  
Income Per Capita  $33,402 $40,396 3.9% $49,164 4.0% $59,330 4.4% 
Wealth Index  86.3 92.3  93.2  93.6  
Employment Segmentation:        
  Services  41.4% 44.4%  45.5%  46.4%  
  Manufacturing  10.0% 7.8%  6.9%  6.2%  
  Government  14.3% 13.8%  13.6%  13.4%  
  Retail & Wholesale Trade 15.6% 15.0%  14.8%  14.6%  
  Other  18.6% 19.1%  19.3%  19.3%  
Total Employed (000s)  643 639 -0.1% 661 0.7% 678 0.7% 
         
ERIE COUNTY         
         
Population (000s)  926 918 -0.2% 920 0.0% 923 0.1% 
Median Age  39.6 40.5  40.6  40.6  
Income Per Capita  $34,284 $41,449 3.9% $50,237 3.9% $60,442 4.3% 
Wealth Index  88.6 94.7  95.3  95.4  
Employment Segmentation:        
  Services  41.9% 44.9%  46.3%  47.5%  
  Manufacturing  9.5% 7.5%  6.6%  6.0%  
  Government  13.8% 13.4%  13.1%  12.8%  
  Retail & Wholesale Trade 15.6% 14.7%  14.3%  14.0%  
  Other  19.1% 19.5%  19.6%  19.7%  
Total Employed (000s)  552 552 0.0% 567 0.6% 580 0.5% 
         
Source:  Woods & Poole Economics, Inc. - 2012 CEDDS      
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LARGEST EMPLOYERS 

BUFFALO-NIAGARA FALLS MSA 
 

  Number of 
 Employer Employees 
 
 State of New York 27,955 
 University at Buffalo 10,898 
 Kaleida Health 10,000 
 Federal Government 10,000 
 Catholic Health System 6,230 
 Employer Services Corp 6,089 
 Buffalo City School District 5,200 
 Tops Markets 5,103 
 HSBC Bank USA 5,000 
 M&T Bank 4,611 
 
 Source:  City of Buffalo 
 
 

As of April, respective unemployment for Erie County, the MSA, New York State and the 

nation was 8.1, 8.3, 8.1 and 8.1 percent. 

 

The facing page depicts selected economic and demographic data.  Macro-economic 

projections are beyond the scope of this analysis, or the ability of its practitioners, and it 

is a key assumption that the consensus opinion of economists prevails; namely, that no 

second economic downturn occurs, and that the nation and region experience slow, 

steady growth throughout the projection period.   

 

Canadian Visitation 

 

For many reasons, not the least of which are Buffalo’s advantages in terms of taxes, 

currency exchange rates, medical and retail excellence and access, air service and 

overall ease of vehicular access, Buffalo is frequently visited by Canadian residents.  

These visitors use the airport, visit malls and other retail venues, receive medical 
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attention, attend sporting events, participate in cultural activities, patronize food and 

beverage establishments and stay in hotels.  The subject site is within one of two focal 

points for this activity, the other being downtown Buffalo. 

 

Canadian visitors often skew towards affluence, and are frequently bent on spending 

money when they visit.  The marked improvement in the value of the Canadian Dollar 

versus U.S. currency has further propelled this visitation in recent years.  The lodging 

market in Buffalo, and especially in the subject market area, could not exist in its 

present state without Canadian visitation.  Key assumptions of this analysis are that the 

exchange rate remains the same (or improves for Canadians), that the Canadian 

economy remains strong and that moderate levels of growth in Canadian visitation and 

spending occur during the project period.  Increases in Canadian spending are likely to 

be stimulated because the duty free allowance for trips in excess of 48 hours was just 

doubled from $400 to $800, effective June 1. 

 

Niagara Falls 

 

Niagara Falls is one of the most notable natural attractions in North America.  Seeing 

the falls is on many peoples’ list of things they must do in their lives.  Because Buffalo is 

convenient to the falls, many opt to daytrip from Buffalo area hotels so as to save 

money as compared to high season hotel rates on site; to avail themselves of the 

cosmopolitan amenities already discussed; and/or because hotels in Niagara Falls are 

sold out.  Regardless of the reason, visitors to the falls cause a decided increase in 

lodging demand, and in average daily rates, in the subject market area. 

 

Amherst/Airport Area 

 

The subject site is located in the Town of Amherst, whose population of approximately 

122,000 predominantly affluent residents makes it Buffalo’s largest and wealthiest 

suburb.  Amherst and neighboring Cheektowaga, along with portions of communities 
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bordering them, are home to the MSA’s most important retail concentrations and to 

Buffalo-Niagara International Airport.  As discussed, higher education is also a dominant 

economic factor in the community. 

 

Buffalo-Niagara International Airport (BNIA) is a modern facility which is convenient 

to the subject site.  As discussed, it is widely utilized by Canadian travelers; however, it 

is also used by residents of Rochester, New York and Erie, Pennsylvania.  Many of 

these travelers from outside the MSA stay in hotels to stage early flights, or following a 

late arrival.  Others simply choose to combine flights with shopping, dining or other 

cosmopolitan activities, regardless of their flight schedules. 

 

Most of the top destinations from BNIA are hub airports.  In part, this reflects the airline 

industry as it is today.  However, it also is indicative of the many Canadians who utilize 

U.S. airports as a jumping off point for long trips, many of them overseas.  Regardless 

of the trip length, it is generally far cheaper to fly out of BNIA than it is Toronto.  In 2009, 

Buffalo Business First reported that the slump in passenger activity at BNIA was 

significantly less pronounced than for the nation as a whole; and, that 35 percent of the 

passengers using the facility were Canadians, while 13 percent hailed from Rochester.  

The airport ranks fifth in the nation as an inexpensive place from which to fly. 

 

BNIA offers approximately 110 daily flights, with non-stop service to 23 destinations.  A 

$406 million expansion plan has been announced, which will prepare the facility for the 

much larger passenger volume which is expected by 2030.  MapQuest estimates that 

the airport is 4.89 miles from the subject site, resulting in a seven-minute drive. 

 

The following table depicts enplanement history for BNIA: 
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HISTORICAL ENPLANEMENTS 
BUFFALO-NIAGARA INTERNATIONAL AIRPORT 

FISCAL 2007-FISCAL 2012 
 
 Fiscal Passengers Percent 
 Year Enplaned Increase 
 
 2007 2,563,788 - 
 2008 2,705,048 5.5% 
 2009 2,724,489 0.7 
 2010 2,652,750 (2.6) 
 2011 2,608,179 (1.7) 
 2012 2,592,237 (0.6) 
 
 Source:  BNIA 
 
 

Retail:  The subject is essentially equidistant, and quite convenient, to the two primary 

retail concentrations in the Buffalo area.  The most important is anchored by the 1.6 

million-square foot Walden Galleria Mall, which is easily accessed 4.4 miles south of the 

subject site via Interstate 290 (I-290) and Interstate 90 (I-90).  The other retail sector is 

anchored by the 902,000-square foot Boulevard Mall, 4.4 miles northwest of the subject 

site, which is also partially accessed via I-290.  Not only will the subject hotels be close 

to these malls, the site’s location directly on I-290 make them all the more convenient. 

 

Just east of the Lord Amherst is Williamsville Village which is encompassed by the 

Town of Amherst.  Retail here is anchored by the Walker Center, and features boutique 

and upscale branded shopping.  Williamsville also affords a pedestrian environment, 

with walking access to dining and other amenities. 

 

Office Space:  The subject area is the MSA’s most important office location outside of 

the CBD, with nearly three million square feet of space according to CB Richard Ellis.  
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One important concentration lies between the subject and the airport, with a key 

confluence at Wehrle Drive and Youngs Road.  Approximately one million square feet of 

office and flex space here includes the headquarters of Ingram Micro.  East of the 

subject is the Centerpointe area, with approximately 500,000 square feet, including the 

headquarters of Independent Health Corporation.  Another key office area 

encompasses approximately 500,000 square feet near UB’s North Campus, much of it 

arrayed along Audubon Parkway. 

 

The subject site is conveniently situated relative to each of the aforementioned clusters. 

 

Summary 

 

While the economic prominence of Buffalo relative to the nation as a whole has declined 

due to the erosion of its shipping and manufacturing base, the city has moved forward 

with education and medicine as the foundation for its new economy. 

 

Amherst and the airport area is the most important suburb in Buffalo in terms of 

affluence, population and commercial concentration.  The area’s airport and retail 

development are vital to attracting the extensive lodging demand which emanates from 

Canada. 

 

Should the economic assumptions described herein bear out, we anticipate a moderate 

level of economic growth to prevail throughout the projection period. 

 
 
SITE AND AREA ANALYSIS 

 

The subject site is judged to be a very good or excellent one, and will represent a 

competitive asset to the renovated Lord Amherst and the proposed Hyatt Place. 
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Centrality 

 

The subject market area is compact, and the following points describe the site’s 

centrality within it: 

 

o Of course, the dedicated airport hotels (most of which are on Genesee 
Street) are more convenient to the terminal.  Nevertheless, the subject site 
is quite convenient to BNIA, and will serve airport customers well. 

 
o Much the same can be said for UB North.  While three direct competitors 

are somewhat closer to the campus, guests of the subject hotels will find 
the campus to be a short commute, directly up I-290.  The subject is, 
however, the closest among the defined competitive supply to UB South 
and Daemen College. 

 
o The Lord Amherst and Hyatt Place will also be convenient to each of the 

key aforementioned office concentrations, as well as to major retail and 
healthcare facilities.  

 

Neighborhood/Access and Visibility 

 

The subject site is located at the interchange between I-290 and Main Street, just west 

of the Village of Williamsville.  It will afford excellent access to each of these roads; and, 

via I-290, much of the Buffalo MSA.  Main Street is a very good surface alternate route 

to downtown Buffalo, and directly accesses UB South, Daemen College and some of 

the MSA’s finest residential areas.  The Hyatt Place should be visible from each 

direction of travel on I-290; and, eastbound motorists (actually southbound in terms of 

real direction of travel) should be able to see it before the exit ramp at its planned six-

story height.  Visibility of both hotels will be excellent from Main Street. 

 

The western edge of the Village of Williamsville is just a few blocks east of the subject, 

near the Walker Center and the site for the new Wyndham Garden Inn now under 
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construction.  The Hampton Inn-Buffalo Williamsville (which is nearer to the heart of the 

Village) is approximately six blocks further to the east. 

 

The Village offers historical buildings, a park with a notable waterfall, and a walking 

environment accessing restaurants, bars and retail.  A wide array of healthcare facilities 

are also situated here.  While the Wyndham Garden will to some extent have a 

peripheral Village location, the Hampton Inn clearly enjoys the pedestrian access for 

which the Village is known, and this is an advantage for some lodging guests.  The 

subject site will benefit from its proximity to the Village; and, because of its prominent 

access to I-290, it has a superior location overall, at least as compared to the Wyndham 

Garden Inn. 

 

The Village is an excellent location from which to serve corporate transients and 

upscale leisure travelers.  As discussed, it affords convenient, walking access to 

freestanding food and beverage establishments for both of these segments; as well as 

proximity to key office concentrations for the former, and convenience to boutique 

shopping for the latter.  Because of its location, the Hampton Inn is required to discount 

its rates less than properties near the airport or UB North. 

 

Summary 

 

The subject site is an inherently good one; however, it is much stronger competitively 

when its convenient centrality and market-wide access are considered.  It is judged to 

be superior to the locations of each of the direct competitors (either existing or 

proposed), with the possible exception of the unique siting of the Hampton Inn-Buffalo 

Williamsville. 
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SUPPLY AND DEMAND ANALYSIS 

 

Existing Properties:  There are currently nine lodging facilities with a total of 919 guest 

rooms which would compete most directly with the proposed hotels.  From a product 

standpoint, the proposed Hyatt Place will be most similar to the Hilton Garden Inn or the 

two Courtyards, while the Lord Amherst will be most like the Salvatore’s Grand.  

Locationally, the subject site is most comparable to the Hampton Inn-Williamsville.  

Although additional facilities are located within the market area, they are not considered 

to be directly competitive due to disparities in terms of markets served, quality of 

facilities, rate structure and/or location.  Accordingly, a guest who patronizes one of the 

competitive properties (when available) is not likely to be the same type of traveler who 

would choose these other facilities. While the subject property currently exists as the 

95-room Lord Amherst, it is not directly competitive with these nine hotels, and therefore 

it been analytically treated as a supply addition.   

 

The tables on the following page present operating data for each of the competitive 

properties while the map facing them depicts their respective locations.  Other pertinent 

information follows: 

 

 The Hampton Inn-Buffalo Williamsville is unique within the competitive 
supply by virtue of its true Village location.  It is also unique among 
Hampton Inns in that it was originally developed as an independent, and 
therefore has a richer feel in terms of finish materials as compared to the 
prototype.  It also offers an upgraded complimentary breakfast.  It is 
owned and operated by Buffalo Lodging (BL), a highly professional 
regional company (east of the Mississippi), whose parent company is 
headquartered in Buffalo.  BL generally maintains higher standards than 
their franchise brands require, hires superior management and offers 
strong central staff support.  In the Buffalo area, their many hotels work 
together to the extent that is possible.  The Hampton Inn’s performance 
also benefits from its dominant brand and small number of units. 
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SUMMARY OF COMPETITIVE PROPERTIES 

AMHERST/AIRPORT 
 

       Estimated 2011      Estimated 2011 
 Number Year Percent  Average            Market Segmentation   
Name of Property of Units Opened Occupancy Daily Rate RevPAR1 Commercial Group Leisure Amenities 
 
Hampton Inn-Williamsville 80 2002 80-84% $130-134 $105-109 60% 20% 20% C-E-F 
Homewood Suites-Amherst 93 2005 85-89 125-129 105-109 55  10 35  C-E-F 
Courtyard-Amherst 108 1999 70-74 115-119 80-84 65  12 23  A-B-C-E 
Hotel Indigo 187 1987 75-79 85-89 65-69 50  30 20  A-B-C-E 
Salvatore’s Grand 77 2008 90-94 105-109 100-104 70  8 22  A-B-C-F 
Hilton Garden Inn-Airport 158 2005 85-89 125-129 110-114 70  5 25  A-B-C-E 
Courtyard-Airport 139 2011 50-54 135-139 65-69 70  5 25  A-B-C-E 
Homewood Suites-Airport 77 1997 85-89 125-129 105-109 65  5 30  D-E-F 
 
Totals 919   78.9% $117.50 $92.75 62% 13% 25% 
 
               Estimated 2011 Market Penetration 
 Fair Market     Estimated 2011 Market Share Percentage2             as a Percentage of Fair Market Share3        RevPAR 
Name of Property Share Total Commercial Group Leisure Total Commercial Group Leisure Penetration4 
 
Hampton Inn-Williamsville 9.55% 9.92% 9.61% 14.71% 8.07% 104% 101% 154% 85% 116% 
Homewood Suites-Amherst 11.10 11.98 10.64 8.88 17.06 108 96 80 154 118 
Courtyard-Amherst 12.89 11.43 12.00 10.17 10.70 89 93 79 83 88 
Hotel Indigo 22.32 21.10 17.03 46.93 17.16 95 76 210 77 72 
Salvatore’s Grand 9.19 10.83 12.24 6.42 9.69 118 133 70 105 109 
Hilton Garden Inn-Airport 18.85 20.43 23.09 7.57 20.77 108 122 40 110 119 
Courtyard-Airport 6.92 4.46 5.04 1.65 4.53 64 73 24 65 74 
Homewood Suites-Airport 9.19 9.85 10.34 3.65 12.02 107 113 40 131 118 
 
Notes: Amenities Key 
 

1 Occupancy x average daily rate. A = Restaurant(s) D = Outdoor Swimming Pool 
2  Property’s accommodated demand + total demand accommodated in market. B = Lounge(s) E = Exercise Room 
3  Market share percentage + fair market share. C = Indoor Swimming Pool F = Complementary Breakfast 
4  Property’s RevPAR + market RevPAR  
 
Source:  Properties concerned and The Commonwealth Company 
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 The Homewood Suites in Amherst is also a BL property.  Its site on I-
290 allows it to capture demand from throughout the market area; 
however, its location is specifically oriented to UB North. 

 
 The Courtyard by Marriott-Amherst is a prototypical hotel located near 

UB North. 
 

 Also located near UB North is the Hotel Indigo.  For most of its life, this 
asset was a Hampton Inn.  It was converted to IHG’s lifestyle/boutique 
brand in 2007.  Shortly after our fieldwork was completed, it was 
converted to a Doubletree Hotel.  This will likely enhance its competitive 
position.  At the same time, it will make it a less direct competitor. 

 
 Salvatore’s Grand Hotel is located on the eastern periphery of the 

market on Transit Road, along an aesthetically uninteresting stretch of 
strip development.  It is owned and operated by a local restaurateur of 
strong repute, and it incorporates an upscale steakhouse and lounge 
which is one of the finest in the MSA.  Its complimentary breakfast also far 
exceeds those offered by most chain select-service hotels.  Many people 
choose the hotel so as to avail themselves of the steakhouse without 
having to drive back to another hotel.  While it offers no pool, the hotel is 
far more upscale than its pricing might suggest, and its guest rooms are 
superior to those which most of the competitors offer.  It is the most 
unique hotel in the competitive supply; and it points to what a quality hotel, 
incorporating a popular restaurant (such as the renovated Lord Amherst) 
can achieve within the marketplace.  A 20-room expansion is proposed. 

 
 The Hilton Garden Inn-Airport is a BL property, the performance of 

which is perhaps a bit impaired by its large unit count.  It is sited in a 
classic airport location across Genesee Street from the BNIA Terminal. 

 
 The Courtyard by Marriott-Airport is a nearly new hotel, which is located 

near the Hilton Garden Inn, and is also owned and operated by BL.  Its 
2011 performance was not indicative of its probable occupancy and 
average daily rate once it is established. 
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MARKET AREA SUPPLY, DEMAND, OCCUPANCY, ADR AND REVPAR 

SMITH TRAVEL RESEARCH SET 
AMHERST/AIRPORT 

           
 Annual Percent Accommodated Percent  Percent  Percent  Percent

Year Supply Change Demand Change Occupancy Change ADR Change RevPAR Change
           

2006 256,595 - 183,908 - 71.7% - $107.87 - $77.31 - 
2007 256,595 0.0% 184,306 0.2% 71.8% 0.2% $118.87 10.2% $85.38 10.4% 
2008 256,595 0.0% 191,461 3.9% 74.6% 3.9% $125.98 6.0% $94.00 10.1% 
2009 256,595 0.0% 187,742 -1.9% 73.2% -1.9% $118.97 -5.6% $87.05 -7.4% 
2010 256,595 0.0% 194,512 3.6% 75.8% 3.6% $115.55 -2.9% $87.59 0.6% 
2011 277,862 8.3% 213,826 9.9% 77.0% 1.5% $117.99 2.1% $90.80 3.7% 

           
YTD Apr. '11 84,360 - 62,745 - 74.4% - $110.58 - $82.25 - 
YTD Apr. '12 101,040 19.8% 69,734 11.1% 69.0% -7.2% $116.02 4.9% $80.07 -2.6% 
           
Compound Annual           
  Growth 2006-2011  0.0%  1.4%  1.4%  1.7%  3.2% 
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 The Homewood Suites-Airport is the oldest BL property within the 
competitive supply as defined.  It is located slightly south of Genesee, and 
its extended-stay concept might not be ideal for a pure airport location.  It 
is the only direct competitor with an outdoor pool. 

 

We ordered a Smith Travel Research (STR) Report for the competitive supply, minus 

Salvatore’s Grand which does not report to STR.  Therefore, the sample size and 

aggregate operating results will be somewhat different when the STR sample is 

presented as opposed to the competitive supply as a whole. 

 

As was the case throughout much of the nation, supply increases and the economic 

downturn caused a drop in 2009 average daily rate (ADR), and therefore RevPAR, for 

the STR sample.  However, the market has fared far better than the nation as a whole.  

For the year-to-date through April 2012, RevPAR for the STR sample has decreased 

2.6 percent.  It is thought that this in part reflects the impact of the opening of the 

Courtyard-Airport in August of last year.  It should be noted that select properties, such 

as the Hampton Inn-Williamsville and the Homewood Suites-Amherst, have defied this 

trend, and have experienced increased RevPAR (in the case of the two properties 

named, markedly so) for the year-to-date. 

 

The table and graph on the facing page depict trends in occupancy, ADR and RevPAR 

for the STR set since 2006.  

 

The most notable aspect has been the market’s performance in the face of the Great 

Recession, which hit many of the nation’s hotels in 2008, a year in which the STR set’s 

RevPAR increased 10.1 percent.  A comparatively subdued reduction of 7.4 percent in 

2009 is the only year in which RevPAR declined during the period covered by the STR 

report.  This in part reflects the contribution of Canadians to the market, and has 

attracted numerous proposed supply additions. 

 

Amherst Hospitality, LLC 
#025 Michael Gibson 

USAdvisors.org



 
 
Mr. David Chiazza 
June 8, 2012 
Page 21 
 
 
Supply Additions 

 

There are a number of supply increases which are either under construction or 

proposed:  

 

 The aforementioned 120-room Wyndham Garden Inn is under 
construction in Williamsville Village.  We have assumed that its first full 
year of operations will be 2014. 

 
 A 93-room Hampton Inn & Suites is proposed on Genesee Street.  We 

have assumed that this property will reach fruition, also with a first full year 
of operations in 2014. 

 
 Salvatore’s Grand plans a 20-room expansion which we have also 

assumed will open for its first full year of operations in 2014. 
 

 The subject 95-room renovated Lord Amherst is scheduled to re-open 
April 1, 2013.  While these rooms will not be added to the area’s overall 
inventory (and thus will have somewhat less impact on the competitive 
supply, as defined), they are nevertheless being considered an addition to 
the competitive supply considered in this analysis. 

 
 The subject 134-room Hyatt Place is scheduled to open April 1, 2014. 

 
 A Hampton Inn & Suites has been proposed on Maple Road near UB 

North by BL.  Based on our discussions with BL and others, we have 
assumed that this hotel will not open during the analysis period. 

 
 An aloft hotel was proposed near Genesee Street prior to the Great 

Recession.  Based on our interviews, we have assumed that it will not be 
added to the market during the projection period. 

 
 The same developer who is building the Wyndham Garden Inn is rumored 

to be considering a new hotel on Sweet Home Road near UB North.  
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Based on our interviews, as well as the site’s marginal quality level, we 
have assumed that the project will not reach fruition. 

 
 Several supply additions are proposed outside of the directly competitive 

supply: a 125-unit Towne Place Suites by BL is under construction near 
Genesee Street; a 94-room Spring Hill Suites by Marriott is proposed by 
Scott Enterprises on Transit Road near Wehrle; and a 108-room Home2 
Suites by Hilton is proposed near the Walden Galleria Mall.  We have 
assumed that each of these hotels will open with a first full year of 
operations in 2014, but that they will only compete indirectly with the 
subject properties. 

 

There is always a risk that hotel projects will proceed even if we have assumed they will 

not, especially in a market as strong as this one.  It is a key assumption of this analysis 

that no other rooms of any kind reach fruition during the projection period in Amherst, 

Cheektowaga, Williamsville or anywhere else within seven miles of the subject; beyond 

the five direct competitors, and three indirect competitors, mentioned above.  Should 

any other rooms be developed other than the eight projects discussed herein, our 

projections might be subject to material revision. 

 

Principal Sources of Demand 

 

The principal sources of demand for transient lodging accommodations in the market 

are the commercial, leisure and group segments.  From our analysis of the operating 

performance of the directly competitive supply, it is estimated that the total demand 

accommodated by these properties in 2011 was segmented as follows: 
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SEASONALITY TRENDS 
STR REPORT SAMPLE 

AMHERST/AIRPORT 
MAY 2011 THOUGH APRIL 2012 

 

 Month Occupancy Average Daily Rate 

 

 May 85.6% $115.92 

 June 86.9 119.26 

 July 92.5 124.66 

 August 77.1 129.46 

 September 77.4 124.44 

 October 78.0 121.72 

 November 71.8 119.09 

 December 60.4 111.22 

 January 57.5 113.59 

 February 69.9 114.96 

 March 78.1 117.14 

 April 70.7 117.78 

 

 Source:  Smith Travel Research 

 

0%

10%

20%

30%

40%

50%

60%

70%

80%

90%

100%

May Jun Jul Aug Sep Oct Nov Dec Jan Feb Mar Apr

MONTHLY OCCUPANCY

 
$100

$105

$110

$115

$120

$125

$130

May Jun Jul Aug Sep Oct Nov Dec Jan Feb Mar Apr

MONTHLY ADR

 
 

 

Amherst Hospitality, LLC 
#025 Michael Gibson 

USAdvisors.org



 
 
Mr. David Chiazza 
June 8, 2012 
Page 23 
 
 
 

 

ESTIMATED ACCOMMODATED DEMAND SEGMENTATION 
DEFINED COMPETITIVE SUPPLY 

AMHERST/AIRPORT 
2011 

 
  Annual Accommodated Percent of 
 Demand Segment Room-Nights Total Demand 
 
 Commercial 149,500 62% 
 Leisure 59,300 25 
 Group  32,600  13 
 
 Total 241,400 100% 
 

 

Seasonality of Demand 

 

The market is somewhat seasonal, and is impacted by summer vacation activity, 

especially in connection with visitation to Niagara Falls.  For the STR sample, the 

highest RevPAR was historically achieved in July, August and June.  December 

produced the second-lowest RevPAR, while January was the lowest by far. 

 

The table and graphs on the facing page profile the seasonality for the STR sample for 

the period from May 2011 through April 2012. 

 

During certain peak periods, such as summer and special events, demand is turned 

away from the market due to capacity constraints.  It is estimated that the defined 

competitive supply reaches capacity on 160 nights per year, and unaccommodated 

demand approximates 15 percent of inventory on fill-days.  Therefore, approximately 

20,100 room-nights of unaccommodated demand were included in our analysis.  (the 

Courtyard-Airport only accounted for 56 rooms in 2011 due to its partial year of 

operations.) 
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The following table depicts occupancy and ADR by day of week for the three-year 

period ended April 2012: 

 

 
OCCUPANCY AND ADR BY DAY OF THE WEEK 

STR REPORT SAMPLE 
AMHERST/AIRPORT 

 
 Day of the Week Occupancy ADR 
 
 Sunday 55.8% $111.83 
 Monday 75.8 120.45 
 Tuesday 85.0 124.19 
 Wednesday 84.3 124.65 
 Thursday 75.6 120.36 
 Friday 71.9 114.90 
 Saturday 76.6 116.65 
 
 Three Year Average 75.5% $117.16 
 
 Source:  Smith Travel Research 
 

 

For 2011, the respective occupancy, ADR and RevPAR estimated for the competitive 

supply as defined was 78.9 percent, $117.50 and $92.75. 

 

Future Demand 

 

Future room-night demand for the commercial, leisure and group demand segments 

was estimated based upon an analysis of key economic and demographic indicators.  

For each demand segment, relevant factors were identified and weighted according to 

their relative impact on demand.  The annual growth rates estimated for each segment 

are discussed in the following paragraphs. 

 

Commercial Demand:  This segment consists of demand generated by vendors, 

service representatives, lawyers, litigants, academicians, corporate executives and 
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other visitors to area businesses and institutions.  Some of the larger demand 

generators include Ingram Micro, Independent Health Corporation, United Healthcare, 

UB, First Niagara and Buffalo Filter.  Commercial demand accruing to the subject hotels 

will be generated in part by the corporations and institutions located in the area (and, to 

a lesser degree, the CBD), and will to some extent be limited to those individuals who 

are less price-sensitive in the case of the Hyatt Place.  Commercial travelers on a per 

diem tend to choose lower-priced facilities offering a good price/value relationship, while 

business people on an expense account consider the brand and/or quality of the 

accommodations to be more important.  The former should find the Lord Amherst to be 

an attractive value.  Contract or negotiated demand can fall into both of these 

categories.  It should be noted that a meaningful portion of the area’s commercial 

demand was negotiated last year, some of which were aircrews accommodated in large 

part by the Hotel Indigo. 

 

Stronger hotels, such as the proposed Hyatt Place, tend to minimize lower rated 

corporate contracts and air crews (or youth sports groups), except in periods of very low 

demand.  The Lord Amherst may participate more in this rate segment, as some hotels 

on Genesse Street already do (particularly with respect to sports groups). 

 

In projecting commercial demand growth, we have examined employment trends for the 

Buffalo MSA and Erie County.  Forecasts by Woods & Poole Economics anticipate 

compound annual growth in employment for the MSA of 0.7 percent from 2011 through 

2016, and again from 2011 through 2020.  Thus, overall levels of commercial demand 

growth are anticipated to be modest, augmented by whatever growth occurs through 

macroeconomic recovery. 

 

Leisure Demand:  The leisure demand segment consists of tourists, Canadians 

shopping or traveling, visitors to friends and family residing in the area, youth sports and 

leisure-related demand associated with institutions.  Sources of leisure demand include 

attractions, sporting events, festivals, college events, urban/cosmopolitan/ cultural 
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enthusiasts and attendees of events such as weddings and reunions.  The leisure 

segment is projected to grow at a moderate pace, to some extent correlating with 

population levels.  Growth for affordable vacation destinations tends to increase during 

economic adversity.  Drive-to destinations such as Niagara Falls and Buffalo should 

continue to benefit from this pattern for the foreseeable future. 

 

Group Demand:  A significant portion of the group demand accruing to hotels in the 

Amherst/Airport area are related to corporations.  This demand is supplemented by 

SMERF (social, military, educational, religious and fraternal) and institutional groups.  

Given that the group segment has elements of both commercial and leisure demand, 

and is impacted by the same economic fortunes, its growth has been based upon the 

factors influencing those segments. 

 

Supply-Driven Demand:  We have assumed that a total of 462 guest rooms will be 

added to be the market between now and 2014.  The total impact of this supply addition 

should not, however, be fully visited on the defined competitive supply, as the subject 

will add a new and meaningful brand which is currently not available in Buffalo.  Further, 

this latent demand should be supplemented by the retention of what is now overflow to 

other markets.  The resulting “supply-driven” demand has been taken into account in 

our projected growth rates. To an even greater extent, the conversion of the Hotel 

Indigo into a Doubletree Hotel (a mainstream full-service product) will make it less of a 

direct competitor.  Many guests who are interested in a select service product will not 

even consider a brand such as Doubletree.  Lastly, while the Lord Amherst is being 

added to the competitive supply because of its upgrade, it nevertheless currently exists, 

and should therefore have somewhat less impact than new rooms would. 

 

Overall Demand:  Other than a burst of supply-driven demand, overall demand growth 

is projected to be moderate, in keeping with the consensus forecast of economists.  It 

should be noted that a material portion of this demand will occur during evenings on 

which the market is full; thus, it will be unaccommodated.   
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Estimated Relationship of Supply to Demand 

 

Based on the foregoing discussion of growth in demand for transient lodging facilities in 

the subject market, together with our analysis of existing and foreseeable supply 

characteristics, the following table indicates resulting market occupancy levels 

estimated for the defined competitive supply from 2011 through fiscal 2019.  It is 

assumed that the Lord Amherst and Hyatt Place will re-open/open on April 1 of 2013 

and 2014, respectively.  Thus, the projections have been prepared in fiscal years 2014 

through 2019, with each fiscal year commencing April 1 of the preceding calendar year. 

 

It should be noted that while the Towne Place Suites, Spring Hill Suites and Home2 

Suites will not be direct competitors, their opening is likely to indirectly impact the 

market. 

 

The market is projected to experience markedly lower occupancy in the initial years 

following the large supply increases previously discussed.  It is likely to gradually 

recover; however, we do not anticipate a resurgence to the 2011 levels during the 

projection period. 
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ESTIMATED RELATIONSHIP OF SUPPLY TO DEMAND 

DEFINED COMPETITIVE SUPPLY 
AMHERST/AIRPORT 

2011 THROUGH FISCAL 2018 
 
   Estimated Estimated Annual Estimated 
    Rooms Supply  Accommodated Market Area 
 Year Daily  Annual Demand in Room-Nights Occupancy1 
 
 20115 9192 335,435 264,658 78.9% 
 2012 919 335,435 261,600 78.0 
 2013 919 335,435 265,000 79.0 
 20146 1,0723 391,280 277,800 71.0 
 2015 1,3814 504,065 332,700 66.0 
 2016 1,381 504,065 352,800 70.0 
 2017 1,381 504,065 373,000 74.0 
 2018 1,381 504,065 378,000 75.0 
 2019 1,381 504,065 378,000 75.0 
 
 1Based on estimated levels of accommodated demand in the market area.  Rounded 
  to the nearest whole percentage point. 
 
 2Existing competitive supply. 
 
 3First year of operation for the subject 95-room Lord Amherst, and first partial year of 
  operations for the 120-room Wyndham Garden Inn, the 93-room Hampton Inn & Suites 
  and the 20-room addition to the Salvatore’s Grand. 
 
   5Calendar year. 

 

   6Fiscal year, commencing April 1, 2013.  Each subsequent year is also fiscal. 

 

 

SUBJECT RENOVATED LORD AMHERST HOTEL 

 

Background and Restaurant 

 

The 95-room Lord Amherst Hotel opened in the 1960’s, and is a rundown property, 

whose present condition does not allow it to perform to its potential.  In fact, because of 
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its current state, its historical operating performance is not considered relevant to this 

study. 

 

An important factor in our analysis for both subject properties is the fact that the Lord 

Amherst includes Sonoma Grille restaurant, which is leased to Michael Millitello, a local 

restaurateur of some note.  The bistro-style facility consists of a dining room, a bar with 

dining tables and two function rooms.  We are told the overall capacity of the facility is 

300 seats. 

 

As the hotel was allowed to languish, the restaurant’s fortunes were diminished by 

association.  Therefore, it is also in need of renovation and a conceptual freshening, 

although not nearly to the extent the hotel is.  It continues to serve good food. 

 

Mr. Millitello is reportedly enthused about the two hotel projects; is negotiating with two 

potential new partners; and plans to upgrade the operation, with a particular emphasis 

on its function space.  The existing physical plant and cuisine should serve it in good 

stead toward this purpose. 

 

Sonoma Grille’s restaurant, along with its function space and catering capability, should 

represent an important amenity and demand generator for both subject hotels.  The 

Amherst/Airport market is heavily developed with select-service hotels, and it is about to 

become more so.  With the facilities of Sonoma Grille, augmented by the heightened 

allotment of function space at the Hyatt Place (along with its food and beverage outlet), 

the two subject hotels will comprise a hospitality campus that serves many of the 

purposes that a full service hotel does.  This will broaden the market for the subject 

assets, and differentiate them from most of the other constituents of the competitive 

supply.  Further, even though it has only minimal function space, Salvatore’s Grand 

demonstrates the desirability of an unaffiliated hotel, offering affordable lodging coupled 

with quality dining.  Over and above the Grand’s concept, the subject campus will be 
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able to accommodate more group business then any of its direct competitors, thus 

broadening the market available to it. 

 

A key assumption of this analysis is that Sonoma Grille is renovated, its concept 

rejuvenated, and its current levels of food and service either maintained or improved. 

 

Facilities and Services:  The Lord Amherst will continue to offer an outdoor pool, and 

a few rooms with both exterior- and interior-corridor access.  The former is a 

disadvantage.  The latter would normally also be considered a competitive detriment 

were it not for the small number of units entailed.  Given this, and the fact that there are 

still some travelers who seek affordable lodging where they can park their car outside 

their door, it may be a neutral, or even slightly positive, attribute if the inventory is 

judiciously assigned to guests.  The Hyatt Place’s pool can be used to provide an indoor 

option as discussed later. 

 

The hotel will serve a complimentary breakfast in its lobby, which we assume will be at 

least equal in quality to that offered by its direct competitors who provide such a service. 

 

The hospitality campus in total should offer a shuttle service.  We do not recommend a 

comprehensive, full-fledged airport shuttle service.  Rather, a van, and staff to drive it 

who can perhaps perform other tasks as well, should be made available to guests when 

requested.  A good model for this can be found at the Homewood Suites in Amherst. 

 

Renovations:  It is our understanding, and a key assumption of this analysis, that the 

Lord Amherst will be renovated to a like-new condition, and that guests will be made to 

feel as comfortable and secure as they would in one of the direct competitors.  The 

renovation is to include the installation of an elevator; and the property will have a 

boutique concept.  It is our understanding that it will remain an independent.  Instead of 

the expense of marketing the property through a franchise, it will offer a like-new 

product at below-market rates. 
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Marketing:  We have allowed for a marketing budget in our financial projections; 

however, given the hotel’s lack of affiliation, it will also be essential to retain a General 

Manager and a Director of Sales who effectively, aggressively and successfully practice 

direct sales techniques.  This, along with carefully placed advertising, will be essential 

toward exposing the property’s excellent value proposition to potential guests. 

 

Summary:  It is essential that the Lord Amherst offer like-new product, and the Sonoma 

Grille and its function space be a viable, popular, and high-quality facility which is 

patronized and recommended by the local community. 

 

Estimated Levels of Utilization 

 

Prospective levels of utilization, market mix and average daily rate for the renovated 

Lord Amherst hotel were determined through our evaluation of the property’s 

competitive position, future supply and demand, and fair share penetration rates. 

 

Estimated Occupancy and Market Segmentation:  Prospective levels of utilization for 

the Lord Amherst have been analyzed for its first five full years of operation, fiscal 2014 

through 2018.  Fiscal year 2014 commences April 1, 2013, so as to correspond to the 

scheduled re-opening date.  Our quantitative analysis anticipated the hotel’s ability to 

capture future market area demand in terms of its “fair share” percentage of the 

competitive room supply.  Fair market share is based on the ratio of the hotel’s available 

guest rooms to the total market supply. 

 

As discussed previously, there are 919 rooms in the competitive market.  This number 

will increase to 1,381 by fiscal 2015 with the opening of the various supply increases 

discussed herein.  Accordingly, the subject’s fair market share will be 6.88 percent (95 ÷ 

1,381).  This fair market share is expected to remain constant throughout the balance of 

the projection period based on our assumption that no further supply additions will 
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occur.  The existing competitive properties’ estimated 2011 penetration as a percentage 

of fair market share and market capture percentage are depicted by the following 

graphs. 

 

MARKET CAPTURE PERCENTAGE
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PENETRATION AS A % OF FAIR MARKET SHARE

 

 

The Lord Amherst is anticipated to achieve a market penetration in excess of its fair 

market share in the group and leisure segments, and below its fair market share in the 

commercial segment.  Its overall penetration is projected to be 84 percent of fair market 

share, or 5.78 percent, in fiscal 2017, its first stabilized year of operations.  This 

penetration level is based on the following factors. 

 

o The property will be like-new, and will therefore offer some of the market’s 
fresher product; sited in a very good location, with an adjacent quality 
restaurant, other restaurants nearby, and convenient access to numerous 
demand generators. 

 
o The subject will have a relatively low room count.  This will make the 

property easier to fill by ameliorating weekday/weekday demand 
disparities and seasonality.  Further, it should serve to support ADR, by 
allowing less use of discounting, and more selective use of contract, or 
“negotiated” demand.   
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o Its hospitality campus setting will allow it to accommodate group meeting 
demand not available to most of its direct competitors. 

 
o At the relatively affordable room rates we have projected, the Lord 

Amherst should represent a compelling proposition of value. 
 

o In a crowded field of branded, select-service hotels, the subject’s 
independent retro boutique concept will likely be appealing to those 
desiring something outside the mainstream. 

 
o The below-market occupancies we have projected reflect the hotel’s lack 

of affiliation, and the fact that a meaningful percentage of travelers, 
particularly those who have little or no local knowledge, are unwilling to 
stray beyond the brands they know. 

 

Estimated Average Daily Rate:  Average daily rate is first projected in constant 2011 

dollars.  This corresponds to the year in which the competitive supply’s performance is 

presented, thus providing a key comparative benchmark for the subject’s potential.  The 

competitive supply’s ADRs are evaluated within the context of each constituent’s size 

(number of rooms) and competitive attributes versus those of the subject.  The impact of 

possible future events such as supply increases and changes in market demand on the 

competitors’ ADRs is also considered.  The subject’s constant dollar ADR is then 

projected, and introductory discounts are made in its early years of operation, if 

appropriate.  Projecting ambient macroeconomic rates of inflation (or deflation) is 

beyond the scope of this analysis, or the ability of its practitioners.  These rates 

therefore (in this case three percent per annum) are taken from the general consensus 

of experts and economists, and simply multiplied by the projected constant dollar levels.  

It is the resultant inflated ADRs which are typically considered by developers, investors, 

lenders and/or underwriters.  RevPAR is simply a function of occupancy multiplied by 

ADR.  It therefore measures overall utilization. 

 

The estimates of future average daily rates for the renovated Lord Amherst are based 

on the competitive advantages and disadvantages outlined previously; and its 
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anticipated rate structure relative to the competitive lodging supply.  ADR levels for each 

of the competitive properties are presented in the following table: 
 

 
ESTIMATED 2011 AVERAGE DAILY RATES 

DEFINED COMPETITIVE SUPPLY 
AMHERST/AIRPORT 

 
  Average 
 Property Daily Rate 
 
 Hampton Inn-Williamsville $130.00-134.00 
 Homewood Suites-Amherst 125.00-129.00 
 Courtyard-Amherst 115.00-119.00 
 Hotel Indigo 85.00-  89.00 
 Salvatore’s Grand 105.00-109.00 
 Hilton Garden Inn-Airport 125.00-129.00 
 Courtyard-Airport 135.00-139.00 
 Homewood Suites-Airport 125.00-129.00 
 
 Market Average $117.43 
 

 

The subject’s ADR projection has been positioned well below that of any of the direct 

competitors, including even the apparently troubled and oversized Hotel Indigo.  This 

reflects the following circumstances: 

 

o Given its lack of affiliation, and attractive, yet dated exterior façade, the 
subject will need to present an excellent price/value proposition.  If 
properly marketed and operated, and if the renovations result in a like-new 
property, the rates we have projected should serve to entice demand 
away from the direct competitors, as well as from the area’s more 
affordable properties outside the competitive supply. 

 
o As discussed, this analysis assumes that the presumably ongoing 

economic recovery will continue.  The Great Recession placed heavy 
downward pressure on rates, and a rebound has already begun.  National 
forecasters such as PKF Consulting opine that this process will 
accelerate. 
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o Conversely, the large supply increases as detailed herein should place 
pressure on the market’s ADR performance despite economic recovery. 

 
o As discussed, the subject’s somewhat small key count should allow for 

less discounting than is required to fill a larger hotel.     
 

Based on the foregoing, the following table depicts projected utilization for the 

renovated Lord Amherst Hotel: 

 

 
 ESTIMATED OCCUPANCY, AVERAGE DAILY RATE AND REVPAR 
 RENOVATED 95-ROOM LORD AMHERST HOTEL 

FISCAL 2014 THROUGH 2018 

 

    Average Daily Rate   
 Fiscal  Constant  Inflated RevPAR 
 Year Occupancy 2011 Dollars  Dollars (Inflated $) 
 
 2014 57% $78.00 $83.25 $47.45 

 2015 60 81.00 89.25 53.55 

 2016 61 83.00 94.00 57.34 

 2017 62 83.00 97.00 60.14 

 2018 62 83.00 99.75 61.85 

 

   *Inflated at 3.0 percent per annum, including an additional 0.75 percent increase to  
   adjust for the conversion from calendar years to fiscal years commencing April 1. 
 

 

In fiscal 2017, the subject’s first anticipated stabilized year of operation, its market mix is 

projected to be 48 percent commercial, 22 percent group and 30 percent leisure. 
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SUBJECT PROPOSED HYATT PLACE HOTEL 

 

Hyatt Place Brand 

 

Hyatt Place is a select-service brand operated and franchised by Hyatt Hotels.  At its 

core is Hyatt’s acquisition and conversion of most of the former AmeriSuites chain.  This 

conversion gave Hyatt Place a significant head start toward achieving critical mass in 

terms of distribution as compared to rivals such as aloft and Cambria Suites. 

 

The brand is primarily targeted against the dominant Courtyard by Marriott and Hilton 

Garden brands, in that it offers an upscale, select-service hotel with a food and 

beverage outlet (albeit a scaled-down one as compared to that found in most full-

service hotels).  The subject will be an example of the new 2.0 prototype. 

 

Hyatt Place achieves a significantly lower system-wide ADR than do Courtyard and 

Hilton Garden Inn.  Hyatt officials feel that this gap will narrow as more purpose-built 

Hyatt Place properties (as opposed to AmeriSuites conversions) are developed.  This 

process should be aided by the fact that the Hyatt Place product is superior overall as 

compared with its two dominant competitors. Hyatt is aggressively prosecuting 

expansion efforts now.  The brand benefits from the Hyatt moniker at its root.  Hyatt is 

especially known for their Hyatt Regency hotels, an upper-upscale full-service chain, 

with an emphasis on striking architecture and quality food and beverage. 

 

Unlike Courtyard and Hilton Garden Inn, Hyatt Place offers a complimentary breakfast.  

The Gallery (the lobby and food and beverage outlet) serves lunch, dinner, snacks and 

a full bar.  Guest rooms are arranged into sleeping and sitting/work areas.  Hyatt Place’s 

overall concept is a somewhat toned-down rendition of a lifestyle hotel; less extreme in 

this regard than aloft, but more so as compared to the latest Courtyard prototype.  

Lifestyle hotels, which evoke elements of their boutique full-service cousins, are 

becoming more popular, especially among younger and/or more cosmopolitan travelers. 
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The Hyatt Place will benefit from the fact that there has long been a Hyatt Regency in 

downtown Buffalo.  Conversely, the subject should also benefit from the fact that there 

should be only two hotels in the MSA participating in the company’s reservation system 

and frequent traveler program.  This is in sharp contrast to the many properties sharing 

either the Hilton or Marriott brand families. 

 

Overall, it is our conclusion that the subject will benefit from its affiliation with Hyatt 

Place.  The Lord Amherst should benefit indirectly as well, provided it is managed in 

common with the Hyatt Place. 

 

Recommended Facilities and Services 

 

We recommend, and our projections assume, the inclusion of the following facilities and 

services: 

 

o 134 guest units, with 35 percent being double-queen units and 15 percent 
being studios.  Your plans call for three suites, an amount with which we 
concur.  Most, if not all, of the units should have sleeper sofas.   

 
o 3,000 square feet of dedicated function space.  This amount is above the 

minimum standard for such a hotel, and also above the amount typically 
provided; however, in conjunction with Sonoma Grille’s catering capability, 
this should help the subject hospitality campus to be much more of a force 
in the capture of group meeting demand than most of its direct 
competitors. 

 
o An indoor pool and fitness center.  We recommend that you make the pool 

somewhat larger and allow Lord Amherst guests (perhaps as part of a 
weekend package at a higher rate), to use it during inclement seasons. 

 
o All standards and specifications required by the brand with no waivers. 

 
o The hospitality campus should offer a shuttle service as discussed 

previously. 
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Summary 

 

The Hyatt Place brand will represent a meaningful competitive attribute for the subject 

property; and, it will likely carry an indirect benefit for the Lord Amherst, provided they 

are managed in common. 

 

Its lifestyle-oriented concept conforms with current industry trends, and will offer a 

product which is different from its competitors, particularly since the Hotel Indigo will 

soon be converted to a mainstream, full-service brand. 

 

Estimated Levels of Utilization 

 

Prospective levels of utilization, market mix and average daily rate for the proposed 

hotel were determined through our evaluation of the property’s competitive position, 

future supply and demand, and fair share penetration rates. 

 

Estimated Occupancy and Market Segmentation:  Prospective levels of utilization for 

the subject hotel have been analyzed for its first five full years of operation, fiscal 2015 

through 2019.  Fiscal year 2015 commences April 1, 2014, so as to correspond to the 

scheduled opening date.  Our quantitative analysis anticipated the hotel’s ability to 

capture future market area demand in terms of its “fair share” percentage of the 

competitive room supply.  Fair market share is based on the ratio of the hotel’s available 

guest rooms to the total market supply. 

 

As discussed previously, there are 919 rooms in the competitive market.  This number 

will increase to 1,381 by fiscal 2015 with the opening of the various supply increases 

discussed herein.  Accordingly, the subject’s fair market share will be 9.70 percent (134 

÷ 1,381).  This fair market share is expected to remain constant throughout the balance 

of the projection period based on our assumption that no further supply additions will 

occur.  The existing competitive properties’ estimated 2011 penetration as a percentage 
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of fair market share and market capture percentage are depicted by the following 

graphs. 

 

MARKET CAPTURE PERCENTAGE

12%

11%

22%11%

20%

4%
10% 10%

Hampton Inn-
Williamsville

Homewood
Suites Amherst

Courtyard
Amherst

Hotel Indigo

Salvatore's
Grand

Hilton Garden
Inn Airport

Courtyard
Airport

Homewood
Suites Airport

 

0%

20%

40%

60%

80%

100%

120%

H
am

p
to

n
In

n
-

H
o

m
ew

o
o

d
S

u
ites

C
o

u
rtyard

A
m

h
erst

H
o

tel In
d

ig
o

S
alvato

re's
G

ran
d

H
ilto

n
G

ard
en

 In
n

C
o

u
rtyard

A
irp

o
rt

H
o

m
ew

o
o

d
S

u
ites

PENETRATION AS A % OF FAIR MARKET SHARE

 

The subject Hyatt Place Hotel is anticipated to achieve a market penetration in excess 

of its fair market share in the group segment, and below its fair market share in the 

commercial and leisure segments.  Its overall penetration is projected to be 97 percent 

of fair market share, or 9.41 percent, in fiscal 2018, its first stabilized year of operations.  

This penetration level is based on the following factors. 

 

o The property will be competing with many hotels with dominant or very 
strong brands.  Only the Doubletree, Lord Amherst, Wyndham Garden Inn 
and Salvatore’s Grand are likely to be inferior to the Hyatt Place in this 
regard. 

 
o The foregoing notwithstanding, Hyatt Place is a brand with an upward 

trajectory in all probability.  Disparity with the industry’s strongest brands 
should lessen as the projection period progresses. 

 
o The property will be new, and will offer one of the market’s freshest 

products, sited in a very good location, with an adjacent quality restaurant, 
other restaurants nearby, and convenient access to numerous demand 
generators. 

 
o Its lifestyle concept will offer a contrast as compared with its direct 

competitors.    
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o Hyatt is best known for its Hyatt Regency brand, one which connotes 
upper-upscale ambience, and commands high rates in many instances, 
particularly for individual transient travelers booking at rack rates.  It is our 
opinion that this reputation will reflect well on the subject. 

 
o The catering capability of the hospitality campus will provide an advantage 

in capturing group meeting demand as compared with most of its direct 
competitors. 

 
o The subject location is superior to most, if not all, of the direct competitors; 

either existing, under construction or proposed.   
 

 

Estimated Average Daily Rate 

 

Average daily rate is first projected in constant 2011 dollars.  This corresponds to the 

year in which the competitive supply’s performance is presented, thus providing a key 

comparative benchmark for the subject’s potential.  The competitive supply’s ADRs are 

evaluated within the context of each constituent’s size (number of rooms) and 

competitive attributes versus those of the subject.  The impact of possible future events 

such as supply increases and changes in market demand on the competitors’ ADRs is 

also considered.  The subject’s constant dollar ADR is then projected, and introductory 

discounts are made in its early years of operation, if appropriate.  Projecting ambient 

macroeconomic rates of inflation (or deflation) is beyond the scope of this analysis, or 

the ability of its practitioners.  These rates therefore (in this case three percent per 

annum) are taken from the general consensus of experts and economists, and simply 

multiplied by the projected constant dollar levels.  It is the resultant inflated ADRs which 

are typically considered by developers, investors, lenders and/or underwriters.  RevPAR 

is simply a function of occupancy multiplied by ADR.  It therefore measures overall 

utilization. 

 

The estimates of future average daily rates for the proposed Hyatt Place are based on 

the competitive advantages and disadvantages outlined previously; and its anticipated 
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rate structure relative to the competitive lodging supply.  ADR levels for each of the 

competitive properties are presented in the following table: 
 

 
ESTIMATED 2011 AVERAGE DAILY RATES 

DEFINED COMPETITIVE SUPPLY 
AMHERST/AIRPORT 

 
  Average 
 Property Daily Rate 
 
 Hampton Inn-Williamsville $130.00-134.00 
 Homewood Suites-Amherst 125.00-129.00 
 Courtyard-Amherst 115.00-119.00 
 Hotel Indigo 85.00-  89.00 
 Salvatore’s Grand 105.00-109.00 
 Hilton Garden Inn-Airport 125.00-129.00 
 Courtyard-Airport 135.00-139.00 
 Homewood Suites-Airport 125.00-129.00 
 
 Market Average $117.43 
 

 

The subject’s ADR projection has been positioned somewhat below that of most of the 

direct competitors.  This reflects the following circumstances: 

 
o Overall, market-wide rates as expressed in constant 2011 dollars are likely to 

be pressured by supply increases.   
 
o Hyatt Place’s system-wide ADR is significantly less than that for brands such 

as Courtyard by Marriott, Hilton Garden Inn and Homewood Suites by Hilton.  
However, its product is perhaps superior, and Hyatt is aggressively 
franchising its new prototype.  These measures are likely to address this 
disparity in whole or in part; and while the former is certainly possible, it is 
analytically more prudent to assume the latter. 

 
o With respect to the preceding statement, it is quite possible that the strong 

location and synergies enjoyed by the hospitality campus, along with the 
lifestyle concept of the Hyatt Place, may make the subject extremely popular.  
While our analysis accounts for these factors, it also defers to the brand 
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strength presently available to many of the direct competitors.  Thus, the 
Hyatt Place may well exceed our projections; however we have elected to 
temper this upside potential. 

 
o As discussed, this analysis assumes that the presumably ongoing 

economic recovery will continue.  The Great Recession placed heavy 
downward pressure on rates, and a rebound has already begun.  National 
forecasters such as PKF Consulting opine that this process will 
accelerate. 

 
o Conversely, the massive supply increases as detailed herein should place 

pressure on the market’s ADR performance despite economic recovery. 
 

Based on the foregoing, the following table depicts projected utilization for the proposed 

Hyatt Place Hotel: 

 

 
 ESTIMATED OCCUPANCY, AVERAGE DAILY RATE AND REVPAR 
 PROPOSED 134-ROOM HYATT PLACE HOTEL 

FISCAL 2015 THROUGH 2019 

 

    Average Daily Rate   
 Fiscal  Constant  Inflated RevPAR 
 Year Occupancy 2011 Dollars  Dollars (Inflated $) 
 
 2015 68% $120.00 132.00 $89.76 

 2016 70 125.00 141.75 99.23 

 2017 72 125.00 146.00 105.12 

 2018 73 125.00 150.50 109.87 

 2019 73 125.00 155.00 113.15 

 

   *Inflated at 3.0 percent per annum, including an additional 0.75 percent increase to  
   adjust for the conversion from calendar years to fiscal years commencing April 1. 
 

 

In fiscal 2018, the subject’s first anticipated stabilized year of operations, its market mix 

is projected to be 59 percent commercial, 18 percent group and 23 percent leisure. 
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FINANCIAL PROJECTIONS – LORD AMHERST HOTEL 

 

Estimates of cash flow before debt service and income taxes have been prepared for 

the property’s first five fiscal years of operation ended March 31, 2014 through 2018.  

All projections and calculations were based on an analysis of the recommended 

facilities, operating data for comparable hotels, the experience of the consultants and 

industry statistics for similar type properties.  Property taxes were based on the 

assessments of other properties located in Amherst. 

 

In preparing the financial projections, stabilized year amounts were projected first on the 

bases presented in the following table.  The fixed and variable components of each line 

item were then estimated and the projections for the years prior to stabilization were 

prepared.  The fixed and variable components presented in the table were based on 

industry standards and the consultants’ experience. 

 

 
BASES OF PROJECTIONS AND FIXED AND VARIABLE COMPONENT PERCENTAGES 

CONSTANT 2011 DOLLARS 
 
 Line Item Basis Fixed Variable 
 
 Restaurant Rent Income $100,000 annually 100% 0% 
 Rentals & Other Income (Net) ($0.10)/occupied room 5 95 
 Rooms Payroll $15.50/occupied room 70 30 
 Rooms Other Expense $7.50/occupied room 35 65 
 Administrative & General $1,750/available room 75 25 
 Management Fees 3.0% of total revenues 0 100 
 Marketing $1,400/available room 75 25 
 Utility Costs $5.50/occupied room 65 35 
 Property Operation & Maintenance $1,250/available room 75 25 
 Property Taxes* $124,000 annually 100 0 
 Insurance $250/available room 100 0 
 Replacement Reserve 4.0% of total revenue 0 100 
 
 *It may be possible to obtain tax abatements  for the project, so this estimate might decrease 
   for up to 10 years. 
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Each line item was evaluated on the most appropriate basis for that particular revenue 

or expense.  For example, rooms department payroll was projected on a “per occupied 

room” basis versus a percentage basis since increases in average daily rate do not 

result in corresponding increases in payroll. 

 

Prospective revenues and expenses were first prepared and expressed in constant 

2011 dollars.  These amounts were then inflated at 3.0 percent annually and rounded to 

the nearest thousand dollars.  The 3.0 percent inflation rate was selected based upon 

the results of recent investor surveys and forecasts by the U.S. Congressional Budget 

Office.  Statements were then prepared in inflated dollars (see Exhibit I).  If higher or 

lower inflation rates are experienced, these statements would thus be affected and a 

revision would be appropriate.  All account classifications generally conform to the 

definitions prescribed by the American Hotel and Motel Association in the Uniform 

System of Accounts for the Lodging Industry. 

 

 

FINANCIAL PROJECTIONS – HYATT PLACE HOTEL 

 

Estimates of cash flow before debt service and income taxes have been prepared for 

the property’s first five fiscal years of operation ended March 31, 2015 through 2019.  

All projections and calculations were based on an analysis of the recommended 

facilities, operating data for comparable hotels, the experience of the consultants and 

industry statistics for similar type properties.  Property taxes were based on the 

assessments of other properties located in Amherst. 

 

In preparing the financial projections, stabilized year amounts were projected first on the 

bases presented in the following table.  The fixed and variable components of each line 

item were then estimated and the projections for the years prior to stabilization were 

prepared.  The fixed and variable components presented in the table were based on 

industry standards and the consultants’ experience. 
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BASES OF PROJECTIONS AND FIXED AND VARIABLE COMPONENT PERCENTAGES 
CONSTANT 2011 DOLLARS 

 
 Line Item Basis Fixed Variable 
 
 Food Revenue $3.50/occupied room 20% 75% 
 Beverage Revenue $1.25/occupied room 20 75 
 F&B Other Revenue $0.65/occupied room 20 75 
 Rentals & Other Income (Net) ($0.10)/occupied room 5 95 
 Rooms Payroll $18.00/occupied room 70 30 
 Rooms Other Expense $10.50/occupied room 35 65 
 Food Cost 38% of food revenue 10 90 
 Beverage Cost 25% of beverage revenue 5 95 
 F&B Payroll 45% of F&B revenue 70 30 
 F&B Other Expenses 11% of F&B revenue 35 65 
 Administrative & General $3,000/available room 75 25 
 Management Fees 3.0% of total revenues 0 100 
 Chain Fees 8.5% of guest room revenues 0 100 
 Marketing $1,150/available room 75 25 
 Utility Costs $6.25/occupied room 65 35 
 Property Operation & Maintenance $1,650/available room 75 25 
 Property Taxes* $214,000 annually 100 0 
 Insurance $250/available room 100 0 
 Replacement Reserve 2.0% to 4.0% of total revenue 0 100 
 
 *It may be possible to obtain tax abatements for the project, so this estimate might decrease 
   for up to 10 years. 
 
 

Each line item was evaluated on the most appropriate basis for that particular revenue 

or expense.  For example, rooms department payroll was projected on a “per occupied 

room” basis versus a percentage basis since increases in average daily rate do not 

result in corresponding increases in payroll. 

 

Prospective revenues and expenses were first prepared and expressed in constant 

2011 dollars.  These amounts were then inflated at 3.0 percent annually and rounded to 

the nearest thousand dollars.  The 3.0 percent inflation rate was selected based upon 

the results of recent investor surveys and forecasts by the U.S. Congressional Budget 

Office.  Statements were then prepared in inflated dollars (see Exhibit II).  If higher or 
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lower inflation rates are experienced, these statements would thus be affected and a 

revision would be appropriate.  All account classifications generally conform to the 

definitions prescribed by the American Hotel and Motel Association in the Uniform 

System of Accounts for the Lodging Industry. 

 

 

TERMS AND CONDITIONS 

 

The estimated occupancies and average daily rates presented in this report are based 

on estimates, assumptions and other information developed from research of the 

market, knowledge of the industry and other factors including certain information 

provided by you.  Some assumptions inevitably will not materialize, and unanticipated 

events and circumstances may occur; therefore, actual results achieved during the 

period covered by our analysis may vary from the estimates and these variations may 

be material. 

 

The Commonwealth Company will make no representations or warranty as to the 

accuracy or completeness of the information contained within this report, including any 

estimates, and shall have no liability for any representations (expressed or implied) 

contained herein.  Our findings constitute only one of several factors that investors 

should consider in their decision making process.  The ultimate decision to move 

forward with the project rests solely with the developer and investors.  This report is 

intended for your internal information only; however, a complete copy may be submitted 

as a supplement to a loan application or to attract equity investors.  Otherwise, neither 

our report, nor any reference to our firm, may be included in any offering circular or 

registration statement, prospectus, sales brochure or appraisal.  Further, the 

performance estimates assume the hotel will be professionally and effectively managed.  

Any liability for which the firm might be judged responsible will be limited to the amount 

of our fee. 
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We appreciate the opportunity to have conducted this assignment and thank for your 

continued consideration of The Commonwealth Company for professional consulting 

services. 

 

Sincerely, 

 

 
 

THE COMMONWEALTH COMPANY 
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EXHIBIT I

AMHERST, NEW YORK
PROJECTED CASH FLOW FROM OPERATIONS BEFORE

DEBT SERVICE AND INCOME TAXES
EXPRESSED IN THOUSANDS OF INFLATED DOLLARS

FISCAL YEARS ENDING MARCH 31, 2014 THROUGH 2018

2014 2015 2016 2017 2018
Amount Percent Amount Percent Amount Percent Amount Percent Amount Percent

 Revenues:
    Rooms $1,645 94.4% $1,857 95.0% $1,988 95.3% $2,085 95.5% $2,144 95.7%
    Restaurant Lease 100 5.7 100 5.1 100 4.8 100 4.6 100 4.5
    Telephone 0 0.0 0 0.0 0 0.0 0 0.0 0 0.0
    Rentals and Other Income (Net) (2) -0.1 (2) -0.1 (2) -0.1 (3) -0.1 (3) -0.1

        1,743 100.0 1,955 100.0 2,086 100.0 2,183 100.0 2,242 100.0

 Departmental Expenses:
    Rooms 511 31.0 537 28.9 557 28.0 578 27.7 595 27.7
    Food and Beverage 0 0.0 0 0.0 0 0.0 0 0.0 0 0.0
    Telephone 0 0.0 0 0.0 0 0.0 0 0.0 0 0.0

    Rooms 511 29.3 537 27.5 557 26.7 578 26.5 595 26.5

 Gross Operating Income 1,232 70.7 1,417 72.5 1,529 73.3 1,605 73.5 1,647 73.5

 Undistributed Operating Expenses:
    Administrative and General 172 9.9 181 9.2 188 9.0 194 8.9 200 8.9
    Management Fees 52 3.0 59 3.0 63 3.0 65 3.0 67 3.0
    Franchise Fees 0 0.0 0 0.0 0 0.0 0 0.0 0 0.0
    Marketing 138 7.9 144 7.4 150 7.2 155 7.1 160 7.1
    Utility Costs 123 7.0 129 6.6 133 6.4 138 6.3 142 6.3
    Property Operation and Maintenance 123 7.0 129 6.6 134 6.4 139 6.4 143 6.4

608 34.8 641 32.8 668 32.0 692 31.7 712 31.8

 Cash Flow From Operations Before
  Fixed Charges 625 35.8 776 39.7 861 41.3 914 41.8 935 41.7

 Fixed Charges:
    Rent 0 0.0 0 0.0 0 0.0 0 0.0 0 0.0
    Property Taxes 132 7.6 136 7.0 140 6.7 144 6.6 149 6.6
    Insurance 25 1.5 26 1.3 27 1.3 28 1.3 29 1.3

157 9.0 162 8.3 167 8.0 172 7.9 177 7.9

 Cash Flow From Operations Before
  Reserve For Replacement of 
  Fixed Assets 468 26.8 614 31.4 694 33.3 742 34.0 758 33.8

 Reserve For Replacement of Fixed Assets 70 4.0 78 4.0 83 4.0 87 4.0 90 4.0

 Cash Flow From Operations Before
  Debt Service and Income Taxes $398 22.8% $536 27.4% $610 29.3% $654 30.0% $668 29.8%

 Statistics:
    Number of Rooms 95 95 95 95 95
    Percentage of Occupancy 57% 60% 61% 62% 62%
    Average Daily Rate $83.25 $89.25 $94.00 $97.00 $99.75

 Notes:
    - Percentages of departmental expenses are to departmental revenue; all other percentages are to total revenue.
    - Totals may not add due to rounding.
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EXHIBIT I-A
95-UNIT LORD AMHERST HOTEL

AMHERST, NEW YORK
PROJECTED ROOMS AND

EXPRESSED IN THOUSANDS OF INFLATED DOLLARS
FISCAL YEARS ENDING MARCH 31, 2014 THROUGH 2018

2014 2015 2016 2017 2018
Amount Percent Amount Percent Amount Percent Amount Percent Amount Percent

 Rooms Department:
    Room Revenue $1,645 100.0% $1,857 100.0% $1,988 100.0% $2,085 100.0% $2,144 100.0%
    Payroll and Related Expenses 348 21.1 363 19.6 376 18.9 389 18.7 401 18.7
    Other Expenses 163 9.9 174 9.4 181 9.1 188 9.0 194 9.0

    Departmental Income $1,135 69.0% $1,320 71.1% $1,431 72.0% $1,508 72.3% $1,550 72.3%

 Notes:
    - Percentages of departmental expenses are to departmental revenue.
    - Totals may not add due to rounding.
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EXHIBIT II

PROPOSED 134-UNIT HYATT PLACE
AMHERST, NEW YORK

PROJECTED CASH FLOW FROM OPERATIONS BEFORE
DEBT SERVICE AND INCOME TAXES

EXPRESSED IN THOUSANDS OF INFLATED DOLLARS
FISCAL YEARS ENDING MARCH 31, 2015 THROUGH 2019

2015 2016 2017 2018 2019
Amount Percent Amount Percent Amount Percent Amount Percent Amount Percent

 Revenues:
    Rooms $4,390 95.7% $4,853 95.9% $5,141 95.9% $5,373 95.9% $5,534 95.9%
    Food and Beverage 201 4.4 212 4.2 223 4.2 232 4.1 239 4.1
    Telephone 0 0.0 0 0.0 0 0.0 0 0.0 0 0.0
    Rentals and Other Income (Net) (4) -0.1 (4) -0.1 (4) -0.1 (4) -0.1 (4) -0.1

        4,588 100.0 5,061 100.0 5,360 100.0 5,601 100.0 5,769 100.0

 Departmental Expenses:
    Rooms 1,087 24.8 1,134 23.4 1,182 23.0 1,224 22.8 1,261 22.8
    Food and Beverage 178 88.5 186 87.6 193 86.8 200 86.4 206 86.4
    Telephone 0 0.0 0 0.0 0 0.0 0 0.0 0 0.0

1,265 27.6 1,319 26.1 1,375 25.7 1,425 25.4 1,467 25.4

 Gross Operating Income 3,322 72.4 3,742 73.9 3,985 74.3 4,177 74.6 4,301 74.6

 Undistributed Operating Expenses:
    Administrative and General 431 9.4 451 8.9 468 8.7 484 8.6 498 8.6
    Management Fees 138 3.0 152 3.0 161 3.0 168 3.0 173 3.0
    Franchise Fees 373 8.1 413 8.2 437 8.2 457 8.2 470 8.2
    Marketing 165 3.6 173 3.4 179 3.3 185 3.3 191 3.3
    Utility Costs 240 5.2 249 4.9 259 4.8 268 4.8 277 4.8
    Property Operation and Maintenance 195 4.2 226 4.5 257 4.8 266 4.7 274 4.7

1,542 33.6 1,664 32.9 1,762 32.9 1,828 32.6 1,883 32.6

 Cash Flow From Operations Before
  Fixed Charges 1,781 38.8 2,078 41.1 2,223 41.5 2,348 41.9 2,418 41.9

 Fixed Charges:
    Rent 0 0.0 0 0.0 0 0.0 0 0.0 0 0.0
    Property Taxes 236 5.1 243 4.8 250 4.7 258 4.6 266 4.6
    Insurance 37 0.8 38 0.8 39 0.7 40 0.7 42 0.7

273 5.9 281 5.6 290 5.4 298 5.3 307 5.3

 Cash Flow From Operations Before
  Reserve For Replacement of 
  Fixed Assets 1,508 32.9 1,797 35.5 1,934 36.1 2,050 36.6 2,111 36.6

 Reserve For Replacement of Fixed Assets 92 2.0 152 3.0 214 4.0 224 4.0 231 4.0

 Cash Flow From Operations Before
  Debt Service and Income Taxes $1,416 30.9% $1,645 32.5% $1,719 32.1% $1,826 32.6% $1,880 32.6%

 Statistics:
    Number of Rooms 134 134 134 134 134
    Percentage of Occupancy 68% 70% 72% 73% 73%
    Average Daily Rate $132.00 $141.75 $146.00 $150.50 $155.00

 Notes:
    - Percentages of departmental expenses are to departmental revenue; all other percentages are to total revenue.
    - Totals may not add due to rounding.
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EXHIBIT II-A
PROPOSED 134-UNIT HYATT PLACE

AMHERST, NEW YORK
PROJECTED ROOMS AND

FOOD AND BEVERAGE DEPARTMENTAL INCOME
EXPRESSED IN THOUSANDS OF INFLATED DOLLARS

FISCAL YEARS ENDING MARCH 31, 2015 THROUGH 2019

2015 2016 2017 2018 2019
Amount Percent Amount Percent Amount Percent Amount Percent Amount Percent

 Rooms Department:
    Room Revenue $4,390 100.0% $4,853 100.0% $5,141 100.0% $5,373 100.0% $5,534 100.0%
    Payroll and Related Expenses 693 15.8 720 14.8 748 14.5 773 14.4 796 14.4
    Other Expenses 394 9.0 414 8.5 434 8.4 451 8.4 465 8.4

    Departmental Income $3,303 75.2% $3,720 76.6% $3,960 77.0% $4,149 77.2% $4,273 77.2%

 Food and Beverage Department:
    Revenues:
       Food $130 64.6% $137 64.7% $144 64.8% $150 64.8% $155 64.8%
       Beverage 47 23.4 49 23.3 52 23.2 54 23.1 55 23.1
       Other 24 12.0 25 12.0 27 12.0 28 12.0 29 12.0

201 100.0 212 100.0 223 100.0 232 100.0 239 100.0

    Cost of Food Sales 50 38.2 52 38.1 55 38.0 57 38.0 59 38.0
    Cost of Beverage Sales 12 25.1 12 25.0 13 25.0 13 25.0 14 25.0

    Total Gross Profit 140 69.4 147 69.5 155 69.6 161 69.6 166 69.6

    Payroll and Related Expenses 94 46.7 97 46.0 101 45.3 104 45.0 108 45.0
    Other Expenses 23 11.2 24 11.1 25 11.0 26 11.0 26 11.0

    Departmental Income $23 11.5% $26 12.4% $29 13.2% $32 13.6% $32 13.6%

 Notes:
    - Percentages of departmental expenses are to departmental revenue.
    - Totals may not add due to rounding.
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Commonwealth	  Revised	  Projections	  Review	  
Letter,	  August	  15,	  2012	  

Amherst Hospitality, LLC 
#025 Michael Gibson 

USAdvisors.org



Amherst Hospitality, LLC 
#025 Michael Gibson 

USAdvisors.org



Exhibit	  2	  
	  

Architectural	  Drawings	  
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Executed	  Franchise	  Agreement	  
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Other	  projects	  by	  Developer
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Hyatt Place

OR

Search By State

Hyatt Place Buffalo

5020 Main Street
Buffalo, NY 14226
Tel: 315-396-0505
Located In: Buffalo New York

HOME ABOUT US OUR SERVICES PORTFOLIO

CAREERS CONTACT US
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http://www.emeraldhospitality.com/premium-hotels-management?brand=Hyatt+Place
http://www.emeraldhospitality.com/
http://www.emeraldhospitality.com/about-hotel-consulting
http://www.emeraldhospitality.com/hospitality-consulting
http://www.emeraldhospitality.com/premium-hotels-management
http://www.emeraldhospitality.com/hotel-management-company-careers
http://www.emeraldhospitality.com/hotel-management-company-contact-information
http://www.emeraldhospitality.com/


CORPORATE HEADQUARTERS
Emerald Hospitality Associates, Inc.

2001 Crocker Road
Suite 300

Westlake, Ohio 44145
p 440-239-9848
f 440-239-9858

Contact

VIEW OUR 
COMPLETE BRAND PORTFOLIO

NORTHEAST REGIONAL OFFICE
Emerald Hospitality Associates, Inc.
1000 Seventh North Street
Suite B-30
Liverpool, New York 13088
p 315-396-0505
f 440-239-9858
Contact
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mailto:admin@emeraldhospitality.com?subject=Website%20Inquiry%20Corporate%20Headquarters
http://www.emeraldhospitality.com/premium-hotels-management
mailto:epavente@emeraldhospitality.com?subject=Website%20Inquiry%20NE%20Regional%20Office


Emerald Hospitality
Associates
A Hotel Management
Company
Emerald Hospitality Associates is a full
service hotel management company,
providing a wide range of specialized
hospitality management services and
consultation. Founded in 1999 by current
president James R. Gerish, a seasoned
veteran of the hotel industry, Emerald is a
top hotel management company that is
focused on providing hotel and restaurant

Hampton Inn
Presque Isle
Awarded 2014
Extra Mile
Award

Friday, May 16, 2014

PRESQUE ISLE,
ME - The American
Red Cross of Maine
awarde...

HOME ABOUT US OUR SERVICES PORTFOLIO

CAREERS CONTACT US
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http://www.emeraldhospitality.com/about-us-2/leadership-team/president/
http://www.emeraldhospitality.com/about-us-2/newsevents/
http://www.emeraldhospitality.com/
http://www.emeraldhospitality.com/about-hotel-consulting
http://www.emeraldhospitality.com/hospitality-consulting
http://www.emeraldhospitality.com/premium-hotels-management
http://www.emeraldhospitality.com/hotel-management-company-careers
http://www.emeraldhospitality.com/hotel-management-company-contact-information
http://www.emeraldhospitality.com/


investors with the skills and expertise
necessary to gain the greatest return on
investment while consistently delivering
hands-on personalized service.

Our Mission
To serve our guests, clients and staff as a
premier hospitality management and
consulting firm, applying personal and
corporate integrity to each task thereby
providing effective, results-oriented,
innovative service that generates true
value and commitment to excellence.

Ground
Broken on
Residence Inn
in Avon Ohio

Thursday, May 01,
2014

AVON, OH – Local
officials, along with
investment and
deve...
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http://www.emeraldhospitality.com/about-us-2/newsevents/
http://www.emeraldhospitality.com/our-services/investment-development/
http://www.emeraldhospitality.com/about-us-2/leadership-councils/
http://www.emeraldhospitality.com/contact/
http://www.linkedin.com/company/2001104?trk=tyah


CORPORATE HEADQUARTERS
Emerald Hospitality Associates, Inc.

2001 Crocker Road
Suite 300

Westlake, Ohio 44145
p 440-239-9848
f 440-239-9858

Contact

VIEW OUR 
COMPLETE BRAND PORTFOLIO

NORTHEAST REGIONAL OFFICE
Emerald Hospitality Associates, Inc.
1000 Seventh North Street
Suite B-30
Liverpool, New York 13088
p 315-396-0505
f 440-239-9858
Contact
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Management	  Agreement	  between	  Developer	  and	  
Emerald	  Hospitality	  Associates	  
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2003	  Commercial	  Airport	  Passenger	  Counts
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Source: CY 2003 ACAIS CY 2003 Commercial Service Airports

RO ST Locid Airport Name City Svc 
Lvl Hub CY 2003 

Enplanements

SO GA ATL Hartsfield - Jackson Atlanta Intl Atlanta P L 38,893,670

GL IL ORD Chicago O'Hare Intl Chicago P L 32,920,387
WP CA LAX Los Angeles Intl Los Angeles P L 26,239,584
SW TX DFW Dallas/Fort Worth Intl Fort Worth P L 24,976,881
WP AZ PHX Phoenix Sky Harbor Intl Phoenix P L 18,252,853
NM CO DEN Denver Intl Denver P L 17,969,754
WP NV LAS McCarran Intl Las Vegas P L 17,097,738
SW TX IAH George Bush Intercontinental Houston P L 16,134,684

GL MN MSP
Minneapolis - St Paul Intl
Wold - Chamberlain

Minneapolis P L 16,022,988

GL MI DTW Detroit Metropolitan Wayne County Detroit P L 15,754,017
EA NY JFK John F Kennedy Intl New York P L 15,676,352
EA NJ EWR Newark Liberty Intl Newark P L 14,628,708
SO FL MIA Miami Intl Miami P L 14,198,321
WP CA SFO San Francisco Intl San Francisco P L 14,079,173
SO FL MCO Orlando Intl Orlando P L 13,375,162
NM WA SEA Seattle - Tacoma Intl Seattle P L 13,109,153
EA PA PHL Philadelphia Intl Philadelphia P L 11,870,928
SO NC CLT Charlotte/Douglas Intl Charlotte P L 11,465,366
EA NY LGA La Guardia New York P L 11,367,309
NE MA BOS General Edward Lawrence Logan Intl Boston P L 11,087,799
SO KY CVG Cincinnati/Northern Kentucky Intl Covington P L 10,449,930
CE MO STL Lambert - St Louis Intl St Louis P L 9,922,456
EA MD BWI Baltimore - Washington Intl Glen Burnie P L 9,768,040
WP HI HNL Honolulu Intl Honolulu P L 9,044,409
NM UT SLC Salt Lake City Intl Salt Lake City P L 8,958,003
GL IL MDW Chicago Midway Intl Chicago P L 8,687,215
SO FL FLL Fort Lauderdale/Hollywood Intl Fort Lauderdale P L 8,682,781
EA VA IAD Washington Dulles Intl Chantilly P L 8,050,506
SO FL TPA Tampa Intl Tampa P L 7,672,533
WP CA SAN San Diego Intl San Diego P L 7,565,196
EA PA PIT Pittsburgh Intl Pittsburgh P L 7,113,460
EA VA DCA Ronald Reagan Washington National Arlington P L 6,813,148
WP CA OAK Metropolitan Oakland Intl Oakland P L 6,638,343

33 L Total 464,486,847
NM OR PDX Portland Intl Portland P M 6,059,860
SO TN MEM Memphis Intl Memphis P M 5,411,496
WP CA SJC Norman Y Mineta San Jose Intl San Jose P M 5,104,201
GL OH CLE Cleveland - Hopkins Intl Cleveland P M 5,012,446
CE MO MCI Kansas City Intl Kansas City P M 4,860,047
SO PR SJU Luis Munoz Marin Intl San Juan P M 4,706,846
SW LA MSY Louis Armstrong New Orleans Intl Metairie P M 4,647,706
WP CA SMF Sacramento Intl Sacramento P M 4,390,847
WP CA SNA John Wayne Airport - Orange County Santa Ana P M 4,266,083
SO TN BNA Nashville Intl Nashville P M 3,943,236
SO NC RDU Raleigh - Durham Intl Raleigh P M 3,938,925
SW TX HOU William P Hobby Houston P M 3,703,767
GL IN IND Indianapolis Intl Indianapolis P M 3,673,648
SW TX AUS Austin - Bergstrom Intl Austin P M 3,177,889
SW TX SAT San Antonio Intl San Antonio P M 3,120,098
GL WI MKE General Mitchell Intl Milwaukee P M 3,114,864
NE CT BDL Bradley Intl Windsor Locks P M 3,098,556
WP CA ONT Ontario Intl Ontario P M 3,089,025
GL OH CMH Port Columbus Intl Columbus P M 3,050,585

1 of 10
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Source: CY 2003 ACAIS CY 2003 Commercial Service Airports

RO ST Locid Airport Name City Svc 
Lvl Hub CY 2003 

Enplanements

SO FL PBI Palm Beach Intl West Palm Beach P M 3,011,968
SW NM ABQ Albuquerque Intl Sunport Albuquerque P M 2,945,468
SO FL RSW Southwest Florida Intl Fort Myers P M 2,906,367
SW TX DAL Dallas Love Field Dallas P M 2,797,303
WP HI OGG Kahului Kahului P M 2,656,254
NE RI PVD Theodore Francis Green State Warwick P M 2,553,584
SO FL JAX Jacksonville Intl Jacksonville P M 2,415,747
WP CA BUR Bob Hope Burbank P M 2,352,465
AL AK ANC Ted Stevens Anchorage Intl Anchorage P M 2,246,683
WP NV RNO Reno/Tahoe Intl Reno P M 2,242,299
EA NY BUF Buffalo Niagara Intl Buffalo P M 2,039,475
CE NE OMA Eppley Airfield Omaha P M 1,783,714
NE NH MHT Manchester Manchester P M 1,776,347
EA VA ORF Norfolk Intl Norfolk P M 1,722,999
WP AZ TUS Tucson Intl Tucson P M 1,699,762
SO KY SDF Louisville Intl - Standiford Field Louisville P M 1,656,609

35 M Total 115,177,169
SW OK OKC Will Rogers World Oklahoma City P S 1,615,264
SW TX ELP El Paso Intl El Paso P S 1,409,164
WP CA LGB Long Beach /Daugherty Field/ Long Beach P S 1,409,039
EA NY ALB Albany Intl Albany P S 1,405,611
SO AL BHM Birmingham Intl Birmingham P S 1,376,152
NM WA GEG Spokane Intl Spokane P S 1,375,698
SW OK TUL Tulsa Intl Tulsa P S 1,363,682
NM ID BOI Boise Air Terminal/Gowen Field Boise P S 1,357,984
GL OH DAY James M Cox Dayton Intl Dayton P S 1,306,740
SO NC GSO Piedmont Triad Intl Greensboro P S 1,291,949
EA NY ROC Greater Rochester Intl Rochester P S 1,233,378
WP HI LIH Lihue Lihue P S 1,228,675
EA VA RIC Richmond Intl Highland Springs P S 1,194,270
WP HI KOA Kona Intl at Keahole Kailua Kona P S 1,183,215
WP GU GUM Guam Intl Agana P S 1,076,944
SW AR LIT Adams Field Little Rock P S 1,063,920
NM CO COS City of Colorado Springs Municipal Colorado Springs P S 1,010,985
GL MI GRR Gerald R Ford Intl Grand Rapids P S 986,923
EA NY SYR Syracuse Hancock Intl Syracuse P S 954,229
EA NY ISP Long Island MacArthur Islip P S 939,880
CE IA DSM Des Moines Intl Des Moines P S 887,515
SO GA SAV Savannah/Hilton Head Intl Savannah P S 829,821
SO SC CHS Charleston AFB/Intl Charleston P S 809,052
GL WI MSN Dane County Regional - Truax Field Madison P S 802,730
SO TN TYS McGhee Tyson Maryville P S 692,271
CE KS ICT Wichita Mid - Continent Wichita P S 691,191
SO FL PNS Pensacola Regional Pensacola P S 689,268
SO SC GSP Greenville - Spartanburg Intl Greer P S 675,498
EA PA MDT Harrisburg Intl Harrisburg P S 650,340
SO SC MYR Myrtle Beach Intl Myrtle Beach P S 650,106
WP HI ITO Hilo Intl Hilo P S 630,498
WP CA PSP Palm Springs Intl Palm Springs P S 627,231
NE ME PWM Portland Intl Jetport Portland P S 625,267
SO FL SFB Orlando Sanford Sanford P S 619,894
SO MS JAN Jackson Intl Jackson P S 607,968
SO KY LEX Blue Grass Lexington P S 581,899
GL OH CAK Akron - Canton Regional Akron P S 576,472
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Source: CY 2003 ACAIS CY 2003 Commercial Service Airports

RO ST Locid Airport Name City Svc 
Lvl Hub CY 2003 

Enplanements

SO FL TLH Tallahassee Regional Tallahassee P S 568,514
SO VI STT Cyril E King Charlotte Amalie P S 555,010
NE VT BTV Burlington Intl Burlington P S 546,452
SO FL SRQ Sarasota/Bradenton Intl Sarasota/Bradenton P S 533,045
SO FL PIE St Petersburg - Clearwater Intl Clearwater P S 522,308
WP MP GSN Francisco C Ada/Saipan Intl Saipan P S 515,115
SO AL HSV Huntsville Intl - Carl T Jones Field Huntsville P S 512,540
SO SC CAE Columbia Metropolitan Columbia P S 510,860
SW TX LBB Lubbock Intl Lubbock P S 508,138
WP CA FAT Fresno Yosemite Intl Fresno P S 501,373
EA PA ABE Lehigh Valley Intl Allentown P S 494,173
EA NJ ACY Atlantic City Intl Atlantic City P S 479,546
GL MI FNT Bishop Intl Flint P S 479,350
CE IA CID The Eastern Iowa Cedar Rapids P S 468,056
SO MS GPT Gulfport - Biloxi Intl Gulfport P S 433,199
SW AR XNA Northwest Arkansas Regional Cave Springs P S 427,417
EA NY HPN Westchester County White Plains P S 426,864
GL IL MLI Quad City Intl Moline P S 408,219
GL IN SBN South Bend Regional South Bend P S 404,607
SW TX MAF Midland Intl Midland P S 395,011
SW TX HRL Valley Intl Harlingen P S 391,401
AL AK FAI Fairbanks Intl Fairbanks P S 388,841
SW TX AMA Amarillo Intl Amarillo P S 387,809
WP CA SBA Santa Barbara Municipal Santa Barbara P S 383,902
GL WI GRB Austin Straubel Intl Green Bay P S 379,849
AL AK JNU Juneau Intl Juneau P S 366,200
SW TX CRP Corpus Christi Intl Corpus Christi P S 360,799
NM MT BIL Billings Logan Intl Billings P S 360,505
EA VA PHF Newport News/Williamsburg Intl Newport News P S 360,018
SW LA BTR Baton Rouge Metropolitan, Ryan Field Baton Rouge P S 355,491
SO FL VPS Eglin AFB Valparaiso P S 347,645

68 S Total 50,202,980
WP AZ GCN Grand Canyon National Park Grand Canyon P N 325,815
CE MO SGF Springfield - Branson Regional Springfield P N 314,834
NE ME BGR Bangor Intl Bangor P N 302,547
SO AL MOB Mobile Regional Mobile P N 302,035
NM OR EUG Mahlon Sweet Field Eugene P N 300,092
SO FL EYW Key West Intl Key West P N 299,193
GL SD FSD Joe Foss Field Sioux Falls P N 298,448
GL OH TOL Toledo Express Toledo P N 295,309
GL IN FWA Fort Wayne Intl Fort Wayne P N 294,127
SW LA SHV Shreveport Regional Shreveport P N 290,101
EA VA ROA Roanoke Regional/Woodrum Field Roanoke P N 289,055
NM MT BZN Gallatin Field Bozeman P N 281,463
SO FL DAB Daytona Beach Intl Daytona Beach P N 275,895
GL MI LAN Capital City Lansing P N 273,426
SW TX MFE McAllen Miller Intl McAllen P N 270,325
NM MT MSO Missoula Intl Missoula P N 254,466
GL ND FAR Hector Intl Fargo P N 250,464
GL WI ATW Outagamie County Regional Appleton P N 250,225
EA WV CRW Yeager Charleston P N 239,634
NM OR MFR Rogue Valley Intl - Medford Medford P N 233,806
SO TN CHA Lovell Field Chattanooga P N 232,198
NE MA ACK Nantucket Memorial Nantucket P N 229,300
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WP NV VGT North Las Vegas Las Vegas P N 226,722
GL MI AZO Kalamazoo/Battle Creek Intl Kalamazoo P N 222,880
SO NC AVL Asheville Regional Asheville P N 222,696
GL MI MBS MBS Intl Saginaw P N 222,095
GL SD RAP Rapid City Regional Rapid City P N 217,949
GL IN EVV Evansville Regional Evansville P N 217,247
CE NE LNK Lincoln Municipal Lincoln P N 213,882
SO AL MGM Montgomery Regional (Dannelly Field) Montgomery P N 212,660
NM WY JAC Jackson Hole Jackson P N 212,067
NM WA PSC Tri - Cities Pasco P N 210,979
SO NC ILM Wilmington Intl Wilmington P N 208,385
GL IL BMI Central IL Regional Airport at Bloomington - Normal Bloomington/Normal P N 207,278
EA NY SWF Stewart Intl Newburgh P N 201,851
SO TN TRI Tri - Cities Regional TN/VA Bristol/Johnson/Kingsport P N 195,749
SO FL MLB Melbourne Intl Melbourne P N 194,409
GL MI TVC Cherry Capital Traverse City P N 191,166
NM CO ASE Aspen - Pitkin County/Sardy Field Aspen P N 189,881
WP CA MRY Monterey Peninsula Monterey P N 182,725
SO FL PFN Panama City - Bay County Intl Panama City P N 182,027
EA PA AVP Wilkes - Barre/Scranton Intl Wilkes-Barre/Scranton P N 180,418
GL IL PIA Greater Peoria Regional Peoria P N 178,769
NM MT FCA Glacier Park Intl Kalispell P N 170,228
NM CO EGE Eagle County Regional Eagle P N 168,347
SO GA AGS Augusta Regional at Bush Field Augusta P N 165,874
EA VA CHO Charlottesville - Albemarle Charlottesville P N 165,565
NE MA HYA Barnstable Municipal - Boardman/Polando Field Hyannis P N 158,360
SW LA LFT Lafayette Regional Lafayette P N 155,520
GL WI CWA Central Wisconsin Mosinee P N 154,183
SO VI STX Henry E Rohlsen Christiansted P N 152,296
GL ND BIS Bismarck Municipal Bismarck P N 146,077
WP CA SBP San Luis County Regional San Luis Obispo P N 141,649
GL MN RST Rochester Intl Rochester P N 139,463
NM OR RDM Roberts Field Redmond P N 139,410
EA PA ERI Erie Intl/Tom Ridge Field Erie P N 138,256
AL AK BET Bethel Bethel P N 137,782
NM CO GJT Walker Field Grand Junction P N 128,066
NM MT GTF Great Falls Intl Great Falls P N 126,735
EA NY BGM Greater Binghamton/Edwin A Link Field Binghamton P N 126,252
EA PA UNV University Park State College P N 123,871
GL IL SPI Capital Springfield P N 123,019
SO NC FAY Fayetteville Regional/Grannis Field Fayetteville P N 120,651
SO FL GNV Gainesville Regional Gainesville P N 120,547
GL MN DLH Duluth Intl Duluth P N 119,997
NM ID IDA Idaho Falls Regional Idaho Falls P N 116,326
GL WI LSE La Crosse Municipal La Crosse P N 112,545
SW LA AEX Alexandria Intl Alexandria P N 112,497
AL AK KTN Ketchikan Intl Ketchikan P N 103,313
NM CO HDN Yampa Valley Hayden P N 102,375
SW LA MLU Monroe Regional Monroe P N 102,280
GL IL CMI University of Illinois - Willard Champaign/Urbana P N 97,189
SW TX ILE Killeen Municipal Killeen P N 93,356
WP CA ACV Arcata Arcata/Eureka P N 90,202
WP CA BFL Meadows Field Bakersfield P N 90,187
GL ND GFK Grand Forks Intl Grand Forks P N 89,662
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SW AR FSM Fort Smith Regional Fort Smith P N 89,510
EA NY ELM Elmira/Corning Regional Elmira/Corning P N 86,931
NM CO DRO Durango - La Plata County Durango P N 86,198
WP AZ IFP Laughlin/Bullhead Intl Bullhead City P N 85,661
AL AK ENA Kenai Municipal Kenai P N 84,426
WP NV EKO Elko Regional Elko P N 83,837
NM MT HLN Helena Regional Helena P N 77,184
SW TX LRD Laredo Intl Laredo P N 76,077
NM ID SUN Friedman Memorial Hailey P N 74,741
GL ND MOT Minot Intl Minot P N 72,736
NM CO MTJ Montrose Regional Montrose P N 69,386
AL AK SIT Sitka Rocky Gutierrez Sitka P N 69,109
EA NY ITH Ithaca Tompkins Regional Ithaca P N 68,262
WP AS PPG Pago Pago Intl Pago Pago P N 68,202
SW TX CLL Easterwood Field College Station P N 66,721
NM WA BLI Bellingham Intl Bellingham P N 66,437
SO NC EWN Craven County Regional New Bern P N 66,258
AL AK ADQ Kodiak Kodiak P N 63,284
WP HI MKK Molokai Kaunakakai P N 62,739
SO PR BQN Rafael Hernandez Aguadilla P N 62,585
WP CA SMX Santa Maria Public/Capt G Allan Hancock Field Santa Maria P N 61,989
SO AL DHN Dothan Regional Dothan P N 61,143
SO SC HXD Hilton Head Hilton Head Island P N 60,954
SW TX BRO Brownsville/South Padre Island Intl Brownsville P N 60,207
SW TX TYR Tyler Pounds Regional Tyler P N 59,970
NM WY CPR Natrona County Intl Casper P N 59,546
WP AZ YUM Yuma MCAS/Yuma Intl Yuma P N 58,916
AL AK OME Nome Nome P N 57,981
AL AK OTZ Ralph Wien Memorial Kotzebue P N 56,458
SW TX ACT Waco Regional Waco P N 56,429
NM WA YKM Yakima Air Terminal/McAllister Field Yakima P N 55,877
SO GA CSG Columbus Metropolitan Columbus P N 55,552
SO PR X95 Diego Jimenez Torres Fajardo P N 54,199
NM ID LWS Lewiston - Nez Perce County Lewiston P N 53,907
WP CA RDD Redding Municipal Redding P N 53,868
GL MI SAW Sawyer Intl Gwinn P N 53,615
NE MA MVY Marthas Vineyard Vineyard Haven P N 53,011
SW TX ABI Abilene Regional Abilene P N 52,021
WP CA CRQ McClellan - Palomar Carlsbad P N 49,275
EA VA LYH Lynchburg Regional/Preston Glenn Field Timberlake P N 48,608
SW TX SJT San Angelo Regional/Mathis Field San Angelo P N 48,299
WP HI LNY Lanai Lanai City P N 48,231
AL AK DLG Dillingham Dillingham P N 48,168
SW TX EFD Ellington Field Houston P N 46,484
NM UT SGU St George Municipal St George P N 46,301
SO PR VQS Antonio Rivera Rodriguez Isla De Vieques P N 46,164
SW OK LAW Lawton - Fort Sill Regional Lawton P N 44,673
NM ID PIH Pocatello Regional Arbon Valley P N 43,667
EA MD SBY Salisbury - Ocean City Wicomico Regional Salisbury P N 43,163
CE IA SUX Sioux Gateway/Col Bud Day Field Sioux City P N 42,262
SW TX BPT Southeast Texas Regional Beaumont/Port Arthur P N 42,244
EA WV HTS Tri - State/Milton J Ferguson Field Huntington P N 40,958
SW LA LCH Lake Charles Regional Lake Charles P N 40,911
SO NC OAJ Albert J Ellis Jacksonville P N 40,833
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SO SC FLO Florence Regional Florence P N 40,790
NM WA EAT Pangborn Memorial East Wenatchee P N 40,609
SW TX SPS Sheppard AFB/Wichita Falls Municipal Wichita Falls P N 39,275
CE IA DBQ Dubuque Regional Dubuque P N 38,644
NM MT BTM Bert Mooney Butte P N 38,555
SO GA BQK Brunswick Golden Isles Brunswick P N 38,538
AL AK HOM Homer Homer P N 37,990
NM CO GUC Gunnison - Crested Butte Regional Gunnison P N 37,717
AL AK AKN King Salmon King Salmon P N 37,102
AL AK BRW Wiley Post - Will Rogers Memorial Barrow P N 35,767
CE IA ALO Waterloo Municipal Waterloo P N 35,538
WP AZ FLG Flagstaff Pulliam Flagstaff P N 34,635
SO NC PGV Pitt - Greenville Greenville P N 34,483
SO MS GTR Golden Triangle Regional Columbus P N 34,475
NM ID TWF Joslin Field - Magic Valley Regional Twin Falls P N 34,201
SO GA ABY Southwest Georgia Regional Albany P N 33,520
GL WI RHI Rhinelander - Oneida County Rhinelander P N 33,476
WP AZ 1G4 Grand Canyon West Peach Springs P N 33,067
GL MI PLN Pellston Regional Airport of Emmet County Pellston P N 32,958
WP MP TNI Tinian Intl Tinian (Municipality) P N 32,923
SO KY PAH Barkley Regional Paducah P N 32,839
SO GA VLD Valdosta Regional Valdosta P N 32,814
GL MI MKG Muskegon County Muskegon P N 32,693
WP MP GRO Rota Intl Rota Island P N 31,082
WP NV HND Henderson Executive Las Vegas P N 30,894
NM OR OTH North Bend Municipal North Bend P N 30,835
SO GA MCN Middle Georgia Regional Macon P N 29,355
WP CA VCV Southern California Logistics Victorville P N 29,020
SW TX GGG East Texas Regional Longview P N 28,986
AL AK DUT Unalaska Unalaska P N 28,843
NM OR LMT Klamath Falls Klamath Falls P N 28,375
SW AR TXK Texarkana Regional - Webb Field Texarkana P N 27,802
EA PA IPT Williamsport Regional Williamsport P N 27,799
GL MN BJI Bemidji - Beltrami County Bemidji P N 27,731
NE NH PSM Pease Intl Tradeport Portsmouth P N 27,096
GL MI CMX Houghton County Memorial Hancock P N 26,573
NM WA ALW Walla Walla Regional Walla Walla P N 26,312
GL SD ABR Aberdeen Regional Aberdeen P N 25,980
GL OH LCK Rickenbacker Intl Columbus P N 25,514
SW NM FMN Four Corners Regional Farmington P N 24,913
NM WA PUW Pullman/Moscow Regional Pullman P N 24,569
EA NJ TTN Trenton Mercer Trenton P N 23,997
AL AK LHD Lake Hood Anchorage P N 23,831
NM WA CLM William R Fairchild Intl Port Angeles P N 23,172
CE MO COU Columbia Regional Columbia P N 22,548
SO MS MEI Key Field Meridian P N 22,009
WP CA OXR Oxnard Oxnard P N 21,975
GL WI EAU Chippewa Valley Regional Eau Claire P N 21,659
NE MA EWB New Bedford Regional New Bedford P N 21,097
SO PR MAZ Eugenio Maria De Hostos Mayaguez P N 20,338
NM WY COD Yellowstone Regional Cody P N 20,216
SO MS TUP Tupelo Regional Tupelo P N 20,143
GL MN STC St Cloud Regional St Cloud P N 20,024
GL MN INL Falls Intl International Falls P N 19,566
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NE MA BED Laurence G Hanscom Field Bedford P N 19,375
AL AK CDV Merle K (Mudhole) Smith Cordova P N 18,275
AL AK ANI Aniak Aniak P N 18,065
GL MN BRD Brainerd Lakes Regional Brainerd P N 17,836
SW NM SAF Santa Fe Municipal Santa Fe P N 17,830
EA PA RDG Reading Regional/Carl A Spaatz Field Reading P N 17,670
AL AK PSG Petersburg James A Johnson Petersburg P N 17,501
GL IL RFD Greater Rockford Rockford P N 16,982
EA PA LBE Arnold Palmer Regional Latrobe P N 16,965
AL AK VDZ Valdez Pioneer Field Valdez P N 16,599
NM WA FHR Friday Harbor Friday Harbor P N 16,497
WP CA CIC Chico Municipal Chico P N 16,237
NM WA BFI Boeing Field/King County Intl Seattle P N 16,220
GL SD PIR Pierre Regional Pierre P N 15,811
NE ME PQI Northern Maine Regional Airport at Presque Isle Presque Isle P N 15,775
EA MD HGR Hagerstown Regional - Richard A Henson Field Hagerstown P N 15,709
GL MI CVX Charlevoix Municipal Charlevoix P N 15,465
NE CT HVN Tweed - New Haven New Haven P N 15,446
NM CO TEX Telluride Regional Telluride P N 15,386
CE MO JLN Joplin Regional Joplin P N 15,048
WP AZ PGA Page Municipal Page P N 14,929
NM WY CYS Cheyenne Cheyenne P N 14,866
WP CA MOD Modesto City County - Harry Sham Field Modesto P N 14,594
GL IL DEC Decatur Decatur P N 14,514
CE IA MCW Mason City Municipal Mason City P N 14,373
AL AK SCC Deadhorse Deadhorse P N 14,033
WP CA SCK Stockton Metropolitan Stockton P N 13,700
GL MI CIU Chippewa County Intl Sault Ste Marie P N 13,554
NM WY GCC Gillette - Campbell County Gillette P N 12,854
CE KS FOE Forbes Field Topeka P N 12,779
NM MT SDY Sidney - Richland Municipal Sidney P N 12,245
EA WV PKB Mid - Ohio Valley Regional Parkersburg P N 12,090
AL AK 17Z Manokotak Manokotak P N 12,086
NE ME RKD Knox County Regional Rockland P N 11,945
SW TX VCT Victoria Regional Victoria P N 11,853
NE MA PVC Provincetown Municipal Provincetown P N 11,801
SO MS PIB Hattiesburg - Laurel Regional Moselle P N 11,477
WP CA IYK Inyokern Inyokern P N 11,427
CE KS MHK Manhattan Regional Manhattan P N 11,395
AL AK YAK Yakutat Yakutat P N 11,330
WP CA CEC Jack McNamara Field Crescent City P N 11,267
EA WV LWB Greenbrier Valley Lewisburg P N 11,226
AL AK MRI Merrill Field Anchorage P N 11,211
GL IL MWA Williamson County Regional Marion P N 11,200
AL AK GAL Edward G Pitka Sr Galena P N 11,133
NM WY SHR Sheridan County Sheridan P N 10,664
AL AK SOV Seldovia Seldovia P N 10,405
NM CO FNL Fort Collins - Loveland Municipal Fort Collins/Loveland P N 10,307
NM WY RIW Riverton Regional Riverton P N 10,234
EA WV CKB Harrison/Marion Regional Clarksburg P N 10,193
EA WV MGW Morgantown Municipal - Walter L Bill Hart Field Morgantown P N 10,187
AL AK UNK Unalakleet Unalakleet P N 10,084

236 N Total 20,178,352
NE ME BHB Hancock County - Bar Harbor Bar Harbor CS None 9,730
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SO MS GLH Mid Delta Regional Greenville CS None 9,631
GL IN LAF Purdue University Lafayette CS None 9,518
AL AK SGY Skagway Skagway CS None 9,396
EA PA JST John Murtha Johnstown - Cambria County Johnstown CS None 9,387
GL MN HIB Chisholm - Hibbing Hibbing CS None 9,332
AL AK KSM St Mary's St Mary's CS None 9,281
AL AK WRG Wrangell Wrangell CS None 9,252
GL IL UIN Quincy Regional - Baldwin Field Quincy CS None 9,218
AL AK KDK Kodiak Municipal Kodiak CS None 9,103
NM WY RKS Rock Springs - Sweetwater County Rock Springs CS None 9,071
AL AK CDB Cold Bay Cold Bay CS None 9,035
GL MI APN Alpena County Regional Alpena CS None 8,913
NM OR PDT Eastern Oregon Regional at Pendleton Pendleton CS None 8,896
AL AK FYU Fort Yukon Fort Yukon CS None 8,876
NM WY LAR Laramie Regional Laramie CS None 8,828
AL AK HNH Hoonah Hoonah CS None 8,715
EA NY JHW Chautauqua County/Jamestown Jamestown CS None 8,661
NM UT CDC Cedar City Regional Cedar City CS None 8,625
WP AZ HII Lake Havasu City Lake Havasu City CS None 8,543
SO PR CPX Benjamin Rivera Noriega Isla De Culebra CS None 8,536
GL ND ISN Sloulin Field Intl Williston CS None 8,360
GL MI ESC Delta County Escanaba CS None 8,359
WP HI HNM Hana Hana CS None 8,131
CE MO CGI Cape Girardeau Regional Scott City CS None 8,124
GL OH YNG Youngstown - Warren Regional Youngstown/Warren CS None 8,078
WP CA IPL Imperial County Imperial CS None 8,066
NE RI WST Westerly State Westerly CS None 7,997
GL SD ATY Watertown Municipal Watertown CS None 7,963
NE RI BID Block Island State Block Island CS None 7,924
EA PA DUJ Du Bois - Jefferson County Brookville CS None 7,883
AL AK HNS Haines Haines CS None 7,712
CE NE BFF Western Nebraska Regional/William B Heilig Field Scottsbluff CS None 7,677
AL AK ILI Iliamna Iliamna CS None 7,668
CE IA BRL Southeast Iowa Regional Burlington CS None 7,602
CE IA FOD Fort Dodge Regional Fort Dodge CS None 7,556
SO GA AHN Athens/Ben Epps Athens CS None 7,550
WP CA MCE Merced Municipal/MacReady Field Merced CS None 7,522
AL AK MTM Metlakatla Metlakatla CS None 7,520
EA VA SHD Shenandoah Valley Regional Weyers Cave CS None 7,473
CE KS GCK Garden City Regional Garden City CS None 7,310
AL AK GST Gustavus Gustavus CS None 7,105
NM WA OLM Olympia Olympia CS None 6,868
NM CO CEZ Cortez Municipal Cortez CS None 6,733
SO FL APF Naples Municipal Naples CS None 6,688
SO KY OWB Owensboro - Daviess County Owensboro CS None 6,635

GL MN GPZ
Grand Rapids/Itasca County Airport - 
Gordon Newstrom Field

Grand Rapids CS None 6,448

SW NM ROW Roswell Industrial Air Center Roswell CS None 6,447
SW TX LBX Brazoria County Angleton/Lake Jackson CS None 6,328
CE MO TBN Waynesville Regional Airport at Forney Field Fort Leonard Wood (US Army) CS None 6,254
AL AK ENM Emmonak Emmonak CS None 5,958
NE CT GON Groton - New London Groton New London CS None 5,952
SO AL MSL Northwest Alabama Regional Muscle Shoals CS None 5,928
CE NE GRI Central Nebraska Regional Grand Island CS None 5,908
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CE NE LBF North Platte Regional Airport Lee Bird Field North Platte CS None 5,904
NE NH LEB Lebanon Municipal Lebanon CS None 5,894
AL AK WLK Selawik Selawik CS None 5,858
EA PA AOO Altoona - Blair County Altoona CS None 5,838
SO TN MKL McKellar - Sipes Regional Jackson CS None 5,754
AL AK HPB Hooper Bay Hooper Bay CS None 5,697
CE KS HYS Hays Regional Hays CS None 5,666
GL MI IMT Ford Iron Mountain Kingsford CS None 5,638
AL AK IIK Kipnuk Kipnuk CS None 5,611
AL AK MOU Mountain Village Mountain Village CS None 5,573
CE NE EAR Kearney Municipal Kearney CS None 5,562
CE KS LBL Liberal Municipal Liberal CS None 5,208
SO PR SIG Fernando Luis Ribas Dominicci San Juan CS None 5,184
AL AK D76 Robert /Bob/ Curtis Memorial Noorvik CS None 5,047
AL AK VAK Chevak Chevak CS None 4,993
CE KS SLN Salina Municipal Salina CS None 4,983
NM WA MWH Grant County Intl Moses Lake CS None 4,976
WP AZ PRC Ernest A Love Field Prescott CS None 4,786
AL AK AQH Quinhagak Quinhagak CS None 4,772
AL AK MCG McGrath McGrath CS None 4,582
AL AK KLG Kalskag Kalskag CS None 4,568
AL AK OOK Toksook Bay Toksook Bay CS None 4,550
AL AK WTK Noatak Noatak CS None 4,459
AL AK 0AK Pilot Station Pilot Station CS None 4,284
AL AK SHH Shishmaref Shishmaref CS None 4,250
AL AK PHO Point Hope Point Hope CS None 4,230
GL MN TVF Thief River Falls Regional Thief River Falls CS None 4,194
AL AK 2A9 Kotlik Kotlik CS None 4,041
AL AK BVK Buckland Buckland CS None 4,030
AL AK SDP Sand Point Sand Point CS None 3,978
WP AZ SOW Show Low Regional Show Low CS None 3,968
EA PA BFD Bradford Regional Bradford CS None 3,962
AL AK A61 Tuntutuliak Tuntutuliak CS None 3,926
AL AK SVA Savoonga Savoonga CS None 3,907
NM CO PUB Pueblo Memorial Pueblo CS None 3,901
GL ND DIK Dickinson Municipal Dickinson CS None 3,847
AL AK IAN Bob Baker Memorial Kiana CS None 3,844
NM CO ALS San Luis Valley Regional/Bergman Field Alamosa CS None 3,839
GL IL BLV Scott AFB/Midamerica Belleville CS None 3,802
AL AK AUK Alakanuk Alakanuk CS None 3,791
AL AK GAM Gambell Gambell CS None 3,743
AL AK KVL Kivalina Kivalina CS None 3,736
SW NM SKX Taos Regional Taos CS None 3,725
AL AK AQT Nuiqsut Nuiqsut CS None 3,701
AL AK AWI Wainwright Wainwright CS None 3,700
AL AK SCM Scammon Bay Scammon Bay CS None 3,696
AL AK NUL Nulato Nulato CS None 3,658
AL AK PGM Port Graham Port Graham CS None 3,566
AL AK TAL Ralph M Calhoun Memorial Tanana CS None 3,507
AL AK CGA Craig Craig CS None 3,441
AL AK HLA Huslia Huslia CS None 3,430
AL AK BTI Barter Island LRRS Kaktovik CS None 3,391
AL AK KEB English Bay English Bay CS None 3,369
WP HI MUE Waimea - Kohala Kamuela CS None 3,348
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NM MT WYS Yellowstone West Yellowstone CS None 3,314
NE ME AUG Augusta State Augusta CS None 3,310
NM WA ORS Orcas Island Eastsound CS None 3,213
WP AS FAQ Fitiuta Fitiuta CS None 3,208
AL AK ELI Elim Elim CS None 3,127
AL AK 3A5 Marshall Don Hunter Sr Marshall CS None 3,090
EA PA FKL Venango Regional Franklin CS None 3,085
SO PR PSE Mercedita Ponce CS None 3,052
AL AK DUY Kongiganak Kongiganak CS None 3,028
AL AK RSH Russian Mission Russian Mission CS None 2,999
AL AK WBB Stebbins Stebbins CS None 2,994
AL AK KVC King Cove King Cove CS None 2,953
NM UT CNY Canyonlands Field Moab CS None 2,914
AL AK KAE Kake Kake CS None 2,902
EA WV BKW Raleigh County Memorial Beckley CS None 2,860
AL AK CFK Chefornak Chefornak CS None 2,850
AL AK Z09 Kasigluk Kasigluk CS None 2,845
AL AK A85 Kwigillingok Kwigillingok CS None 2,841
WP CA VIS Visalia Municipal Visalia CS None 2,839
AL AK TLT Tuluksak Tuluksak CS None 2,760
CE KS DDC Dodge City Regional Dodge City CS None 2,755
AL AK AKP Anaktuvuk Pass Anaktuvuk Pass CS None 2,738
NM WY WRL Worland Municipal Worland CS None 2,706
AL AK AFM Ambler Ambler CS None 2,680
SW AR HRO Boone County Harrison CS None 2,668
AL AK SNP St Paul Island Saint Paul Island CS None 2,617
AL AK KKA Koyuk Koyuk CS None 2,610
SW AR HOT Memorial Field Hot Springs CS None 2,606
AL AK EEK Eek Eek CS None 2,579
AL AK EWU Newtok Newtok CS None 2,552
AL AK KAL Kaltag Kaltag CS None 2,535
AL AK ATK Atqasuk Edward Burnell Sr Memorial Atqasuk CS None 2,521
WP AZ IGM Kingman Kingman CS None 2,504

141 None Total 763,437

513 Total Commercial Service Airports 650,808,785
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Source: CY 2013 ACAIS List of Commercial Service Airports based on CY2013 Enplanements June 20, 2014

FAA 
Region ST Locid City Airport Name S

/L

H
u

b CY 13 

Enplanements
CY 12 

Enplanements
% 

Change

SO GA ATL Atlanta International P L 45,308,685 45,798,928 -1.07%
WP CA LAX Los Angeles Los Angeles International P L 32,427,115 31,326,268 3.51%
GL IL ORD Chicago Chicago O'Hare International P L 32,278,906 32,171,795 0.33%
SW TX DFW Fort Worth Dallas/Fort Worth International P L 29,018,883 28,022,904 3.55%
NM CO DEN Denver Denver International P L 25,497,348 25,799,841 -1.17%
EA NY JFK New York John F Kennedy International P L 25,036,855 24,520,981 2.10%
WP CA SFO San Francisco San Francisco International P L 21,706,567 21,284,236 1.98%
SO NC CLT Charlotte Charlotte/Douglas International P L 21,347,428 20,033,816 6.56%
WP NV LAS Las Vegas McCarran International P L 19,923,594 19,959,651 -0.18%
WP AZ PHX Phoenix Phoenix Sky Harbor International P L 19,525,829 19,560,870 -0.18%
SO FL MIA Miami Miami International P L 19,422,275 18,987,488 2.29%
SW TX IAH Houston Intercontinental/Houston P L 18,953,519 19,039,000 -0.45%
EA NJ EWR Newark Newark Liberty International P L 17,514,139 17,055,993 2.69%
SO FL MCO Orlando Orlando International P L 16,885,160 17,159,427 -1.60%
NM WA SEA Seattle Seattle-Tacoma International P L 16,690,295 16,121,123 3.53%
GL MN MSP Minneapolis International/Wold-Chamberlain P L 16,282,038 15,943,878 2.12%
GL MI DTW Detroit Detroit Metropolitan Wayne County P L 15,683,787 15,599,879 0.54%
NE MA BOS Boston International P L 14,721,693 14,293,695 2.99%
EA PA PHL Philadelphia Philadelphia International P L 14,705,014 14,589,337 0.79%
EA NY LGA New York La Guardia P L 13,353,365 12,818,717 4.17%
SO FL FLL Fort Lauderdale International P L 11,509,361 11,445,103 0.56%
EA MD BWI Glen Burnie Thurgood Marshall P L 11,134,130 11,186,444 -0.47%
EA VA IAD Dulles Washington Dulles International P L 10,575,366 10,816,216 -2.23%
GL IL MDW Chicago Chicago Midway International P L 9,919,985 9,436,387 5.12%
EA VA DCA Arlington Ronald Reagan Washington National P L 9,811,796 9,462,231 3.69%
NM UT SLC Salt Lake City Salt Lake City International P L 9,669,234 9,579,840 0.93%
WP HI HNL Honolulu Honolulu International P L 9,466,995 9,225,848 2.61%
WP CA SAN San Diego San Diego International P L 8,876,777 8,686,621 2.19%
SO FL TPA Tampa Tampa International P L 8,268,207 8,218,487 0.60%
NM OR PDX Portland Portland International P L 7,453,098 7,142,620 4.35%

30 Large Hubs  

CE MO STL St. Louis Lambert-St Louis International P M 6,213,972 6,208,750 0.08%
SW TX HOU Houston William P Hobby P M 5,379,782 5,043,737 6.66%
SO TN BNA Nashville Nashville International P M 5,052,066 4,797,102 5.31%
SW TX AUS Austin Austin-Bergstrom International P M 4,902,080 4,606,252 6.42%
CE MO MCI Kansas City Kansas City International P M 4,836,221 4,866,850 -0.63%
WP CA OAK Oakland Metropolitan Oakland International P M 4,771,830 4,926,683 -3.14%
SW LA MSY Metairie International P M 4,577,498 4,293,624 6.61%
WP CA SNA Santa Ana John Wayne Airport-Orange County P M 4,542,376 4,381,172 3.68%
SO NC RDU Raleigh Raleigh-Durham International P M 4,482,973 4,490,374 -0.16%
GL OH CLE Cleveland Cleveland-Hopkins International P M 4,375,822 4,346,941 0.66%
WP CA SJC San Jose International P M 4,317,896 4,077,654 5.89%
WP CA SMF Sacramento Sacramento International P M 4,255,145 4,357,899 -2.36%
SO PR SJU San Juan Luis Munoz Marin International P M 4,103,197 4,204,478 -2.41%
SW TX DAL Dallas Dallas Love Field P M 4,026,085 3,902,628 3.16%
SW TX SAT San Antonio San Antonio International P M 4,006,798 4,036,625 -0.74%
EA PA PIT Pittsburgh Pittsburgh International P M 3,813,007 3,892,338 -2.04%

Hartsfield - Jackson Atlanta 

George Bush 

Minneapolis-St Paul 

General Edward Lawrence Logan 

Fort Lauderdale/Hollywood 
Baltimore/Washington International 

Louis Armstrong New Orleans 

Norman Y. Mineta San Jose 

Amherst Hospitality, LLC 
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SO FL RSW Fort Myers Southwest Florida International P M 3,789,386 3,634,152 4.27%
GL IN IND Indianapolis Indianapolis International P M 3,535,579 3,586,422 -1.42%
GL WI MKE Milwaukee General Mitchell International P M 3,214,617 3,710,384 -13.36%
GL OH CMH Columbus Port Columbus International P M 3,065,569 3,095,575 -0.97%
WP HI OGG Kahului Kahului P M 2,955,304 2,861,278 3.29%
SO FL PBI West Palm Beach Palm Beach International P M 2,848,901 2,796,359 1.88%
SO KY CVG

Greater Cincinnati 
International 

Cincinnati/Northern Kentucky 
International P M 2,776,377 2,937,850 -5.50%

NE CT BDL Windsor Locks Bradley International P M 2,681,718 2,647,610 1.29%
EA NY BUF Buffalo Buffalo Niagara International P M 2,568,018 2,592,630 -0.95%
SO FL JAX Jacksonville Jacksonville International P M 2,549,712 2,579,023 -1.14%
SW NM ABQ Albuquerque Albuquerque International Sunport P M 2,477,960 2,630,574 -5.80%
AL AK ANC Anchorage Ted Stevens Anchorage International P M 2,325,030 2,249,717 3.35%
SO TN MEM Memphis Memphis International P M 2,301,481 3,359,668 -31.50%
CE NE OMA Omaha Eppley Airfield P M 1,977,480 2,018,738 -2.04%
WP CA ONT Ontario Ontario International P M 1,970,538 2,142,393 -8.02%
WP CA BUR Burbank Bob Hope P M 1,919,005 2,027,203 -5.34%
NE RI PVD Warwick Theodore Francis Green State P M 1,885,232 1,809,322 4.20%

33 Medium Hubs  

SW OK OKC Oklahoma City Will Rogers World P S 1,790,407 1,801,650 -0.62%
WP NV RNO Reno Reno/Tahoe International P S 1,672,139 1,685,333 -0.78%
SO KY SDF Louisville

Louisville International-Standiford 
Field P S 1,669,470 1,642,790 1.62%

EA VA RIC Highland Springs Richmond International P S 1,598,413 1,582,565 1.00%
WP AZ TUS Tucson Tucson International P S 1,570,329 1,710,649 -8.20%
EA VA ORF Norfolk Norfolk International P S 1,561,225 1,651,440 -5.46%
WP GU GUM Tamuning Guam International P S 1,488,187 1,477,926 0.69%
SO SC CHS Charleston Charleston AFB/International P S 1,441,920 1,283,970 12.30%
WP CA LGB Long Beach Long Beach /Daugherty Field/ P S 1,438,948 1,554,846 -7.45%
NM WA GEG Spokane Spokane International P S 1,417,731 1,456,279 -2.65%
WP HI KOA Kailua Kona Kona International at Keahole P S 1,376,641 1,367,091 0.70%
SW TX ELP El Paso El Paso International P S 1,363,258 1,442,102 -5.47%
SO AL BHM Birmingham

Birmingham-Shuttlesworth 
International P S 1,335,014 1,412,483 -5.48%

SW OK TUL Tulsa Tulsa International P S 1,323,943 1,324,202 -0.02%
WP HI LIH Lihue Lihue P S 1,315,141 1,308,549 0.50%
NM ID BOI Boise Boise Air Terminal/Gowen Field P S 1,313,741 1,307,505 0.48%
GL OH DAY Dayton James M Cox Dayton International P S 1,244,841 1,289,758 -3.48%
EA NY ROC Rochester Greater Rochester International P S 1,209,532 1,202,903 0.55%
EA NY ALB Albany Albany International P S 1,196,753 1,222,354 -2.09%
NE NH MHT Manchester Manchester P S 1,190,082 1,210,189 -1.66%
GL MI GRR Grand Rapids Gerald R. Ford International P S 1,123,257 1,063,153 5.65%
CE IA DSM Des Moines Des Moines International P S 1,079,189 1,018,188 5.99%
SW AR LIT Little Rock

Bill and Hillary Clinton 
National/Adams Field P S 1,055,608 1,111,442 -5.02%

EA NY SYR Syracuse Syracuse Hancock International P S 991,663 974,293 1.78%
SO FL SFB Sanford Orlando Sanford International P S 971,522 873,069 11.28%
SO SC GSP Greer Greenville Spartanburg International P S 917,088 936,288 -2.05%
WP CA PSP Palm Springs Palm Springs International P S 876,428 867,720 1.00%
SO NC GSO Greensboro Piedmont Triad International P S 860,124 889,135 -3.26%
GL OH CAK Akron Akron-Canton Regional P S 852,332 910,712 -6.41%Amherst Hospitality, LLC 
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NE ME PWM Portland Portland International Jetport P S 837,335 799,136 4.78%
SO TN TYS Alcoa McGhee Tyson P S 833,174 846,278 -1.55%
GL WI MSN Madison Dane County Regional-Truax Field P S 826,019 799,053 3.37%
SO SC MYR Myrtle Beach Myrtle Beach International P S 823,294 722,775 13.91%
SO GA SAV Savannah Savannah/Hilton Head International P S 798,970 789,663 1.18%
EA NY HPN White Plains Westchester County P S 770,550 893,184 -13.73%
SO FL PNS Pensacola Pensacola International P S 744,259 740,852 0.46%
CE KS ICT Wichita Wichita Mid-Continent P S 736,220 735,270 0.13%
WP AZ IWA Mesa Phoenix-Mesa Gateway P S 725,048 744,685 -2.64%
WP CA FAT Fresno Fresno Yosemite International P S 684,849 640,350 6.95%
EA NY ISP Islip Long Island MacArthur P S 662,612 667,603 -0.75%
NM CO COS Colorado Springs City of Colorado Springs Municipal P S 658,318 836,998 -21.35%
EA PA MDT Harrisburg Harrisburg International P S 657,650 657,074 0.09%
SO VI STT Charlotte Amalie Cyril E King P S 645,401 649,691 -0.66%
WP HI ITO Hilo Hilo International P S 640,411 641,904 -0.23%
NE VT BTV Burlington Burlington International P S 606,721 615,026 -1.35%
NM WA BLI Bellingham Bellingham International P S 596,142 577,028 3.31%
SO MS JAN Jackson

Jackson-Medgar Wiley Evers 
International P S 596,045 611,592 -2.54%

SO FL SRQ Sarasota Sarasota/Bradenton International P S 595,423 637,264 -6.57%
SW AR XNA Bentonville Northwest Arkansas Regional P S 558,218 546,845 2.08%
SO KY LEX Lexington Blue Grass P S 539,879 535,541 0.81%
EA NJ ACY Atlantic City Atlantic City International P S 534,204 663,142 -19.44%
CE IA CID Cedar Rapids The Eastern Iowa P S 520,360 491,806 5.81%
SO FL PIE Clearwater St Pete-Clearwater International P S 514,595 436,030 18.02%
SW TX MAF Midland Midland International P S 507,061 497,193 1.98%
SO AL HSV Huntsville

Huntsville International-Carl T Jones 
Field P S 505,541 578,993 -12.69%

SO SC CAE Columbia Columbia Metropolitan P S 487,180 487,435 -0.05%
GL SD FSD Sioux Falls Joe Foss Field P S 481,716 453,007 6.34%
AL AK FAI Fairbanks Fairbanks International P S 457,372 450,436 1.54%
SW TX LBB Lubbock Lubbock Preston Smith International P S 454,408 475,767 -4.49%
WP MP GSN Saipan Francisco C. Ada/Saipan International P S 448,177 411,735 8.85%
NM MT BZN Bozeman Bozeman Yellowstone International P S 442,788 434,038 2.02%
NM OR EUG Eugene Mahlon Sweet Field P S 434,095 407,124 6.62%
GL ND FAR Fargo Hector International P S 403,786 369,969 9.14%
SO FL EYW Key West Key West International P S 403,021 370,637 8.74%
SW LA BTR Baton Rouge

Baton Rouge Metropolitan, Ryan 
Field P S 401,035 406,318 -1.30%

GL MI FNT Flint Bishop International P S 398,132 412,326 -3.44%
SO NC ILM Wilmington Wilmington International P S 397,737 392,155 1.42%
SO FL ECP Panama City

Northwest Florida Beaches 
International P S 391,893 422,750 -7.30%

NM MT BIL Billings Billings Logan International P S 387,368 440,277 -12.02%
GL IL MLI Moline Quad City International P S 384,198 396,460 -3.09%
SW TX AMA Amarillo Rick Husband Amarillo International P S 370,589 389,284 -4.80%

71 Small Hubs  

SO MS GPT Gulfport Gulfport-Biloxi International P N 369,597 394,110 -6.22%
CE MO SGF Springfield Springfield-Branson National P N 368,752 364,689 1.11%
WP CA SBA Santa Barbara Santa Barbara Municipal P N 365,036 370,600 -1.50%
SO FL VPS Valparaiso Eglin AFB P N 353,953 373,542 -5.24%Amherst Hospitality, LLC 
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SW TX HRL Harlingen Valley International P N 347,829 375,472 -7.36%
SO NC AVL Asheville Asheville Regional P N 342,731 318,395 7.64%
SO FL TLH Tallahassee Tallahassee Regional P N 336,129 331,296 1.46%
SW TX MFE McAllen McAllen Miller International P N 335,483 327,615 2.40%
GL IN SBN South Bend South Bend International P N 329,403 299,592 9.95%
NM WA PSC Pasco Tri-Cities P N 327,419 329,833 -0.73%
AL AK JNU Juneau Juneau International P N 321,573 353,048 -8.92%
SW TX CRP Corpus Christi Corpus Christi International P N 317,667 313,969 1.18%
SO TN CHA Chattanooga Lovell Field P N 313,181 313,861 -0.22%
EA VA ROA Roanoke Roanoke Regional/Woodrum Field P N 310,295 315,877 -1.77%
NM OR MFR Medford Rogue Valley International - Medford P N 306,450 313,638 -2.29%
EA PA ABE Allentown Lehigh Valley International P N 301,969 350,066 -13.74%
NM MT MSO Missoula Missoula International P N 298,253 303,886 -1.85%
NM WY JAC Jackson Jackson Hole P N 295,719 274,343 7.79%
GL IN FWA Fort Wayne Fort Wayne International P N 294,968 280,732 5.07%
SO FL DAB Daytona Beach Daytona Beach International P N 293,843 290,144 1.27%
GL WI GRB Green Bay Austin Straubel International P N 293,703 282,973 3.79%
GL IL PIA Peoria

General Downing - Peoria 
International P N 291,147 286,507 1.62%

SO AL MOB Mobile Mobile Regional P N 287,661 277,432 3.69%
SW LA SHV Shreveport Shreveport Regional P N 279,897 276,460 1.24%
NE ME BGR Bangor Bangor International P N 265,245 302,610 -12.35%
EA VA PHF Newport News

Newport News/Williamsburg 
International P N 264,279 314,139 -15.87%

SO GA AGS Augusta Augusta Regional at Bush Field P N 261,079 271,740 -3.92%
GL SD RAP Rapid City Rapid City Regional P N 256,052 252,592 1.37%
EA WV CRW Charleston Yeager P N 250,509 272,901 -8.21%
GL WI ATW Appleton Outagamie County Regional P N 246,211 229,248 7.40%
SO NC FAY Fayetteville Fayetteville Regional/Grannis Field P N 244,345 255,406 -4.33%
GL ND BIS Bismarck Bismarck Municipal P N 238,929 239,018 -0.04%
NM OR RDM Redmond Roberts Field P N 236,303 229,736 2.86%
SW LA LFT Lafayette Lafayette Regional P N 233,498 226,504 3.09%
EA VA CHO

Charlottesville-
Albemarle Airport Charlottesville-Albemarle P N 231,148 230,097 0.46%

GL ND MOT Minot Minot International P N 220,787 222,188 -0.63%
GL MI LAN

Clinton (Township 
of) Capital Region International P N 216,925 200,836 8.01%

EA PA AVP Avoca Wilkes-Barre/Scranton International P N 216,536 222,060 -2.49%
GL IL BMI

Bloomington-
Normal Airport

Central IL Regional Airport at 
Bloomington-Normal P N 211,957 240,181 -11.75%

SO FL MLB Melbourne Melbourne International P N 211,702 215,300 -1.67%
NM CO GJT Grand Junction Grand Junction Regional P N 211,270 217,369 -2.81%
NM CO ASE Aspen Aspen-Pitkin County/Sardy Field P N 208,682 214,892 -2.89%
WP CA MRY Monterey Monterey Regional P N 205,838 196,268 4.88%
SO TN TRI

Bristol/Johnson/Kin
gsport Tri-Cities Regional TN/VA P N 204,402 206,904 -1.21%

SO PR BQN Aguadilla Rafael Hernandez P N 201,453 215,448 -6.50%
NM MT GPI Kalispell Glacier Park International P N 199,701 192,439 3.77%
SO FL GNV Gainesville Gainesville Regional P N 198,388 190,461 4.16%
SW TX GRK Killeen Robert Gray AAF P N 195,899 183,501 6.76%
NM CO DRO Durango Durango-La Plata County P N 192,797 186,567 3.34%
GL MI TVC Traverse City Cherry Capital P N 189,644 179,879 5.43%
NE MA ACK Nantucket Nantucket Memorial P N 184,618 179,128 3.06%Amherst Hospitality, LLC 
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SW LA AEX Alexandria Alexandria International P N 183,899 189,476 -2.94%
SO VI STX Christiansted Henry E Rohlsen P N 182,752 200,727 -8.95%
NM MT GTF Great Falls Great Falls International P N 182,390 186,790 -2.36%
SO FL PGD Punta Gorda Punta Gorda P N 171,121 99,897 71.30%
NM CO EGE Eagle Eagle County Regional P N 168,535 167,914 0.37%
SO NC OAJ Jacksonville Albert J Ellis P N 167,528 174,358 -3.92%
EA NY SWF Newburgh Stewart International P N 163,815 185,389 -11.64%
GL IN EVV Evansville Evansville Regional P N 161,279 164,767 -2.12%
SO AL MGM Montgomery

Montgomery Regional (Dannelly 
Field) P N 157,958 182,313 -13.36%

GL MN DLH Duluth Duluth International P N 155,455 158,569 -1.96%
AL AK BET Bethel Bethel P N 152,084 148,168 2.64%
EA NY PBG Plattsburgh Plattsburgh International P N 151,235 112,493 34.44%
GL ND GFK Grand Forks Grand Forks International P N 148,663 137,953 7.76%
EA NJ TTN Trenton Trenton Mercer P N 148,256 6,459 2195.34%
NM ID IDA Idaho Falls Idaho Falls Regional P N 147,073 160,456 -8.34%
WP CA BFL Bakersfield Meadows Field P N 143,175 152,456 -6.09%
CE NE LNK Lincoln Lincoln P N 138,787 135,085 2.74%
WP CA SBP San Luis Obispo San Luis County Regional P N 135,844 127,336 6.68%
EA PA UNV State College University Park P N 131,220 137,599 -4.64%
EA NY ELM Elmira Elmira/Corning Regional P N 129,749 145,243 -10.67%
GL MI AZO Kalamazoo Kalamazoo/Battle Creek International P N 129,211 127,517 1.33%
EA PA LBE Latrobe Arnold Palmer Regional P N 127,040 79,531 59.74%
WP AZ GCN Grand Canyon Grand Canyon National Park P N 126,364 336,716 -62.47%
GL WI CWA Mosinee Central Wisconsin P N 123,797 120,449 2.78%
SO NC EWN New Bern Coastal Carolina Regional P N 121,479 125,873 -3.49%
GL MI MBS Saginaw MBS International P N 120,689 134,801 -10.47%
SW LA MLU Monroe Monroe Regional P N 115,757 101,034 14.57%
WP CA STS Santa Rosa Charles M. Schulz - Sonoma County P N 113,083 105,728 6.96%
GL MN RST Rochester Rochester International P N 110,104 105,371 4.49%
SW TX LRD Laredo Laredo International P N 109,773 102,247 7.36%
WP AZ IFP Bullhead City Laughlin/Bullhead International P N 109,647 110,799 -1.04%
EA PA ERI Erie Erie International/Tom Ridge Field P N 109,520 109,185 0.31%
AL AK KTN Ketchikan Ketchikan International P N 109,433 103,136 6.11%
GL IL RFD Rockford Chicago/Rockford International P N 109,384 106,412 2.79%
WP NV BVU Boulder City Boulder City Municipal P N 103,972 200,400 -48.12%
EA NY ITH Ithaca Ithaca Tompkins Regional P N 103,722 119,608 -13.28%
SW TX BRO Brownsville

Brownsville/South Padre Island 
International P N 100,793 86,090 17.08%

AL AK ENA Kenai Kenai Municipal P N 99,821 99,955 -0.13%
EA NY IAG Niagara Falls Niagara Falls International P N 98,958 88,571 11.73%
EA WV HTS Huntington Tri-State/Milton J. Ferguson Field P N 98,752 105,548 -6.44%
NM WY CPR Casper Casper/Natrona County International P N 98,622 88,013 12.05%
NM MT HLN Helena Helena Regional P N 97,310 95,374 2.03%
GL ND ISN Williston Sloulin Field International P N 96,078 40,667 136.26%
EA NY BGM Binghamton

Greater Binghamton/Edwin A Link 
Field P N 95,210 105,494 -9.75%

SO PR PSE Ponce Mercedita P N 93,566 95,787 -2.32%
NM CO HDN Hayden Yampa Valley P N 92,184 99,969 -7.79%
GL WI LSE La Crosse La Crosse Municipal P N 90,297 97,321 -7.22%Amherst Hospitality, LLC 
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NE MA HYA Hyannis
Barnstable Municipal-
Boardman/Polando Field P N 88,055 95,717 -8.00%

SW TX CLL College Station Easterwood Field P N 87,409 70,551 23.89%
GL OH TOL Toledo Toledo Express P N 86,221 78,757 9.48%
SW TX TYR Tyler Tyler Pounds Regional P N 85,789 73,841 16.18%
GL IL CMI Savoy University of Illinois-Willard P N 84,853 86,408 -1.80%
NM CO MTJ Montrose Montrose Regional P N 84,579 75,296 12.33%
SW TX ABI Abilene Abilene Regional P N 82,758 74,523 11.05%
SW AR FSM Fort Smith Fort Smith Regional P N 82,742 84,751 -2.37%
AL AK ADQ Kodiak Kodiak P N 79,930 78,749 1.50%
WP AZ NYL Yuma Yuma MCAS/Yuma International P N 78,395 81,377 -3.66%
EA VA LYH Timberlake

Lynchburg Regional/Preston Glenn 
Field P N 77,795 79,889 -2.62%

WP CA SCK Stockton Stockton Metropolitan P N 71,757 63,149 13.63%
GL IL SPI Springfield Abraham Lincoln Capital P N 70,651 65,756 7.44%
AL AK SIT Sitka Sitka Rocky Gutierrez P N 67,989 68,222 -0.34%
SW NM SAF Santa Fe Santa Fe Municipal P N 65,845 47,847 37.62%
CE KS MHK Manhattan Manhattan Regional P N 65,683 69,038 -4.86%
SW LA LCH Lake Charles Lake Charles Regional P N 65,281 56,815 14.90%
WP HI MKK Kaunakakai Molokai P N 63,879 72,421 -11.79%
EA MD SBY Salisbury

Salisbury-Ocean City Wicomico 
Regional P N 62,670 76,372 -17.94%

SW TX ACT Waco Waco Regional P N 62,634 59,836 4.68%
SW TX SJT San Angelo San Angelo Regional/Mathis Field P N 62,296 56,301 10.65%
NM ID LWS Lewiston Lewiston-Nez Perce County P N 62,209 62,197 0.02%
AL AK OTZ Kotzebue Ralph Wien Memorial P N 61,274 63,032 -2.79%
SO NC PGV Greenville Pitt-Greenville P N 60,020 61,987 -3.17%
SO SC FLO Florence Florence Regional P N 59,894 67,745 -11.59%
WP AZ 1G4 Peach Springs Grand Canyon West P N 59,846 147,794 -59.51%
SO GA CSG Columbus Columbus P N 59,675 74,336 -19.72%
SO SC HXD Hilton Head Island Hilton Head P N 58,704 60,372 -2.76%
WP AZ FLG Flagstaff Flagstaff Pulliam P N 58,323 62,472 -6.64%
AL AK OME Nome Nome P N 58,020 59,807 -2.99%
CE NE GRI Grand Island Central Nebraska Regional P N 57,165 56,138 1.83%
NE MA MVY Vineyard Haven Martha's Vineyard P N 56,763 50,484 12.44%
WP CA ACV Arcata Arcata P N 56,682 61,705 -8.14%
SW OK LAW Lawton Lawton-Fort Sill Regional P N 55,526 55,678 -0.27%
NM UT SGU St. George St George Municipal P N 54,574 53,977 1.11%
NM WA YKM Yakima Yakima Air Terminal/McAllister Field P N 54,308 57,673 -5.83%
WP CA CRQ Carlsbad McClellan-Palomar P N 52,561 48,474 8.43%
EA DE ILG Wilmington New Castle P N 52,456 1,064 4830.08%
NM ID SUN Hailey Friedman Memorial P N 52,393 47,734 9.76%
NM WA EAT East Wenatchee Pangborn Memorial P N 52,051 51,347 1.37%
AL AK BRW Barrow Wiley Post-Will Rogers Memorial P N 51,568 43,673 18.08%
WP CA SMX Santa Maria

Santa Maria Public/Capt G Allan 
Hancock Field P N 51,395 44,737 14.88%

WP AS PPG Pago Pago Pago Pago International P N 49,479 49,213 0.54%
AL AK SCC Deadhorse Deadhorse P N 48,588 43,837 10.84%
SO AL DHN Dothan Dothan Regional P N 48,423 46,452 4.24%
SO PR VQS Vieques Antonio Rivera Rodriguez P N 47,737 56,266 -15.16%
GL OH YNG Youngstown Youngstown-Warren Regional P N 47,518 40,102 18.49%Amherst Hospitality, LLC 
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WP HI LNY Lanai City Lanai P N 47,323 45,692 3.57%
CE MO COU Columbia Columbia Regional P N 45,714 41,573 9.96%
SW TX SPS Wichita Falls

Sheppard AFB/Wichita Falls 
Municipal P N 45,298 38,836 16.64%

GL MI SAW Gwinn Sawyer International P N 42,335 38,302 10.53%
SO MS GTR Columbus Golden Triangle Regional P N 41,140 38,856 5.88%
NM WA PUW Pullman Pullman/Moscow Regional P N 40,759 38,547 5.74%
AL AK HOM Homer Homer P N 37,705 39,167 -3.73%
NE CT HVN New Haven Tweed-New Haven P N 37,434 36,975 1.24%
SO GA VLD Valdosta Valdosta Regional P N 36,814 37,030 -0.58%
SW TX BPT Beaumont Jack Brooks Regional P N 35,790 5,571 542.43%
AL AK AKN King Salmon King Salmon P N 35,450 35,803 -0.99%
GL ND DIK Dickinson

Dickinson - Theodore Roosevelt 
Regional P N 34,979 23,729 47.41%

CE IA DBQ Dubuque Dubuque Regional P N 33,465 32,389 3.32%
NM WA ALW Walla Walla Walla Walla Regional P N 33,072 31,832 3.90%
SW AR TXK Texarkana Texarkana Regional-Webb Field P N 32,882 28,080 17.10%
SW NM ROW Roswell Roswell International Air Center P N 32,616 34,652 -5.88%
SO GA BQK Brunswick Brunswick Golden Isles P N 32,450 31,284 3.73%
SO GA ABY Albany Southwest Georgia Regional P N 31,276 33,494 -6.62%
NM WY COD Cody Yellowstone Regional P N 31,140 28,551 9.07%
WP CA MMH Mammoth Lakes Mammoth Yosemite P N 30,970 27,495 12.64%
NM CO GUC Gunnison Gunnison-Crested Butte Regional P N 30,780 31,181 -1.29%
NM UT PVU Provo Provo Municipal P N 30,090 29,755 1.13%
NM MT BTM Butte Bert Mooney P N 29,490 20,895 41.13%
NM WY GCC Gillette Gillette-Campbell County P N 29,130 32,714 -10.96%
NM ID TWF Twin Falls Joslin Field - Magic Valley Regional P N 28,601 26,059 9.75%
AL AK DUT Unalaska Unalaska P N 28,556 30,735 -7.09%
GL MI PLN Pellston

Pellston Regional Airport of Emmet 
County P N 27,281 24,864 9.72%

AL AK DLG Dillingham Dillingham P N 26,632 39,877 -33.21%
GL SD ABR Aberdeen Aberdeen Regional P N 25,567 24,822 3.00%
CE IA SUX Sioux City Sioux Gateway/Col. Bud Day Field P N 25,313 27,168 -6.83%
GL MI CMX Hancock Houghton County Memorial P N 25,312 25,545 -0.91%
WP AZ PGA Page Page Municipal P N 25,260 23,462 7.66%
WP CA RDD Redding Redding Municipal P N 24,875 29,175 -14.74%
CE KS GCK Garden City Garden City Regional P N 24,456 18,375 33.09%
NM WY RKS Rock Springs Rock Springs-Sweetwater County P N 24,279 28,270 -14.12%
NM ID PIH Arbon Valley Pocatello Regional P N 23,775 22,214 7.03%
EA PA IPT Williamsport Williamsport Regional P N 23,371 25,974 -10.02%
CE MO JLN Joplin Joplin Regional P N 23,329 24,489 -4.74%
GL MN BJI Bemidji Bemidji Regional P N 22,819 22,374 1.99%
GL MI CIU Sault Ste. Marie Chippewa County International P N 21,827 19,824 10.10%
SO KY OWB Owensboro Owensboro-Daviess County P N 21,751 30,795 -29.37%
GL WI EAU Eau Claire Chippewa Valley Regional P N 21,677 22,907 -5.37%
CE IA ALO Waterloo Waterloo Regional P N 20,984 19,522 7.49%
SW TX GGG Longview East Texas Regional P N 20,870 18,787 11.09%
SO KY PAH Paducah Barkley Regional P N 20,523 20,734 -1.02%
AL AK PSG Petersburg Petersburg James A Johnson P N 20,046 18,800 6.63%
EA VA SHD Weyers Cave Shenandoah Valley Regional P N 19,730 15,179 29.98%Amherst Hospitality, LLC 
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Source: CY 2013 ACAIS List of Commercial Service Airports based on CY2013 Enplanements June 20, 2014
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WP NV EKO Elko Elko Regional P N 19,510 33,310 -41.43%
GL WI RHI Rhinelander Rhinelander-Oneida County P N 18,819 11,119 69.25%
EA NY ART Watertown Watertown International P N 18,818 16,988 10.77%
GL MI MKG Muskegon Muskegon County P N 18,020 17,816 1.15%
GL OH LCK Columbus Rickenbacker International P N 17,765 6,513 172.76%
SO PR RVR Ceiba Jose Aponte De La Torre P N 17,733 28,673 -38.15%
SW NM HOB Hobbs Lea County Regional P N 17,246 17,111 0.79%
GL MI CVX Charlevoix Charlevoix Municipal P N 16,929 21,309 -20.55%
NM OR OTH North Bend Southwest Oregon Regional P N 16,864 18,283 -7.76%
WP CA CIC Chico Chico Municipal P N 16,835 19,269 -12.63%
GL MI APN Alpena Alpena County Regional P N 15,914 13,011 22.31%
GL MN STC St. Cloud St. Cloud Regional P N 15,842 973 1528.16%
GL MN INL International Falls Falls International P N 15,796 15,240 3.65%
AL AK CDV Cordova Merle K (Mudhole) Smith P N 15,772 16,061 -1.80%
NE ME RKD Rockland Knox County Regional P N 15,724 15,720 0.03%
GL MN BRD Brainerd Brainerd Lakes Regional P N 15,654 15,630 0.15%
NM UT OGD Ogden Ogden-Hinckley P N 15,523 4,290 261.84%
GL MI ESC Escanaba Delta County P N 15,110 13,480 12.09%
NM WA BFI Seattle

Boeing Field/King County 
International P N 14,941 23,078 -35.26%

GL SD PIR Pierre Pierre Regional P N 14,507 11,685 24.15%
AL AK ANI Aniak Aniak P N 14,334 15,220 -5.82%
SW NM FMN Farmington Four Corners Regional P N 14,263 16,337 -12.70%
AL AK GAL Galena Edward G. Pitka Sr P N 14,141 14,563 -2.90%
NM WY SHR Sheridan Sheridan County P N 14,126 12,889 9.60%
AL AK UNK Unalakleet Unalakleet P N 14,011 13,070 7.20%
AL AK KSM St Mary's St Mary's P N 13,949 12,711 9.74%
NM WY LAR Laramie Laramie Regional P N 13,733 8,131 68.90%
GL IL BLV Belleville Scott AFB/Midamerica P N 13,542 2,314 485.22%
NM OR LMT Klamath Falls Klamath Falls P N 13,443 15,237 -11.77%
NM WY RIW Riverton Riverton Regional P N 13,436 13,189 1.87%
AL AK VDZ Valdez Valdez Pioneer Field P N 13,318 16,087 -17.21%
NM UT CDC Cedar City Cedar City Regional P N 13,214 15,881 -16.79%
SO PR SIG San Juan Fernando Luis Ribas Dominicci P N 13,123 18,901 -30.57%
CE NE EAR Kearney Kearney Regional P N 13,096 12,480 4.94%
EA MD HGR Hagerstown

Hagerstown Regional-Richard A 
Henson Field P N 12,941 10,207 26.79%

NM WY CYS Cheyenne Cheyenne Regional/Jerry Olson Field P N 12,345 15,010 -17.75%
WP CA CEC Crescent City Jack McNamara Field P N 12,136 12,547 -3.28%
AL AK WRG Wrangell Wrangell P N 11,807 11,434 3.26%
GL MN HIB Hibbing Range Regional P N 11,669 11,921 -2.11%
NE ME PQI Presque Isle

Northern Maine Regional Airport at 
Presque Isle P N 11,488 12,412 -7.44%

WP CA MOD Modesto
Modesto City County-Harry Sham 
Field P N 11,310 14,741 -23.28%

NE MA PVC Provincetown Provincetown Municipal P N 11,288 11,580 -2.52%
GL MI IMT Iron Mountain Ford P N 11,271 8,755 28.74%
GL IL MWA Marion Williamson County Regional P N 11,241 11,411 -1.49%
NE NH LEB Lebanon Lebanon Municipal P N 10,953 10,191 7.48%
NE RI BID Block Island Block Island State P N 10,865 10,841 0.22%
EA WV CKB Clarksburg North Central West Virginia P N 10,831 10,153 6.68%Amherst Hospitality, LLC 
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GL IL UIN Quincy Quincy Regional-Baldwin Field P N 10,679 10,165 5.06%
SO MS PIB Moselle Hattiesburg-Laurel Regional P N 10,633 13,857 -23.27%
NE ME BHB Bar Harbor Hancock County-Bar Harbor P N 10,625 10,006 6.19%
NE MA EWB New Bedford New Bedford Regional P N 10,604 12,256 -13.48%
AL AK HNH Hoonah Hoonah P N 10,468 9,564 9.45%
CE NE BFF Scottsbluff

Western Nebraska Regional/William 
B. Heilig Field P N 10,155 10,356 -1.94%

AL AK YAK Yakutat Yakutat P N 10,135 10,100 0.35%
AL AK HNS Haines Haines P N 10,106 10,093 0.13%
WP MP GRO Rota Island

Benjamin Taisacan Manglona 
International P N 10,092 13,206 -23.58%

AL AK GST Gustavus Gustavus P N 10,076 9,509 5.96%
EA WV MGW Morgantown

Morgantown Municipal-Walter L. Bill 
Hart Field P N 10,036 10,239 -1.98%

250 Nonhubs

384

Total Primary 

Airports 737,477,162
NE RI WST Westerly Westerly State CS

Non
e 9,995 10,067 -0.72%

GL IN GYY Gary Gary/Chicago International CS
Non
e 9,745 11,443 -14.84%

NE NH PSM Portsmouth Portsmouth International at Pease CS
Non
e 9,586 13,517 -29.08%

NM MT SDY Sidney Sidney-Richland Municipal CS
Non
e 9,451 11,858 -20.30%

CE KS FOE Topeka Forbes Field CS
Non
e 9,339 8,476 10.18%

CE NE LBF North Platte
North Platte Regional Airport Lee Bird 
Field CS

Non
e 9,278 11,210 -17.23%

CE KS HYS Hays Hays Regional CS
Non
e 8,726 10,381 -15.94%

EA WV LWB Lewisburg Greenbrier Valley CS
Non
e 8,666 10,849 -20.12%

AL AK CDB Cold Bay Cold Bay CS
Non
e 8,665 9,463 -8.43%

CE MO TBN
Fort Leonard 
Wood (U.S. Army)

Waynesville-St. Robert Regional 
Forney Field CS

Non
e 8,325 7,894 5.46%

EA WV PKB Parkersburg Mid-Ohio Valley Regional CS
Non
e 8,323 8,292 0.37%

AL AK ENM Emmonak Emmonak CS
Non
e 8,268 9,854 -16.09%

NM CO CEZ Cortez Cortez Municipal CS
Non
e 8,218 7,548 8.88%

NM UT VEL Vernal Vernal Regional CS
Non
e 8,203 7,370 11.30%

AL AK SGY Skagway Skagway CS
Non
e 8,050 7,532 6.88%

NE MA ORH Worcester Worcester Regional CS
Non
e 8,007 10,750 -25.52%

AL AK FYU Fort Yukon Fort Yukon CS
Non
e 7,441 7,948 -6.38%

AL AK AQH Quinhagak Quinhagak CS
Non
e 7,134 6,583 8.37%

NM CO ALS Alamosa
San Luis Valley Regional/Bergman 
Field CS

Non
e 6,983 6,959 0.34%

NM CO TEX Telluride Telluride Regional CS
Non
e 6,831 7,828 -12.74%

GL IL DEC Decatur Decatur CS
Non
e 6,827 7,753 -11.94%

NM CO PUB Pueblo Pueblo Memorial CS
Non
e 6,742 9,812 -31.29%

CE MO CGI Scott City Cape Girardeau Regional CS
Non
e 6,477 6,232 3.93%

CE IA BRL Burlington Southeast Iowa Regional CS
Non
e 6,439 7,887 -18.36%

SO MS TUP Tupelo Tupelo Regional CS
Non
e 6,376 8,191 -22.16%

CE KS LBL Liberal Liberal Mid-America Regional CS
Non
e 6,265 10,487 -40.26%

SO MS MEI Meridian Key Field CS
Non
e 6,236 14,432 -56.79%

AL AK MRI Anchorage Merrill Field CS
Non
e 6,187 20,163 -69.32%

EA PA JST Johnstown
John Murtha Johnstown-Cambria 
County CS

Non
e 6,186 6,986 -11.45%

AL AK IIK Kipnuk Kipnuk CS
Non
e 6,114 5,527 10.62%

CE MO IRK Kirksville Kirksville Regional CS
Non
e 5,917 5,744 3.01%

EA NY SLK Saranac Lake Adirondack Regional CS
Non
e 5,911 6,018 -1.78%

NE ME AUG Augusta Augusta State CS
Non
e 5,798 4,791 21.02%

CE KS DDC Dodge City Dodge City Regional CS
Non
e 5,789 6,155 -5.95%Amherst Hospitality, LLC 
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SO PR CPX Culebra Benjamin Rivera Noriega CS
Non
e 5,703 9,455 -39.68%

AL AK ILI Iliamna Iliamna CS
Non
e 5,688 7,036 -19.16%

SO PR MAZ Mayaguez Eugenio Maria De Hostos CS
Non
e 5,673 5,856 -3.13%

EA NY FRG North Babylon Republic CS
Non
e 5,547 7,752 -28.44%

EA NY OGS Ogdensburg Ogdensburg International CS
Non
e 5,392 5,033 7.13%

NM MT WYS West Yellowstone Yellowstone CS
Non
e 5,354 4,965 7.83%

NE VT RUT Rutland Rutland - Southern Vermont Regional CS
Non
e 5,321 5,916 -10.06%

WP MP TNI
Tinian 
(Municipality) Tinian International CS

Non
e 5,283 10,203 -48.22%

WP AZ PRC Prescott Ernest A. Love Field CS
Non
e 5,223 5,152 1.38%

AL AK OOK Toksook Bay Toksook Bay CS
Non
e 5,206 4,524 15.08%

AL AK VAK Chevak Chevak CS
Non
e 5,203 5,559 -6.40%

SW AR HRO Harrison Boone County CS
Non
e 5,123 5,347 -4.19%

EA PA DUJ Brookville Dubois Regional CS
Non
e 5,099 5,074 0.49%

AL AK Z09 Kasigluk Kasigluk CS
Non
e 5,089 4,804 5.93%

SW AR JBR Jonesboro Jonesboro Municipal CS
Non
e 4,864 4,730 2.83%

EA NY MSS Massena Massena International-Richards Field CS
Non
e 4,788 4,964 -3.55%

AL AK HPB Hooper Bay Hooper Bay CS
Non
e 4,783 5,368 -10.90%

AL AK PHO Point Hope Point Hope CS
Non
e 4,735 4,399 7.64%

AL AK MOU Mountain Village Mountain Village CS
Non
e 4,571 4,614 -0.93%

GL SD ATY Watertown Watertown Regional CS
Non
e 4,348 6,254 -30.48%

AL AK WLK Selawik Selawik CS
Non
e 4,336 5,135 -15.56%

AL AK MTM Metlakatla Metlakatla CS
Non
e 4,243 3,927 8.05%

NM UT CNY Moab Canyonlands Field CS
Non
e 4,236 7,955 -46.75%

AL AK D76 Noorvik Robert /Bob/ Curtis Memorial CS
Non
e 4,188 4,588 -8.72%

AL AK SCM Scammon Bay Scammon Bay CS
Non
e 4,178 4,021 3.90%

WP CA IYK Inyokern Inyokern CS
Non
e 4,133 7,024 -41.16%

NM OR PDT Pendleton
Eastern Oregon Regional at 
Pendleton CS

Non
e 4,105 5,066 -18.97%

SW AR ELD El Dorado
South Arkansas Regional at Goodwin 
Field CS

Non
e 4,091 3,059 33.74%

AL AK WTK Noatak Noatak CS
Non
e 4,088 4,721 -13.41%

AL AK CXF Coldfoot Coldfoot CS
Non
e 4,067 4,509 -9.80%

AL AK SDP Sand Point Sand Point CS
Non
e 3,976 3,984 -0.20%

AL AK AWI Wainwright Wainwright CS
Non
e 3,959 3,531 12.12%

AL AK EEK Eek Eek CS
Non
e 3,913 3,542 10.47%

AL AK DUY Kongiganak Kongiganak CS
Non
e 3,904 3,408 14.55%

AL AK KWT Kwethluk Kwethluk CS
Non
e 3,871 3,662 5.71%

EA WV BKW Beckley Raleigh County Memorial CS
Non
e 3,824 2,534 50.91%

AL AK SOV Seldovia Seldovia CS
Non
e 3,774 4,294 -12.11%

WP AZ SOW Show Low Show Low Regional CS
Non
e 3,759 3,852 -2.41%

EA PA AOO Altoona Altoona-Blair County CS
Non
e 3,701 3,256 13.67%

AL AK A61 Tuntutuliak Tuntutuliak CS
Non
e 3,665 3,610 1.52%

AL AK MCG McGrath McGrath CS
Non
e 3,658 4,671 -21.69%

AL AK 16A Nunapitchuk Nunapitchuk CS
Non
e 3,652 3,505 4.19%

AL AK AKP Anaktuvuk Pass Anaktuvuk Pass CS
Non
e 3,637 3,798 -4.24%

AL AK 2A9 Kotlik Kotlik CS
Non
e 3,622 3,740 -3.16%

AL AK GGV Kwigillingok Kwigillingok CS
Non
e 3,602 3,340 7.84%

WP CA VIS Visalia Visalia Municipal CS
Non
e 3,521 3,354 4.98%

AL AK IAN Kiana Bob Baker Memorial CS
Non
e 3,463 3,683 -5.97%Amherst Hospitality, LLC 
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AL AK CGA Craig Craig CS
Non
e 3,387 3,246 4.34%

EA NY JHW Jamestown Chautauqua County/Jamestown CS
Non
e 3,315 3,173 4.48%

AL AK GAM Gambell Gambell CS
Non
e 3,312 3,483 -4.91%

SW TX DRT Del Rio Del Rio International CS
Non
e 3,288 11,632 -71.73%

SW TX VCT Victoria Victoria Regional CS
Non
e 3,288 4,597 -28.48%

WP HI LUP Kalaupapa Kalaupapa CS
Non
e 3,205 3,186 0.60%

CE IA MCW Mason City Mason City Municipal CS
Non
e 3,188 6,029 -47.12%

AL AK BVK Buckland Buckland CS
Non
e 3,138 3,509 -10.57%

AL AK KLG Kalskag Kalskag CS
Non
e 3,127 3,506 -10.81%

AL AK 0AK Pilot Station Pilot Station CS
Non
e 3,123 3,172 -1.54%

AL AK SVA Savoonga Savoonga CS
Non
e 3,099 3,525 -12.09%

CE IA FOD Fort Dodge Fort Dodge Regional CS
Non
e 3,083 5,625 -45.19%

CE KS SLN Salina Salina Regional CS
Non
e 3,052 3,526 -13.44%

SO MS GLH Greenville Greenville Mid-Delta CS
Non
e 3,029 5,181 -41.54%

AL AK HLA Huslia Huslia CS
Non
e 3,012 2,948 2.17%

AL AK KVL Kivalina Kivalina CS
Non
e 2,975 3,337 -10.85%

AL AK Z13 Akiachak Akiachak CS
Non
e 2,928 3,135 -6.60%

SW AR HOT Hot Springs Memorial Field CS
Non
e 2,904 2,452 18.43%

AL AK 6R7 Old Harbor Old Harbor CS
Non
e 2,870 3,010 -4.65%

AL AK KVC King Cove King Cove CS
Non
e 2,829 2,306 22.68%

NM WY WRL Worland Worland Municipal CS
Non
e 2,818 2,795 0.82%

AL AK TAL Tanana Ralph M Calhoun Memorial CS
Non
e 2,811 2,897 -2.97%

AL AK MDM Marshall Marshall Don Hunter Sr CS
Non
e 2,786 2,879 -3.23%

SO TN MKL Jackson McKellar-Sipes Regional CS
Non
e 2,775 2,037 36.23%

AL AK EWU Newtok Newtok CS
Non
e 2,744 2,652 3.47%

NM CO FNL Loveland Fort Collins-Loveland Municipal CS
Non
e 2,725 34,817 -92.17%

AL AK KTB Thorne Bay Thorne Bay CS
Non
e 2,681 2,799 -4.22%

GL ND DVL Devils Lake Devils Lake Regional CS
Non
e 2,678 2,976 -10.01%

AL AK SNP Saint Paul Island St Paul Island CS
Non
e 2,676 2,987 -10.41%

WP CA IPL Imperial Imperial County CS
Non
e 2,660 5,491 -51.56%

AL AK TLT Tuluksak Tuluksak CS
Non
e 2,641 2,857 -7.56%

NM MT OLF Wolf Point L M Clayton CS
Non
e 2,630 2,987 -11.95%

SW NM CNM Carlsbad Cavern City Air Terminal CS
Non
e 2,600 2,776 -6.34%

WP CA MCE Merced Merced Regional/Macready Field CS
Non
e 2,580 3,724 -30.72%

GL MI IWD Ironwood Gogebic-Iron County CS
Non
e 2,515 2,532 -0.67%

AL AK 4A2 Atmautluak Atmautluak CS
Non
e 2,500 2,315 7.99%

117

NonHub 

Nonprimary  569,629
501

Commercial 

Service Airports 738,616,420
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Shopping Research 

Prepared for: 
Visit Buffalo Niagara 
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Shopping as an Attraction 

!  The Buffalo-Niagara Region is a major shopping destination for 
residents of Southern Ontario. 

!  Of the 11 to 12 million annual border crossings by Canadians via 
the region’s 4 international bridges over the past three years, 
approximately one-quarter have been for the specific purpose of 
shopping. 

!  In the past three years, Buffalo-Niagara welcomed about 3.1 
million Ontario shoppers annually: 

!  1.2 million per year on overnight trips (1 or more nights away from 
home) 

!  1.9 million a year on day trips 

6 
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Shoppers Do More Than Shop 

!  These shoppers make a substantial contribution to the regional economy: 
!  In 2011, we estimate that Ontario residents visiting on shopping trips spent 

$933 million in the Buffalo-Niagara area 

!  It must be pointed out that Ontarians also visit Buffalo-Niagara for many 
other reasons besides just shopping 

!  Not surprisingly, a lot of those expenditures ($398 million in 2011) are in 
the retail sector. 

!  Nonetheless, other sectors benefit from visiting shoppers as well, 
including: 

!  Local restaurants, where shoppers spent $174 million 
!  Gas stations and other businesses in the transportation sector ($149 million) 

!  Local attractions, recreational and sightseeing venues ($124 million) 
!  The lodging sector ($88 million) 
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Overnight Visitors 

!  Overnight visitors, although less numerous than day visitors, are more 
“valuable”, spending considerably more per person in the area ($368 vs. 
$266) 

!  The typical Ontario shopper makes one overnight trip to Buffalo-Niagara 
each year 

!  Like the Ontario population, the Buffalo-Niagara region’s visitors are 
concentrated in the central and western parts of the Greater Toronto area 
– Metro Toronto, York Region and Mississauga: 

!  Relatively few shopping trips are originating  in the areas east of Toronto 

!  The peak period for overnight trips is during the summer; however, there 
are solid “shoulder seasons” in the spring and the fall, which would 
include the pre-Christmas period: 

!  Winter would be considered the low season 
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Overnight Visitors 

!  These visitors are skewed “middle class”, with a majority having 
household incomes in the $75,000 to $150,000 range. 

!  Relative to the population, they are also skewed: 
!  Slightly female 

!  Younger – most are under 45 
!  Larger households, with kids still at home 

!  Better educated 

!  Most overnight shopping trips to Buffalo-Niagara are planned and booked 
within a one month window prior to travel. 

!  The top information sources travelers consult to help them plan their trip 
include: 

!  The internet 

!  Hotels 
!  Travel agents 

!  Newspaper ads 
!  Newspaper travel section articles 9 
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Overnight Visitors 

!  The typical overnight stay in the area lasts 2 nights, including 1.3 
nights in Buffalo and 0.7 nights in Niagara Falls. 

!  The average travel party numbers approximately 3.1 people, 
consisting of 2.6 adults and 0.5 children: 

!  Apart from spouses, people are as likely to travel with friends as with 
children on these trips 

!  A fairly substantial number of overnight visitors travel in larger 
groups – 1 in 10 arrive via bus – but groups of friends or relatives 
traveling at the same time by car also frequently come to the region 

!  The top shopping destinations for overnight visitors are the 
Fashion Outlets of Niagara Falls and Walden Galleria, followed at 
some distance by the Boulevard Mall,  Downtown Buffalo/
Elmwood Village and Eastern Hills Mall. 
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Overnight Visitors 

!  Most visitors on overnight trips do more than just shop, although the list of 
diversions is not very extensive.  The top ones mentioned by more than1 
in 10 include: 

!  Dining out at a good restaurant 

!  Visiting a casino (more likely a Canadian casino than one on the U.S. side of 
the border) 

!  Nightclub/nightlife 

!  Cultural activities such as theater, art galleries, museums, etc. 

!  The average overnight visitor spent $368 per person in the Buffalo-
Niagara area in 2011. 

!  At $147 per capita, retail purchases accounted for 40% of the overnight 
visitor’s total expenditures. 

!  Spending on accommodations amounted to $76 per person. 

!  Overnight visitors on shopping trips also spent $61 on food and beverage, 
$41 on gasoline and other purchases in the transportation sector, and $43 
on recreational activities and attractions. 11 
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1

Roland, Matthew S.

From: Roland, Matthew S.
Sent: Thursday, May 08, 2014 5:18 PM
To: Roland, Matthew S.
Subject: FW: Lord Amherst Demo - Partial Permit

 

From: Pidgeon, William [mailto:BPIDGEON@amherst.ny.us]  
Sent: Tuesday, April 22, 2014 1:56 PM 
To: Dolpp, Nick M.; Baden, Ron J. 
Cc: Cameron, Rod; Meyers, Tim; Andrews, Rick; Bleichfeld, Rich; Albert, Mario; Trabert, Tom; Pidgeon, John 
Subject: RE: Lord Amherst Demo - Partial Permit 
 
Good Afternoon Nick and Ron, 
 
Based on the information that you emailed to our department today, let  this serve as official notice that you may begin 
the removal of interior finishes, construction materials, non‐loadbearing walls, etc., as 
shown on drawings D100 –D301 (with the exception of any existing structural construction) with the following 
conditions: 
 
1. Asbestos abatement must comply with State and Federal regulations. 
2. All fire protection equipment is to be maintained unless approved by this department’s Fire Safety Division . 
3. All exits from the interior of the building, to a safe location at the exterior, must be maintained free of any 
obstructions. 
4. Portable fire extinguishers must be located within the areas where work is being performed. 
5. Comply with the applicable provisions of Chapter 33 of the Building Code of NYS 2010 standard. 
6. Any temporary electrical or plumbing that must be performed must be by a Town licensed electrical & plumbing 
contractor and permits obtained. 
7. No removal of exiting structural construction or new work may be begin until the applicable permits have been 
issued. 
 
I suggest that you contact Tim Meyers, Sr. Code Enforcement Officer @ 631‐7079 or tmeyers@amherst.ny.us to 
schedule an on‐site meeting to review this phase of the project. 

Bill Pidgeon 
Town of Amherst 
Senior Code Enforcement Officer 
 

Amherst Hospitality, LLC 
#025 Michael Gibson 

USAdvisors.org
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#025 Michael Gibson 
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ID Task Name Duration Start Finish Predecessors

1 Hyatt Place Hotel - 5020 Main St. Amherst, NY 14226 312 days Fri 6/28/13 Mon 9/8/14
2
3 Mobilization to Site - Clearing & Set Up Trailer & Temp Power 4 days Fri 6/28/13 Wed 7/3/13
4 Set up SWPPP & Install Storm Water System 5 days Thu 7/4/13 Wed 7/10/13 3
5 Earthwork - Cuts & Fills -Grade Site 5 days Thu 7/11/13 Wed 7/17/13 4
6 Install Footers, Foundations, Piers Incl. Ex./BF 45 days Thu 7/4/13 Wed 9/4/13 3
7 Install Water Service & Sanitary Sewer 20 days Mon 11/4/13 Fri 11/29/13 6
8 Install Gas, Electrical, Empty Conduits 6 days Mon 12/2/13 Mon 12/9/13 7
9 Install stone subbase for all parking areas 5 days Tue 12/10/13 Mon 12/16/13 8

10 Install Noise Barrier & Retaining Wall System 60 days Mon 3/3/14 Fri 5/23/14 9
11 Install Site Concrete - Sidewalks & Curbing 5 days Tue 6/24/14 Mon 6/30/14 60
12 Fine Grade Site and Install Asphalt Binder 4 days Tue 7/1/14 Fri 7/4/14 11
13 Install Underground Plumbing & Electrical in Slab 20 days Thu 9/5/13 Wed 10/2/13 6
14 Pour Concrete Slab on Grade 3 days Mon 10/28/13 Wed 10/30/13 13
15 Erect Structural Steel 1st Floor 5 days Mon 10/7/13 Fri 10/11/13
16 Excavate, Form and Pour Pool 4 days Mon 10/14/13 Thu 10/17/13 15
17 Install CMU Block & Plank - 1st Floor 15 days Mon 10/14/13 Fri 11/1/13 15
18 Install CMU Block & Plank - 2nd Floor (Incls. Steel) 15 days Mon 11/4/13 Fri 11/22/13 17
19 Install CMU Block & Plank - 3rd Floor (Incls. Steel) 15 days Mon 11/25/13 Fri 12/13/13 18
20 Install CMU Block & Plank - 4th Floor (Incls. Steel) 15 days Mon 12/16/13 Fri 1/3/14 19
21 Install CMU Block  & Plank - 5th Floor (Incls. Steel) 15 days Mon 1/6/14 Fri 1/24/14 20
22 Install CMU Block & Plank - 6th Floor (Incls. Steel) 15 days Mon 1/27/14 Fri 2/14/14 21
23 Install Roofing Systems Upper & Low Roofs 8 days Mon 2/17/14 Wed 2/26/14 26SS+5 days,22
24 Install Temporary Heat & Cover 5 days Thu 2/27/14 Wed 3/5/14 23
25 Install Gypcrete Topping 1st through 6th Floors 8 days Wed 3/12/14 Fri 3/21/14 24FS+4 days
26 Install MS Framing, Sheathing, Blocking for Exterior Walls 55 days Mon 12/16/13 Fri 2/28/14 19
27 Install Brick & Cast Stone Pieces 1st through 6th floors 45 days Mon 3/3/14 Fri 5/2/14 26
28 Install Windows - EIFS Areas & Follow Brick Work 45 days Mon 3/3/14 Fri 5/2/14 26
29 Install EIFS System 20 days Wed 3/5/14 Tue 4/1/14 26FS+2 days
30 Install Curtain Wall Systems & Exterior Glass & Glazing 45 days Wed 3/5/14 Tue 5/6/14 26FS+2 days
31 install Metal Panel System 30 days Wed 3/5/14 Tue 4/15/14 26FS+2 days
32 Install Interior MS Framing, Sound Clips  & Dr. Frames 1st Flr. 17 days Mon 12/16/13 Tue 1/7/14 19
33 Install Rough M.E.P. & Fire Protection 1st Floor 12 days Mon 12/23/13 Tue 1/7/14 32SS+5 days
34 Install Permanent Power (National Grid) 7 days Thu 2/27/14 Fri 3/7/14 23
35 Install Elevators 45 days Mon 3/10/14 Fri 5/9/14 34
36 Install Interior MS Framing, Sound Clips  & Dr. Frames 2nd Flr. 12 days Wed 1/8/14 Thu 1/23/14 32
37 Install Rough M.E.P. & Fire Protection 2nd Floor 11 days Tue 1/14/14 Tue 1/28/14 36SS+4 days
38 Install Interior MS Framing, Sound Clips  & Dr. Frames 3rd Flr. 12 days Tue 1/14/14 Wed 1/29/14 36SS+4 days
39 Install Rough M.E.P. & Fire Protection 3rd Floor 11 days Mon 1/20/14 Mon 2/3/14 38SS+4 days
40 Install Interior MS Framing, Sound Clips  & Dr. Frames 4th Flr. 12 days Wed 2/5/14 Thu 2/20/14 38FS+4 days
41 Install Rough M.E.P. & Fire Protection 4th Floor 11 days Tue 2/11/14 Tue 2/25/14 40SS+4 days
42 Install Interior MS Framing, Sound Clips  & Dr. Frames 5th Flr. 12 days Tue 2/11/14 Wed 2/26/14 40SS+4 days
43 Install Rough M.E.P. & Fire Protection 5th Floor 11 days Mon 2/17/14 Mon 3/3/14 42SS+4 days
44 Install Interior MS Framing, Sound Clips  & Dr. Frames 6th Flr. 12 days Mon 2/17/14 Tue 3/4/14 42SS+4 days
45 Install Rough M.E.P. & Fire Protection 6th Floor 11 days Fri 2/21/14 Fri 3/7/14 44SS+4 days
46 Install Laundry Chute 5 days Mon 3/10/14 Fri 3/14/14 45
47 Install Building Insulation 1st through 6th floors. 25 days Fri 1/24/14 Thu 2/27/14 36
48 Hang & Finish Drywall 1st through 6th Floors 50 days Fri 2/28/14 Thu 5/8/14 47
49 Install Grid for ACT System 1st through 6th Flrs. 15 days Wed 3/19/14 Tue 4/8/14 48SS+13 days
50 Install all Kitchen Equipment & Hoods 20 days Fri 3/21/14 Thu 4/17/14 48SS+15 days
51 Install All Finish Trim and Fixtures all M.E.P. & Fire Protection 30 days Wed 3/26/14 Tue 5/6/14 48SS+18 days
52 Install Automatic Doors & Exterior Glass Doors 2 days Fri 4/18/14 Mon 4/21/14 50
53 Install Ceramic Tile 1st through 6th Floors 46 days Fri 3/21/14 Fri 5/23/14 48SS+15 days
54 Install Paint & VWC 1st through 6th Floors 35 days Fri 4/4/14 Thu 5/22/14 53SS+10 days
55 Hang Doors, Install Hardware & Elocks  1st through 6th Flrs 25 days Tue 4/22/14 Mon 5/26/14 54SS+12 days
56 Install all Guest Bath Specialties & Glass B/R Doors 15 days Tue 4/29/14 Mon 5/19/14 55SS+5 days
57 Drop Ceiling Tiles for ACT System 10 days Tue 5/6/14 Mon 5/19/14 55SS+10 days
58 Install Pool Room Equipment, Fill Pool & Get DOH Inspections 5 days Fri 6/6/14 Thu 6/12/14 48FS+20 days
59 Install all Millwork/Trim & Solid Surface (Granite) 25 days Mon 4/21/14 Fri 5/23/14 54SS+11 days
60 Install Carpet & Temp Protection 25 days Tue 5/20/14 Mon 6/23/14 57
61 Install Exterior Signage 5 days Tue 4/22/14 Mon 4/28/14 52
62 Install Irrigation System & Landscaping 20 days Mon 5/26/14 Fri 6/20/14 53
63 Install Asphalt Topping, Striping, Signage 6 days Mon 7/7/14 Mon 7/14/14 12
64 Install F.F.E. & Signage 1st through 6th Floors 45 days Tue 5/27/14 Mon 7/28/14 60SS+5 days
65 Punchlist 15 days Tue 7/29/14 Mon 8/18/14 64
66 Final Inspections & Obtain Certificate of Occupancy 6 days Tue 8/19/14 Tue 8/26/14 65
67 Franchise Inspections, On Site Training & Start-Up 8 days Wed 8/27/14 Fri 9/5/14 66
68 Guest Occupany 1 day Mon 9/8/14 Mon 9/8/14 67

7/3
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Iskalo Development Corp. Hyatt Place - Project Schedule

Preliminary Schedule Subject to Change. Page 1
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ID Task Name Duration Start Finish

1 Lord Amherst Hotel Renovation 261 days Mon 3/10/14 Mon 3/9/15

2 Bid Phase & Award Contracts 25 days Mon 3/10/14 Fri 4/11/14

3 20 Day Asbestos Abatement Notification 20 days Mon 4/7/14 Fri 5/2/14

4 Abatement - Asbestos (Includes Air Monitoring) - START WORK ON SITE 30 days Mon 5/5/14 Fri 6/13/14

5 Selective Demo All Areas 35 days Mon 5/26/14 Fri 7/11/14

6 Basement - Relocate columns - install new steel 15 days Wed 6/11/14 Tue 7/1/14

7 Basement Fitness Area Underground Plumbing 8 days Wed 7/2/14 Fri 7/11/14

8 Build Block Elevator Shaft 10 days Mon 7/14/14 Fri 7/25/14

9 Remove Old Roof and Install new roofing/fascias/soffits/gutters 20 days Mon 7/14/14 Fri 8/8/14

10 Sitework - Demo, Cuts & Fills, Lighting, Concrete, Paving, Irrigation, Landscaping 60 days Mon 7/14/14 Fri 10/3/14

11 Rough Framing Wood /Metal Stud  Sheathing (lobby, guestrooms, bsmt, exterior) 40 days Wed 7/23/14 Tue 9/16/14

12 Remove & Replace All Window Units 25 days Tue 7/22/14 Mon 8/25/14

13 Repair & Re-Point Exterior Brick Including Removals & In-Fills 15 days Tue 8/26/14 Mon 9/15/14

14 Remove and replace all exterior trim includes install new trim per plans 15 days Wed 9/17/14 Tue 10/7/14

15 M.E.P. Rough & firestopping (Incls. Replace Loop Piping) 35 days Mon 7/14/14 Fri 8/29/14

16 Sprinkler System Rough-In 35 days Mon 7/14/14 Fri 8/29/14

17 Rough Wiring for New Addressable Fire Alarm System 35 days Mon 7/14/14 Fri 8/29/14

18 Rough MEP Inspections 2 days Mon 9/1/14 Tue 9/2/14

19 Install Elevator 30 days Wed 9/3/14 Tue 10/14/14

20 Insulation in new & existing partitions & DW new walls (close walls) 12 days Wed 9/3/14 Thu 9/18/14

21 Hang & Finish All Drywall (Walls & Ceilings) 40 days Fri 9/19/14 Thu 11/13/14

22 Insulation at Attic Space 5 days Wed 9/3/14 Tue 9/9/14

23 Install new door frames 15 days Wed 9/17/14 Tue 10/7/14

24 Install Laundry Chute 3 days Fri 11/14/14 Tue 11/18/14

25 Spray all door frames & paint walls/ceilings 20 days Wed 10/8/14 Tue 11/4/14

26 Install VWC at all areas 20 days Wed 10/8/14 Tue 11/4/14

27 Install Ceramic Tile at Guest baths 30 days Fri 11/14/14 Thu 12/25/14

28 Install new toilets at guest baths 10 days Mon 11/24/14 Fri 12/5/14

29 Install bath vanities / granite / specialties in guest baths 20 days Fri 11/28/14 Thu 12/25/14

30 Install ceiling grid 10 days Wed 11/19/14 Tue 12/2/14

31 Above ceiling inspection 2 days Wed 12/3/14 Thu 12/4/14

32 Install new automatic doors 4 days Tue 12/9/14 Fri 12/12/14

33 Finish MEP & Fire Protection/Fire Alarm System (Install all fixtures/devices) 15 days Fri 12/5/14 Thu 12/25/14

34 Install shower doors 12 days Fri 12/26/14 Mon 1/12/15

35 Install carpet at guest rooms/common areas and hallways (last). 20 days Fri 12/26/14 Thu 1/22/15

36 Install all standing and running wood trim 20 days Fri 12/26/14 Thu 1/22/15

37 Install carpet protection 6 days Fri 1/23/15 Fri 1/30/15

38 Install new millwork & granite lobby/panty/breakfast/conf. rm. 15 days Fri 12/26/14 Thu 1/15/15

39 Install F.F. & E & Relocate Laundry Equipment 30 days Fri 1/16/15 Thu 2/26/15

40 Punchlist 15 days Fri 1/16/15 Thu 2/5/15

41 Final Inspections & Obtain Certificate of Occupancy 6 days Fri 2/27/15 Fri 3/6/15

42 Open for Guest Occupancy 1 day Mon 3/9/15 Mon 3/9/15

Feb Mar Apr May Jun Jul Aug Sep Oct Nov Dec Jan Feb Mar Apr
February March April May June July August Septemb October Novembe December January February March April
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Hyatt Place Hotel 
Development 

Budget

Lord Amherst 
Development 

Budget

Restaurant 
Development 

Budget

Total 
Development 

Budget Hard Cost Soft Cost FF&E

Hard 
Construction 

Cost

Hard 
Renovation 

Cost

Hyatt 
Place Soft 

Cost

Lord 
Amherst & 
Rest Soft 
Cost

Hyatt 
Place FF&E

Lord 
Amherst & 
Rest FF&E

Land Acquisition $2,250,000 $2,500,000 $825,000 $5,575,000 N N

Architects & Engineers $475,000 $506,846 $75,000 $1,056,846 N Y $475,000 $581,846

Construction Costs

General Conditions $865,387 $483,538 $2,000,000 $3,348,925 Y N $865,387 $2,483,538

Demolition & Abatement $568,957 $568,957 Y N $568,957

Site Utilities, Site Work, Paving, Concrete, Lighting $1,206,348 $545,711 $1,752,059 Y N $1,206,348 $545,711

Landscaping & Irrigation $132,040 $53,219 $185,259 Y N $132,040 $53,219

Noise Barrier $77,327 $77,327 Y N $77,327

Retaining Wall $140,448 $140,448 Y N $140,448

Fencing at Retaining Wall $32,649 $32,649 Y N $32,649

Flowable Fill ‐ Installed Under Foundation System $94,364 $94,364 Y N $94,364

Concrete Footers, Foundations, Piers & Slab on Grade (S.O.G.) $165,385 $82,010 $247,395 Y N $165,385 $82,010

Gypcrete Topping 2" $157,662 $157,662 Y N $157,662

Precast Hollow Core Plank (Floor System) $794,580 $794,580 Y N $794,580

Masonry ‐ CMU, Brick $1,127,688 $80,449 $1,208,137 Y N $1,127,688 $80,449

Masonry Materials ‐ Brick & Precast Stone Pieces $194,119 $194,119 Y N $194,119

Interior Granite & Vanity Tops $183,478 $183,478 Y N $183,478

Structural Steel $560,880 $143,264 $704,144 Y N $560,880 $143,264

Rough Carpentry ‐ Labor & Materials $117,420 $122,369 $239,789 Y N $117,420 $122,369

Finish Carpentry, Exterior Trim ‐ Labor & Materials $420,779 $420,779 Y N $420,779

Millwork (Common Area & Guest Rooms), Cabinetry, Solid Surfac $432,801 $163,009 $595,810 Y N $432,801 $163,009

Insulation $62,307 $91,074 $153,381 Y N $62,307 $91,074

Spray on Fireproofing $64,692 $64,692 Y N $64,692

Roofing ‐ Shingles, EPDM, Hatches, Ladders, Copings $198,258 $244,685 $442,943 Y N $198,258 $244,685

Sealants & Caulking $30,819 $30,819 Y N $30,819

Doors, Frams, Hardware ‐ Labor & Materials $417,058 $392,408 $809,466 Y N $417,058 $392,408

Electronic Locks $62,130 $50,415 $112,545 Y N $62,130 $50,415

Operable Partitions $39,913 $39,913 Y N $39,913

Automatic Doors $15,201 $17,819 $33,020 Y N $15,201 $17,819

Windows ‐ Labor & Materials $1,255,368 $232,861 $1,488,229 Y N $1,255,368 $232,861

E.I.F.S. $120,840 $120,840 Y N $120,840

Metal Stud Framing, Drywall, ACT Ceilings, Sound Clips $1,419,300 $447,669 $1,866,969 Y N $1,419,300 $447,669

Flooring: Ceramic Tile, Carpet, Resilient, Epoxy $541,044 $342,612 $883,656 Y N $541,044 $342,612

Painting & VWC ‐ Labor & Materials $210,900 $189,459 $400,359 Y N $210,900 $189,459

Specialties (Guest Bath & Common Area Bath) $103,968 $27,058 $131,026 Y N $103,968 $27,058

Interior & Exterior Building Signage $67,295 $67,295 Y N $67,295

Swimming Pool Repairs & Deck Replacement $145,350 $50,526 $195,876 Y N $145,350 $50,526

Linen Chute $13,395 $5,543 $18,938 Y N $13,395 $5,543

Elevator $271,320 $79,722 $351,042 Y N $271,320 $79,722

Fire Protection (Sprinkler) $180,120 $123,658 $303,778 Y N $180,120 $123,658

HVAC $1,431,162 $949,637 $2,380,799 Y N $1,431,162 $949,637

Plumbing & Shower Doors $848,445 $503,055 $1,351,500 Y N $848,445 $503,055

Electrical, Lighting, Cabling, Fire Alarm System $1,513,526 $864,059 $2,377,585 Y N $1,513,526 $864,059

Final Cleaning $35,997 $35,997 Y N $35,997

Subtotal $15,013,395 $7,593,154 $2,000,000 $24,606,549
FF&E

Guestroom FF&E $1,264,661 $971,200 $2,235,861 N N FF&E $1,264,661 $971,200

Guestroom OS & E (Operating Supplies & Equipment) $127,918 $110,000 $237,918 N N FF&E $127,918 $110,000

Corridor FF&E $93,795 $93,795 N N FF&E $93,795

Public Areas, Meeting Rooms & Gallery FFE & OSE $231,810 $231,810 N N FF&E $231,810

Installation of FF&E $219,514 $75,400 $294,914 Y N $219,514 $75,400

Freight for FF&E $178,850 $178,850 N N FF&E $178,850

Technology (Phone System, Computers, Software, TVs) $344,690 $72,100 $416,790 N N FF&E $344,690 $72,100

Kitchen & Café/Bar Equipment $162,941 $162,941 N N FF&E $162,941

Commercial Laundry & HSKP OS&E $67,007 $67,007 N N FF&E $67,007

Fitness Center Equipment and OS&E $26,686 $25,900 $52,586 N N FF&E $26,686 $25,900

Developer's Budget Projections EB‐5 Economic Analysis Categorization

Iskalo Hospitality Campus 
Development Budget

Iskalo Hospitality Campus Development Budget Detail 9/10/2014 Page 1Amherst Hospitality, LLC 
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Hyatt Place Hotel 
Development 

Budget

Lord Amherst 
Development 

Budget

Restaurant 
Development 

Budget

Total 
Development 

Budget Hard Cost Soft Cost FF&E

Hard 
Construction 

Cost

Hard 
Renovation 

Cost

Hyatt 
Place Soft 

Cost

Lord 
Amherst & 
Rest Soft 
Cost

Hyatt 
Place FF&E

Lord 
Amherst & 
Rest FF&E

Developer's Budget Projections EB‐5 Economic Analysis Categorization

Iskalo Hospitality Campus 
Development Budget

Maintenance Shop $8,459 $8,459 N N FF&E $8,459

Misc (Van, Uniforms/Shoes, Pool Furniture, Break Rm Furn.) $72,814 $315,400 $388,214 N N FF&E $72,814 $315,400

Carpet & Pad $87,215 $87,215 Y N $87,215

Vinyl Wall Covering & Adhesive $42,224 $42,224 Y N $42,224

Ice Machines $21,416 $21,416 N N FF&E $21,416

Subtotal $2,950,000 $1,570,000 $4,520,000
Legal, Closing, AIDA Fee and Title $480,000 $135,000 $60,000 $675,000 N Y $480,000 $195,000

Appraisal, Environmental & Inspections $25,000 $15,000 $5,000 $45,000 N Y $25,000 $20,000

Bank Fees $180,000 $50,000 $10,000 $240,000 N Y $180,000 $60,000

Developer Fee $1,100,000 $630,000 $100,000 $1,830,000 Y N $1,100,000 $730,000

Interest Reserve $540,000 $300,000 $840,000 N Y $540,000 $300,000

Total Project Cost $23,013,395 $13,300,000 $3,075,000 $39,388,395 $16,462,348 $10,398,554 $1,700,000 $1,156,846 $2,601,047 $1,494,600

Iskalo Hospitality Campus Development Budget Detail 9/10/2014 Page 2Amherst Hospitality, LLC 
#025 Michael Gibson 
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VALUATION REPORT 
 
 
PROPOSED AMHERST HYATT PLACE 
5020 Main Street 
Amherst, Erie County, NY  14221 
CBRE, Inc. File No. 13-047NY-1660 
Client Reference No. 13-001212-02  

Adam Alessi, MAI 
Chief Appraiser and Environmental Risk Officer 
FIRST NIAGRA BANK, N.A. 
726 Exchange Street, 9th Floor 
Buffalo, NY  14210 
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VA L U A T I O N  &  A D V I S O RY  S E R V I C E S  

 
 

One Penn Plaza, Suite 1835 
New York, NY 10119 

 
T  (212) 207-6104 
F  (212) 207-6069 

 
www.cbre.com 

 
September 30, 2013 
 
 
 
Adam Alessi, MAI 
Chief Appraiser and Environmental Risk Officer 
FIRST NIAGRA BANK, N.A. 
726 Exchange Street, 9th Floor 
Buffalo, NY  14210 
 
 
RE: Appraisal of Proposed Amherst Hyatt Place 
 5020 Main Street 
 Amherst, Erie County, NY 
 CBRE File No 13-047NY-1660 
 Client Reference No 13-001212-02 
 

Dear Mr. Alessi: 

At your request and authorization, CBRE, Inc. has prepared an appraisal of the market value of the 
referenced property.  Our analysis is presented in the following Self Contained Appraisal Report. 

The subject is a proposed 137-room select service property currently under construction and expected 
to open in October 2014.  The proposed hotel will be situated on a hospitality campus owned by the 
same ownership group that is developing the subject property and includes the Lord Amherst Hotel, 
an economy motor lodge that is open and operational, and a full-service restaurant with banquet 
facilities that was recently closed. The hospitality campus is situated on a 6.2-acre site in Amherst, Erie 
County, NY, and the subject occupies 3.3-acres of the campus. The site is located immediately west 
of Interstate 290, and is highly visible from that thoroughfare.  The under construction property is to 
be operated as a Hyatt Place facility.  The site is zoned for hotel development, and the developer’s 
have received entitlements and all necessary approvals and permits to begin construction.  The subject 
is more fully described, legally and physically, within the enclosed report. 

The subject is under construction with the foundation complete and several of the first floor walls 
erected at the time of inspection, and is not stabilized.  Therefore, we have also estimated the at 
completion of construction and at stabilized operation values. 

Based on the analysis contained in the following report, the market value of the subject is concluded 
as follows: 

Amherst Hospitality, LLC 
#025 Michael Gibson 
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MARKET VALUE CONCLUSION

Appraisal Premise Interest Appraised Date of Value Exposure Time Value Conclusion

As Is Fee Simple September 23, 2013 9-12 months $4,000,000 

As Complete Fee Simple October 1, 2014 9-12 months $23,500,000 

As Stabilized Fee Simple October 1, 2016 9-12 months $25,900,000 

Compiled by CBRE

 

The opinion(s) of market value include the contributory value of the furniture, fixtures, and equipment 
and are based on the assumption the hotel is open and will remain operational. 

This report assumes that the subject will maintain a Hyatt Place affiliation.  If the subject does not 
maintain a similar affiliation, it could have an impact on our concluded opinion(s) of market value. 

This appraisal assumes that prior to commencing operations (the date of completion), an adequate 
and appropriate pre-opening sales and marketing program was implemented. 

Extraordinary Assumptions: The prospective values in this report assume that the subject's construction 
will be completed in the time period indicated and according to the type and quality indicated. Should 
estimates vary then we reserve the right of amend the value conclusions accordingly. It is also 
assumed that the site is free of environmental contamination. 

There are no hypothetical conditions associated with this analysis. 

Data, information, and calculations leading to the value conclusion are incorporated in the report 
following this letter.  The report, in its entirety, including all assumptions and limiting conditions, is an 
integral part of, and inseparable from, this letter. 

The following appraisal sets forth the most pertinent data gathered, the techniques employed, and the 
reasoning leading to the opinion of value.  The analyses, opinions and conclusions were developed 
based on, and this report has been prepared in conformance with, our interpretation of the guidelines 
and recommendations set forth in the Uniform Standards of Professional Appraisal Practice (USPAP), 
the requirements of the Code of Professional Ethics and Standards of Professional Appraisal Practice 
of the Appraisal Institute.  It also conforms to Title XI Regulations and the Financial Institutions Reform, 
Recovery, and Enforcement Act of 1989 (FIRREA) updated in 1994 and further updated by the 
Interagency Appraisal and Evaluation Guidelines promulgated in 2010. 

The intended use and user of our report are specifically identified in our report as agreed upon in our 
contract for services and/or reliance language found in the report.  No other use or user of the report 
is permitted by any other party for any other purpose.  Dissemination of this report by any party to 
non-client, non-intended users does not extend reliance to any other party and CBRE will not be 
responsible for unauthorized use of the report, its conclusions or contents used partially or in its 
entirety.   

It has been a pleasure to assist you in this assignment.  If you have any questions concerning the 
analysis, or if CBRE can be of further service, please contact us. 
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CERTIFICATION OF THE APPRAISAL 

We certify to the best of our knowledge and belief: 

1. The statements of fact contained in this report are true and correct. 

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

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

4. Our engagement in this assignment was not contingent upon developing or reporting 
predetermined results. 

5. Our compensation for completing this assignment is not contingent upon the development or 
reporting of a predetermined value or direction in value that favors the cause of the client, the 
amount of the value opinion, the attainment of a stipulated result, or the occurrence of a 
subsequent event directly related to the intended use of this appraisal. 

6. This appraisal assignment was not based upon a requested minimum valuation, a specific 
valuation, or the approval of a loan. 

7. Our analyses, opinions, and conclusions were developed, and this report has been prepared, in 
conformity with the Uniform Standards of Professional Appraisal, as well as the requirements of 
the State of NY.  

8. The reported analyses, opinions, and conclusions were developed, and this report has been 
prepared, in conformity with the requirements of the Code of Professional Ethics and Standards of 
Professional Appraisal Practice of the Appraisal Institute. 

9. The use of this report is subject to the requirements of the Appraisal Institute relating to review by 
its duly authorized representatives. 

10. As of the date of this report, Jeffrey Mayer has not and Edward R. Eschmann, MAI and Helene 
Jacobson, MAI have completed the continuing education program of the Appraisal Institute. 

11. As of the date of this report, Jeffrey Mayer has not completed the Standards and Ethics Education 
Requirement of the Appraisal Institute for Associate Members.   

12. Jeffrey Mayer and Edward R. Eschmann, MAI have, and Helene Jocobson, MAI has not made a 
personal inspection of the property that is the subject of this report. 

13. No one provided significant real property appraisal assistance to the persons signing this report.   

14. Valuation & Advisory Services operates as an independent economic entity within CBRE.  Although 
employees of other CBRE divisions may be contacted as a part of our routine market research 
investigations, absolute client confidentiality and privacy are maintained at all times with regard to 
this assignment without conflict of interest. 

15. Jeffrey Mayer, Edward R. Eschmann, MAI, and Helene Jacobson, MAI have not provided any 
services, as an appraiser or in any other capacity, regarding the property that is the subject of this 
report within the three-year period immediately preceding acceptance of this assignment. 
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SUBJECT PHOTOGRAPHS 

 

AERIAL VIEW – SUBJECT SITE INDICATED BY ARROW 
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CURRENT VIEW OF SITE 
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TYPICAL VIEW OF A HYATT HOUSE (NOT THE SUBJECT) 
 

 

TYPICAL VIEW OF HYATT HOUSE LOBBY (NOT THE SUBJECT) 
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VIEW OF TYPICAL GUESTROOM (NOT THE SUBJECT) 
 

 

VIEW OF TYPICAL RESTAURANT (GALLERY - NOT THE SUBJECT) 
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VIEW OF A TYPICAL BAR AND MARKET (GRAB-N-GO - NOT THE SUBJECT) 
 

 

GROUND FLOOR FLOORPLAN 
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FLOORPLAN OF TYPICAL GUESTROOM FLOOR 
 

 

Amherst Hospitality, LLC 
#025 Michael Gibson 

USAdvisors.org



PROPOSED AMHERST HYATT PLACE | SUMMARY OF SALIENT FACTS 

ix 
 

SUMMARY OF SALIENT FACTS 

Property Name

Location

Assessor’s Parcel Number

Highest and Best Use

As Though Vacant

As Improved

Property Rights Appraised

Land Area 3.30 AC 143,748 SF

Improvements

Number of Buildings

Number of Stories

Gross Building Area

Number of Rooms 137 

Restaurant/Lounge

Meeting Space

Property Amenities

Year Built

Condition

Estimated Exposure Time

Financial Indicators

Projected Year 1 Occupancy 69.0%

Stabilized Occupancy 75.0%

Estimated Stabilization Oct-16

Projected Year 1 Average Daily Rate $137.87 

Stabilized Average Daily Rate $157.63 

Projected Inflation Rates ADR Expenses

Year 1 4.0% 3.0%

Year 2 3.5% 3.0%

Year 3 3.0% 3.0%

Stabilized 3.0% 3.0%

Going-In Capitalization Rate 9.00%

Terminal Capitalization Rate 9.50%

Discount Rate 11.00%

Part of 80.06-7-9.111

6

1

9 - 12 months

Excellent

2014

Gallery Menu & Market

Restaurant, lounge, indoor pool, fitness 

center, business center, market pantry, 

meeting space

5020 Main Street, Williamsville, NY

Yes - 3 rooms

88,711 SF

Proposed Amherst Hyatt Place

Fee Simple

Hotel

Hotel
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Year 1 Operating Data Total Per Room

Total Revenue $5,001,359 $36,506 

Operating Expenses $3,223,796 $23,531 

Expense Ratio 64.46%

Net Operating Income (EBITDA) $1,777,562 $12,975 

Stabilized Operating Data - Year 3 Total Per Room

Total Revenue $6,189,139 $45,176 

Operating Expenses $3,833,194 $27,980 

Expense Ratio 61.93%

Net Operating Income (EBITDA) $2,355,944 $17,197 

VALUATION PREMISE DATE OF VALUE TOTAL PER ROOM

As Is Analysis September 23, 2013

Land Value $4,000,000 

As Complete Analysis October 1, 2014

Cost Approach $25,300,000 $184,672 

Sales Comparison Approach N/A N/A

Income Capitalization Approach $23,500,000 $171,533 

As Stabilized Analysis October 1, 2016

Income Capitalization Approach $25,900,000 $189,051 

Insurable Value $17,900,000 $130,657 

CONCLUDED MARKET VALUE

Appraisal Premise Interest Appraised Date of Value Value

As Is Fee Simple September 23, 2013 $4,000,000 

As Complete Fee Simple October 1, 2014 $23,500,000 

As Stabilized Fee Simple October 1, 2016 $25,900,000 

Compiled by CBRE
 

The opinion(s) of market value include the contributory value of the furniture, fixtures, and equipment 

and are based on the assumption the hotel is open and will remain operational. 

This report assumes that the subject will maintain a Hyatt Place affiliation.  If the subject does not 

maintain a similar affiliation, it could have an impact on our concluded opinion(s) of market value. 

This appraisal assumes that prior to commencing operations (the date of completion), an adequate 

and appropriate pre-opening sales and marketing program was implemented. 

STRENGTHS, WEAKNESSES, OPPORTUNITIES AND THREATS (SWOT) 

Strengths and weaknesses are internal to the subject; opportunities & threats are external to the 
subject 
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STRENGTHS 

 The subject’s location proximate to several leisure and corporate demand generators 
including Main Street business parks, event venues, the University of Buffalo – North Campus, 
Buffalo International Airport, Walden Galleria Mall and other Main Street retail; 

 The subject’s access to I-90 and I-290; 
 The subject will have ample parking space; 
 The subject will be adjacent to a full service restaurant and banquet facility at the Lord 

Amherst Hotel; 
 The subject will be newly built with a scheduled opening for October 2014; 
 

WEAKNESSES 

 The subject’s brand is less known than other brands within its competitive set in other markets; 
 

OPPORTUNITIES 

 Disposable income within a 1-mile radius of the subject is considered above average for the 
MSA; 

 Steady supply of well-educated workers; 
 Create consumer and industry awareness of product; 
 

THREATS 

 Decreasing local population; 
 Low barriers to entry. 

 

EXTRAORDINARY ASSUMPTIONS 

An extraordinary assumption is defined as “an assumption directly related to a specific assignment, 

which, if found to be false, could alter the appraiser’s opinions or conclusions.  Extraordinary 

assumptions presume as fact otherwise uncertain information about physical, legal, or economic 

characteristics of the subject property; or about conditions external to the property such as market 

conditions or trends; or about the integrity of data used in an analysis.”  
1
 

 Extraordinary Assumptions: The prospective values in this report assume that the subject's 

construction will be completed in the time period indicated and according to the type and 

quality indicated. Should estimates vary then we reserve the right of amend the value 

conclusions accordingly. It is also assumed that the site is free of environmental 

contamination. 

HYPOTHETICAL CONDITIONS 

A hypothetical condition is defined as “that which is contrary to what exists but is supposed for the 

purpose of analysis.  Hypothetical conditions assume conditions contrary to known facts about 

                                              

1
 Appraisal Institute, The Dictionary of Real Estate Appraisal, 5th ed. (Chicago: Appraisal Institute, 2010), 73. 
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physical, legal, or economic characteristics of the subject property; or about conditions external to the 

property, such as market conditions or trends; or about the integrity of data used in an analysis.”  2 

 There are no hypothetical conditions associated with this analysis. 

                                              

2
 Dictionary of Real Estate Appraisal, 97. 
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INTRODUCTION 

PROPERTY IDENTIFICATION 

The subject is a proposed 137-room select service property currently under construction and expected 

to open in October 2014.  The proposed hotel will be situated on a hospitality campus owned by the 

same ownership group that is developing the subject property and includes the Lord Amherst Hotel, 

an economy motor lodge that is open and operational, and a full-service restaurant with banquet 

facilities that was recently closed. The hospitality campus is situated on a 6.2-acre site in Amherst, Erie 

County, NY, and the subject occupies 3.3-acres of the campus. The site is located immediately west 

of Interstate 290, and is highly visible from that thoroughfare.  The under construction property is to 

be operated as a Hyatt Place facility.  The subject’s street address is 5020 Main Street.   

OWNERSHIP AND PROPERTY HISTORY 

The subject property will be situated on a site that was excess land behind the Lord Amherst Hotel.  

The site was acquired by the Iskalo Development Corporation from the Genrich Family as part of the 

Lord Amherst Hotel sale.  The Lord Amherst Hotel has an attached restaurant that until its closing in 

August 2013 was operated by a third party known as the Sonoma Grille.  The operator of the 

restaurant had an option in his lease that if the property sold he would have a “right of first refusal” at 

the exact terms of the purchase agreement.  The restaurant operator sold the right of first refusal 

option to Iskalo Development Corporation for a reported price of $500,000 in early 2011.  In May of 

2011, the Genrich Family reached an agreement to sell the hotel and the excess land to a different 

development group, at which point Iskalo Development Corp. exercised its right of first refusal option 

and purchased the property for the contracted price of $3,500,000, bringing the total acquisition 

price to $4,000,000 not including closing and legal costs.  Iskalo Development legally separated the 

land into two parcels for tax purposes, one for the Lord Amherst Hotel and one for the subject 

property, ascribing a value of $2,200,000 to the subject site.  That value represents the land and 

added value of entitlements for hotel development.  We confirmed the parcel separation with local 

sources, but were unable to support the value allocation. 

The contract price of $3,500,000 appears to have been arm’s length and reasonable based upon 

interviews with the subject ownership.  To the best of our knowledge, there has been no other 

ownership transfer of the property during the previous three years.  

PREMISE OF THE APPRAISAL/RELEVANT DATES 

The following table illustrates the various dates associated with the valuation of the subject, the 

valuation premise(s) and the rights appraised for each premise/date: 
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PREMISE OF THE APPRAISAL/RELEVANT DATES

Date of Report: September 30, 2013

Date of Inspection: September 23, 2013

Dates of Value

As Is September 23, 2013

As Complete October 1, 2014

As Stabilized October 1, 2016

Compiled by CBRE
 

PURPOSE OF THE APPRAISAL 

The purpose of this appraisal is to estimate the market value of the subject property.  The current 

economic definition agreed upon by agencies that regulate federal financial institutions in the U.S. 

(and used herein) is as follows: 

The most probable price which a property should bring in a competitive and open market under all 

conditions requisite to a fair sale, the buyer and seller each acting prudently and knowledgeably, and 

assuming the price is not affected by undue stimulus.  Implicit in this definition is the consummation of 

a sale as of a specified date and the passing of title from seller to buyer under conditions whereby: 

1. buyer and seller are typically motivated; 
2. both parties are well informed or well advised, and acting in what they consider their own best 

interests; 
3. a reasonable time is allowed for exposure in the open market; 
4. payment is made in terms of cash in U.S. dollars or in terms of financial arrangements 

comparable thereto; and 
5. the price represents the normal consideration for the property sold unaffected by special or 

creative financing or sales concessions granted by anyone associated with the sale. 3 

TERMS AND DEFINITIONS 

The Glossary of Terms in the Addenda provides definitions for terms that are, and may be used in this 

appraisal. 

INTENDED USE OF REPORT 

This appraisal is to be used for loan underwriting and/or credit decisions by First Niagara Bank 

and/or its participants, and no other use is permitted. 

                                              

3
 Office of Comptroller of the Currency (OCC), 12 CFR Part 34, Subpart C – Appraisals, 34.42 (g); Office of Thrift 

Supervision (OTS), 12 CFR 564.2 (g); Appraisal Institute, The Dictionary of Real Estate Appraisal, 4th ed. (Chicago: Appraisal 
Institute, 2002), 177-178.  This is also compatible with the RTC, FDIC, FRS and NCUA definitions of market value as well as 
the updated Interagency Appraisal and Evaluation Guidelines promulgated in 2010. 
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INTENDED USER OF REPORT 

This appraisal is to be used by First Niagara Bank and participants as part of a structured financing 

package in which First Niagara Bank is the agent (Note: First Niagara Bank and M&T Bank will be 

participants), and no other user may rely on our report unless as specifically indicated in the report. 

Intended Users - the intended user is the person (or entity) who the appraiser intends will 
use the results of the appraisal.  The client may provide the appraiser with information 
about other potential users of the appraisal, but the appraiser ultimately determines who 
the appropriate users are given the appraisal problem to be solved.  Identifying the 
intended users is necessary so that the appraiser can report the opinions and conclusions 
developed in the appraisal in a manner that is clear and understandable to the intended 
users.  Parties who receive or might receive a copy of the appraisal are not necessarily 
intended users.  The appraiser’s responsibility is to the intended users identified in the 

report, not to all readers of the appraisal report. 
4
 

SCOPE OF WORK 

The scope of the assignment relates to the extent and manner in which research is conducted, data is 

gathered and analysis is applied, all based upon the following problem-identifying factors stated 

elsewhere in this report: 

 Client 
 Intended use 
 Intended user 
 Type of opinion 
 Effective date of opinion 
 Relevant characteristics about the subject 
 Assignment conditions 

This appraisal of the subject has been presented in the form of a Self-Contained Appraisal Report, 

which is intended to comply with the reporting requirements set forth under Standards Rule 2-2(a) of 

USPAP.  That is, this report incorporates, to the fullest extent possible, practical explanation of the 

data, reasoning and analysis that were used to develop the opinion of value.  This report also includes 

thorough descriptions of the subject and the market for the property type.  CBRE completed the 

following steps for this assignment: 

                                              

4
 Appraisal Institute, The Appraisal of Real Estate, 13th ed. (Chicago: Appraisal Institute, 2008), 132. 
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Data Resources Utilized in the Analysis 

RESOURCE VERIFICATION

Site Data Source/Verification:

Size Site Plans

Improved Data Source/Verification:

Gross Size/Rooms Property Management

Net Size/Rooms Property Management

Area Breakdown/Use Property Management

No. Bldgs. Property Management

Seating Capacity Property Management

Parking Spaces Property Management

YOC Property Management

Economic Data Source/Verification:

Deferred Maintenance: Property Management

Building Costs: Property Management

Income Data: Property Management

Expense Data: Property Management

Compiled by CBRE
 

Extent to Which the Property is Identified 

CBRE collected the relevant information about the subject from the owner (or representatives), public 

records and through an inspection of the subject.   The property was identified through its postal 

address, assessor’s records, legal description and title report.  Economic characteristics of the subject 

were identified via an analysis of budgeted average daily room rate and occupancy analysis, market 

mix analysis, and proforma operating statements. 

Extent to Which the Property is Inspected 

The subject is currently under construction with foundation work complete and several of the first floor 

walls erected. The site was personally inspected. The details of the proposed improvements were 

obtained from the developer’s project description. 

Type and Extent of the Data Researched 

CBRE reviewed the micro and/or macro market environments with respect to physical and economic 

factors relevant to the valuation process.  This process included interviews with regional and/or local 

market participants, available published data, and other various resources.  CBRE also conducted 

regional and/or local research with respect to applicable tax data, zoning requirements, flood zone 

status, demographics, income and expense data, and comparable listing, sale and comparable hotel 

market information. 
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Type and Extent of Analysis Applied 

CBRE analyzed the data gathered through the use of appropriate and accepted appraisal 

methodology to arrive at a probable value indication via each applicable approach to value.  

Approaches to value used include Cost Approach and Income Capitalization Approach.  The steps 

required to complete each approach are discussed in the Methodology Section.  CBRE then correlated 

and reconciled the results into a reasonable and defensible value conclusion, as defined herein.  A 

reasonable exposure time and marketing time associated with the value estimate presented has also 

been concluded. 

SPECIAL APPRAISAL INSTRUCTIONS 

There have been no special appraisal instructions for this assignment. 

EXPOSURE/MARKETING TIME 

Current appraisal guidelines require an estimate of a reasonable time period in which the subject 

could be brought to market and sold.  This reasonable time frame can either be examined historically 

or prospectively.  In a historical analysis, this is referred to as exposure time.  Exposure time always 

precedes the date of value, with the underlying premise being the time a property would have been on 

the market prior to the date of value, such that it would sell at its appraised value as of the date of 

value.  On a prospective basis, the term marketing time is most often used.  The exposure/marketing 

time is a function of price, time, and use.  It is not an isolated estimate of time alone.  In consideration 

of these factors, we have analyzed the following: 

 exposure periods for comparable sales used in this appraisal; 
 marketing time information from the PwC Real Estate Investor Survey; and 
 the opinions of market participants. 

The information derived from these sources is presented as follows: 

EXPOSURE TIME INFORMATION

Exposure Time (Months)

Investment Type Range Average

Comparable Sales Data 3.0 - 9.0 6.0

PwC Survey:  1st Qtr. 2013

Luxury 2.0 - 20.0 8.0

Full Service 3.0 - 24.0 9.1

Limited Service 2.0 - 12.0 7.7

Select Service 2.0 - 12.0 6.9

CBRE Estimate

Source:  PwC Real Estate Investment Survey

9-12 months
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An exposure/marketing time of 9-12 months or less would be considered reasonable for the subject.  

This reflects current economic conditions, current real estate investment market conditions, the terms 

and availability of financing for real estate acquisitions, and property and market-specific factors.  It 

assumes that the subject is (or has been) actively and professionally marketed.  The 

marketing/exposure time would apply to all valuation premises included in this report. 
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AREA ANALYSIS 

 

LOCATION 

The subject property is located in the town of Amherst, which is part of the Buffalo-Niagara Falls, NY 

MSA.  The Buffalo-Niagara Falls MSA is comprised of Erie and Niagara counties, which together 

contain roughly 35 towns.  

POPULATION 

The following statistics are available through the U.S. Census Bureau.  Projections are based upon the 

2010 census, and are applied to an urban growth simulation model.  Historical population statistics 

for Erie County, the Buffalo-Niagara Falls MSA, and the state of New York are summarized as follows: 
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Population

2018 Population 914,933   1,129,291   19,851,333 

2013 Population 916,395   1,131,755   19,560,723 

2010 Population 919,040   1,135,509   19,378,102 

2000 Population 950,263   1,170,109   18,976,447 

Growth 2013 - 2018 -0.03% -0.04% 0.30%

Growth 2000 - 2013 -0.02% -0.03% 0.07%

Growth 1990 - 2000 -0.33% -0.30% 0.21%

Households

2018 Households 387,014   478,263      7,544,449   

2013 Households 384,769   475,653      7,408,730   

2010 Households 383,164   473,720      7,317,755   

2000 Households 380,871   468,718      7,056,878   

Growth 2013 - 2018 0.12% 0.11% 0.36%

Growth 2000 - 2013 0.03% 0.03% 0.10%

Growth 1990 - 2000 0.06% 0.11% 0.36%

2013 Median HH Inc $47,543 $47,194 $55,221

2013 Estimated Average Household Income $63,203 $62,505 $81,625

2013 Estimated Per Capita Income $26,537 $26,270 $30,916

2013 Median Value of all Owner-Occ HUs $126,272 $121,995 $261,873

Age 25+ College Graduates - 2010 187,099   218,039      4,320,611   

Age 25+ Percent College Graduates - 2013 29.7% 28.0% 32.4%

Source:  Claritas

Erie

Buffalo-

Niagara 

Falls, Ny 

Metro

New York

SELECTED AREA DEMOGRAPHICS

 

The information above shows a slightly declining trend of the population within the Buffalo MSA and 

for Erie County. Between 2000 and 2013, the population in the county decreased by .02%, while the 

MSA’s population declined by .03%.  The number of households has been recently increasing for the 

past two decades in Erie County and is expected to continue this trend into the future. The number of 

households in both the MSA and Erie County are not projected to be affected by the declining 

population.  The population and the number of households within Erie County and the Buffalo-

Niagara Falls MSA are expected to continue to underperform the state over the next five years. 

TRANSPORTATION 

An extensive transportation network serves the subject’s area.  The major roadways that provide 

access to the county include the New York Throughway, Interstates 90, 190 & 290 (I-90, I-190 & I-

290), The Skyway (Route 5), and Route 33.  Interstate 90 is a major Federal highway that originates in 

Boston, Massachusetts, and passes through Syracuse, Albany, and just south of Rochester New York 

before reaching Buffalo.  This Interstate also traverses across country ending up in Seattle, 

Washington.  Interstates 190 and 290 are extensions off I-90 designed to traverse around the city of 

Buffalo.  Interstate 190 is located around the western edge of the city and I-290 traverses along the 

eastern edge of the city.  The Skyway (Route 5) traverses along Lake Erie from the City of Buffalo to 

the western border of Pennsylvania.  Route 33 provides convenient access from the City of Buffalo to 
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the Greater Buffalo International Airport.  The subject property is located less than one mile from I-90 

and within two miles from I-190. 

Air transportation is available to the region by the Greater Buffalo International Airport, approximately 

6 miles east of Buffalo’s central business district.  Rail transportation is provided to the county by the 

Niagara Frontier Transportation Authority (NFTA).  Amtrak provides passenger rail service as well.  

Further, as the nearby City of Buffalo is situated at the eastern edge of Lake Erie, just south of Niagara 

River, the city of Buffalo is an attractive shipping port.  NFTA-Metro provides bus service throughout 

the subject county.  An NFTA-Metro bus stop is located at the subject property, which is located along 

the Broadway Route (Route #4). 

EMPLOYMENT 

The following chart outlines total employment and the composition of the different employment 

industries in the Buffalo-Niagara Falls area.  The figures shown below reflect the historical 

employment between 2002 and 2012. 

Avg. Ann. Total %

Industry 2002 2003 2004 2005 2006 2007 2008 2009 2010 2011 2012 Growth Change

Goods Producing 92.1 87.6 86.2 83.4 82.0 79.9 78.2 69.7 68.5 71.6 70.8 -2.31% -23.13%

Construction 20.5 19.9 20.5 20.0 20.1 20.0 20.7 19.4 18.9 20.1 19.5 -0.49% -4.88%

Manufacturing 71.6 67.7 65.7 63.4 61.9 59.9 57.5 50.3 49.6 51.5 51.3 -2.84% -28.35%

Service Producing 455.6 457.7 461.9 463.5 464.3 476.8 474.1 468.2 469.8 471.1 476.3 0.45% 4.54%

Trade, Transportation & Utilities 104.7 102.7 102.5 103.4 102.8 103.6 103.0 98.5 97.8 98.2 100.6 -0.39% -3.92%

Information 10.6 9.9 9.8 9.6 9.1 8.5 8.5 8.2 7.8 7.6 7.7 -2.74% -27.36%

Financial Activities 33.2 33.9 34.2 34.4 34.8 33.4 32.8 31.5 30.5 31.4 32.0 -0.36% -3.61%

Prof. & Business Services 62.5 63.4 65.1 66.6 68.4 79.0 72.6 70.8 71.6 72.0 73.5 1.76% 17.60%

Educational & Health Services 81.6 83.0 84.7 85.1 85.3 85.6 87.7 89.3 91.2 91.6 92.3 1.31% 13.11%

Leisure & Hospitality 47.2 47.0 47.4 47.7 47.6 49.1 50.2 50.2 52.5 52.7 55.1 1.67% 16.74%

Other Services 23.1 23.0 23.1 22.9 22.9 23.3 23.9 24.1 23.4 23.2 23.3 0.09% 0.87%

Government 92.7 94.8 95.1 93.8 93.4 94.3 95.4 95.6 95.0 94.4 91.8 -0.10% -0.97%

Total Employment 547.7 545.3 548.1 546.9 546.3 556.7 552.3 537.9 538.3 542.7 547.1 -0.01% -0.11%

Employment Change

Goods Producing 1234.8% -4.9% -1.6% -3.2% -1.7% -2.6% -2.1% -10.9% -1.7% 4.5%

Service Producing 1201.7% 0.5% 0.9% 0.3% 0.2% 2.7% -0.6% -1.2% 0.3% 0.3%

Total Employment 1207.2% -0.4% 0.5% -0.2% -0.1% 1.9% -0.8% -2.6% 0.1% 0.8%

Source: US Bureau of Labor Statistics

ANNUAL EMPLOYMENT BY INDUSTRY

BUFFALO-NIAGARA FALLS, NY 2002-2012 (000's)

 

The table presented above indicates that annual employment in the area has declined by 0.01% per 

year during the period between 2002 and 2012.  Employment fell sharply in 2009 as national 

economic conditions worsened.  The area is predominantly a service oriented economy, with just over 

87.0% of the current employment within the services producing sector.  Between 2002 and 2012, the 

services producing sectors experienced average annual growth of 0.45%, while the goods producing 

sectors declined by an annual average of 2.31%.  As indicated by these figures, increases in the 

services sectors have not been able to offset declines in the goods producing sectors of the economy.  

This trend is expected to continue as technological breakthroughs continue to occur, thus reducing the 
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amount of labor required in many fields.  Many manufacturing jobs are also being exported to other 

regions in the nation and the world.  

The following table illustrates the employment character of the Buffalo-Niagara Falls MSA, with the 

majority of the population holding Government, Educational & Health services, and Trade, 

Transportation, & Public Utilities related jobs. 

July 2012 to 2013 Comparison - Not Seasonally Adjusted

BUFFALO-NIAGARA FALLS, NY MSA

Average Employment Average Employment

INDUSTRY July 2012 (000's) SHARE July 2013 (000's)*** SHARE CHANGE

Construction and Mining 21.5 4.0% 20.9 3.8% -2.8%

Manufacturing 51.7 9.5% 50.8 9.2% -1.7%

T.T.C.P.U.* 100.1 18.4% 101.1 18.4% 1.0%

Information 7.8 1.4% 7.4 1.3% -5.1%

F.I.R.E.** 32.5 6.0% 32.5 5.9% 0.0%

Professional & Business Services 75.4 13.9% 77.2 14.0% 2.4%

Educational & Health Services 88.4 16.2% 91.9 16.7% 4.0%

Leisure & Hospitality 56.1 10.3% 59.7 10.8% 6.4%

Other Services 23.4 4.3% 23.6 4.3% 0.9%

Government 87.3 16.0% 85.7 15.6% -1.8%

TOTALS 544.2 100.0% 550.8 100.0% 1.2%

* Trade,Transportation, & Public Utilities

**  Finance/Insurance/Real Estate

*** Preliminary

NON-AGRICULTURAL INSURED EMPLOYMENT BY MAJOR INDUSTRY DIVISION

Source: NYS Departmet of Labor; Compiled by CBRE, Inc.  

The following chart summarizes the current and historical unemployment rates for the Buffalo-Niagara 

Falls MSA and New York State. 
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Year

Buffalo-

Niagra New York US

Jul-13 7.4% 7.6% 7.7%

Jul-12 8.9% 8.9% 8.6%

2012 8.5% 8.5% 8.1%

2011 8.0% 8.2% 8.9%

2010 8.5% 8.6% 9.6%

2009 8.4% 8.3% 9.3%

2008 5.9% 5.4% 5.8%

2007 4.9% 4.6% 4.6%

2006 5.1% 4.6% 4.6%

2005 5.3% 5.0% 5.1%

2004 5.8% 5.8% 5.5%

2003 5.9% 6.4% 6.0%

2002 5.6% 6.2% 5.8%

2001 4.9% 4.9% 4.7%

2000 4.3% 4.5% 4.0%

Source: Bureau of Labor Statistics

Compiled by CBRE, Inc.

HISTORICAL UNEMPLOYMENT RATE 

COMPARISON BY MSA, STATE, and US

 

The most recent monthly unemployment data indicates an increase over the same time period of the 

prior year.  Unemployment rates rose dramatically in 2009 due to the national recession and are slow 

to show improvements the following years.  The current unemployment rate in the Buffalo Metro is 

slightly lower than the State and the nation. 

ECONOMY.COM 

Moody’s Economy.com provides the following Buffalo, NY metro area economic summary as of May-

13.  The full Moody’s Economy.com report is presented in the Addenda. 
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BUFFALO, NY - ECONOMIC ANALYSIS

Indicators 2006 2007 2008 2009 2010 2011 2012 2013 2014 2015 2016 2017

Gross Metro Product (C$B) 55.3 55.5 55.1 53.6 55.5 55.8 55.7 56.4 57.4 59.5 61.3 62.7

% Change 3.1 0.4 -0.8 -2.7 3.6 0.5 -0.1 1.2 1.7 3.7 3.0 2.3

Total Employment (000) 546.1 547.7 552.5 538.0 537.9 543.2 547.7 551.7 556.8 570.3 581.1 586.2

% Change -0.1 0.3 0.9 -2.6 0.0 1.0 0.8 0.7 0.9 2.4 1.9 0.9

Unemployment Rate 5.1 4.9 5.9 8.4 8.5 8.1 8.5 8.4 7.9 6.8 6.2 5.8

Personal Income Growth 5.2 6.2 4.8 -1.5 4.2 4.4 2.2 2.7 5.6 7.4 6.9 5.1

Population (000) 1,141.7 1,137.7 1,136.4 1,135.4 1,135.6 1,135.5 1,134.2 1,132.2 1,130.6 1,128.8 1,127.0 1,125.4

Single-Family Permits 1,473.0 1,388.0 1,017.0 993.0 1,037.0 790.0 898.6 1,158.4 1,842.7 2,225.6 2,237.5 2,017.5

Multifamily Permits 550.0 544.0 527.0 374.0 461.0 525.0 781.3 819.7 841.2 793.5 667.7 577.5

Existing-Home Price ($Ths) 98.4 102.6 106.2 111.1 120.7 118.5 126.6 137.5 144.2 149.4 153.0 157.5

Mortgage Originations ($Mil) 2,685.7 2,743.1 2,172.4 2,985.3 2,138.6 3,250.2 4,115.0 3,219.8 2,815.1 2,891.0 3,000.2 3,534.7

Net Migration (000) -6.6 -4.4 -2.0 -1.6 -0.3 0.2 -1.1 -2.6 -2.4 -3.0 -3.0 -2.9

Personal Bankruptcies 3,222.0 4,048.0 4,241.0 4,578.0 4,236.0 3,436.0 3,061.0 2,564.6 2,244.9 2,350.5 2,455.7 2,859.9

Source:  Moody's Economy.com  

RECENT PERFORMANCE 

Buffalo's road to a full recovery has been made more difficult by local government fiscal problems and 

renewed weakness in manufacturing. The private sector has recouped nearly all of the jobs lost during 

the recession, but cuts in federal and local government payrolls are holding back a full labor market 

recovery. Consumer and tourism-related industries are doing the best along with healthcare and 

education; financial services are the sore thumb of the service sector. 

Export growth is picking up again despite the strengthening of the U.S. dollar against the Canadian 

dollar, but this has not yet led to much job growth in trade-related industries. The housing market is 

doing fine: Prices are appreciating slowly and foreclosures are not much of an issue. 

FINANCE 

Buffalo's financial services industry will grow in fits and starts over the next year. The metro area is the 

banking hub of western New York, and First Niagara's purchase of HSBC branches throughout the 

region has prompted consolidation in the industry. Bank of America will close a mortgage processing 

office in Buffalo, laying off about 1,300 workers. M&T Bank has agreed to take over the lease and 

hire about 600 of the 1,300 workers. Still, the cutbacks will partially offset Geico's plans to add 1,000 

employees at its local headquarters in 2013. 

Finance has become a more important specialization of Buffalo over the last couple years, but this is 

likely a temporary phenomenon; longer term, population declines in western New York may force a 

downsizing there as the industry becomes too saturated for the shrinking population. 

TOURISM 

Leisure/hospitality, retail and trade, particularly with Canada, have been the backbones of the 

recovery to date, and these industries will continue to drive growth this year and next. The exchange 

rate with the Canadian dollar is expected to turn more favorable for cross-border shopping and trade 
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over the near term. In addition, with air travel becoming more expensive and less convenient, Niagara 

Falls is an attractive drive-to option. Buffalo also hopes to attract more international visitors as a result 

of the federally funded nonprofit Brand USA tourism campaign, which will include the region as one 

of its targeted markets. 

ALL IN 

Buffalo's casinos are also a draw and a newly agreed-to pact with the Seneca nation will allow the 

state and Buffalo-area cities to collect back revenue payments. Governor Andrew Cuomo has also 

decided against locating any new private casinos in western New York. This is good for the Senecas, 

since it limits competition, but somewhat of a loss for the Buffalo economy, which would have 

benefited from the jobs a new casino brings. 

POTENTIAL 

The governor's new plan to create tax-free zones on and around SUNY campuses could stimulate 

greater private sector investment in Buffalo, which has the largest of the SUNY schools in the 

University at Buffalo. The investment would come at the expense of state tax revenue since the tax-free 

zones would exempt qualifying companies from paying any sales, property or corporate taxes for 10 

years and also workers from paying state income taxes. But if the plan works, the additional high-

paying, knowledge-based jobs would be a huge benefit to Buffalo, which has a disproportionate 

share of low-paying, low-skill jobs. 

CONCLUSION 

Buffalo's recovery will be slow but steady this year, and by early 2014 all of the jobs that were lost to 

the recession will have been recouped. Low-paying industries will contribute the most to growth in 

2013, just as they have since the recovery began, but Buffalo will outperform Syracuse and Rochester 

this year. Longer term, the metro area will lag other parts of the state because of a declining 

population base. 

 

 

 

Amherst Hospitality, LLC 
#025 Michael Gibson 

USAdvisors.org



PROPOSED AMHERST HYATT PLACE | NEIGHBORHOOD ANALYSIS 

14 
 

NEIGHBORHOOD ANALYSIS 

 
 

LOCATION 

The neighborhood is located in the Town of Amherst and is considered a suburban location.  The 

Town of Amherst is located in northwest Erie County, about 7 miles northeast of the Downtown Buffalo 

Central Business District and approximately 10 miles southeast of Niagara Falls. The town is located 

near the northern part of the county and borders a small section of the Erie Canal. The town is the 

largest and most populous suburb of Buffalo. The Town of Amherst was named the safest city in 

America for populations of 100,000-499,000, and the third safest city overall in the U.S. 

LAND USE 

Land uses within the subject neighborhood consist primarily of university, retail, lodging and single-

family residential developments. Other land uses in the area include recreation and open space 

(10.8%), commercial, agriculture, office, other medium and low density residential development, and 
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a large portion of vacant land. Vacant land accounts for approximately 18.9% of all land in the Town 

of Amherst, a good portion of which is public or University at Buffalo, SUNY owned, and much of 

which is zoned RD – Research and Development.  

The immediate area surrounding the subject consists primarily of retail shops both independent and 

franchised as well as municipal buildings, multi-family developments and single-family homes.  Main 

Street is considered a prime Amherst location given its access to major highways I-90 and I-290 and 

high traffic counts. 

Amherst is home to Millard Fillmore Suburban Hospital, a 201-bed facility opened in 1974 that is the 

area’s only major hospital. There are four primary institutions of higher education located in Amherst. 

The North Campus of the University at Buffalo, The State University of New York, University at Buffalo 

housing all of the University programs apart from architecture, planning, and medicine, Daemen 

College, and one of the three campuses of Erie Community College are located there. Bryant and 

Stratton offers two year programs. Canisius College, ITT Technical Institute and Medaille College all 

offer courses in Amherst as well. Outside of Amherst there are over 20 colleges located throughout 

the Western New York region. There are also three separate public school districts within the town. 

The Williamsville district is the largest and comprises the eastern half of the town along with portions 

of the Town of Clarence. The Amherst district is the southwestern portion of the town with its core in 

the Eggertsville and Snyder areas. The Sweet Home district is the northwestern portion of the town 

along with portions of the Town of Tonawanda, with its core in West Amherst and Getzville. Amherst 

also contains the Amherst Museum. 

The local Downtown area also includes the Buffalo Convention Center, HSBC Arena, Dunn Tire Park, 

Gold Medal flour plant, as well as a pedestrian-only main street complete with trolley to attract visitors 

to the local retail and architecture.  

GROWTH PATTERNS 

Manufacturing in the area has been on the decline for years, but this has given rise to the 

development of the service sector, which continues to grow and add jobs and consume office space in 

the vicinity. Service sectors experiencing growth in Amherst include finance and insurance, real estate 

and leasing, educational services and public administration. There are over twenty office and 

industrial parks in the Town of Amherst, the oldest of which, Audobon Industrial Park, dates back to 

1973. 

While acting as a secondary market, downtown Buffalo is the closest major market, and is 

experiencing continued growth and strength. Growth patterns have occurred primarily within 

downtown Buffalo and to the north, around the Niagara Falls area.  Main 1 HSBC Center, and its 

immediate area surrounding comprises predominantly new office development, including the 

480,000 SF, $86.3 million HealthNow facility, an affiliate of Blue Cross Blue Shield, just across I-
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190.  The main office area is located near The HSBC Center, the tallest building in the city of Buffalo.  

Most of the city’s municipal buildings reside in this area. The HSBC Center, to be renamed one 

Seneca Tower, is losing two of its major tenants, HSBC Bank and Philips Lytle LLC, which will leave the 

building more than 90% vacant by the end of 2013.  The attraction of the area has been spreading 

further north over the last few years.  10 and 50 Fountain Plaza (560 & 562-564 Main Street), are 10 

to 17-story buildings are situated within a desirable area within the city (Fountain Plaza) with 

approximately 617,750 rentable square feet.  These buildings have been a main attraction. Much of 

the lodging development is located in this immediate area as well, with the Hyatt Regency being 

located at Two Fountain Plaza and having an interior connection to the Buffalo Convention Center. 

The Hyatt recently completed a reported $10+ million renovation (approximately half of which was 

paid for by city/state funds as they felt it was a worthwhile investment in city infrastructure) which 

updated and revitalized the property. This update is in line with the city’s convention center sales 

team’s newly enhanced ability to increase its future bookings of city-wide conventions with 

associations, corporations and government agencies now able to book rooms at the city’s largest 

hotel, the Adam’s Mark.  

ACCESS 

The major roadways that provide access to the county include the New York Throughway, Interstates 

90, 190 & 290 (I-90, I-190 & I-290), The Skyway (Route 5), and Route 33.  Interstate 90 is a major 

Federal highway that originates in Boston, Massachusetts, and passes through Syracuse, Albany, and 

just south of Rochester New York before reaching Buffalo.  This Interstate also traverses across country 

ending up in Seattle, Washington.  Interstates 190 and 290 are extensions off I-90 designed to 

traverse around the city of Buffalo.  I-190 skirts around the western edge of the city and I-290 

traverses along the eastern edge of the city.  The Skyway (Route 5) traverses along Lake Erie from the 

City of Buffalo to the western border of Pennsylvania.  Route 33 provides convenient access from the 

City of Buffalo to the Greater Buffalo International Airport.  

Air transportation is available to the region by the Buffalo-Niagara International Airport, southeast of 

the subject property, a 10-mile or 15-minute drive.  Rail transportation is provided to the county by 

the Niagara Frontier Transportation Authority (NFTA) a metropolitan rail line with the nearest stop 

located to the east of the subject property along Main Street.  Amtrak provides passenger rail service 

as well with the nearest station on Dewey Street, 7 miles southeast of the subject property.  Further, as 

the City of Buffalo is situated at the eastern edge of Lake Erie, just south of Niagara River, Buffalo is 

an important shipping port.   

DEMOGRAPHICS 

Selected neighborhood demographics in a one-, three-, and five-mile radius from the subject are 

shown in the following table: 
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SELECTED NEIGHBORHOOD DEMOGRAPHICS

5020 Main Street

Williamsville, NY

Population Imported Fields from Demos Workbook

2018 Population 13,009 112,234 305,523

2013 Population 13,046 112,440 307,169

2010 Population 13,094 112,775 308,897

2000 Population 13,137 116,156 324,849

Growth 2013 - 2018 -0.06% -0.04% -0.11%

Growth 2010 - 2013 -0.12% -0.10% -0.19%

Growth 2000 - 2010 -0.03% -0.29% -0.50%

Households

2018 Households 5,772          47,629        129,435      

2013 Households 5,744          47,247        128,999      

2010 Households 5,727          46,941        128,641      

2000 Households 5,504          47,349        130,767      

Growth 2013 - 2018 0.10% 0.16% 0.07%

Growth 2010 - 2013 0.10% 0.22% 0.09%

Growth 2000 - 2010 0.40% -0.09% -0.16%

Income

2013 Median HH Inc $62,434 $48,731 $46,578

2013 Estimated Average Household Income $78,603 $64,549 $62,790

2013 Estimated Per Capita Income $34,605 $27,123 $26,369

Age 25+ College Graduates - 2010 4,963          28,026        70,555        

Age 25+ Percent College Graduates - 2013 41.0% 30.1% 27.2%

Source:  Claritas

 3 Mile 

Radius

 1 Mile 

Radius

 5 Mile 

Radius

 

CONCLUSION 

As shown in the previous chart, the population within the subject neighborhood has shown some 

declines since 1990 in the 1, 3- and 5-mile radii.  Also as shown, the median household income 

within a 1-mile radius is significantly higher than that in the surrounding 3 and 5-mile radii, indicating 

that the subject’s immediate location is one of the more high-end locations in the area. Given the 

high-end nature of the proposed development, the motive of the project is in line with the location. 

The outlook for the neighborhood population and number of households is for a continued decline 

over the next several years, which will reduce demand for residential properties.  Despite the declining 

population and household growth and increased competition due to hotel growth, hotel demand is 

expected to be positive. 
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HOTEL MARKET ANALYSIS 

NATIONAL OVERVIEW 

The national recovery in the lodging industry continued through 2012, and increases in RevPAR are 

anticipated in 2013. Investors perceive that current positive RevPAR growth will sustain the industry’s 

cyclical rebound, and the number of transactions for major urban core assets continues to attract 

interest from a myriad of national and overseas investors.  Despite these positive signs, there are still 

many broader economic reasons for concern.  While the economy continue to improve, the 

unemployment remains near eight percent (7.9 percent as of January 2013).  Further, the constant 

showmanship between the political parties casts a dark cloud over the recovery and leaves investors 

nervous.  Volatile gas prices could weigh heavily on travel, as families are less likely to spend 

disposable income on high air fares. Problems overseas, such as European and Japanese debt crises, 

as well as the fighting in the Middle East, could also have far-reaching consequences on the domestic 

front.  Despite these concerns, a number of established and public hotel centric investment entities, 

flush with low cost capital, are eager to find trophy assets in global markets.   Furthermore, the thaw 

in all types of hospitality lending is spreading, including construction financing for financially feasible 

deals that include real substantial equity invested behind debt.   

The transaction volume through 2012 remained flat relative to 2011 according to Real Capital 

Analytics (RCA). RCA estimates that hotel sales totaled $19.6 billion for the year.  Sales activity was 

relatively slow for first three quarters, but increased significantly in the 4th quarter and totaled $7.1 

billion.  A number of other highlights for 2012, as published by RCA, are indicated below:  

 New York, widely considered the leading market in the country, had roughly $2.2 billion in 
sales.  San Francisco and Los Angeles had the second and third highest transaction volume 
with roughly $972 million and $870 in sales, respectively.  Chicago and Washington D.C. 
were 4 and 5, with $803 and $802 million, respectively.    

 There were just over 2,100 hotel properties that sold for $2.5 million or more, the most since 

2006. 

 Sales of full-service hotels reached $14.0 billion, down 9% from 2011 volume. Sales of 
limited service properties, however, increased by 19% and totaled $5.6 billion. 

 The largest transaction of the year was the $1.9 billion sale of the Motel 6 chain to 
Blackstone. The largest single asset sale was the Grand Hyatt in Washington DC for $397 
million.  

Investment Rates 

The latest Real Estate Investor Surveys published by U.S. Realty Consultants for limited and full service 

hotels, and PWC (formerly Korpacz) for luxury, full service, limited service and extended stay properties 

are illustrated in the following table:   
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HOTEL INVESTOR SURVEY

Discount Rate Overall Cap Rate Terminal Cap Rate

Type Range Average Overall Cap Rate Average Range Average

US Realty Consultants - Winter 2012

Limited Service 9.00% - 13.50% 11.90% 6.00% - 13.00% 9.50% 7.00% - 12.50% 10.00%

Full Service 8.75% - 13.00% 10.90% 5.00% - 11.00% 8.10% 6.00% - 11.00% 8.90%

PwC Survey:  3rd Qtr. 2012

Luxury 8.50% - 13.00% 10.54% 6.00% - 10.00% 8.18% 6.00% - 12.00% 8.73%

Full Service 8.50% - 13.00% 11.00% 6.00% - 10.00% 8.05% 6.00% - 12.00% 8.64%

Limited Service 9.00% - 13.00% 10.94% 8.00% - 12.00% 9.70% 8.50% - 12.00% 9.85%

Select Service 9.00% - 15.00% 11.30% 5.00% - 12.00% 8.40% 5.00% - 12.00% 8.50%

Source:  US Realty Consultants & PWC Real Estate Investment Survey  

the most part, the industry data indicates that there has been little change in discount rates and overall 

capitalization rates over the last six months. U.S. Realty Consultants notes that discount rates and 

overall capitalization for full service properties decreased by 20 basis points each relative to their 

Winter 2012 survey.  For the limited service sector, discount rates increased by 10 basis points while 

overall capitalization decreased by 10 points.  The PwC survey indicates that discount rates for the 

luxury, full service and select service have decreased marginally (between 6 and 35 basis points).  The 

limited service sector witnessed an increase of 19 basis points. For overall capitalization rates, the 

luxury and full service sectors increased 13.0 and 1.0 points respectively, while the limited service and 

select service categories decreased by 5.0 and 10.0 points respectively.  

Historic Performance and Projections 

Smith Travel Research (STR), widely regarded as the standard source for reliable information in the 

hospitality industry, continues to predict steady occupancy and ADR growth for 2013 and beyond. 

Below is a discussion and illustration of the latest historic and projected figures published by STR. 

Occupancy, ADR and RevPAR 

STR estimated 2012 occupancy finished at 61.4 percent, an increase of 2.5 percent over 2011.  ADR 

finished at $106, an increase of 4.2 percent.  RevPAR finished at $65, an increase of 6.8 percent. For 

2013, occupancy is anticipated to increase by 0.8 percent while ADR will increase by 4.9 percent, 

resulting in an increase in RevPAR of 5.7 percent.  For 2014, RevPAR growth is anticipated to increase 

to 6.0 percent.    

Below is a table illustrating the projected figures for 2013 and 2014: 
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New Supply 

Smith Travel Research reports that roughly 67,923 rooms are under construction as of December 

2012.  This represents an increase of 13,820 rooms compared to the same period in 2011, and 

continues to signal a reversal in the number of rooms under construction.  Since the economic 

downturn started several years ago, the number of rooms under construction steadily declined.  One 

of the few silver linings in the economic slowdown was the number of proposed hotel projects 

abandoned or delayed increased significantly.  This trend has now reversed.  Despite the increase in 

the number of rooms under construction, the total number of planned projects is still relatively low 

compared to prior years.  In April of 2007, for example, there were roughly 187,000 rooms under 

construction.  The following table outlines the year-over-year comparisons 
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CONCLUSION 

The economic fundamentals of the U.S. hotel industry continue to recover.  Smith Travel Research 

continues to forecast increases in RevPAR for 2013 and 2014.  Stockpiled hotel investment capital has 

been deployed, predominantly focused on core urban, 24/7, high barrier entry markets, and along 

U.S. coastal locations.  Overall transaction activity was slow through the first three quarters of 2012 

but surged in the fourth quarter.  There have been many high quality hotel assets in top performing 

U.S. cities that have transacted and attracted enormous interest from a myriad of national and 

overseas investors.    The market, however, is not without its challenges.  The pace of the economic 

recovery is slow and the unemployment rate remains stubbornly high.  The political brinksmanship on 

a myriad of issues (most notably fiscal deadlines) only renews economic anxiety.  Economic issues in 

Europe, such as the Greek Debt crisis, and conflict in the Middle East could have far-reaching 

consequences in the U.S.  Despite these negative influences, however, the high transaction volume 

that characterized the fourth quarter of 2012 is anticipated to continue. Those financiers willing to 

assume the near term risks associated with hotel investment will be rewarded if the economic recovery 

gains steam, as this would invariably accelerate growth in lodging demand, room rates, profits, and 

resultant values. 

SUBJECT LODGING MARKET SUPPLY CHARACTERISTICS 

The following table provides a summary of the subject’s competitive hotel set.  These comparables 

were based on their location and scale.  
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Summary of Competitive Properties 

The subject is located in the Town of Amherst, Erie County, New York. Hotel development in the area 

consists primarily of branded hotels located either proximate to the Buffalo International Airport along 

Genesee Street, or proximate to the University of Buffalo along Flint Road and Millersport Highway. In 

addition to these two concentrations, the Hampton Inn Williamsville is located on Main Street, near 

the subject property which is under construction on Main Street, and the Courtyard Buffalo Amherst 

that is located off the Interstate 290 exit that is between the subject property and the University of 

Buffalo. The following table provides a summary of the subject’s competitive hotel set.   
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PRIMARY COMPETITIVE HOTELS

Number Percentage Year Date Competitive Occupancy ADR RevPAR

Property of Rooms Competitive Built Opened Rooms Occ. Penetration ADR Penetration RevPAR Penetration

Hilton Garden Inn Buffalo Airport 158 100% 2005 Oct-05 158 83% 110% $133.00 107% $110.39 118%

Courtyard Marriott Buffalo/Amherst 108 100% 1999 May-99 108 71% 94% $118.00 95% $83.78 90%

DoubleTree Buffalo/Amherst 187 100% 1987 May-12 187 68% 90% $103.00 83% $70.04 75%

Marriott Buffalo Niagara 356 100% 1981 Mar-81 356 75% 99% $124.00 100% $93.00 99%

Hampton Inn Williamsville 80 100% 2002 Jul-02 80 80% 106% $141.00 114% $112.80 121%

Courtyard Buffalo Airport 139 100% 2011 Aug-11 139 75% 99% $121.00 98% $90.75 97%

Overall Totals/Averages 1,028 1,028 75% $123.90 $93.53

Compiled by CBRE

12 Months Ending December 31, 2012

 

PRIMARY COMPETITION

Meeting Meeting Estimated 2012 Market Mix

Space Space

Property Location (SF) (SF/RM)

Hilton Garden Inn Buffalo Airport Buffalo, NY 3,000 19.0 65% 15% 20% Y Y Y Y N Y

Courtyard Marriott Buffalo/Amherst Buffalo, NY 750 6.9 60% 5% 35% Y Y Y Y N Y

DoubleTree Buffalo/Amherst Amherst, NY 2,265 12.1 60% 5% 35% Y Y Y Y N Y

Marriott Buffalo Niagara Amherst, NY 14,000 39.3 60% 20% 20% Y Y Y Y N Y

Hampton Inn Williamsville Williamsville, NY 525 6.6 65% 5% 30% N Y Y Y N Y

Courtyard Buffalo Airport Cheektowaga, NY 1,200 8.6 65% 15% 20% Y Y Y Y N Y

Overall Totals/Averages 62% 14% 24%

Compiled by CBRE

Commercia

l

Meeting & 

Group Leisure
Exercise 

FacilitiesSpa

Business 

CenterRestaurant Lounge Pool

 

The primary competitive set, has a total of 1,028 rooms.  The 2012 year-end occupancy and ADR 

achieved by these properties was roughly 75% and $123.90, respectively.   

Competitive Property One – Hilton Garden Inn Buffalo Airport 

The Hilton Garden Inn Buffalo Airport is located at 4202 Genesee Street and is clustered among 

several other airport hotels located along Genesee Street, which traverses between these hotels and 

the Buffalo International Airport. The property was built in 2005 and upon inspection, was in good 

condition. The hotel features 158 guestrooms, a restaurant, lounge, business center, fitness center, 

indoor pool and 3,000 square feet of meeting space. We estimate that this comparable achieved 

average daily rate and occupancy percentage of $133.00 and 83% in 2012. This hotel’s service 

profile is similar to the proposed subject and is located more proximate t the airport than the subject. 

Competitive Property Two – Courtyard Buffalo Amherst 

The Courtyard by Marriott Buffalo Amherst is a 108-room full-service property located at 4100 

Sheridan Drive, proximate to the University of Buffalo. The hotel was recently renovated as part of the 

nation-wide refresh of the Courtyard by Marriott brand. The hotel features the new Courtyard lobby 

concept as well as the Bistro, which serves breakfast, lunch and dinner. The hotel also features a 

business center, fitness center, indoor pool and 750 square feet of meeting space. Upon inspection of 

this hotel, it was in good condition. We estimate that this comparable achieved average daily rate and 

occupancy percentage of $118.00 and 71% in 2012. This hotel’s service profile is similar to the 

proposed subject’s, but it is in an inferior location compared to the subject site. 
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Competitive Property Three – DoubleTree Buffalo/Amherst 

Formerly the Hampton Inn Buffalo Amherst, this hotel was converted to a Hotel Indigo in April 2007, 

and then converted to a DoubleTree by Hilton in May 2012.  The hotel is located at 10 Flint Road, 

proximate to the University of Buffalo and houses 187 guestrooms. Property amenities include a 

restaurant, lounge, business center, fitness center, indoor pool and 2,268 square feet of meeting 

space. Since the conversion to a DoubleTree, the hotel has been well maintained and remains in very 

good condition. We estimate that this comparable achieved average daily rate and occupancy 

percentage of $103.00 and 68% in 2012. This hotel is superior in terms of amenities offered, but its 

location is inferior as the subject site is more proximate to shopping and the airport. 

Competitive Property Four – Marriott Buffalo Niagara 

The Marriott Buffalo Niagara, located at 1340 Millersport Highway proximate to the University of 

Buffalo, is the largest hotel in the competitive set with 356 guestrooms. This 10-story structure houses 

14,000 square feet of meeting space over 8 separate rooms, an indoor and outdoor pool, business 

center, fitness center, newly-opened restaurant and lobby lounge. The property was extensively 

renovated in 2011. The renovation upgraded the hotel’s lobby, restaurant space and several 

guestrooms. The cost of the renovation was approximately $4 million. We estimate that this 

comparable achieved average daily rate and occupancy percentage of $124.00 and 75% in 2012. 

This hotel is superior in terms of amenities offered, but its location is inferior as the subject site is more 

proximate to shopping and the airport. 

Competitive Property Five – Hampton Inn Williamsville 

The Hampton Inn Williamsville is the only hotel in the competitive set currently located on Main Street 

in Williamsville and will serve as the subject’s primary competition. The hotel is located at 5455 Main 

Street, less than a mile east of the subject, and houses 80 rooms. Property amenities include a fitness 

center, business center, indoor pool and 525 square feet of meeting space. Upon inspection of this 

property, it was in average condition. We estimate that this comparable achieved average daily rate 

and occupancy percentage of $141.00 and 80% in 2012. This hotel is similar in terms of location, 

but has an inferior service profile and superior brand compared to the subject hotel. 

Competitive Property Six – Courtyard Buffalo Airport 

This Courtyard Buffalo Airport is a select service hotel property located at 4243 Genesee Street, 

Cheektowaga, NY, and is clustered among several other airport hotels located along Genesee Street, 

which traverses between these hotels and the Buffalo International Airport.  The 139-room property 

opened in 2011 and is in excellent condition.  The property amenities include a fitness center, 

business center, indoor pool, indoor whirlpool, and 1200 SF of meeting space.  We estimate that this 

comparable achieved average daily rate and occupancy percentage $121.00 and 75% in 2012.  
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This hotel is similar in terms of service profile, and is more proximate to the airport compared to the 

subject site.  

Smith Travel Research 

In order to more precisely identify hotel market trends, as they relate to the subject, CBRE has relied 

on a customized report prepared by Smith Travel Research, Inc., a national firm specializing in 

tracking hotel data.  Smith Travel Research is generally considered the standard source of reliable 

data for most markets.  While it is widely utilized, it is important to note some of its limitations.  

Specifically, hotels are occasionally dropped in and out of the sample, and not all hotels report data 

in a consistent and timely matter.  As a result, the data set is sometimes skewed upwards or 

downwards depending on the particular market and the overall quality of the data is negatively 

impacted.  For most markets, however, it is considered to provide an accurate overall picture of 

market performance, and therefore, has been used in this analysis.  The hotels included in the Smith 

Travel Research (STR) report are based on interviews with representatives of the subject and 

subsequent field research.  

The trends in room supply, occupancy, average daily rate, and room-night demand (defined as the 

number of occupied rooms) for the subject’s competitive set are illustrated as follows: 

HISTORICAL MARKET PERFORMANCE

STR COMPETITIVE PROPERTIES

Room Night Market Room Night Percent Average Percent Percent

Year Supply Occupancy Demand Change Daily Rate Change RevPAR Change

2007 324,485   70.8% 229,636   --- $120.79 --- $85.48 ---

2008 324,485   69.4% 225,194   -1.9% $128.41 6.3% $89.12 4.2%

2009 324,485   70.0% 227,075   0.8% $119.97 -6.6% $83.96 -5.8%

2010 324,485   74.2% 240,722   6.0% $116.66 -2.8% $86.54 3.1%

2011 345,752   75.2% 259,860   8.0% $118.58 1.6% $89.12 3.0%

2012 375,220   74.6% 279,751   7.7% $123.67 4.3% $92.20 3.5%

CAG * 2.9% 4.0% 0.5% 1.5%

Aug TTM 2012 375,220   73.5% 275,891   --- $122.95 --- $90.41 ---

Aug TTM 2013 375,220   76.6% 287,534   4.2% $127.29 3.5% $97.54 7.9%

CAG * 0.0% 4.2% 3.5% 7.9%

Aug YTD 2011 220,336   77.5% 170,777   --- $118.20 --- $91.62 ---

Aug YTD 2012 249,804   74.8% 186,808   9.4% $124.70 5.5% $93.25 1.8%

Aug YTD 2013 249,804   77.9% 194,591   4.2% $130.01 4.3% $101.27 8.6%

CAG * 6.5% 6.7% 4.9% 5.1%

*  Compound Annual Growth

Source:  Smith Travel Research
 

Proposed Hotels/Additions to Supply 

The new hotel forecast for the subject’s market area and the degree to which each development is 

projected to compete with the subject is illustrated as follows:   
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NEW HOTEL FORECAST

Proposed Est. No. Percent Additional

Name YOC Opening Rooms Competitive Competitive Rooms

Proposed Amherst Hyatt Place 2014 Oct-14 137 100% 137

Hampton Inn & Suites Buffalo Airport 2013 Aug-13 101 100% 101

Wyndham Garden Inn Amherst 2013 Aug-13 120 100% 120

Total Additional Rooms 358

Total Annualized Additional Room Inventory 130,670

Compiled by CBRE  

Hampton Inn & Suites Buffalo Airport 

The Hampton Inn & Suites Buffalo Airport opened in August 2013.  Due to the recent opening and 

this hotel just starting to ramp up towards stabilization, we have included this property as new supply 

in this analysis.  The property is located at 4039 Genesee Street, near the airport and to the east of an 

existing Holiday Inn Express & Suites. The hotel houses 101 guestrooms and features amenities 

commensurate with Hampton Inn brand standards.  

Wyndham Garden Inn Amherst 

The Wyndham Garden Inn opened in August 2013, and is located less than a quarter mile east of the 

proposed subject hotel.  This hotel is part of a mixed-use building that includes 30 residential rental 

apartments.  The hotel is located at 5195 Main Street, and is the closest hotel to the subject.  Due to 

the recent opening and this hotel just starting to ramp up towards stabilization, we have included this 

property as new supply in this analysis.  The property houses 120 guestrooms and features amenities 

commensurate with a Wyndham Garden Inn, as well as an upscale restaurant operated by a third 

party.   

While CBRE has made several attempts to determine the level of new hotel supply entering the 

marketplace, it is impossible to determine every hotel that will be developed in the future, when they 

will be completed, or their potential impact to the subject.  The inherent risk of any future new hotel 

supply has been implicitly considered in the selection of a stabilized occupancy level for the subject 

property. 

HOTEL DEMAND GENERATORS 

Hotel demand for the neighborhood is primarily generated by the airport, the university, visitors to 

Niagara tourist attractions, surrounding office development as well as the retail shopping 

opportunities provided by the nearby mall and local shops.  Additionally, visitors from Canada 

comprise a significant portion of the demand. 
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Demand Segmentation 

In most markets, overall demand varies based on the nature of travel. In most markets, the lodging 

demand is generated from three different segments:  Corporate, Group/Meeting and 

Leisure/Transient travelers.  In some markets, a fourth classification may be present, such as airline 

contract or government.  A breakdown of the overall market segments, as well as the subject’s mix of 

business is illustrated in the following table. 

DEMAND SEGMENTATION - COMPETITIVE MARKET

Segment Demand %

Commercial 174,622        61.9%

Meeting & Group 37,369          13.3%

Leisure 69,914          24.8%

Total 281,905        100.0%

Compiled by CBRE

Competitive Set

 

The following analysis schedule illustrates our projections of future demand growth for the local 

market by demand segment. 

Commercial Demand Segment 

Commercial travelers are defined as business people attracted by businesses in the area.  Most 

demand from the corporate segment is generated between Sunday and Thursday nights, declines 

Friday and Saturday nights, and increases somewhat on Sundays.  The typical duration of occupancy 

is one to three days and is characterized by single occupancy.  Historically, this demand segment has 

been somewhat less price sensitive than other segments.  The commercial segment includes smaller 

sub-segments, including corporate transient demand and corporate volume discount.  Commercial 

transient demand includes individuals visiting the companies in the immediate area or passing 

through town.  Often, these types of travelers are influenced by quality of the hotel, brand loyalty, and 

location.  Corporate volume demand is generated by local firms and includes employees of the 

company or others doing business with the firm.  Rates are often pre-negotiated with the hotel and are 

sometimes discounted in return for a high number of occupied rooms.   

The health of the local office market is directly tied to future commercial demand. A summary of the 

most recent data regarding average asking rents and average vacancy is presented on the following 

table: 
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Period # Bldgs Total RBA Total Vacant SF Total Vacant % Total Avail SF Total Avail % Total Net Absorption Total Average Rate

2013 2Q 1,978 38,124,305 3,265,829 8.6% 4,479,610 11.8% (3,350) $14.63/fs

2013 1Q 1,976 38,082,305 3,220,479 8.5% 4,464,380 11.7% (71,887) $14.55/fs

2012 4Q 1,977 38,282,305 3,348,592 8.7% 4,743,066 12.4% 42,247 $14.64/fs

2012 3Q 1,978 38,294,805 3,403,339 8.9% 4,785,781 12.5% (2,290) $14.80/fs

2012 2Q 1,977 38,279,805 3,386,049 8.8% 4,583,273 12.0% 143,953 $14.79/fs

2012 1Q 1,976 38,273,514 3,523,711 9.2% 4,723,628 12.3% (3,252) $14.92/fs

2011 4Q 1,975 38,263,514 3,510,459 9.2% 4,653,147 12.2% (23,084) $14.89/fs

2011 3Q 1,974 38,256,014 3,479,875 9.1% 4,850,065 12.7% 223,117 $14.90/fs

2011 2Q 1,974 38,329,104 3,776,082 9.9% 4,884,106 12.7% (40,370) $14.82/fs

2011 1Q 1,973 38,314,104 3,720,712 9.7% 5,282,296 13.8% 87,417 $14.92/fs

2010 4Q 1,973 38,314,104 3,808,129 9.9% 5,397,690 14.1% 16,906 $15.01/fs

2010 3Q 1,973 38,314,104 3,825,035 10.0% 5,457,446 14.2% 18,945 $14.77/fs

2010 2Q 1,972 38,308,484 3,838,360 10.0% 5,430,717 14.2% (25,967) $14.88/fs

2010 1Q 1,971 38,302,461 3,806,370 9.9% 5,471,744 14.3% (11,600) $14.84/fs

2009 4Q 1,969 38,292,557 3,784,866 9.9% 5,544,503 14.5% (41,063) $14.86/fs

2009 3Q 1,968 38,268,557 3,719,803 9.7% 5,533,968 14.5% (68,819) $14.39/fs

2009 2Q 1,967 38,158,911 3,541,338 9.3% 5,366,597 14.1% 91,321 $14.38/fs

2009 1Q 1,966 38,105,311 3,579,059 9.4% 5,297,621 13.9% 352,699 $14.38/fs

2008 4Q 1,965 38,087,083 3,913,530 10.3% 5,233,914 13.7% 50,798 $14.26/fs

2008 3Q 1,963 37,910,612 3,787,857 10.0% 4,772,666 12.6% 154,740 $14.01/fs

2008 2Q 1,960 37,886,803 3,918,788 10.3% 4,493,934 11.9% 479,663 $14.29/fs

2008 1Q 1,955 37,412,683 3,924,331 10.5% 4,510,775 12.1% 78,295 $14.15/fs

2007 4Q 1,948 37,260,899 3,850,842 10.3% 4,485,465 12.0% 63,238 $14.09/fs

2007 3Q 1,944 37,209,283 3,862,464 10.4% 4,495,010 12.1% 500,169 $14.03/fs

2007 2Q 1,939 36,996,755 4,150,105 11.2% 4,563,884 12.3% (160,345) $13.87/fs

2007 1Q 1,938 36,986,755 3,979,760 10.8% 4,178,697 11.3% (1,096,387) $13.94/fs

Source: CoStar Compiled by CBRE

BUFFALO OFFICE MARKET - HISTORICAL STATISTICS

 

The office market in Buffalo has shown improvement over the past few years and vacancy is at its 

lowest point in the past 6 years, with the current rate at 8.6%.  However, changes to The HSBC Center 

vacancy, the tallest building in downtown Buffalo, which is losing two of its major tenants and 

expected to be 90% vacant by the end of 2013, will negatively impact the CBD.  As a result, the 

vacancy rate is expected to decrease in 2014.  The asking rent in the market has fluctuated over the 

past several years, maintaining an average rate near the high $14.00/sf range.   

Meeting and Group Demand Segment 

Meeting and Group travelers are defined as any group occupying five or more rooms on a given 

night.  This segment includes corporate groups, associations, SMERF (social, military, educational, 

religious, and fraternal) groups.  This segment is typically attracted by a hotel's meeting facilities and 

recreational amenities in the area.  Demand from corporate groups is typically generated between 

Sunday and Thursday nights, and can include corporate functions, holiday parties, incentive groups, 

etc.  Often, corporate groups pay high rates, especially incentive groups, where companies “wine and 

dine” their top salesman and upscale/luxury hotels. Corporate groups tend to have a high level of 

single occupancy, while other groups tend to have more double occupancy.  Associations and SMERF 

groups have a more varied occupancy pattern and often hold weekend meetings.  This demand 

segment tends to be somewhat price sensitive.  The typical stay for group demand is between three 

and five days.  There is a perception (often true) that by occupying a block of rooms, a volume 
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discount should be given.  Group/meeting travelers have a tendency to stay at full-service hotels and 

utilize a hotel's food and beverage facilities.  This segment is seasonal, and repeat business on an 

annual basis is not guaranteed.  Overall, the group/meeting segment is desirable as it provides for a 

full utilization of hotel facilities. 

The hotels in the competitive set, with the exception of the Marriott Buffalo Niagara, contain very little 

meeting space and thus this segment makes up only a small portion of market-wide demand. The 

Meeting and Group demand segment market is driven primarily by neighboring businesses. Within the 

subject’s neighborhood, there are catering halls capable of hosting weddings, business events, 

conventions and other events that will require hotel rooms in the local area.  

Leisure Demand Segment 

Leisure travelers generally include vacationers or travelers passing through the area.  This category 

effectively includes all non-commercial related travelers too small to be defined as a group.  This 

segment is typically attracted by a hotel's location relative to area attractions (including 

friends/relatives).  Demand from leisure/transient travelers is typically generated throughout the week 

during peak periods, with more weekend demand in shoulder seasons.  Leisure travelers tend to have 

a high level of double occupancy.  Both components of this demand segment tend to be price 

sensitive.  The typical stay for leisure travelers is between two and five days.  Transient travelers 

typically occupy a room for one night only. 

Leisure demand in the area is generated primarily by the local population, long-distance travelers 

travelling along I-290 and I-90, prospective students and parents visiting the University of Buffalo, 

Amherst State Park and the Galleria Mall. In addition, in times where the Canadian dollar is strong, 

the market’s proximity to Canada will allow it to capture destination shoppers seeking overnight 

accommodations. Canadian visitors, most notably visitors from the Toronto region which is located 

roundly 100 miles north of Buffalo, drive across the border to Buffalo for a variety of reasons 

including: the benefit of the monetary exchange rate, to utilize American healthcare, shopping, and to 

use the airport so they can fly domestically within the United States and avoid expensive taxes on 

international flights. Proximity to the Buffalo Airport is a major demand factor in the market. 

Future leisure demand is related to the overall health of the local and national economy.  As 

discussed in the Regional analysis of this report, the local and regional economy is improving, and the 

overall outlook is positive.   

Segmented Demand Growth Conclusions 

Based on historic trends for the various demand segments, the state of the local and national 

economies, and conversations with local hotel operators in the marketplace, the applicable demand 

segments are projected to exhibit the following growth trends. 
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ANNUAL DEMAND GROWTH RATES INDUCED DEMAND RATES

2016

Segment 2013 2014 2015 and beyond

Commercial 4.0% 2.0% 1.0% 1.0%

Meeting & Group 4.0% 2.0% 1.0% 1.0%

Leisure 4.0% 2.0% 1.0% 1.0%

Compiled by CBRE
 

Considering the improvements to the economy, the strength of the local market, and decreased 

unemployment, we expect all demand segments to experience moderate growth throughout the 

projection period.   

Latent Demand 

Latent demand represents potential room nights in the marketplace that could not be accommodated 

by the existing hotels, and comes in two forms:  Induced demand and displaced demand.  Induced 

demand represents additional accommodated room nights by the introduction of a new demand 

generator, such as the construction of a conference center, a major company moving into the area, or 

the introduction of a new hotel that has distinct advantages over the existing competitors.  For this 

analysis, induced demand has been included.  We expect the entrance of the Wyndham Garden Inn 

and Hampton Inn & Suites Buffalo Airport, as well as the subject property, to induce demand to the 

competitive market.   

CBRE has also considered displaced demand for this analysis.  Displaced demand occurs when 

individuals are unable to rent a room because all of the hotels in the marketplace are filled to 

capacity.  As a result, individuals must defer their trips or make accommodations in other markets.  

Because this demand was not accommodated historically, it is not illustrated in the estimate of the 

historic accommodated room night demand.  Displaced demand is illustrated further in markets where 

there are distinct high and low seasons, or several periods of high and low occupancy throughout the 

year.  Displaced demand has not been included in this analysis.  

Based on market factors presented throughout this section, the forecast of overall demand growth for 

the subject’s market is illustrated as follows: 
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PROJECTED BASE DEMAND, ANNUAL GROWTH, AND MARKET-WIDE OCCUPANCY

Segment Base Year 2013 2014 2015

Commercial

Annual Growth 4.0% 2.0% 1.0%

Base Demand 478         498        508        513        

Annual Room Nights 174,622  181,607 185,239 187,091 

Displaced Demand 0.0% -         -         -         

Induced Demand 8,418     25,554   35,876   

Total Segment Demand 174,622  190,024 210,793 222,967 

Meeting & Group

Annual Growth 4.0% 2.0% 1.0%

Base Demand 102         106        109        110        

Annual Room Nights 37,369    38,864   39,641   40,037   

Displaced Demand 0.0% -         -         -         

Induced Demand 1,472     4,468     6,273     

Total Segment Demand 37,369    40,335   44,109   46,310   

Leisure

Annual Growth 4.0% 2.0% 1.0%

Base Demand 192         199        203        205        

Annual Room Nights 69,914    72,711   74,165   74,907   

Displaced Demand 0.0% -         -         -         

Induced Demand 4,238     12,867   18,064   

Total Segment Demand 69,914    76,949   87,032   92,970   

Totals

Commercial 174,622  190,024 210,793 222,967 

Meeting & Group 37,369    40,335   44,109   46,310   

Leisure 69,914    76,949   87,032   92,970   

Government -         -         -         -         

Total Market Demand 281,905  307,308 341,934 362,247 

 % Change 9.0% 11.3% 5.9%

Market Statistics

Existing Rooms Supply 1,028      1,028     1,028     1,028     

Proposed Rooms Supply -         84          255        358        

Total Available Room Nights 375,220  405,880 468,295 505,890 

Market-wide Occupancy 75.1% 75.7% 73.0% 71.6%

Source: CBRE  

HISTORIC OPERATING PERFORMANCE 

The subject’s occupancy, ADR, and RevPAR developer projections is illustrated as follows: 
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DEVELOPER'S PROJECTED OPERATING PERFORMANCE

% % %

Period Occupancy Change ADR Change RevPAR Change

Year 1 68% -- $132.00 -- $89.76 --

Year 2 70% 2.9% $141.75 7.4% $99.22 10.5%

Year 3 72% 2.9% $146.00 3.0% $105.12 5.9%

Year 4 73% 1.4% $150.50 3.1% $109.86 4.5%

Year 5 73% 0.0% $155.00 3.0% $113.15 3.0%

Source:  CBRE/Property Management
 

FORECAST OF OCCUPANCY AND AVERAGE DAILY RATE 

The average daily rate and the overall occupancy of a lodging facility are the foundation for the 

property’s financial performance.  While a property’s other revenue  components (food and beverage, 

telephone, spa, other income, etc) are crucial to the operation of the hotel, they are dependent on the 

overall number of occupied rooms.  Furthermore, the occupancy and average daily rate of a hotel are 

highly correlated.  In reality, one cannot make a projection of one without a projection of the other.  

Therefore, while we have made specific projections of occupancy, but have considered the subject’s 

positioned rate in our forecast.  

Penetration 

Penetration is the relationship between a market’s fair share and its actual share of the overall 

demand.  For example, a 100-room hotel would equate to 10% of a 1,000 room competitive set.  If 

this hotel were to capture 10% of the overall lodging demand, it would penetrate the market by 100 

percent.  The current market penetration rates of the competitive hotels and the subject, broken down 

by demand segment, are illustrated as follows: 

MARKET SHARE AND PENETRATION

2012 Estimated Segmented Penetration

Property

Average 

Room Count

2012 

Occupancy

2012  Fair 

Share Commercial

Meeting & 

Group Leisure Total

Hilton Garden Inn Buffalo Airport 158 83.0% 15.4% 116.2% 125.4% 89.3% 110.8%

Courtyard Marriott Buffalo/Amherst 108 71.0% 10.5% 91.8% 35.7% 133.7% 94.8%

DoubleTree Buffalo/Amherst 187 68.0% 18.2% 87.9% 34.2% 128.1% 90.8%

Marriott Buffalo Niagara 356 75.0% 34.6% 97.0% 151.0% 80.7% 100.1%

Hampton Inn Williamsville 80 80.0% 7.8% 112.0% 40.3% 129.2% 106.8%

Courtyard Buffalo Airport 139 75.0% 13.5% 105.0% 113.3% 80.7% 100.1%

Total/Avg 1,028 74.9% 100.0%

Compiled by CBRE

 

Overall, the subject improvements represent a viable hotel.  The projections of captured penetration 

rates for the subject by demand segment along with the resulting projections of occupied room-nights 

are illustrated as follows:   
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PROJECTED SUBJECT PENETRATION SCHEDULE

Calendar Year 2014 2015 2016

SUBJECT PROPERTY FAIR SHARE

Market Room Supply 1,283 1,386 1,386

Subject Avg. Room Count 34 137 137

Fair Share 2.7% 9.9% 9.9%

ROOM NIGHTS CAPTURED BY SUBJECT

Commercial

Fair Share 2.7% 9.9% 9.9%

Penetration Factor 90.0% 95.0% 100.0%

Market Share 2.4% 9.4% 9.9%

Demand 210,793 222,967 224,838

Market Share 2.4% 9.4% 9.9%

Capture 5,064 20,937 22,224

Meeting & Group

Fair Share 2.7% 9.9% 9.9%

Penetration Factor 95.0% 100.0% 110.0%

Market Share 2.5% 9.9% 10.9%

Demand 44,109 46,310 46,710

Market Share 2.5% 9.9% 10.9%

Capture 1,119 4,578 5,079

Leisure

Fair Share 2.7% 9.9% 9.9%

Penetration Factor 95.0% 100.0% 105.0%

Market Share 2.5% 9.9% 10.4%

Demand 87,032 92,970 93,719

Market Share 2.5% 9.9% 10.4%

Capture 2,207 9,190 9,727

Total Capture 8,390 34,705 37,030

Compiled by CBRE
 

Commercial Penetration 

Given that the subject is a new product with a nationally recognized franchise, and the subject’s 

location on Main Street, proximate to several business parks in comparison to the locations of the 

other hotels in the competitive set, we expect the subject to penetrate the commercial demand 

segment at 100.0% by the stabilized year.  

Meeting and Group Penetration 

The subject’s location proximate to several banquet halls, including the large banquet space at the 

adjacent Lord Amherst Hotel, will allow it to capture more than its fair share of demand segment.    
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Leisure Penetration 

We consider the subject’s Hyatt Place brand a superior brand in the leisure segment, allowing the 

property to capture more than its fair share of this demand segment.  

The overall accommodated room night demand is multiplied by the subject’s fair share and by the 

projected penetration ratio to derive the subject’s accommodated room night demand.  Although the 

subject’s illustrated occupancy rates increase after the stabilized year, we have selected 75% as the 

stabilized occupancy figure.  The stabilized occupancy figure is intended to be an average figure over 

the life of the hotel. 

SUBJECT PROPERTY ESTIMATED OCCUPANCY

Calendar Year 2014 2015 2016

Room Nights Captured 8,390 34,705 37,030

Available Room Nights 12,501 50,005 50,005

Occupancy 67.1% 69.4% 74.1%

Rounded Occupancy 67% 69% 74%

Overall Market Share 2.5% 9.6% 10.1%

Overall Penetration 91.9% 96.9% 102.6%

Adjustment to Fiscal Year Ending 9/30/ 2015 2016 2017

First Year % 25.2% 25.2% 25.2%

Second Year % 74.8% 74.8% 74.8%

Adjusted Room Nights Accommodated 34,416 36,444 37,261

Occupancy 68.8% 72.9% 74.5%

Rounded Occupancy 69% 73% 75%

Overall Market Share 7.7% 10.0% 10.1%

Overall Penetration 95.7% 101.1% 102.6%

Captured Room Nights (Based on Rounded Occ.) 34,503 36,504 37,504  

Average Daily Rate 

As noted previously, one of the most important considerations in deriving an opinion of value of a 

hotel is its forecast of a supportable average daily rate (ADR).  The ADR of a hotel can be calculated 

by dividing the total rooms revenue by the total number of occupied rooms achieved during a 

specified period of time.   

Subject’s Competitive Positioning 

Although the forecast of average daily rate follows the discussion of future occupancy, these two 

figures are highly correlated, and one cannot make projections of occupancy without specific 

assumptions of ADR.  This relationship is defined by RevPAR, or Revenue Per Available Room.  RevPAR 

is the measure of a property’s ability to maximize rooms revenue.  Theoretically, for example, if a 

lodging property’s ADR increases substantially (with no market influencing factors), its occupancy 

would decrease.  Conversely, if a property’s ADR decreases, an increase in occupancy would be 
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anticipated.  In each instance, RevPAR would remain unchanged.  The historic ADR and RevPAR for 

the subject and the competitive set is illustrated as follows: 

COMPETITIVE ADR AND REVPAR

2012 2012

Property ADR RevPAR

Hilton Garden Inn Buffalo Airport $133.00 $110.39

Courtyard Marriott Buffalo/Amherst $118.00 $83.78

DoubleTree Buffalo/Amherst $103.00 $70.04

Marriott Buffalo Niagara $124.00 $93.00

Hampton Inn Williamsville $141.00 $112.80

Courtyard Buffalo Airport $121.00 $90.75

Market Weighted Average $122.47 $91.76

Subject's Positioned ADR: $135.00

Source: CBRE
 

As illustrated in the preceding chart, the subject is forecast at the midpoint of the range relative to the 

competitive properties with respect to rate.  This is a function of the subject’s new construction, 

location on Main Street, and its Hyatt brand town.  

The subject’s projected ADR according to the developer is illustrated as follows: 

SUBJECT'S PROJECTED ADR TRENDS

Period ADR % Change

Year 1 $132.00 --

Year 2 $141.75 7.4%

Year 3 $146.00 3.0%

Year 4 $150.50 3.1%

Year 5 $155.00 3.0%

Source:  CBRE/Property Management
 

Factors Affecting ADR 

There are several factors affecting average daily rate increases that do not necessarily parallel 

changes in inflation.  A lodging property’s ability to raise room rates are influenced by several factors, 

and include: 

Supply and Demand Relationships 

The relationship between supply and demand is a strong determining factor for increases or decreases 

in a property’s average daily rate.  In markets where supply is limited and demand is strong, increases 

in rates above inflationary levels are common.  Conversely, markets that have low barriers to entry or 

declining demand are often characterized by little or no growth in rate. 
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Inflationary Pressures 

Price increases caused by inflationary pressures tend to minimize profit margins, thereby forcing hotel 

operators to raise rates.  However, this is only effective in markets where supply and demand exhibit a 

healthy relationship. 

Improving the Competitive Standard 

In some markets, a new property may enter the marketplace with a positioned ADR significantly higher 

than the other competitive hotels, and will raise the level the market will bear, thereby raising the 

competitive standard.  This is often characterized by a new hotels in a market that has had little or no 

new supply for several years or even decades.   

Property Specific Improvements 

Capital Improvements in a hotel that make it more attractive to guests typically have an upward 

impact on rate.  Rooms renovations, expansions, additional amenities, and renovations to common 

areas may allow greater than inflationary increases. 

We have researched the published rates in the area and spoken with industry professionals to confirm 

our estimates of average rate for the comparables.  In the case of the subject, we consider its location 

a competitive advantage over other hotels in the area, and as a result have positioned the hotel near 

the Hampton Inn Williamsville’s average rate, the hotel most proximate to the subject property. While 

our projection of ADR is above the developer’s projections, we feel it is reasonable based on our 

research of the market and the comparable data available.  However, we have discounted the Year 1 

average rate by $10, as the hotel will need to ramp-up significantly in its first year. 

The projections for ADR growth and the resulting rates used in the analysis are illustrated as follows: 
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12 Months ADR Estimated ADR

Ending Growth ADR Projection

12/31/2012 -- $135.00 $135.00

9/30/2014 * 5.3% $142.18 $142.18

9/30/2015 4.0% $147.87 $137.87 **

9/30/2016 3.5% $153.04 $153.04

9/30/2017 3.0% $157.63 $157.63

9/30/2018 3.0% $162.36 $162.36

9/30/2019 3.0% $167.23 $167.23

9/30/2020 3.0% $172.25 $172.25

9/30/2021 3.0% $177.42 $177.42

Source: CBRE

** discounted by $10 for ramp-up in opening year

SUBJECT'S ESTIMATED ADR

* Inflationary adjustment of 5.3% from 12/31/12 through 

9/30/14 (projection start date).

 

In concluding to our projections of average daily rate growth, we have considered our projections of 

supply and demand as well as historical market-wide supply and demand fundamentals.  

CONCLUSION 

The subject’s occupancy, ADR, RevPAR, and corresponding room revenue for the first several years of 

our projection analysis are illustrated as follows: 

OCCUPANCY, ADR, & ROOMS REVENUE CONCLUSIONS

Fiscal Year Ending 9/30/ 2015 2016 2017

Avg. Available Rooms 137 137 137

Annual Room Nights 50,005 50,005 50,005

Occupancy 69% 73% 75%

Occupied Rooms 34,503 36,504 37,504

ADR $137.87 $153.04 $157.63

RevPAR $95.13 $111.72 $118.22

Total Rooms Revenue $4,756,845 $5,586,558 $5,911,803

Source: CBRE
 

Based on the foregoing analysis, the indicated occupancy and ADR figures are achievable.  The 

subject’s projection of rooms revenue is illustrated again in the Income Capitalization Section of this 

report.  
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ERIE COUNTY PARCEL MAP 

 

 

Subject 
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DEVELOPER PARCEL MAP 

 

We note that Parcel C is owned by the NYSDOT and will be used by the subject for a nominal yearly 

charge.  The area will be used for excess parking, but is not important as the subject has more than 

enough parking spaces to meet the zoning requirements for parking. 
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SITE ANALYSIS 

The salient characteristics of the subject site are summarized as follows: 

SITE SUMMARY

Physical Description

Gross Site Area 3.30 Acres 143,748 Sq. Ft.

Net Site Area (Hotel Site) 3.30 Acres 143,748 Sq. Ft.

Primary Road Frontage Main Street

Excess Land Area None

Zoning District

Flood Map Panel No.

Flood Zone

Source:  Various sources compiled by CBRE

GB (General Business)

X

3602260015D

 

LOCATION 

The subject is on the north side of Main Street, immediately next to Interstate 290.  The street address 

is 5020 Main Street.   

LAND AREA 

The site is considered adequate in terms of size and utility.  There is no unusable, excess or surplus 

land area.  Please refer to the Resource Verification table within the Scope of Work for the source of 

the land area size. 

ASSESSOR’S PARCEL NUMBER 

The Erie County Tax Assessor’s parcel number(s) is/are as follows: Part of 80.06-7-9.111.  

LAND AREA 

The land area size was obtained via the Erie County Parcel map.  The site is considered adequate in 

terms of size and utility.  There is no unusable, excess or surplus land area.  

SHAPE AND FRONTAGE 

The site is generally irregular and has limited frontage along Main Street, but will be highly visible 

along both Main Street and Interstate 290 due to its 6-story height.  

INGRESS/EGRESS 

Please refer to the prior site/plat exhibit for the layout of the streets that provide access to the subject. 
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TOPOGRAPHY AND DRAINAGE 

The site is generally level and at street grade. The topography of the site is not seen as an impediment 

to the development of the property. During our inspection of the site, we observed no drainage 

problems and assume that none exist. 

SOILS 

A soils analysis for the site has not been provided for the preparation of this appraisal.  In the absence 

of a soils report, it is a specific assumption that the site has adequate soils to support the highest and 

best use. 

EASEMENTS AND ENCROACHMENTS 

Based on an inspection and review of the site plan, the property does not appear to be adversely 

affected by any easements or encroachments.  It is recommended that the client/reader obtain a 

current title policy outlining all easements and encroachments on the property, if any, prior to making 

a business decision. 

COVENANTS, CONDITIONS AND RESTRICTIONS 

There are no known covenants, conditions and restrictions impacting the site that are considered to 

affect the marketability or highest and best use. 

UTILITIES AND SERVICES 

The site is within the jurisdiction of the Town of Amherst in Erie County, and is provided all municipal 

services, including police, fire and refuse garbage collection.  All utilities are available to the site in 

adequate quality and quantity to service the highest and best use.   

FLOOD ZONE 

According to flood hazard maps published by the Federal Emergency Management Agency (FEMA), 

the site is within Zone X, as indicated on the indicated Community Map Panel No. 3602260015D. 

FEMA Zone X:  Areas determined to be outside the 500-year flood plain. 

ENVIRONMENTAL ISSUES 

CBRE has not observed and is not qualified to detect, the existence of potentially hazardous material 

or underground storage tanks which may be present on or near the site.  The existence of hazardous 

materials or underground storage tanks may affect the value of the property.  For this appraisal, CBRE 

has specifically assumed that the property is not affected by any hazardous materials that may be 

present on or near the property. 
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ADJACENT PROPERTIES 

The adjacent land uses are summarized as follows: 

North: Pond/ Single-family homes  

South: Lord Amherst Hotel/ Single-family homes 

East: Interstate 290 

West: Single-family homes 

CONCLUSION 

The site is afforded very good access to major highways I-90 and I-290. Its location near I-290 on 

Main Street will benefit the hotel with excellent visibility in the local neighborhood.  The size of the site 

is typical for the area and use, and there are no known detrimental uses in the immediate vicinity.  

Overall, there are no known factors that are considered to prevent the site from development to its 

highest and best use, as if vacant, or adverse to the existing use of the site. 
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IMPROVEMENTS ANALYSIS 

The quality of a lodging facility's physical building and site improvements (as well as any other 

amenities) has a direct influence on its marketability and operating success.  Design and functionality 

can also affect the operations and profitability.  The subject's proposed physical building, site 

improvements, and personal property (FF&E) are analyzed and presented below.   

GENERAL DESCRIPTION 

The various components of the proposed subject improvements are summarized as follows: 

PROPOSED IMPROVEMENT SUMMARY

Meeting/Banquet Rooms

Site Amenities

Parking Type

Room Breakdown No. of Rooms % of Total

King 65   47.4%

Queen/Queen 47   34.3%

Studio/Suite 25   18.2%

Total/Average: 137   100.0%

Source:  Various sources compiled by CBRE

Surface level parking

180 spaces, per on-site representatives.

1

6

88,711 SF

Yes - 3 rooms

Number of Buildings

Number of Stories

Gross Building Area

137 Number of Guest Rooms

Restaurant/Lounge Gallery Menu & Market

Restaurant, lounge, indoor pool, fitness center, 

business center, market pantry, meeting space

Number of Parking Spaces

 

Site plans were provided in conjunction with this appraisal and were prepared by Iskalo Development 

Corp.  The following is a description of the subject improvements and basic construction features 

derived from these plans. 

BUILDING AREA 

Please refer to the Resource Verification table in the Scope of Work for the source of the building area 

size.  The following is a description of the subject improvements and basic construction features 

derived from CBRE’s inspection. 
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YEAR BUILT 

The subject is a proposed development and is currently under construction.  The developer has 

projected a 15-month construction schedule, which began July 2013 with site work. The budget calls 

for the hotel to be completed by October 2014.  

DESIGN AND LAYOUT 

Specific design elements of the proposed property have not been made available. The layout of the 

building is as follows: 

SUMMARY OF IMPROVEMENTS BY FLOOR

Floor Component Room Count

Floor 1

Lobby, restaurant, lounge, business center, 

fitness center, indoor pool, 1,800 SF of 

meeting space, admin. offices, kitchen, 

laundry, mechanical rooms, guestrooms

5

Floor 2 Guest laundry, mechanical rooms, guestrooms 24

Floor 3 Guestrooms 27

Floor 4 Guestrooms 27

Floor 5 Guestrooms 27

Floor 6 Guestrooms 27

Compiled by CBRE
 

Please refer to the floor plans included at the beginning of the report for specific layout of individual 

hotel components and guestrooms.  

ROOMS 

The subject’s guestrooms will be located on all six floors of the facility.  The guestrooms will be of a 

standard size for the Hyatt Place brand and will feature either one king size or two queen size beds, 

while the studios/suites at the facility will a larger living area and an L-shaped pull-out sofa. 

The interior room finishes are summarized as follows: 

Floors: Carpet 

Walls: Paint/decorative paper coverings and wall prints 

Ceilings: Textured paint 

Lighting: Fluorescent/incandescent 

Bathrooms: Standard bathrooms will feature shower/tub combinations, 
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toilet and separate vanity area.  

Furnishings: King, or queen size bedding, dresser, flat panel television & 

armoire, desk & chair, side chair, end table, lamps, pictures 

and mirrors.  Larger suites also include sofas, coffee tables 

and other related home furnishings. 

Room Amenities: Guest suites feature a built-in hair dryer, iron and board, two-

line phone, mini-refrigerator, and coffee-maker. 

RESTAURANT/LOUNGE 

The facility’s restaurant is typical of a Hyatt Place containing a grab-n-go market next to the front 

desk, a bar/lounge in the lobby and separate Gallery Restaurant that serves light fare 24-hours per 

day.  

MEETING/BANQUET ROOMS 

The subject will have one meeting room on the ground floor that is divisible into three meeting rooms 

with the use of air-walls.  The combined meeting space totals 1,800 square feet. 

The proposed basic construction features are summarized as follows: 

FOUNDATION 

The foundation consists of poured reinforced concrete perimeter footings and column pads. 

CONSTRUCTION COMPONENTS 

The proposed construction components include reinforced concrete, and standard block and plank 

construction. 

FLOOR STRUCTURE 

The proposed floor structure is summarized as follows: 

Ground Floor: Concrete slab on compacted fill 

Other Floors: Concrete 

EXTERIOR WALLS 

The proposed exterior wall structure is glass and EIFS panels. 
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ROOF COVER 

The proposed roof of the single buildings is flat with waterproof membrane cover. 

ELEVATOR/STAIR SYSTEM 

The proposed hotel is expected to have two passenger elevators that are shared by guests and hotel 

staff alike.  A total of two interior stairwells are located at each end of the building.  

HVAC 

The subject is expected to have a hybrid heat pump HVAC system, allowing for hot water heating and 

a chilled water cooling system with zone control for both guestrooms and public areas.  Heated and 

cooled air is delivered through ceiling or wall registers.  

LIGHTING SYSTEM 

Interior public areas are expected to have primarily recessed fluorescent, spot and incandescent 

lighting. 

FIRE PROTECTION 

It is assumed the subject will have adequate fire alarm systems, fire exits, fire extinguishers, fire 

escapes and or other fire protection measures adequate to meet local fire marshal requirements. 

SECURITY 

The subject is expected to have a security system/TV surveillance system that is typical of a Hyatt Place.   

AMENITIES/ADDITIONAL SERVICES 

A fitness center and business center are included in the lobby plans.  Additionally, the hotel is 

expected to have an indoor pool and whirlpool, constructed on the main level at the east end of the 

building.   

PUBLIC LOBBY FACILITIES 

The planned interior finish of the public lobby area includes carpet or tile floors with wood paneling, 

and painted textured or decorative papered walls. 

PUBLIC CORRIDORS 

The subject’s guestrooms are accessible via double-loaded interior hallways for each respective level. 

The public corridor finish is summarized as follows: 
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Corridor/Hallway: Interior 

Floor/Decking: Carpet  

Walls/Rails: Wall vinyl 

Ceilings: Paint 

Lighting: Fluorescent/incandescent 

PARKING 

180 surface level parking spaces surround the building. 

LANDSCAPING 

Landscaping around the perimeter of the building is expected to be an attractive combination of trees 

and shrubs with well-maintained planted beds.  The overall appearance will be considered good, 

compared to competitors. 

QUALITY AND STRUCTURAL CONDITION 

The subject will be in excellent condition upon completion.  It is assumed that there will be no 

evidence of structural fatigue, and the improvements will be structurally sound for occupancy.  

However, CBRE is not qualified to determine structural integrity, and it is recommended that the 

client/reader retain the services of a qualified, independent engineer or contractor to determine the 

structural integrity of the improvements prior to making a business decision. 

FUNCTIONAL UTILITY 

The current design characteristics of the subject appear to meet modern standards.  All of the floor 

plans are considered to feature functional layouts and the overall layout of the property is considered 

functional in utility.  The unit mix appears functional and no conversion is warranted. 

ADA COMPLIANCE 

The client/reader’s attention is directed to the specific limiting conditions of the appraisal regarding 

ADA compliance. 

ENVIRONMENTAL ISSUES 

CBRE has not observed, yet is not qualified to detect, the existence of any potentially hazardous 

materials such as lead paint, asbestos, urea formaldehyde foam insulation or other potentially 

hazardous construction materials on or in the improvements.  The existence of such substances may 

have an affect on the value of the property.  For the purpose of this assignment, we have specifically 
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assumed that the subject is not affected by any hazardous materials which would cause a loss in 

value. 

CONSTRUCTION BUDGET 

The developer’s construction budget is as follows: 

ANALYSIS OF CAPITAL EXPENDITURES

Construction Budget Cost $/Key

Land $2,250,000 $16,423

A&E $475,000 $3,467

Construction Costs $15,000,000 $109,489

FF&E $2,950,000 $21,533

Closing, Financing, AIDA & Soft Costs $825,000 $6,022

Carrying Costs During Construction $400,000 $2,920

Developer Fee (5%) $1,100,000 $8,029

Total Capital Expenditures $23,000,000 $167,883

Compiled by CBRE
 

ECONOMIC AGE AND LIFE 

The subject is proposed. Upon completion, it will be considered new.  

CONCLUSION 

We assume that the subject's construction will be completed in the time period indicated and 

according to the type and quality indicated. Should estimates vary then we reserve the right of amend 

the value conclusions accordingly.  
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ZONING 

The following chart summarizes the subject’s zoning requirements. 

ZONING SUMMARY

Current zoning GB (General Business)

Legally conforming Yes

Uses permitted Hotel, retail, services and others

Zoning change Not Likely

Category Zoning Requirement

Setbacks - Front 75 Feet

Setbacks - Side 25 Feet

Setbacks - Rear 65 Feet

Maximum Building Height 65 Feet

Parking

1 space per hotel room, 5 spaces per 327 

square feet of conference space

Source:  Planning & Zoning Dept.
 

ANALYSIS AND CONCLUSION 

According the Town of Amherst Zoning Ordinance, the purpose of the GB zoning district is to provide 

community centers within existing and proposed commercial nodes and mixed use activity centers for 

the location of commercial uses which serve a larger market area than a neighborhood center, as 

articulated in the comprehensive plan, and provide for community-wide needs for general goods and 

services and comparison shopping. Such uses require larger land areas, generate large volumes of 

traffic and may generate large amounts of evening activity.  

The improvements represent a legally-conforming use. According to the developer, the project has 

been approved with the Town Board, Zoning Board of Appeals, Amherst Planning Board and the 

Amherst IDA. We assume that all necessary permits associated with the proposed development will be 

secured, including an appropriate liquor license (if required), and that the subject is in conformance 

with all local building codes and other applicable regulations. If additional information is required, 

please contact the local planning and/or zoning office. 
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TAX AND ASSESSMENT DATA 

The following summarizes the local assessor’s estimate of the subject’s market value, assessed value, 

and taxes, and does include furniture, fixtures and equipment. 

AD VALOREM TAX INFORMATION

Assessor's Taxable Value 2012* 2013*

Upon 

Completion

Assessment After 

485-b Benefits - 

Year 1

Land $1,460,000 $1,460,000
Real Property Part of 80.06-7-9.111 $7,034,000 $3,517,000

Total $1,550,000 $3,400,000 $8,494,000 $4,977,000

Taxable Value   @ 100% $1,550,000 $3,400,000 $8,494,000 $4,977,000

Tax Rates (per $1,000 A.V.)
Town & County 15.774323     15.846428     16.321821     16.321821          
School 20.364581     20.998412     21.628364     21.628364          
Village of Williamsville -                 -                 -                 -                      

General Tax Rate: 36.138904     36.844840     37.950185     37.950185          

Total Taxes $56,015 $125,272 $322,349 $188,878

* assessment for entire 5000-5020 parcel that includes Lord Amherst Hotel

Source:  Assessor's Office  

The large increase in assessment between 2012 and 2013 was due to the sale of the property that 

resulted in an increased assessment near the sale price of the real estate ($3,500,000).  The “Upon 

Completion” value attributed to land is the developer’s allocated land value, which we find 

reasonable based on the historical assessment, the size of parcel allocations, and the presence of 

improved property (the Lord Amherst Hotel) on the parcel that was split from the subject site. 

The property is current on all outstanding tax payments due. 

The town of Amherst assessor typically utilizes the income and sales approaches for assessing real 

property value.  The hotel will likely be reassessed at the completion of construction.  Comparable 

assessments of local hotels are the best source of information available to derive the potential as 

completed assessment value.  

TAX COMPARABLES 

As a crosscheck to the subject’s applicable real estate taxes, CBRE has reviewed the real estate tax 

information according to the Town of Amherst for comparable properties in the market area.  The 

following table summarizes the comparables employed for this analysis: 
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AD VALOREM TAX COMPARABLES

Courtyard Marriott 

Buffalo/Amherst

DoubleTree 

Buffalo/Amherst

Marriott Buffalo 

Niagara

Hampton Inn 

Williamsville

Subject - 

unabated

Year Built 1999 1987 1981 2002 2014

No. Rooms 108 187 356 80 137

Tax Year 2013 2013 2013 2013 2013

Land $502,900 $1,226,800 $1,908,700 $336,075

Real Estate $4,997,100 $6,273,200 $23,091,300 $4,163,925

Total Assessed Value $5,500,000 $7,500,000 $25,000,000 $4,500,000 $8,494,000

Per Room $50,926 $40,107 $70,225 $56,250 $62,000

Combined Tax Rate (per $1000 A.V.) 35.086891 37.707333 36.289320 27.720000 37.950185

Total Taxes $192,978 $282,805 $907,233 $124,740 $322,349
Per Room $1,787 $1,512 $2,548 $1,559 $2,353

*subject positioned 10% higher than Hampton Inn Williamsville for newer construction and better location

Source:  Assessor's Office

 

The assessment per room range indicated by the comparable properties is $40,107 to $70,225.  We 

have positioned the subject property within this range at $62,000 per room, which is considered 

reasonable considering the size, scope and location of the property.  While we have positioned the 

subject on the high-end of the comparable range, it is positioned 10% above the most comparable 

property, the Hampton Inn Williamsville, due to its new construction which is typically assessed at a 

higher rate.  Additionally, the subject’s location, more proximate to I-290, is considered superior to 

the Hampton Inn location and further justifies the 10% upward adjustment to the assessment per 

room. 

485-B REAL PROPERTY EXEMPTION 

Section 485-b of the Real Property Tax law of New York State authorizes a partial exemption from real 

property taxation for commercial business or industrial property constructed, altered, installed or 

improved subsequent to July 1, 1976 or a later date as specified in a county’s, city’s town’s or 

village’s local law or in a school district’s resolution. According to the developer, the subject property 

has been approved for a PILOT abatement equivalent to the 485-b exemption. The exemption in the 

first year is 50% of the increase in the assessed value attributable to the improvement. The exemption 

amount then decreases by 5% in each of the next nine years. This declining percentage continues to 

be applied to the increase in assessed value determined in the first year of the exemption. An 

illustration of these tax benefits and a projection of the subject’s tax liability over a 10-year holding 

period are presented as follows: 

PROJECTION OF PROPERTY TAXES WITH 485-B TAX EXEMPTION

Year 2 Year 3 Year 4 Year 5 Year 6 Year 7 Year 8 Year 9 Year 10

Current Assessment $1,460,000

Assessment Estimate As Complete $8,494,000 $8,494,000 $8,494,000 $8,494,000 $8,494,000 $8,494,000 $8,494,000 $8,494,000 $8,494,000 $8,494,000

Difference $7,034,000 $7,034,000 $7,034,000 $7,034,000 $7,034,000 $7,034,000 $7,034,000 $7,034,000 $7,034,000 $7,034,000

Percent Exempt 50% 45% 40% 35% 30% 25% 20% 15% 10% 5%

Exemption Amount $3,517,000 $3,165,300 $2,813,600 $2,461,900 $2,110,200 $1,758,500 $1,406,800 $1,055,100 $703,400 $351,700

Assessment After 485-b Benefits $4,977,000 $5,328,700 $5,680,400 $6,032,100 $6,383,800 $6,735,500 $7,087,200 $7,438,900 $7,790,600 $8,142,300

General Tax Rate* per $1,000 A.V.: 37.950185   39.088691    40.261351    41.469192    42.713268    43.994666    45.314506    46.673941    48.074159    49.516384    

Total Taxes 188,878      208,292       228,701       250,146       272,673       296,326       321,153       347,203       374,527       403,177       

*Tax rate increased by 3% per year to account for inflation; kept assessment stable as the tax rate increases account for inflation

Source:  Assessor's Office

Year 1 Assumptions
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CONCLUSION 

It is an assumption of this report that the entire building will receive 425-b tax benefits. Based on the 

foregoing information, the subject’s current and projected assessment is well supported by both its 

historical assessments and by the comparable properties shown. Based on the foregoing, the total 

taxes for the subject have been estimated as $188,878 (abated) for the base year of our analysis, 

based upon an abated assessed value of $4,977,000 .   
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HIGHEST AND BEST USE 

The concept of highest and best use is a fundamental element in the determination of value of real 

property, either as if vacant or as improved. Highest and best use is defined as follows: 

The reasonably probable and legal use of vacant land or an improved property, which is 

physically possible, appropriately supported, financially feasible, and that results in the highest 

value. The four criteria the highest and best use must meet are legal permissibility, physical 

possibility, financial feasibility, and maximum profitability. 

The concept of highest and best use is the premise upon which value is based and is a product of 

competitive forces in the marketplace. The principle of balance holds that real property value is 

created and sustained when contrasting, opposing, or interacting elements are in a state of 

equilibrium. This principle applies to relationships among various property components as well as the 

relationship between the costs of production and the property's productivity. The point of economic 

balance is achieved when the combination of land and building is optimal (i.e., when no marginal 

benefit or utility is achieved by adding another unit of capital). The law of increasing returns holds that 

larger amounts of the agents of production produce greater net income up to a certain point, after 

which the law of diminishing returns is applied. 

In appraisal practice, the concept of highest and best use represents the premise upon which value is 

based.  The four criteria the highest and best use must meet are: 

 legal permissibility; 
 physical possibility; 
 financial feasibility; and 
 maximum profitability. 

Highest and best use analysis involves assessing the subject both as if vacant and as improved; 

however, as the subject site is not currently improved, we only performed an ‘as if vacant’ analysis. 

AS VACANT 

Land value is derived from potential use rather than actual use. The highest and best use is that which 

generates the greatest return to the land. An analysis as to the highest and best use of the land should 

be made first and may be influenced by many factors. In estimating highest and best use, there are 

four stages of analysis: 

Legal Permissibility 

The legally permissible uses were discussed in detail in the Site Analysis and Zoning Sections.  
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Physical Possibility 

The subject is adequately served by utilities, has an adequate shape and size, sufficient access, etc., to 

be a separately developable site. The subject site would reasonably accept a site layout for any of the 

legally probable uses. There are no known physical reasons why the subject site would not support 

any legally probable development.  

Financial Feasibility 

The determination of financial feasibility is dependent primarily on the relationship of supply and 

demand for the legally probable land uses versus the cost to create the uses. It may be financially 

feasible to complete a new hotel project if the site acquisition cost was low enough to provide an 

adequate developer’s profit.  There is currently new construction in the marketplace and two new 

hotels which were recently completed.  The cost approach indicates feasibility. 

Maximum Profitability 

The final test of highest and best use of the site as though vacant is that the use be maximally 

productive, yielding the highest return to the land.  In the case of the subject as if vacant, the analysis 

has indicated that a new select service hotel project would be most appropriate. 

CONCLUSION:  HIGHEST AND BEST USE AS VACANT 

Based on the information presented above and upon information contained in the market and 

neighborhood analysis, we conclude that the highest and best use of the subject as if vacant, would 

be the development a select service hotel property. Our analysis of the subject and its respective 

market characteristics indicate the most likely buyer, as if vacant, would be an investor (land 

speculation) or a developer.    

Amherst Hospitality, LLC 
#025 Michael Gibson 

USAdvisors.org



PROPOSED AMHERST HYATT PLACE | APPRAISAL METHODOLOGY 

56 
 

APPRAISAL METHODOLOGY 

In appraisal practice, an approach to value is included or omitted based on its applicability to the 

property type being valued and the quality and quantity of information available. 

COST APPROACH 

The cost approach is based upon the proposition that the informed purchaser would pay no more for 

the subject than the cost to produce a substitute property with equivalent utility.  This approach is 

particularly applicable when the property being appraised involves relatively new improvements that 

represent the highest and best use of the land, or when it is improved with a relatively unique or 

specialized property type for which there exist few sales or leases of comparable properties. 

SALES COMPARISON APPROACH 

The sales comparison approach utilizes sales of comparable properties, adjusted for differences, to 

indicate a value for the subject.  Valuation is typically accomplished using physical units of 

comparison such as price per room, price per suite, or economic units of comparison such as gross 

rent multiplier.  Adjustments are applied to the physical units of comparison derived from the 

comparable sale.  The unit of comparison chosen for the subject is then used to yield a total value.  

Economic units of comparison are not adjusted, but rather analyzed as to relevant differences, with 

the final estimate derived based on the general comparisons.  Typically, the sales comparison 

approach is used to bracket the indication provided by the income capitalization approach. 

INCOME CAPITALIZATION APPROACH 

The income capitalization approach reflects the subject’s income-producing capabilities.  This 

approach is based on the assumption that value is created by the expectation of benefits to be derived 

in the future.  Specifically estimated is the amount an investor would be willing to pay to receive an 

income stream plus reversion value from a property over a period of time.  The two common 

valuation techniques associated with the income capitalization approach are discounted cash flow 

(DCF) analysis and direct capitalization.  

METHODOLOGY APPLICABLE TO THE SUBJECT 

In valuing the subject, the cost approach and income approaches are applicable and have been 

utilized.  The sales approach has not been utilized because there is not a sufficient sample of recent 

transactions in which to compare the subject property.  We performed the Sales Approach analysis; 

however, we were unable to conclude to a resulting value from our research.  In addition, the 

replacement cost has been utilized within the analysis of insurable value. 
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LAND VALUE 

The following map and table summarize the comparable data used in the valuation of the subject site.  

A detailed description of each transaction is included in the addenda. Sale #4 not pictured – 

Rotterdam is located in eastern New York, just northwest of Albany. 
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SUMMARY OF COMPARABLE LAND SALES

Actual Sale Adjusted Sale Size Price Per

No. Property Location Type Date Proposed Use Price Price 1  (Acres) Acre

1 75 Main Street, Buffalo, NY Sale Mar-13 Two Hockey Rinks, 

200-room Hotel 

and 850 Car 

Parking Garage

$2,200,000 $2,200,000 1.77 $1,242,938

2 234 Delaware & 233 South

Elmwood, Buffalo, NY

Sale Sep-12 Mixed-Use $3,000,000 $3,400,000 1.95 $1,743,590

3 5195 Main Street,

Williamsville, NY

Sale Feb-12 120-room hotel, 

33 apts

$3,700,000 $3,865,000 2.59 $1,492,278

4 1925 Curry Road, Rotterdam,

NY

Sale Aug-10 Redevelopment $1,490,000 $1,490,000 1.23 $1,211,382

Subject 5020 Main Street, 

Williamsville, NY

--- --- Hotel --- --- 3.30 ---

1 Transaction amount adjusted for cash equivalency and/or development costs (where applicable)

Compiled by CBRE

Transaction

 

DISCUSSION/ANALYSIS  

There have been very few land sales in the immediate area over the trailing 24 months. We have 

analyzed these transactions on a per acre basis. A discussion of each sale is below.  

Land Sale One – 75 Main Street 

This 1.77-acre retail/commercial tract's location is 75 Main Street in Downtown Buffalo,.  The site's 

shape is irregular with level, at street grade topography.  The transaction occurred in March, 2013 for 

$2,200,000, or $1,242,938 per acre.  At the time of the sale, the property was vacant, and was 

reportedly purchased by affiliates of the Buffalo Sabres professional hockey team.  At the time of sale 

the proposed development was for two ice hockey rinks and a 200-room hotel with an 850 space 

parking garage.   

The comparable required a downward adjustment for location and Highest & Best Use, due to this 

comparable’s superior location in Downtown Buffalo where density of development is much greater. 

Overall, this sale was superior in comparison to the subject and downward adjustment was warranted 

to its price per unit indication. 

Land Sale Two – 234 Delaware Avenue & 233 South Elmwood Avenue 

This 1.95-acre retail/commercial tract's location is 234 Delaware & 233 South Elmwood in 

Downtown Buffalo, NY.  The site's shape is rectangular with generally level topography.  The 

transaction occurred in September, 2012 for $3,000,000, or $1,538,462 per acre.  At the time of 

the sale, the property was improved with a 78,856 square foot two-story office building and 

convenience store. At the time of sale the buyer stated the $3,000,000 allocated for the sale was for 
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the vacant land and we adjusted the price upward by $400,000 for the demolition of the existing 

structure (estimated at roundly $5/SF). 

An upward adjustment was warranted for the improving market conditions since this comparable’s 

date of sale, as compared to the subject’s date of appraisal.  The comparable required a downward 

adjustment for location and Highest & Best Use, due to this comparable’s superior location in 

Downtown Buffalo where density of development is much greater. Overall, this sale was superior in 

comparison to the subject and downward adjustment was warranted to its price per unit indication. 

Land Sale Three - 5195 Main Street (currently Wyndham Garden Hotel) 

The site is located in a prime Main Street location in Williamsville, NY at the corner of Main Street and 

South Forest Road, less than one-quarter mile east of the subject site. The 2.59 acre site was 

purchased in February 2012 for $3,700,000. The site was improved with a Stereo Advantage store 

which was demolished to make way for the proposed mixed-use development. Demolition costs 

equated to $165,000, bringing the all-in price to $3,865,000, or $1,492,278 per acre.   

An upward adjustment was warranted for the improving market conditions since this comparable’s 

date of sale, as compared to the subject’s date of appraisal.  This sale is an overall good indicator of 

value. 

Land Sale Four - 1925 Curry Road, Rotterdam, NY 

The land sale represents a transaction between IJM Associates and Columbia Altamont LLC for 

$1,490,000, or $1,211,382 per acre.  The site has a rectangular shape with generally level 

topography and exhibits frontage on Curry Road.  The site is zoned B-2 and at the time of the sale 

was proposed to be developed into a 2-unit retail facility with a restaurant and bank branch.  

An upward adjustment was warranted for the improving market conditions since this comparable’s 

date of sale, as compared to the subject’s date of appraisal.  Overall, this sale was inferior in 

comparison to the subject and an upward adjustment was warranted to its price per unit indication. 

SUMMARY OF ADJUSTMENTS 

Based on our comparative analysis, the following chart summarizes the adjustments warranted to each 

comparable.   
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LAND SALES ADJUSTMENT GRID

Comparable Number 1 2 3 4 Subject

Transaction Type Sale Sale Sale Sale ---

Transaction Date Mar-13 Sep-12 Feb-12 Aug-10 ---

Proposed Use Two hockey rinks, 

200-room hotel and 

850 car parking 

garage

Mixed-Use
120-room 

hotel, 33 apts
Redevelopment Hotel

Actual Sale Price $2,200,000 $3,000,000 $3,700,000 $1,490,000 ---

Adjusted Sale Price 1 $2,200,000 $3,400,000 $3,865,000 $1,490,000 ---

Size (Acres) 1.77 1.95 2.59 1.23 3.30

Price Per Acre $1,242,938 $1,743,590 $1,492,278 $1,211,382 ---

Price ($ Per AC) $1,242,938 $1,743,590 $1,492,278 $1,211,382

Property Rights Conveyed 0% 0% 0% 0%

Financing Terms 1
0% 0% 0% 0%

Conditions of Sale 0% 0% 0% 0%

Market Conditions 0% 5% 5% 10%

Subtotal $1,242,937.85 $1,830,769 $1,566,892 $1,332,520

Size 0% 0% 0% 0%

Shape 0% 0% 0% 0%

Corner 0% 0% 0% 0%

Frontage 0% 0% 0% 0%

Topography 0% 0% 0% 0%

Location -10% -10% 0% 0%

Highest & Best Use -15% -15% 0% 0%

Total Other Adjustments -25% -25% 0% 0%

Value Indication for Subject $932,203 $1,373,077 $1,566,892 $1,332,520

1 Transaction amount adjusted for cash equivalency and/or development costs (where applicable)

Compiled by CBRE

 

CONCLUSION 

Based on the preceding analysis, the adjusted sales price per acre of the comparable sales ranged 

from $932,203 to $1,566,892.  We note that Sale #3 is the most comparable to the subject, and on 

a per unit basis is roundly $25,000/unit.  Given the wide range of price per acre we have used the 

rounded average of these sales to estimate land value, and compared that against the adjusted price 

per unit of Sale #3.  
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CONCLUDED LAND VALUE

$ Per AC Subject Acs. Total

$1,300,000 x 3.30 = $4,290,000

$ Per Unit Subject Units Total

$27,500 x 137 $3,767,500

CBRE Conclusion: $4,000,000

Compiled by CBRE
 

The CBRE concluded amount is significantly above the developer’s allocated value of land, which was 

$2,200,000.  We note that due to the recent parcel separation of the land the subject site is situated 

on, the land has not yet been valued by the City Assessor’s office.  Base on the comparables, of which 

comparable #3 is the most similar and proximate, our conclusion of value per unit is considered 

reasonable.   
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COST APPROACH 

In estimating the replacement cost new for the subject, the following methods/data sources have been 

utilized (where available): 

 the comparative unit method has been employed, utilizing the Marshall Valuation Service 
(MVS) cost guide, published by Marshall and Swift, LLC; 

 the subject’s actual construction costs (where available); and  
 actual/budget construction cost figures available for comparable properties have been 

considered. 

MARSHALL VALUATION SERVICE 

Direct Cost 

Salient details regarding the direct costs are summarized in the Cost Approach Conclusion at the end 

of this section.  The MVS cost estimates include the following: 

1. average architect’s and engineer’s fees for plans, plan check, building permits and survey(s) 
to establish building line; 

2. normal interest in building funds during the period of construction plus a processing fee or 
service charge; 

3. materials, sales taxes on materials, and labor costs; 
4. normal site preparation including finish grading and excavation for foundation and backfill; 
5. utilities from structure to lot line figured for typical setback; 
6. contractor’s overhead and profit, including job supervision, workmen’s compensation, fire 

and liability insurance, unemployment insurance, equipment, temporary facilities, security, 
etc.; and 

7. site improvements (included as lump sum additions). 

Base building costs (direct costs) are adjusted to reflect the physical characteristics of the subject.  

Making these adjustments, including the appropriate local and current cost multipliers, the direct 

building cost is indicated. 

Additions 

Items not included in the direct building cost estimate include parking and walks, signage, 

landscaping, and miscellaneous site improvements.  The cost for these items is estimated separately 

using the segregated cost sections of the MVS cost guide. 

Indirect Cost Items 

Several indirect cost items are not included in the direct building cost figures derived through the MVS 

cost guide.  These items include developer overhead (general and administrative costs), property 

taxes, legal and insurance costs, local development fees and contingencies, lease-up and marketing 

costs and miscellaneous costs.  Research into these cost items indicates that an average property 

requires an allowance of about 10% to 20% of the total direct costs. 
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MVS Conclusion 

The concluded direct and indirect building cost estimate obtained via the digital MVS cost guide is 

illustrated as follows: 

COST APPROACH SCHEDULE

Building Type: Height per Story: 9'

Age: Number of Buildings: 1

Quality/Condition: Gross Building Area: 88,711 SF

Exterior Wall: Number of Rooms: 137

Number of Stories:

MVS Sec/Page/Class electronic

Building Component Hotel
Component Sq. Ft. 88,711 SF
Base Square Foot Cost $112.85

Square Foot Refinements

Exterior Walls $35.57

Heating and Cooling $31.02

Sprinklers $3.56

Elevators $4.31

Subtotal $187.31

Base Building Cost (via Marshall Valuation Service cost data) $16,616,869

Indirect Costs 15.0% of Direct Building Cost $2,492,530
Direct and Indirect Building Cost $19,109,399
Rounded $19,109,000

Compiled by CBRE

6

Hotel

0 YRS

Excellent

Glass & EIFS

 

DIRECT AND INDIRECT COST CONCLUSION 

Developer’s Budget 

DEVELOPER'S CONSTRUCTION BUDGET

Construction Budget Cost $/Key

Land $2,250,000 $16,423

A&E $475,000 $3,467

Construction Costs $15,000,000 $109,489

FF&E $2,950,000 $21,533

Closing, Financing, AIDA & Soft Costs $825,000 $6,022

Carrying Costs During Construction $400,000 $2,920

Developer Fee (5%) $1,100,000 $8,029

Total Capital Expenditures $23,000,000 $167,883

Compiled by CBRE
 

The indicated direct and indirect building costs for the subject are illustrated as follows: 
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DIRECT AND INDIRECT COST CONCLUSION

Source Total Per Guest Room

MVS Cost Guide $19,109,000 $139,482

Developer's Budget Costs (less land, FF&E & Developer's Profit) $16,700,000 $121,898

CBRE Estimate $16,700,000 $122,000

Compiled by CBRE
 

ENTREPRENEURIAL PROFIT 

Entrepreneurial profit represents the return to the developer, and is separate from contractor’s 

overhead and profit.  This line item, which is a subjective figure, tends to range from 5% to 10% of 

total direct and indirect costs for this property type, based on discussions with developers active in this 

market.  

ACCRUED DEPRECIATION 

There are essentially three sources of accrued depreciation:  

1. physical deterioration, both curable and incurable;  
2. functional obsolescence, both curable and incurable; and  
3. external obsolescence.  

Physical Deterioration 

The subject’s physical condition was detailed in the improvements analysis.  Curable deterioration 

affecting the improvements results from deferred maintenance and, if applicable, was previously 

discussed.  With regard to incurable deterioration, the subject improvements are considered to have 

deteriorated due to normal wear and tear associated with natural aging.  The following chart provides 

a summary of the remaining economic life. 

ECONOMIC AGE AND LIFE

Actual Age 0 Years

Effective Age 0 Years

MVS Expected Life 45 Years

Remaining Economic Life 45 Years

Acrued Physical Incurable Depreciation 0.0%

Compiled by CBRE
 

Functional Obsolescence 

Based on a review of the design and layout of the improvements, no forms of curable functional 

obsolescence were noted.  Because replacement cost considers the construction of the subject 

improvements utilizing modern materials and current standards, design and layout, functional 

incurable obsolescence normally is not applicable. 
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External Obsolescence 

Based on a review of the local market and neighborhood, no forms of external obsolescence affect 

the subject.  

FURNITURE, FIXTURES & EQUIPMENT 

No furniture, fixtures and equipment (FF&E) appraisal was contracted as part of this assignment.  In 

order to estimate the value of the FF&E, we have relied upon information contained in the Marshall 

Valuation Service Cost Manual, comparable hotel properties and the Uniform Franchise Offering 

Circular (UFOC) for the subject.  Based on our review of the subject plans, we assume the FF&E will 

be new and in excellent condition.  Accordingly, we have estimated the total replacement cost new for 

the FF&E as follows. 

FF&E COST ESTIMATE

Source Per Guest Room

Hampton $18,386

Homewood $26,131

Embassy $27,408

Subject $21,533

CBRE Estimate $21,500

Indicated FF&E Replacement Cost $2,945,500

Rounded $2,950,000

Compiled by CBRE
 

The subject estimate is reasonable compared to industry standards for FF&E costs.   

In order to estimate the depreciated value of the FF&E, we have again relied upon the Marshall 

Valuation Service depreciation schedule for fixtures and equipment.  In this analysis, we have assumed 

a typical life expectancy and effective age estimate, based upon the weighted actual age of all FF&E.  

As the FF&E is replaced on an ongoing basis and is considered in excellent condition, this 

methodology is considered reasonable.  The resultant depreciated cost of the FF&E can be calculated 

as follows: 
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FF&E DEPRECIATED COST ESTIMATE

FF&E Effective Age (Weighted) 0 Years

MVS Expected Life (Weighted) 8 Years

FF&E Physical Depreciation 0%

MVS Salvage Value of FF&E 10%

FF&E Replacement Cost New 2,950,000$     

Less: Salvage Value @ 10% (295,000)$       

Depreciable Cost 2,655,000$     

Less Depreciation @ 0% -$                

Plus Salvage Value 295,000$        

Depreciated FF&E Cost 2,950,000$     

Rounded 2,950,000$     

Depreciated FF&E Cost Per Guest Room $21,533

Compiled by CBRE
 

COST APPROACH CONCLUSION 

The value estimate is calculated as follows. 

COST APPROACH SCHEDULE

Building Type: Height per Story: 9'

Age: Number of Buildings: 1

Quality/Condition: Gross Building Area: 88,711 SF

Exterior Wall: Number of Rooms: 137

Number of Stories:

Direct and Indirect Building Cost $16,700,000

Entrepreneurial Profit 10.0% $1,670,000

Replacement Cost New $18,370,000

Land Value $4,000,000
Depreciated Cost of FF&E $2,950,000
Prospective Value Upon Completion $25,320,000
Rounded $25,300,000
Value Per Room $184,672

Compiled by CBRE

6

HOT_Select Service

0 YRS

Excellent

Glass & EIFS

of Total Building Cost
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INSURABLE VALUE 

As part of the client’s requested scope of work, an estimate of insurable value is provided herein. 

CBRE has followed traditional appraisal standards to develop a reasonable calculation based upon 

industry practices and industry accepted publications such as Marshall Valuation Service. The 

methodology employed is a derivation of the cost approach and is not reliable for insurable value 

estimates. Actual construction costs and related estimates can vary greatly from this estimate. 

The insurable value estimate presented herein is intended to reflect the value of the destructible 

portions of the subject, based on the replacement of physical items that are subject to loss from 

hazards (excluding indestructible items such as basement excavation, foundation, site work, land value 

and indirect costs).  In the case of the subject, this estimate is based upon the base building costs 

(direct costs) as obtained via the Marshall Valuation Service handbook, with appropriate deductions. 

This analysis should not be relied upon to determine proper insurance coverage as only consultants 

considered experts in cost estimation and insurance underwriting are qualified to provide an insurable 

value. It is provided to aid the client/reader/user as part of their overall decision making process and 

no representations or warranties are made by CBRE regarding the accuracy of this estimate and it is 

strongly recommend that other sources be utilized to develop any estimate of insurable value. 

INSURABLE VALUE SCHEDULE

Building Type: Height per Story: 9'

Age: Number of Buildings: 1

Quality/Condition: Gross Building Area: 88,711 SF

Exterior Wall: Number of Rooms: 137

Number of Stories:

Base Building Cost (via Marshall Valuation Service cost data) $16,616,869

Insurable Value Exclusions 10.0% of Total Building Cost ($1,661,687)

Indicated FF&E Replacement Cost $2,950,000

Insurable Value Indication $17,905,182

Rounded $17,900,000
Value Per Room $130,657

Compiled by CBRE

6

Hotel

0 YRS

Excellent

Glass & EIFS
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SALES COMPARISON APPROACH 

Given the location of the subject property a Sales Comparison approach to value is not applicable.  

Hotel’s in the greater Buffalo-Niagara market rarely trade, and the data that is available is dated and 

not representative of the subject.  Only three hotels have sold in the subject market in the last 5 years; 

two were economy properties and one was a downtown convention center hotel with nearly 500 

rooms.  Occupancy and average rate data for these hotels at the time of sale was not available and 

the information available for these properties is not usable for comparison purposes.  The available 

data for these sales is presented as follows. 

 

HOTEL SALES BUFFALO AREA

Sale Room Sale Price

Hotel Location Date Count Sale Price $/Room

Rodeway Inn & Suites Amherst Amherst, NY Oct-10 40 $1,475,000 $36,875

Econo Lodge Williamsville Williamsville, NY Apr-09 121 $3,500,000 $28,926

Adam's Mark Buffalo Buffalo, NY Feb-09 486 $7,500,000 $15,432

Compiled by: CBRE  
 

Comparable sales have been analyzed in an effort to test the reasonableness of the Income 

Capitalization approach. The following sales represent Hyatt Place hotel transactions across the 

country within the past 12 months.  We note that these hotels comprise a wide geography and city 

profile, and other than brand, are not representative of the subject property.  

RECENT HYATT PLACE SALES

Sale Room Sale Price

Hotel City State Date Count Sale Price $/Room

Hyatt Place North Charleston North Charleston South Carolina May-13 113 $11,800,000 $104,425

Hyatt Place Memphis Germantown Germantown Tennessee Apr-13 127 $11,300,000 $88,976

Hyatt Place New York New York New York Mar-13 185 $76,200,000 $411,892

Hyatt Place Chicago Hoffman Estates Hoffman Estates Illinois Jan-13 126 $10,625,000 $84,325

Hyatt Place Orlando Convention Center Orlando Florida Jan-13 149 $12,665,000 $85,000

Hyatt Place Orlando Universal Orlando Florida Jan-13 151 $12,835,000 $85,000

Hyatt Place Garden City Garden City New York Dec-12 122 $31,000,000 $254,098

Hyatt Place Baltimore Owings Mills Owings MIlls Maryland Oct-12 123 $10,455,000 $85,000

Hyatt Place Chicago Lombard Oak Brook Lombard Illinois Oct-12 151 $12,835,000 $85,000

Hyatt Place Dallas Arlington Arlington Texas Oct-12 127 $10,795,000 $85,000

Hyatt Place Denver South Park Meadows Lone Tree Colorado Oct-12 127 $10,345,000 $81,457

Hyatt Place Denver Tech Center Englewood Colorado Oct-12 126 $10,260,000 $81,429

Hyatt Place Phoenix North Phoenix Arizona Oct-12 127 $10,345,000 $81,457

Hyatt Place Scottsdale Old Town Scottsdale Arizona Oct-12 127 $10,795,000 $85,000

Compiled by: CBRE  

The hotels transactions presented above range in price per room from $81,429 to $411,892; 

therefore, we have concluded the Sales Comparison Approach is not applicable.  
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INCOME CAPITALIZATION APPROACH 

The following map and tables summarize the comparable data used in the valuation of the subject.  A 

detailed description of each property is included in the addenda. 

 
 

PRIMARY COMPETITIVE HOTELS

Number Percentage Year Date Competitive Occupancy ADR RevPAR

Property of Rooms Competitive Built Opened Rooms Occ. Penetration ADR Penetration RevPAR Penetration

Hilton Garden Inn Buffalo Airport 158 100% 2005 Oct-05 158 83% 111% $133.00 109% $110.39 120%

Courtyard Marriott Buffalo/Amherst 108 100% 1999 May-99 108 71% 95% $118.00 96% $83.78 91%

DoubleTree Buffalo/Amherst 187 100% 1987 May-87 187 68% 91% $103.00 84% $70.04 76%

Marriott Buffalo Niagara 356 100% 1981 Mar-81 356 75% 100% $124.00 101% $93.00 101%

Hampton Inn Williamsville 80 100% 2002 Jul-02 80 80% 107% $141.00 115% $112.80 123%

Courtyard Buffalo Airport 139 100% 2011 Aug-11 139 75% 100% $121.00 99% $90.75 99%

Overall Totals/Averages 1,028 1,028 75% $122.47 $91.76

Compiled by CBRE

12 Months Ending December 31, 2012
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PRIMARY COMPETITION

Meeting Meeting Estimated 2012 Market Mix

Space Space

Property Location (SF) (SF/RM)

Hilton Garden Inn Buffalo Airport Buffalo, NY 3,000 19.0 65% 15% 20% Y Y Y Y N Y

Courtyard Marriott Buffalo/Amherst Buffalo, NY 750 6.9 60% 5% 35% Y Y Y Y N Y

DoubleTree Buffalo/Amherst Amherst, NY 2,265 12.1 60% 5% 35% Y Y Y Y N Y

Marriott Buffalo Niagara Amherst, NY 14,000 39.3 60% 20% 20% Y Y Y Y N Y

Hampton Inn Williamsville Williamsville, NY 525 6.6 65% 5% 30% N Y Y Y N Y

Courtyard Buffalo Airport Cheektowaga, NY 1,200 8.6 65% 15% 20% Y Y Y Y N Y

Overall Totals/Averages 62% 14% 24%

Compiled by CBRE

Commercia

l

Meeting & 

Group Leisure
Exercise 

FacilitiesSpa

Business 

CenterRestaurant Lounge Pool

 

SUMMARY AND ANALYSIS OF COMPETITIVE PROPERTIES 

The prior tables summarize the primary competitive set applicable to the subject property.  These 

properties have been analyzed and were described in detail in the hotel market analysis section.  The 

primary competitive set, not including the subject has a total of 1,028  rooms.  The 2012 occupancy 

and ADR achieved by these properties was roughly 75% and $122.47, respectively.   

OCCUPANCY, ADR, AND REVPAR CONCLUSIONS 

The subject’s occupancy, ADR, RevPAR, and corresponding room revenue for the first several years of 

our projection analysis are illustrated as follows and were discussed and analyzed in the hotel market 

analysis: 

OCCUPANCY, ADR, & ROOMS REVENUE CONCLUSIONS

Fiscal Year Ending 9/30/ 2015 2016 2017

Avg. Available Rooms 137 137 137

Annual Room Nights 50,005 50,005 50,005

Occupancy 69% 73% 75%

Occupied Rooms 34,503 36,504 37,504

ADR $137.87 $153.04 $157.63

RevPAR $95.13 $111.72 $118.22

Total Rooms Revenue $4,756,845 $5,586,558 $5,911,803

Source: CBRE
 

INCOME AND EXPENSE HISTORY 

A normalized budget of income and expense was made available by the developer and is summarized 

the charts that follow.  For purposes of our analysis, we assume the information provided is accurate.  

Where applicable, we have reclassified the available information to conform to the Uniform System of 

Accounts for Hotels, an industry-standard accounting format.   

This analysis incorporates revenue estimates based on our survey of comparable and competitive 

properties, and general market trend information.   
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Conclusions will be presented for the following years: 

 Discounted Cash Flow Analysis - Year 1; 
 The DCF Stabilized Estimate; and 
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SUBJECT PRO FORMA BUDGET

Period Reported:

Days Open

No. of Rooms

Occupied Room Nights

Occupancy

Average Daily Rate

RevPAR

Total Ratio to Sales PAR POR Total Ratio to Sales PAR POR Total Ratio to Sales PAR POR Total Ratio to Sales PAR POR

REVENUE

Rooms $4,488,449 95.8% $32,762 $132.00 $4,961,746 96.0% $36,217 $141.75 $5,256,526 96.0% 96.0% $146.00 $5,493,799 96.0% $40,101 $150.50

Food & Beverage 201,000        4.3% $1,467 $5.91 212,000        4.1% $1,547 $6.06 223,000        4.1% 4.1% $6.19 232,000        4.1% $1,693 $6.36

Minor Operated Departments (shown net of exps) (3,744)           -0.1% -$27 -$0.11 (3,969)           -0.1% -$29 -$0.11 (4,205)           -0.1% -0.1% -$0.12 (4,391)           -0.1% -$32 -$0.12

Total Revenue $4,685,705 100.0% $34,202 $137.80 $5,169,777 100.0% $37,736 $147.69 $5,475,321 100.0% 100.0% $152.08 $5,721,408 100.0% $41,762 $156.74

DEPARTMENTAL EXPENSES*

Rooms $942,574 21.0% $6,880 $27.72 $1,041,967 21.0% $7,606 $29.77 $1,103,870 21.0% 21.9% $30.66 $1,153,698 21.0% $8,421 $31.61

Food & Beverage 178,000        88.6% $1,299 $5.23 186,000        87.7% $1,358 $5.31 193,000        86.5% 2125.0% $5.36 200,000        86.2% $1,460 $5.48

Minor Operated Departments -                0.0% $0 $0.00 -                0.0% $0 $0.00 -                0.0% 0.0% $0.00 -                0.0% $0 $0.00

Total Departmental Expenses $1,120,574 23.9% $8,179 $32.95 $1,227,967 23.8% $8,963 $35.08 $1,296,870 23.7% 23.7% $36.02 $1,353,698 23.7% $9,881 $37.08

DEPARTMENTAL INCOME (LOSS) $3,565,131 76.1% $26,023 $104.85 $3,941,810 76.2% $28,772 $112.61 $4,178,451 76.3% 76.3% $116.06 $4,367,710 76.3% $31,881 $119.65

UNDISTRIBUTED OPERATING EXPENSES

Administrative and General $414,773 8.9% $3,028 $12.20 $427,216 8.3% $3,118 $12.20 $440,032 8.0% 8.0% $12.22 $453,233 7.9% $3,308 $12.42

Marketing 173,450        3.7% $1,266 $5.10 178,654        3.5% $1,304 $5.10 184,013        3.4% 3.4% $5.11 189,534        3.3% $1,383 $5.19

Franchise Fees 291,749        6.5% $2,130 $8.58 322,513        6.5% $2,354 $9.21 341,674        6.5% 6.8% $9.49 357,097        6.5% $2,607 $9.78

Property Operations and Maintenance 156,859        3.3% $1,145 $4.61 161,565        3.1% $1,179 $4.62 166,412        3.0% 3.0% $4.62 171,405        3.0% $1,251 $4.70

Utility Costs 192,791        4.1% $1,407 $5.67 204,415        4.0% $1,492 $5.84 216,563        4.0% 4.0% $6.02 226,158        4.0% $1,651 $6.20

Total Undistributed Expenses $1,229,622 26.2% $8,975 $36.16 $1,294,363 25.0% $9,448 $36.98 $1,348,694 24.6% 24.6% $37.46 $1,397,427 24.4% $10,200 $38.28

CASH FLOW AFTER UNDISTRIBUTED OPERATING EXPENSES $2,335,509 49.8% $17,048 $68.68 $2,647,447 51.2% $19,324 $75.63 $2,829,757 51.7% 51.7% $78.60 $2,970,283 51.9% $21,681 $81.37

Management Fee $140,571 3.0% $1,026 $4.13 $155,093 3.0% $1,132 $4.43 $164,260 3.0% 3.0% $4.56 $171,642 3.0% $1,253 $4.70

INCOME BEFORE FIXED CHARGES $2,194,938 46.8% $16,021 $64.55 $2,492,354 48.2% $18,192 $71.20 $2,665,497 48.7% 48.7% $74.03 $2,798,641 48.9% $20,428 $76.67

FIXED CHARGES

Property Taxes 142,932        3.1% $1,043 $4.20 150,549        2.9% $1,099 $4.30 158,166        2.9% 2.9% $4.39 165,784        2.9% $1,210 $4.54

Insurance 37,707          0.8% $275 $1.11 38,838          0.8% $283 $1.11 40,003          0.7% 0.7% $1.11 41,203          0.7% $301 $1.13

Reserve for Replacement 93,714          2.0% $684 $2.76 155,093        3.0% $1,132 $4.43 219,013        4.0% 4.0% $6.08 228,856        4.0% $1,670 $6.27

Total Fixed Charges $274,353 5.9% $2,003 $8.07 $344,480 6.7% $2,514 $9.84 $417,182 7.6% 7.6% $11.59 $435,843 7.6% $3,181 $11.94

NET OPERATING INCOME $1,920,585 41.0% $14,019 $56.48 $2,147,874 41.5% $15,678 $61.36 $2,248,315 41.1% 41.1% $62.45 $2,362,798 41.3% $17,247 $64.73

Source:  Hotel Operating Statements

*  Departmental expense ratios are based on departmental revenues; Franchise/Royalty ratio is based on room revenues; all others are based on total revenues.
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INCOME AND EXPENSE COMPARABLES 

The following charts summarize income and expenses taken from regional revenue/expense 

comparables and the STR Host Report.  
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COMPARABLE INCOME AND EXPENSE DATA - SELECTED HOTELS

Property

Days Open

Avg. No. of Rooms

Occupancy

Average Daily Rate

Ratio to Sales PAR POR Ratio to Sales PAR POR Ratio to Sales PAR POR

REVENUE

Rooms 91.2% $23,398 $117.84 96.0% $16,378 $56.80 95.9% $33,778 $121.29

Food & Beverage 8.0% $2,062 $10.39 3.0% $514 $1.78 0.0% $0 $0.00

Telecommunications 0.1% $24 $0.12 0.3% $43 $0.15 0.0% $7 $0.03

Minor Operated Departments 0.7% $170 $0.85 0.7% $119 $0.41 4.0% $1,425 $5.12

Total Revenue 100.0% $25,654 $129.20 100.0% $17,053 $59.14 100.0% $35,210 $126.43

DEPARTMENTAL EXPENSES*

Rooms 23.8% $5,571 $28.06 25.0% $4,093 $14.19 17.7% $5,983 $21.48

Food & Beverage 0.0% $2,760 $13.90 60.5% $311 $1.08 0.0% $0 $0.00

Telecommunications 525.2% $126 $0.64 253.1% $108 $0.37 2695.9% $188 $0.67

Total Departmental Expenses 33.0% $8,457 $42.59 26.5% $4,511 $15.65 17.5% $6,170 $22.16

DEPARTMENTAL INCOME (LOSS) 67.0% $17,197 $86.61 73.5% $12,542 $43.50 82.5% $29,040 $104.27

UNDISTRIBUTED OPERATING EXPENSES

Administrative and General 9.8% $2,505 $12.62 9.9% $1,681 $5.83 8.1% $2,868 $10.30

Marketing 6.4% $1,635 $8.23 3.8% $651 $2.26 2.4% $849 $3.05

Franchise Fees 8.1% $1,891 $9.52 7.5% $1,228 $4.26 11.0% $3,717 $13.35

Property Operations and Maintenance 5.3% $1,356 $6.83 7.3% $1,243 $4.31 4.1% $1,442 $5.18

Utility Costs 9.0% $2,318 $11.67 5.7% $969 $3.36 2.8% $978 $3.51

Total Undistributed Expenses 37.8% $9,705 $48.88 33.8% $5,772 $20.02 28.0% $9,853 $35.38

CASH FLOW AFTER UNDISTRIBUTED OPERATING EXPENSES 29.2% $7,492 $37.73 39.7% $6,770 $23.48 54.5% $19,186 $68.89

Management Fee 0.4% $109 $0.55 3.0% $512 $1.77 2.0% $704 $2.53

INCOME BEFORE FIXED CHARGES 28.8% $7,383 $37.18 36.7% $6,259 $21.71 52.5% $18,482 $66.36

FIXED CHARGES

Property Taxes 13.0% $3,338 $16.81 4.5% $773 $2.68 0.7% $263 $0.94

Insurance 1.3% $339 $1.71 0.3% $56 $0.20 0.2% $77 $0.28

Reserve for Replacement 0.0% $0 $0.00 0.0% $0 $0.00 0.0% $0 $0.00

Total Fixed Charges 14.3% $3,677 $18.52 4.9% $829 $2.88 5.0% $1,750 $6.28

$0 $0.00 $0 $0.00 $0 $0.00

NET OPERATING INCOME 14.4% $3,706 $18.66 31.8% $5,429 $18.83 47.5% $16,732 $60.08

*  Departmental expense ratios are based on departmental revenues; Franchise/Royalty ratio is based on room revenues; all others are based on total revenues.

Source:  Hotel Operating Statements
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COMPARABLE INCOME AND EXPENSE DATA - SELECTED HOTELS

Property

Year

Avg. No. of Rooms

Occupancy

Average Daily Rate

Ratio to Sales PAR POR Ratio to Sales PAR POR Ratio to Sales PAR POR Ratio to Sales PAR POR

REVENUE

Rooms 96.4% $29,805 $116.19 97.8% $22,998 $89.84 98.3% $20,240 $79.59 94.2% $40,623 $157.78

Food & Beverage 0.0% $0 $0.00 0.0% $0 $0.00 0.0% $0 $0.00 0.0% $0 $0.00

Minor Operated Departments 2.1% $723 $2.81 1.6% $368 $1.44 1.2% $246 $0.97 3.0% $1,272 $4.94

Total Revenue 100.0% $31,117 $121.29 100.0% $23,510 $91.84 100.0% $20,582 $80.94 100.0% $43,106 $167.42

DEPARTMENTAL EXPENSES

Rooms 23.8% $7,221 $28.14 23.1% $5,307 $20.73 22.5% $4,562 $17.94 25.2% $10,242 $39.78

Food & Beverage 0.0% $0 $0.00 0.0% $0 $0.00 0.0% $0 $0.00 0.0% $0 $0.00

Minor Operated Departments 51.0% $666 $2.59 43.8% $211 $0.82 50.9% $161 $0.63 56.0% $1,302 $5.06

Total Departmental Expenses 25.2% $8,032 $31.30 24.0% $5,642 $22.04 23.5% $4,837 $19.02 27.2% $11,724 $45.54

DEPARTMENTAL INCOME (LOSS) 74.8% $23,085 $89.99 76.0% $17,868 $69.80 76.5% $15,744 $61.91 72.8% $31,382 $121.89

UNDISTRIBUTED OPERATING EXPENSES

Administrative and General 9.4% $2,902 $11.31 9.4% $2,198 $8.59 9.6% $1,977 $7.77 9.2% $3,979 $15.45

Marketing 6.2% $1,987 $7.74 5.6% $1,313 $5.13 5.6% $1,152 $4.53 6.9% $2,985 $11.59

Franchise Fees 2.4% $727 $2.83 2.6% $619 $2.42 2.5% $511 $2.01 2.2% $941 $3.65

Property Operations and Maintenance 5.1% $1,572 $6.13 5.1% $1,206 $4.71 5.6% $1,150 $4.52 4.9% $2,093 $8.13

Utility Costs 4.6% $1,352 $5.27 4.9% $1,143 $4.46 5.3% $1,098 $4.32 3.8% $1,658 $6.44

Total Undistributed Expenses 27.6% $8,540 $33.29 27.6% $6,480 $25.31 28.6% $5,887 $23.15 27.0% $11,656 $45.27

CASH FLOW AFTER UNDISTRIBUTED OPERATING EXPENSES 47.1% $14,545 $56.70 48.4% $11,388 $44.49 47.9% $9,858 $38.77 45.8% $19,726 $76.62

Management Fee 2.7% $827 $3.23 2.9% $685 $2.67 2.8% $579 $2.28 2.5% $1,085 $4.22

INCOME BEFORE FIXED CHARGES 44.4% $13,717 $53.47 45.5% $10,704 $41.81 45.1% $9,279 $36.49 43.2% $18,641 $72.40

FIXED CHARGES

Property Taxes 4.1% $1,245 $4.85 4.3% $1,022 $3.99 4.3% $881 $3.46 3.8% $1,632 $6.34

Insurance 1.1% $331 $1.29 1.2% $277 $1.08 1.2% $256 $1.01 1.0% $415 $1.61

Reserve for Replacement 1.3% $413 $1.61 1.3% $302 $1.18 1.1% $237 $0.93 1.4% $604 $2.34

Total Fixed Charges 6.5% $1,989 $7.75 6.8% $1,601 $6.25 6.7% $1,374 $5.40 6.2% $2,651 $10.30

NET OPERATING INCOME 37.9% $11,728 $45.72 38.7% $9,103 $35.56 38.4% $7,905 $31.08 37.1% $15,990 $62.10

Source:  The 2013 Host Report, for the year 2012,  Smith Travel Research
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FIXED AND VARIABLE REVENUE AND EXPENSE ANALYSIS 

Operating revenues and expenses for hotels have a component that is fixed and a component that is 

variable with respect to increases or decreases in occupancy.  The fixed component increases at an 

inflationary level, while the variable component is adjusted in proportion to the use of the hotel facility.   

The applicable fixed and variable ratios were derived through discussions with hotel experts and are 

consistent with industry norms.  These ratios and the associated revenue component drivers are 

illustrated as follows:   

FIXED AND VARIABLE AMOUNTS

COMPONENT FIXED % VARIABLE % VAR. DRIVER

REVENUE

Rooms N/A N/A N/A

Food & Beverage 20.0% 80.0% Occ Rooms

Minor Operated Departments 30.0% 70.0% Occ Rooms

DEPARTMENTAL EXPENSES

Rooms 60.0% 40.0% Occ Rooms

Food & Beverage 40.0% 60.0% Food & Bev Rev

Minor Operated Departments 50.0% 50.0% MOR Rev

UNDISTRIBUTED OPERATING EXPENSES

Administrative and General 90.0% 10.0% Total Rev

Marketing 70.0% 30.0% Total Rev

Property Operations and Maintenance 70.0% 30.0% Total Rev

Utility Costs 90.0% 10.0% Total Rev

Management Fee 0.0% 100.0% Total Rev

FIXED CHARGES

Property Taxes 100.0% 0.0% N/A

Insurance 100.0% 0.0% N/A

Reserve for Replacement 0.0% 100.0% N/A

Source:  CBRE
 

ROOMS DEPARTMENT REVENUES 

The subject’s and the comparable data revenues for this department as a percentage of total 

revenues, as a percentage of Rooms department revenues, and on a per occupied room basis are 

summarized as follows: 
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ROOMS REVENUE

Year Total $ (000's) 

As a % of 

Revenue

Per Available 

Room

Per Occupied 

Room

Subject Year 1 $4,488   95.8% $32,762   $132.00   

Subject Year 2 $4,962   96.0% $36,217   $141.75   

Subject Year 3 $5,257   96.0% $38,369   $146.00   

Subject Year 4 $5,494   96.0% $40,101   $150.50   

Subject Year 5 $5,658   96.0% $41,300   $155.00   

Comparable #1 $4,024   91.2% $23,398   $117.84   

Comparable #2 $5,470   96.0% $16,378   $56.80   

Comparable #3 $4,594   95.9% $33,778   $121.29   

Host Report - Weighted Average N/A 96.4% $29,805   $116.19   

Host Report - Limited-service Chain-affiliated N/A 97.8% $22,998   $89.84   

Host Report - Limited-service Suburban Location N/A 98.3% $20,240   $79.59   

Host Report - Limited-service Upper Upscale N/A 94.2% $40,623   $157.78   

DCF Estimate - YR 1 $4,757   95.1% $34,721   $137.87   

DCF Stabilized Estimate - YR 3 $5,912   95.5% $43,152   $157.63   

Hypothetical Stabilized Estimate - Current Dollars $5,572   95.5% $40,675   $148.58   

Compiled by CBRE  

Our estiamte of room revenue is higher than the developer’s budgeted amount as research into the 

competitive market determined the budget was conservative.  We concluded to a higher average rate 

and occupancy, resulting in increased room revenue compared to the budget.  

FOOD & BEVERAGE REVENUE 

Food revenue is generated by a hotel's restaurants, coffee shops, snack bars, banquet rooms, and 

room service.  In the case of the subject, food revenue is generated by the Gallery Menu & Kitchen 

Restaurant.  Beverage revenue is generated by the sale of alcoholic beverages in a hotel's restaurants 

and banquet rooms and the sale of alcoholic and non-alcoholic beverages in the bars and lounges.  

The subject’s and the comparable data revenues for this department as a percentage of total 

revenues, on a per available room basis, and on a per occupied room basis are summarized as 

follows: 
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FOOD & BEVERAGE REVENUE

Year Total $ (000's) 

As a % of 

Revenue

Per Available 

Room

Per Occupied 

Room

Subject Year 1 $201   4.3% $1,467   $5.91   

Subject Year 2 $212   4.1% $1,547   $6.06   

Subject Year 3 $223   4.1% $1,628   $6.19   

Subject Year 4 $232   4.1% $1,693   $6.36   

Subject Year 5 $239   4.1% $1,745   $6.55   

Comparable #1 $355   8.0% $2,062   $10.39   

Comparable #2 $172   3.0% $514   $1.78   

Comparable #3 $0   0.0% $0   $0.00   

DCF Estimate - YR 1 $226   4.5% $1,652   $6.56   

DCF Stabilized Estimate - YR 3 $257   4.1% $1,875   $6.85   

Hypothetical Stabilized Estimate - Current Dollars $242   4.1% $1,767   $6.45   

Compiled by CBRE  

Minor Operating Department Revenues 

Minor Operating Department revenues are those derived from garage and parking, guest laundry, gift 

shop, retail, newsstand, spa et cetera, when operated by the hotel. Also included are revenues 

generated from sources not included elsewhere, such as on-demand movie rentals, vending 

machines, fax and business services.  We note that the developer’s proforma presented this revenue 

category net of expenses.  The subject’s and the comparable data revenues for this department as a 

percentage of total revenues, on a per available room basis, and on a per occupied room basis are 

summarized as follows: 

MINOR OPERATED DEPARTMENTS REVENUE

Year Total $ (000's) 

As a % of 

Revenue

Per Available 

Room

Per Occupied 

Room

Subject Year 1 (shown net of expenses) -$4   -0.1% -$27   -$0.11   

Subject Year 2 (shown net of expenses) -$4   -0.1% -$29   -$0.11   

Subject Year 3 (shown net of expenses) -$4   -0.1% -$31   -$0.12   

Subject Year 4 (shown net of expenses) -$4   -0.1% -$32   -$0.12   

Subject Year 5 (shown net of expenses) -$5   -0.1% -$33   -$0.12   

Comparable #1 $29   0.7% $170   $0.85   

Comparable #2 $40   0.7% $119   $0.41   

Comparable #3 $194   4.0% $1,425   $5.12   

Host Report - Weighted Average N/A 2.1% $723   $2.81   

Host Report - Limited-service Chain-affiliated N/A 1.6% $368   $1.44   

Host Report - Limited-service Suburban Location N/A 1.2% $246   $0.97   

Host Report - Limited-service Upper Upscale N/A 3.0% $1,272   $4.94   

DCF Estimate - YR 1 $18   0.4% $133   $0.53   

DCF Stabilized Estimate - YR 3 $21   0.3% $150   $0.55   

Hypothetical Stabilized Estimate - Current Dollars $19   0.3% $141   $0.52   

Compiled by CBRE  
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EXPENSE PROJECTIONS 

In order to estimate expenses for the subject, the following data has been reviewed and analyzed: 

 available historical data for the subject; 
 published industry averages for similar hotel segments and geographic regions; and 
 actual operating expense data for similar properties. 

The individual expense categories applicable to the subject are discussed in the following sections. 

Host report figures and information for the expense comparables are not shown for: Franchise Fee; 

Management Fee; Property Taxes; Reserves for Replacement; and Total Expenses as the data 

collection from this survey set is not consistent. 

Departmental Expenses 

Departmental expenses are typically occupancy sensitive and directly related to an associated revenue 

source.  These expenses are therefore compared and estimated as a percentage of departmental 

revenues. 

Rooms Expenses 

Rooms expenses include labor costs such as salaries and wages for front desk, housekeeping, 

reservations, bell staff and laundry, plus employee benefits.  Also included herein are linens, cleaning 

supplies, guest supplies, uniforms, central or franchise reservation fees, equipment leases and travel 

agent commissions.  Payroll costs are typically the largest component.  A hotel is labor-intensive, 

although relatively low-paying. Overall, wages typically account for 50% to 60% of the total 

departmental expense.  We positioned this expense in line with the comparable data.  The 

comparable data and projections for the subject are summarized as follows: 
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ROOMS EXPENSES

Year Total $ (000's) 

As a % of 

Revenue

Per Available 

Room

Per Occupied 

Room

Subject Year 1 $943   21.0% $6,880   $27.72   

Subject Year 2 $1,042   21.0% $7,606   $29.77   

Subject Year 3 $1,104   21.0% $8,057   $30.66   

Subject Year 4 $1,154   21.0% $8,421   $31.61   

Subject Year 5 $1,188   21.0% $8,673   $32.55   

Comparable #1 $958   23.8% $5,571   $28.06   

Comparable #2 $1,367   25.0% $4,093   $14.19   

Comparable #3 $814   17.7% $5,983   $21.48   

Host Report - Weighted Average N/A 23.8% $7,221   $28.14   

Host Report - Limited-service Chain-affiliated N/A 23.1% $5,307   $20.73   

Host Report - Limited-service Suburban Location N/A 22.5% $4,562   $17.94   

Host Report - Limited-service Upper Upscale N/A 25.2% $10,242   $39.78   

DCF Estimate - YR 1 $1,208   25.4% $8,821   $35.02   

DCF Stabilized Estimate - YR 3 $1,328   22.5% $9,691   $35.40   

Hypothetical Stabilized Estimate - Current Dollars $1,251   22.5% $9,134   $33.37   

Compiled by CBRE  

Food and Beverage Expenses  

Food and beverage expenses include the costs of goods sold (food and beverages), labor and related 

benefits, and other operating expenses.  Labor costs include departmental management, cooks and 

kitchen personnel, service staff, banquet staff and bartenders.  Other operating expenses include 

china, silverware, linens, restaurant and kitchen supplies, menus and printing, and special 

promotions.  As with the rooms department, payroll costs are typically the largest component.  The 

comparable data and projections for the subject are summarized as follows: 

FOOD & BEVERAGE EXPENSES

Year Total $ (000's) 

As a % of 

Revenue

Per Available 

Room

Per Occupied 

Room

Subject Year 1 $178   88.6% $1,299   $5.23   

Subject Year 2 $186   87.7% $1,358   $5.31   

Subject Year 3 $193   86.5% $1,409   $5.36   

Subject Year 4 $200   86.2% $1,460   $5.48   

Subject Year 5 $206   86.2% $1,504   $5.64   

Comparable #1 $475   133.8% $2,760   $13.90   

Comparable #2 $104   60.5% $311   $1.08   

Comparable #3 $0   0.0% $0   $0.00   

DCF Estimate - YR 1 $198   87.6% $1,447   $5.74   

DCF Stabilized Estimate - YR 3 $219   85.3% $1,599   $5.84   

Hypothetical Stabilized Estimate - Current Dollars $207   85.3% $1,508   $5.51   

Compiled by CBRE  
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Minor Operating Departmental Expenses 

Minor Operating Departmental expenses are those expenses (labor and other) which offset the 

revenue generated by other operated departments, such as garage, guest laundry, athletic facilities 

and gift shop, as well as rental activity.  The developer’s budget showed minor operated revenue net 

of expenses, thus the budget displays no expenses associated for this category.  The comparable data 

and projections for the subject are summarized as follows: 

MINOR OPERATED DEPARTMENTS EXPENSES

Year Total $ (000's) 

As a % of 

Revenue

Per Available 

Room

Per Occupied 

Room

Subject Year 1 $0   0.0% $0   $0.00   

Subject Year 2 $0   0.0% $0   $0.00   

Subject Year 3 $0   0.0% $0   $0.00   

Subject Year 4 $0   0.0% $0   $0.00   

Subject Year 5 $0   0.0% $0   $0.00   

Comparable #1 $0   0.0% $0   $0.00   

Comparable #2 $0   0.0% $0   $0.00   

Comparable #3 $16   8.4% $120   $0.43   

Host Report - Weighted Average N/A 51.0% $666   $2.59   

Host Report - Limited-service Chain-affiliated N/A 43.8% $211   $0.82   

Host Report - Limited-service Suburban Location N/A 50.9% $161   $0.63   

Host Report - Limited-service Upper Upscale N/A 56.0% $1,302   $5.06   

DCF Estimate - YR 1 $18   100.0% $133   $0.53   

DCF Stabilized Estimate - YR 3 $20   97.1% $145   $0.53   

Hypothetical Stabilized Estimate - Current Dollars $19   97.1% $137   $0.50   

Compiled by CBRE  

Undistributed Operating Expenses 

Undistributed operating expenses are typically not directly related to an associated revenue source, 

but can be compared on the basis of total revenues for similar types of hotels.  These expenses are 

therefore compared and estimated as a percentage of total revenues. 

Administrative and General Expenses  

Administrative and general expenses include payroll and related expenses for the general manager, 

human resources and training, security, clerical staff, controller and accounting staff.  Other expenses 

include office supplies, computer services, accounting and legal fees, cash overages and shortages, 

bad debt expenses, travel insurance, credit card commissions, transportation (non-guest) and travel 

and entertainment.  These payroll costs are significant.  The comparable data and projections for the 

subject are summarized as follows: 
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ADMINISTRATIVE AND GENERAL EXPENSES

Year Total $ (000's) 

As a % of 

Revenue

Per Available 

Room

Per Occupied 

Room

Subject Year 1 $415   8.9% $3,028   $12.20   

Subject Year 2 $427   8.3% $3,118   $12.20   

Subject Year 3 $440   8.0% $3,212   $12.22   

Subject Year 4 $453   7.9% $3,308   $12.42   

Subject Year 5 $467   7.9% $3,408   $12.79   

Comparable #1 $431   9.8% $2,505   $12.62   

Comparable #2 $561   9.9% $1,681   $5.83   

Comparable #3 $390   8.1% $2,868   $10.30   

Host Report - Weighted Average N/A 9.4% $2,902   $11.31   

Host Report - Limited-service Chain-affiliated N/A 9.4% $2,198   $8.59   

Host Report - Limited-service Suburban Location N/A 9.6% $1,977   $7.77   

Host Report - Limited-service Upper Upscale N/A 9.2% $3,979   $15.45   

DCF Estimate - YR 1 $452   9.0% $3,299   $13.10   

DCF Stabilized Estimate - YR 3 $484   7.8% $3,531   $12.90   

Hypothetical Stabilized Estimate - Current Dollars $456   7.8% $3,328   $12.16   

Compiled by CBRE  

Marketing Expenses 

Marketing expenses include payroll and related expenses for the sales and marketing staff, direct sales 

expenses, advertising and promotion, travel expenses for the sales staff and civic and community 

projects.  This category may also include a national advertising fee or assessment paid to the 

franchise company, plus the cost of frequent guest stay programs.  The comparable data and 

projections for the subject are summarized as follows: 

MARKETING EXPENSES

Year Total $ (000's) 

As a % of 

Revenue

Per Available 

Room

Per Occupied 

Room

Subject Year 1 $173   3.7% $1,266   $5.10   

Subject Year 2 $179   3.5% $1,304   $5.10   

Subject Year 3 $184   3.4% $1,343   $5.11   

Subject Year 4 $190   3.3% $1,383   $5.19   

Subject Year 5 $195   3.3% $1,425   $5.35   

Comparable #1 $281   6.4% $1,635   $8.23   

Comparable #2 $217   3.8% $651   $2.26   

Comparable #3 $115   2.4% $849   $3.05   

Host Report - Weighted Average N/A 6.2% $1,987   $7.74   

Host Report - Limited-service Chain-affiliated N/A 5.6% $1,313   $5.13   

Host Report - Limited-service Suburban Location N/A 5.6% $1,152   $4.53   

Host Report - Limited-service Upper Upscale N/A 6.9% $2,985   $11.59   

DCF Estimate - YR 1 $202   4.0% $1,477   $5.86   

DCF Stabilized Estimate - YR 3 $220   3.6% $1,608   $5.88   

Hypothetical Stabilized Estimate - Current Dollars $208   3.6% $1,516   $5.54   

Compiled by CBRE  
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Franchise Fees (Royalty) 

Franchise fees include only the royalty fees charged by the franchise company.  According to the 

franchise agreement provided by the property contact, the standard royalty fee for the Hyatt Place 

franchise affiliation is 5% of gross rooms revenue.  In the franchise agreement for the subject, the 

franchise fee is reduced to 3% for the first 18 months of operations, reduced to 4% for the following 

24 months of operations, and then 5% thereafter.  We note the developer’s budget forecasts the 

reduced franchise fee for all 5 years of the projection which appears inconsistent with the franchise 

agreement.  There is also a marketing assessment of 3.5% of gross rooms revenue which is included 

in this fee.  

This report assumes that the subject will maintain a Hyatt Place affiliation.  If the subject does not 

maintain a similar affiliation, it could have an impact on our concluded opinion(s) of market value. 

Franchise fees are subject to change on an annual basis (within a reasonable range) based on actual 

costs incurred.  The stabilized estimate is based on the standard franchise fee as reported by the 

franchisor.  The franchise fees for the subject are summarized as follows: 

FRANCHISE FEES

Year Total $ (000's) 

As a % of 

Revenue

Per Available 

Room

Per Occupied 

Room

Subject Year 1 $292   6.5% $2,130   $8.58   

Subject Year 2 $323   6.5% $2,354   $9.21   

Subject Year 3 $342   6.5% $2,494   $9.49   

Subject Year 4 $357   6.5% $2,607   $9.78   

Subject Year 5 $368   6.5% $2,684   $10.07   

DCF Estimate - YR 1 $243   5.1% $1,771   $7.03   

DCF Stabilized Estimate - YR 3 $402   6.8% $2,934   $10.72   

Hypothetical Stabilized Estimate - Current Dollars $379   6.8% $2,766   $10.10   

Compiled by CBRE  

Property Operations & Maintenance 

Property operations & maintenance expenses includes all payroll and related expenses for 

maintenance personnel, cost of maintenance supplies, cost of repairs and maintenance of the 

building, furniture and equipment, the grounds and the removal of waste matter.  The comparable 

data and projections for the subject are summarized as follows: 
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PROPERTY OPERATIONS AND MAINTENANCE EXPENSES

Year Total $ (000's) 

As a % of 

Revenue

Per Available 

Room

Per Occupied 

Room

Subject Year 1 $157   3.3% $1,145   $4.61   

Subject Year 2 $162   3.1% $1,179   $4.62   

Subject Year 3 $166   3.0% $1,215   $4.62   

Subject Year 4 $171   3.0% $1,251   $4.70   

Subject Year 5 $177   3.0% $1,289   $4.84   

Comparable #1 $233   5.3% $1,356   $6.83   

Comparable #2 $415   7.3% $1,243   $4.31   

Comparable #3 $196   4.1% $1,442   $5.18   

Host Report - Weighted Average N/A 5.1% $1,572   $6.13   

Host Report - Limited-service Chain-affiliated N/A 5.1% $1,206   $4.71   

Host Report - Limited-service Suburban Location N/A 5.6% $1,150   $4.52   

Host Report - Limited-service Upper Upscale N/A 4.9% $2,093   $8.13   

DCF Estimate - YR 1 $177   3.5% $1,292   $5.13   

DCF Stabilized Estimate - YR 3 $193   3.1% $1,407   $5.14   

Hypothetical Stabilized Estimate - Current Dollars $182   3.1% $1,326   $4.85   

Compiled by CBRE  

As the hotel will be in excellent condition at the time of completion we have reasonably forecast this 

expense below the comparables. 

Utility Costs  

Utility expenses typically include electricity, fuel (oil, gas and coal), purchased steam and water.  This 

category also includes any central plant and energy management systems.  The comparable data and 

projections for the subject are summarized as follows: 
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UTILITY COSTS

Year Total $ (000's) 

As a % of 

Revenue

Per Available 

Room

Per Occupied 

Room

Subject Year 1 $193   4.1% $1,407   $5.67   

Subject Year 2 $204   4.0% $1,492   $5.84   

Subject Year 3 $217   4.0% $1,581   $6.02   

Subject Year 4 $226   4.0% $1,651   $6.20   

Subject Year 5 $233   4.0% $1,700   $6.38   

Comparable #1 $399   9.0% $2,318   $11.67   

Comparable #2 $324   5.7% $969   $3.36   

Comparable #3 $133   2.8% $978   $3.51   

Host Report - Weighted Average N/A 4.6% $1,352   $5.27   

Host Report - Limited-service Chain-affiliated N/A 4.9% $1,143   $4.46   

Host Report - Limited-service Suburban Location N/A 5.3% $1,098   $4.32   

Host Report - Limited-service Upper Upscale N/A 3.8% $1,658   $6.44   

DCF Estimate - YR 1 $236   4.7% $1,723   $6.84   

DCF Stabilized Estimate - YR 3 $253   4.1% $1,844   $6.74   

Hypothetical Stabilized Estimate - Current Dollars $238   4.1% $1,738   $6.35   

Compiled by CBRE  

Management Fees 

The projection of income and expense assumes competent management by a professional 

management company.  We assume that upon a sale, if the subject could be obtained free and clear 

of any prior management encumbrance, a prudent investor would retain competent management with 

fees structured at current rates.  Some companies provide management services alone, while others 

offer both management services and a brand name affiliation.  When a management company has 

no brand identification, the property owner can often acquire a franchise that provides the necessary 

image and recognition.  Management fees have typically equated to roughly 3 to 5 percent of total 

revenues.  The comparable data and projections for the subject are summarized as follows: 

MANAGEMENT FEE

Year Total $ (000's) 

As a % of 

Revenue

Per Available 

Room

Per Occupied 

Room

Subject Year 1 $141   3.0% $1,026   $4.13   

Subject Year 2 $155   3.0% $1,132   $4.43   

Subject Year 3 $164   3.0% $1,199   $4.56   

Subject Year 4 $172   3.0% $1,253   $4.70   

Subject Year 5 $177   3.0% $1,290   $4.84   

DCF Estimate - YR 1 $150   3.0% $1,095   $4.35   

DCF Stabilized Estimate - YR 3 $186   3.0% $1,355   $4.95   

Hypothetical Stabilized Estimate - Current Dollars $175   3.0% $1,277   $4.67   

Compiled by CBRE  

Amherst Hospitality, LLC 
#025 Michael Gibson 

USAdvisors.org



PROPOSED AMHERST HYATT PLACE | INCOME CAPITALIZATION APPROACH 

86 
 

Fixed Charges 

Fixed charges are typically not directly related to an associated revenue source, and are typically not 

compared on the basis of total revenues for similar types of hotels.  These expenses are therefore not 

typically compared and estimated as a percentage of total revenues. 

Property Taxes  

Property taxes were discussed in greater detail previously in this report.  The projections for the subject 

are summarized as follows: 

PROPERTY TAXES

Year Total $ (000's) 

As a % of 

Revenue

Per Available 

Room

Per Occupied 

Room

Subject Year 1 $143   3.1% $1,043   $4.20   

Subject Year 2 $151   2.9% $1,099   $4.30   

Subject Year 3 $158   2.9% $1,154   $4.39   

Subject Year 4 $166   2.9% $1,210   $4.54   

Subject Year 5 $173   2.9% $1,266   $4.75   

DCF Estimate - YR 1 $189   3.8% $1,379   $5.47   

DCF Stabilized Estimate - YR 3 $229   3.7% $1,669   $6.10   

Hypothetical Stabilized Estimate - Current Dollars $216   3.7% $1,574   $5.75   

Compiled by CBRE  

Insurance 

The insurance expense includes the cost of insuring the hotel building and contents against fire, 

weather, sprinkler leakage, boiler explosion, plate glass breakage, or other perils such as terrorism.  

This category includes all insurance costs except workers’ compensation.  The comparable data and 

projections for the subject are summarized as follows: 
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INSURANCE #VALUE!

Year Total $ (000's) 

As a % of 

Revenue

Per Available 

Room

Per Occupied 

Room

Subject Year 1 $38   0.8% $275   $1.11   

Subject Year 2 $39   0.8% $283   $1.11   

Subject Year 3 $40   0.7% $292   $1.11   

Subject Year 4 $41   0.7% $301   $1.13   

Subject Year 5 $42   0.7% $310   $1.16   

Comparable #1 $58   1.3% $339   $1.71   

Comparable #2 $19   0.3% $56   $0.20   

Comparable #3 $10   0.2% $77   $0.28   

Host Report - Weighted Average N/A 1.1% $331   $1.29   

Host Report - Limited-service Chain-affiliated N/A 1.2% $277   $1.08   

Host Report - Limited-service Suburban Location N/A 1.2% $256   $1.01   

Host Report - Limited-service Upper Upscale N/A 1.0% $415   $1.61   

DCF Estimate - YR 1 $50   1.0% $365   $1.45   

DCF Stabilized Estimate - YR 3 $53   0.9% $387   $1.42   

Hypothetical Stabilized Estimate - Current Dollars $50   0.9% $365   $1.33   

Compiled by CBRE  

Reserves for Replacement 

Structural reserves account for the replacement of short-lived items, including the roof, building 

systems, and parking lot.  FF&E reserves for replacement are typically included in hotel expense 

projections to account for the periodic replacement of the furniture, fixtures and equipment (FF&E).  It 

does not reflect the value of existing FF&E.  It is solely an expense to reflect future replacements of 

short-lived items.  This expense can be based on the actual replacement cost of the FF&E, its 

projected economic life and a reasonable reinvestment rate for the reserve funds (essentially a sinking 

fund account).  An alternative and more widely utilized method is to estimate FF&E reserves based on 

a percentage of total revenues.  Using this method, the typical ratio ranges from 3 to 5 percent of 

total revenues.  The reserve for replacement typically ramps up for new construction hotels as in the 

first few years the excellent quality furnishings do not require replacement.  The comparable data and 

projections for the subject are summarized as follows:  

RESERVE FOR REPLACEMENT

Year Total $ (000's) 

As a % of 

Revenue

Per Available 

Room

Per Occupied 

Room

Subject Year 1 $94   2.0% $684   $2.76   

Subject Year 2 $155   3.0% $1,132   $4.43   

Subject Year 3 $219   4.0% $1,599   $6.08   

Subject Year 4 $229   4.0% $1,670   $6.27   

Subject Year 5 $236   4.0% $1,720   $6.46   

DCF Estimate - YR 1 $100   2.0% $730   $2.90   

DCF Stabilized Estimate - YR 3 $248   4.0% $1,807   $6.60   

Hypothetical Stabilized Estimate - Current Dollars $233   4.0% $1,703   $6.22   

Compiled by CBRE  
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Total Operating Expenses 

The subject’s total expense estimates are detailed as follows: 

TOTAL EXPENSES

Year Total $ (000's) 

As a % of 

Revenue

Per Available 

Room

Per Occupied 

Room

Subject Year 1 $2,765   59.0% $20,183   $81.32   

Subject Year 2 $3,022   58.5% $22,058   $86.33   

Subject Year 3 $3,227   58.9% $23,555   $89.63   

Subject Year 4 $3,359   58.7% $24,515   $92.01   

Subject Year 5 $3,462   58.7% $25,269   $94.84   

DCF Estimate - YR 1 $3,224   64.5% $23,531   $93.43   

DCF Stabilized Estimate - YR 3 $3,833   61.9% $27,980   $102.21   

Hypothetical Stabilized Estimate - Current Dollars $3,613   61.9% $26,373   $96.34   

Compiled by CBRE  

NET OPERATING INCOME CONCLUSION 

The subject’s net operating income is detailed as follows: 

NET OPERATING INCOME TOTAL EXPENSES

Year Total $ (000's) 

As a % of 

Revenue

Per Available 

Room

Per Occupied 

Room

Subject Year 1 $1,921   41.0% $14,019   $56.48   

Subject Year 2 $2,148   41.5% $15,678   $61.36   

Subject Year 3 $2,248   41.1% $16,411   $62.45   

Subject Year 4 $2,363   41.3% $17,247   $64.73   

Subject Year 5 $2,431   41.3% $17,742   $66.59   

DCF Estimate - YR 1 $1,778   35.5% $12,975   $51.52   

DCF Stabilized Estimate - YR 3 $2,356   38.1% $17,197   $62.82   

Hypothetical Stabilized Estimate - Current Dollars $2,221   38.1% $16,210   $59.21   

Compiled by CBRE  

DISCOUNTED CASH FLOW ANALYSIS 

The discounted cash flow analysis relies on a projection of net operating income over a fixed holding 

period and a future sale of the property at the end of the holding period.  This is consistent with 

current investor trends for analyzing this property type.  The discounted cash flow analysis takes into 

consideration the timing and degree of the projected changes in average daily rate, occupancy, and 

expenses for the subject.  
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FINANCIAL ASSUMPTIONS 

SUMMARY OF DISCOUNTED CASH FLOW ASSUMPTIONS

General Assumptions

Start Date October 1, 2014

Terms of Analysis 10 Years

Basis Fiscal

Software Excel

Growth Rate Assumptions

Income Growth Varies

Expense Growth 3.00%

Inflation (CPI) 3.00%

Real Estate Tax Growth Varies

Revenue Assumptions

As If Stable Today Average Daily Rate $135.00

Stabilized Average Daily Rate $157.63

Occupancy Assumptions

Year 1 Occupancy 69.00%

Stabilized Occupancy 75.00%

Estimated Stabilization Oct-16

Financial Assumptions

As Complete Discount Rate 11.00%

As Stabilized Discount Rate 10.50%

As Complete Terminal Capitalization Rate 9.50%

Other Assumptions

Cost of Sale 2.00%

Capital Expenses (Cost to Complete) $23,000,000

Compiled by CBRE
 

Cash Flow Assumptions 

The discounted cash flow analysis relies on the income and expense projections presented earlier in 

this section.  Specific assumptions integral to the analysis are summarized as follows: 

GENERAL ASSUMPTIONS 

The DCF analysis utilizes a 10-year projection period with fiscal year inflation and discounting.  This is 

consistent with current investor assumptions.  The analysis is done with Excel software. 

GROWTH RATE ASSUMPTIONS 

The inflation and growth rates for the DCF analysis have been estimated by analyzing the expectations 

typically used by buyers and sellers in the local marketplace.  Published investor surveys, an analysis of 
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the Consumer Price Index (CPI), as well as CBRE's survey of brokers and investors active in the local 

market form the foundation for the selection of the appropriate growth rates. 

SUMMARY OF GROWTH RATES

Growth Rate Indicator ADR

Other 

Revenue Expenses

General 

Inflation

U.S. Bureau of Labor Statistics  (CPI-U)

10-Year Snapshot Average as of Jul-13 2.39%

PwC Real Estate Investment Survey Hotels:  1st Qtr. 2013

Luxury 3.31% 2.63%

Full Service 4.00% 2.96%

Limited Service 3.80% 2.75%

Select Service 4.80% 2.95%

Surveyed Market Participants 3.00% 3.00% 3.00% 3.00%

CBRE Estimates

Year 1 4.00% 3.00% 3.00% 3.00%

Year 2 3.50% 3.00% 3.00% 3.00%

Stabilized 3.00% 3.00% 3.00% 3.00%

Source:  PwC Real Estate Investment Survey & www.bls.gov
 

OCCUPANCY ASSUMPTIONS 

The occupancy rate over the holding period is based on the subject’s estimated stabilized occupancy 

rate and estimated lease-up period to achieve a stabilized occupancy position.  The complete 

discussion and analysis of occupancy is located in the Hotel Market Analysis. 

Published Investor Surveys 

The results of the most recent PwC Real Estate Investor Survey are summarized in the following table. 

OVERALL CAPITALIZATION RATES -  HOTEL

Investment Type Average

PwC Survey:  1st Qtr. 2013

Luxury 6.00% - 10.00% 8.03%

Full Service 6.00% - 10.00% 8.02%

Limited Service 8.00% - 12.00% 9.70%

Select Service 5.00% - 12.00% 8.30%

Indicated OAR:

Source:  PwC Real Estate Investment Survey

Stabilized OAR Range

9.00%

 

The subject is considered a select service property; due to the subject’s location and scale, an OAR 

toward the upper end of the middle of the range is considered appropriate. 
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Market Participants 

The results of recent interviews with knowledgeable real estate professionals are summarized in the 

following table.  

OVERALL CAPITALIZATION RATES -  HOTEL

Respondent OAR Date of Survey

Area Developer 8.0% Sep-13

Confidential 8.5% Sep-13

Indicated OAR: 8.0-8.5%

Compiled by: CBRE
 

Based on the subject’s projected stabilized occupancy level and its projected competitive position in 

the local market, an OAR toward the middle of the range indicated above is considered appropriate. 

Capitalization Rate Conclusion 

The following table summarizes the OAR conclusions. 

OVERALL CAPITALIZATION RATE - CONCLUSION

Source Indicated OAR

Hotel Investor Survey 9.00%

Market Participants 8.0-8.5%

CBRE, Inc. Estimate 9.00%

Compiled by: CBRE
 

Discount Rate Analysis 

The results of the most recent PwC Real Estate Investor Survey are summarized in the following table. 

DISCOUNT RATES

Investment Type Rate Range Average

PwC Survey:  1st Qtr. 2013

Luxury 9.00% - 13.00% 10.50%

Full Service 9.50% - 13.00% 11.00%

Limited Service 9.00% - 13.00% 10.81%

Select Service 9.00% - 15.00% 11.10%

CBRE Estimate - as complete 11.00%

CBRE Estimate - as stabilized 10.50%

Compiled by CBRE
 

The subject will be a high quality asset in a very good Buffalo location. Its location on Main Street 

makes it most comparable to the Hampton Inn Williamsville, which has led the competitive market 

with regard to RevPAR even considering its slightly inferior quality to other hotels including the Marriott 
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Buffalo Niagara and Courtyard by Marriott Amherst. These Marriott brands typically outperform the 

Hampton Inn brand, which underscores the strength of the location. Given the location and quality in 

comparison to the Hampton Inn, we expect the subject to compete with the Hampton Inn in regard to 

RevPAR by its stabilized year. In forming our conclusion of an appropriate discount rate, we have 

analyzed published industry data as well as consulted with active investment sales professionals. 

Considering the aforementioned, we have concluded to a discount rate at the middle of the range for 

full service hotels.  

Terminal Capitalization Rate 

The reversionary value of the subject is based on an assumed sale at the end of the holding period 

based on capitalizing the Year 11 NOI at a terminal capitalization rate.  Typically, for properties 

similar to the subject, terminal capitalization rates are 50 to 100 basis points higher than going-in 

capitalization rates (OAR’s).  This is a result of the uncertainty of future economic conditions and the 

natural aging of the property, but assuming adequate reserves have been utilized to keep the property 

in good operating condition.  

TERMINAL CAPITALIZATION RATES

Investor Survey Rate Range Average

PwC Survey:  1st Qtr. 2013

Luxury 6.00% - 12.00% 8.72%

Full Service 6.00% - 12.00% 8.71%

Limited Service 8.00% - 11.00% 9.65%

Select Service 5.00% - 12.00% 8.50%

CBRE Estimate 9.50%

Compiled by CBRE
 

 

DISCOUNTED CASH FLOW CONCLUSION 

The following pages present the following illustrations: 

 Detailed Forecast Schedules 
 Discounted Cash Flow Schedule(s) 
 Discounted Cash Flow Value Conclusions 
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DETAILED FORECAST OF INCOME AND EXPENSE AND PRO FORMA BUDGET

Period Reported:

Days Open

No. of Rooms

Occupied Room Nights

Occupancy

Average Daily Rate

RevPAR

Total Ratio to Sales PAR POR Total Ratio to Sales PAR POR

REVENUE

Rooms $5,493,799 96.0% $40,101 $150.50 $5,911,803 95.5% $43,152 $157.63

Food & Beverage 232,000        4.1% $1,693 $6.36 256,822        4.1% $1,875 $6.85

Minor Operated Departments (shown net of exps in proforma) (4,391)           -0.1% -$32 -$0.12 20,514          0.3% $150 $0.55

Total Revenue $5,721,408 100.0% $41,762 $156.74 $6,189,139 100.0% $45,176 $165.03

DEPARTMENTAL EXPENSES*

Rooms $1,153,698 21.0% $8,421 $31.61 $1,327,614 22.5% $9,691 $35.40

Food & Beverage 200,000        86.2% $1,460 $5.48 219,125        85.3% $1,599 $5.84

Minor Operated Departments -                0.0% $0 $0.00 19,924          97.1% $145 $0.53

Total Departmental Expenses $1,353,698 23.7% $9,881 $37.08 $1,566,663 25.3% $11,435 $41.77

DEPARTMENTAL INCOME (LOSS) $4,367,710 76.3% $31,881 $119.65 $4,622,476 74.7% $33,741 $123.25

UNDISTRIBUTED OPERATING EXPENSES

Administrative and General $453,233 7.9% $3,308 $12.42 $483,747 7.8% $3,531 $12.90

Marketing 189,534        3.3% $1,383 $5.19 220,339        3.6% $1,608 $5.88

Franchise Fees 357,097        6.5% $2,607 $9.78 402,003        6.8% $2,934 $10.72

Property Operations and Maintenance 171,405        3.0% $1,251 $4.70 192,797        3.1% $1,407 $5.14

Utility Costs 226,158        4.0% $1,651 $6.20 252,623        4.1% $1,844 $6.74

Total Undistributed Expenses $1,397,427 24.4% $10,200 $38.28 $1,551,509 25.1% $11,325 $41.37

CASH FLOW AFTER UNDISTRIBUTED OPERATING EXPENSES $2,970,283 51.9% $21,681 $81.37 $3,070,967 49.6% $22,416 $81.88

Management Fee $171,642 3.0% $1,253 $4.70 $185,674 3.0% $1,355 $4.95

INCOME BEFORE FIXED CHARGES $2,798,641 48.9% $20,428 $76.67 $2,885,293 46.6% $21,061 $76.93

FIXED CHARGES

Property Taxes 165,784        2.9% $1,210 $4.54 228,701        3.7% $1,669 $6.10

Insurance 41,203          0.7% $301 $1.13 53,082          0.9% $387 $1.42

Reserve for Replacement 228,856        4.0% $1,670 $6.27 247,566        4.0% $1,807 $6.60

Total Fixed Charges $435,843 7.6% $3,181 $11.94 $529,348 8.6% $3,864 $14.11

NET OPERATING INCOME $2,362,798 41.3% $17,247 $64.73 $2,355,944 38.1% $17,197 $62.82

Source:  CBRE/Hotel Operating Statements

137

37,504

75.0%

$157.63

$118.22

DCF STABILIZED YEAR

$109.86

12 Months Ending

9/30/2017

365

Stabilized Year

365

73.0%

$150.50

*  Departmental expense ratios are based on departmental revenues; Franchise/Royalty ratio is based on room revenues; all others are based on total revenues.

SUBJECT PRO FORMA BUDGET

36,504

137

Year 4
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DETAILED FORECAST OF INCOME AND EXPENSE:  YEAR 1 - STABILIZED YEAR 3

Period Reported:

Days Open

No. of Rooms

Occupied Room Nights

Occupancy

Average Daily Rate

RevPAR

Total Ratio to Sales PAR POR Total Ratio to Sales PAR POR Total Ratio to Sales PAR POR

REVENUE

Rooms $4,756,845 95.1% $34,721 $137.87 $5,586,558 95.5% $40,778 $153.04 $5,911,803 95.5% $43,152 $157.63

Food & Beverage 226,291        4.5% $1,652 $6.56 243,921        4.2% $1,780 $6.68 256,822        4.1% $1,875 $6.85

Minor Operated Departments 18,223          0.4% $133 $0.53 19,534          0.3% $143 $0.54 20,514          0.3% $150 $0.55

Total Revenue $5,001,359 100.0% $36,506 $144.95 $5,850,013 100.0% $42,701 $160.26 $6,189,139 100.0% $45,176 $165.03

DEPARTMENTAL EXPENSES*

Rooms $1,208,433 25.4% $8,821 $35.02 $1,274,192 22.8% $9,301 $34.91 $1,327,614 22.5% $9,691 $35.40

Food & Beverage 198,210        87.6% $1,447 $5.74 209,881        86.0% $1,532 $5.75 219,125        85.3% $1,599 $5.84

Minor Operated Departments 18,221          100.0% $133 $0.53 19,152          98.0% $140 $0.52 19,924          97.1% $145 $0.53

Total Departmental Expenses $1,424,864 28.5% $10,400 $41.30 $1,503,225 25.7% $10,972 $41.18 $1,566,663 25.3% $11,435 $41.77

DEPARTMENTAL INCOME (LOSS) $3,576,495 71.5% $26,106 $103.66 $4,346,789 74.3% $31,728 $119.08 $4,622,476 74.7% $33,741 $123.25

UNDISTRIBUTED OPERATING EXPENSES

Administrative and General $451,958 9.0% $3,299 $13.10 $468,277 8.0% $3,418 $12.83 $483,747 7.8% $3,531 $12.90

Marketing 202,332        4.0% $1,477 $5.86 212,082        3.6% $1,548 $5.81 220,339        3.6% $1,608 $5.88

Franchise Fees 242,599        5.1% $1,771 $7.03 332,400        6.0% $2,426 $9.11 402,003        6.8% $2,934 $10.72

Property Operations and Maintenance 177,040        3.5% $1,292 $5.13 185,571        3.2% $1,355 $5.08 192,797        3.1% $1,407 $5.14

Utility Costs 236,023        4.7% $1,723 $6.84 244,545        4.2% $1,785 $6.70 252,623        4.1% $1,844 $6.74

Total Undistributed Expenses $1,309,952 26.2% $9,562 $37.97 $1,442,875 24.7% $10,532 $39.53 $1,551,509 25.1% $11,325 $41.37

CASH FLOW AFTER UNDISTRIBUTED OPERATING EXPENSES $2,266,543 45.3% $16,544 $65.69 $2,903,914 49.6% $21,196 $79.55 $3,070,967 49.6% $22,416 $81.88

Management Fee $150,041 3.0% $1,095 $4.35 $175,500 3.0% $1,281 $4.81 $185,674 3.0% $1,355 $4.95

INCOME BEFORE FIXED CHARGES $2,116,503 42.3% $15,449 $61.34 $2,728,413 46.6% $19,915 $74.74 $2,885,293 46.6% $21,061 $76.93

FIXED CHARGES

Property Taxes 188,878        3.8% $1,379 $5.47 208,292        3.6% $1,520 $5.71 228,701        3.7% $1,669 $6.10

Insurance 50,035          1.0% $365 $1.45 51,536          0.9% $376 $1.41 53,082          0.9% $387 $1.42

Reserve for Replacement 100,027        2.0% $730 $2.90 175,500        3.0% $1,281 $4.81 247,566        4.0% $1,807 $6.60

Total Fixed Charges $338,940 6.8% $2,474 $9.82 $435,328 7.4% $3,178 $11.93 $529,348 8.6% $3,864 $14.11

NET OPERATING INCOME $1,777,562 35.5% $12,975 $51.52 $2,293,085 39.2% $16,738 $62.82 $2,355,944 38.1% $17,197 $62.82

Source:  CBRE/Hotel Operating Statements

137

9/30/2015

365

137

12 Months Ending

$137.87

$95.13 $111.72

$153.04

69.0% 73.0%

34,503 36,504

12 Months Ending

9/30/2016

366

137

37,504

75.0%

$157.63

12 Months Ending

9/30/2017

365

*  Departmental expense ratios are based on departmental revenues; Franchise/Royalty ratio is based on room revenues; all others are based on total revenues.

DCF YEAR 1 DCF YEAR 2 DCF STABILIZED YEAR 3

$118.22
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A summary of the implied direct capitalization rates of the subject is illustrated in the following table. 

IMPLIED CAPITALIZATION RATE SUMMARY

Discounted Cash Flow Value $23,500,000

Implied Capitalization Rate Premise NOI OAR

Discounted Cash Flow YR 1 Income $1,777,562 7.55%

Discounted Cash Flow Stabilized Income (YR 3) $2,355,944 10.01%

Hypothetical Stabilized Income (Current Dollars) $2,220,704 9.44%

Compiled by CBRE
 

Generally speaking, year one overall rates of return are low.  However, this is not considered 

unreasonable, as many buyers of assets such as the subject are willing to accept these terms.  Buyers 

are often assuming upside in their purchase decisions, and also assume different revenue and expense 

structures.  As a result, year-one figures are often low compared to industry survey data.  The 

stabilized and the stabilized deflated figures are generally considered to be in a range typical of a 

property that has an established level of operation. 

DIRECT CAPITALIZATION SUMMARY 

A summary of the direct capitalization of the subject is illustrated in the following table. 
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DIRECT CAPITALIZATION SUMMARY

Analysis Premise Hypothetical Stabilized Income (Current Dollars)

Number of Rooms: 137

Annual Rooms Available: 50,005

Occupied Rooms: 37,504

Occupancy: 75%

Average Rate: $148.58

RevPAR: $111.44

Total $ Percent

REVENUE

Rooms 5,572,441 95.5%

Food & Beverage 242,079 4.1%

Minor Operated Departments 19,337 0.3%

Total Revenue 5,833,857 100.0%

DEPARTMENTAL EXPENSES

Rooms 1,251,404 21.5%

Food & Beverage 206,546 3.5%

Minor Operated Departments 18,780 0.3%

Total Departmental Expenses 1,476,730 25.3%

DEPARTMENTAL INCOME (LOSS) 4,357,127 74.7%

UNDISTRIBUTED OPERATING EXPENSES

Administrative and General 455,978 7.8%

Marketing 207,691 3.6%

Franchise Fees 378,926 6.5%

Property Operations and Maintenance 181,730 3.1%

Utility Costs 238,122 4.1%

Total Undistributed Expenses 1,462,446 25.1%

CASH FLOW AFTER UNDIST OPERATING EXP 2,894,681 49.6%

Management Fee 175,016 3.0%

INCOME BEFORE FIXED CHARGES 2,719,665 46.6%

FIXED CHARGES

Property Taxes 215,572 3.7%

Insurance 50,035 0.9%

Reserve for Replacement 233,354 4.0%

Total Fixed Charges 498,961 8.6%

NET OPERATING INCOME 2,220,704 38.1%

OAR 9.00%

Indicated Capitalized Value $24,674,485

Rounded $24,700,000

Per Room $180,292

Compiled by CBRE
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CONCLUSION OF INCOME CAPITALIZATION APPROACH 

The conclusions via the valuation methods employed for this approach are as follows: 

INCOME CAPITALIZATION APPROACH VALUES

Appraisal Premise
Prospective As 

Complete

Prospective As 

Stabilized

Direct Capitalization Method $24,700,000 

Discounted Cash Flow Analysis $23,500,000 $25,900,000 

Reconciled Value $23,500,000 $25,900,000 

Compiled by CBRE  
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RECONCILIATION OF VALUE 

The value indications from the approaches to value are summarized as follows: 

SUMMARY OF VALUE CONCLUSIONS

Appraisal Premise As Is
Prospective As 

Complete

Prospective As 

Stabilized

Land Value $4,000,000 

Cost Approach N/A $25,300,000 N/A

Sales Comparison Approach N/A N/A N/A

Income Capitalization Approach N/A $23,500,000 $25,900,000 

Reconciled Value $4,000,000 $23,500,000 $25,900,000 

*  Value indications expressed in current dollars.

Compiled by CBRE

 

The cost approach typically gives a reliable value indication when there is strong support for the 

replacement cost estimate and when there is minimal depreciation.  Considering the ongoing 

construction, the reliability of the cost approach is considered good.  Therefore, the cost approach is 

considered equally applicable to the subject and is used primarily as a test of reasonableness against 

the other valuation techniques. 

As mentioned previously, the Sales Approach to value is not applicable due to limited sales in the 

market. 

The income capitalization approach is applicable to the subject since it is an income producing 

property leased in the open market.  Market participants are primarily analyzing properties based on 

their income generating capability.  Therefore, the income capitalization approach is considered a 

reasonable and substantiated value indicator and has been given primary emphasis in the final value 

estimate. 

Based on the foregoing, the market value of the subject has been concluded as follows: 

MARKET VALUE CONCLUSION

Appraisal Premise Interest Appraised Date of Value Exposure Time Value Conclusion

As Is Fee Simple September 23, 2013 9-12 months $4,000,000 

As Complete Fee Simple October 1, 2014 9-12 months $23,500,000 

As Stabilized Fee Simple October 1, 2016 9-12 months $25,900,000 

Compiled by CBRE

 

The opinion(s) of market value includes the land, the improvements thereto, and the contributory value 

of the furniture, fixtures, and equipment.  The appraisers assume that the hotel will be, and shall 

remain, open and operational. 
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REAL PROPERTY VALUE ALLOCATION 

PERSONAL PROPERTY 

Lodging facilities personal property consists of furnishings, fixtures and equipment (FF&E).  These 

assets are difficult to isolate from the value of an operating hotel/motel property.  Personal property is 

an integral part of a lodging facility.  Without furniture, fixtures, and equipment, a hotel could not 

operate its facilities and rent its guest rooms, and thus would not be able to generate any income 

attributable to real property.  Personal property and real property are uniquely combined in a hotel or 

motel; unlike an office or other commercial building, a hotel would have to close its doors without 

furniture, fixtures and equipment.  The physical separation of personal property from real property in a 

hotel is a theoretical rather than a practical matter.  Lodging facilities are generally sold with their 

furniture, fixtures, and equipment in place.  While a lender may be restricted from financing the 

purchase of personal property, without personal property, a hotel's real property would have little 

value. 

Several methods are used to determine the market value of the furniture, fixtures, and equipment.  A 

recommended approach is to use the depreciated replacement cost.  As hotels are typically sold with 

the FF&E in place, a sale of just the FF&E usually takes place as a salvage or liquidation sale, which 

results in substantially less value than if in place and contributing to the hotel operation.  The 

estimation of the market value of the tangible personal property is an allocation of the total value and 

is not likely to be a distinct component of a typical real estate transaction of an ongoing operation. 

For a similar property type as the subject, we have included several cost figures for FF&E.  These cost 

figures ranged from a low of $18,386 per key to a high of $27,408 per key. 

For our analysis, we have indicated a figure of $21,500 per unit, which corresponds to $2,950,000, 

rounded.  As the subject is currently under construction, all of its FF&E will be considered new at the 

date of completion.  As a result, we have not indicated any depreciation.  
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FF&E DEPRECIATED COST ESTIMATE

FF&E Effective Age (Weighted) 0 Years

MVS Expected Life (Weighted) 8 Years

FF&E Physical Depreciation 0%

MVS Salvage Value of FF&E 10%

FF&E Replacement Cost New 2,950,000$     

Less: Salvage Value @ 10% (295,000)$       

Depreciable Cost 2,655,000$     

Less Depreciation @ 0% -$                

Plus Salvage Value 295,000$        

Depreciated FF&E Cost 2,950,000$     

Rounded 2,950,000$     

Depreciated FF&E Cost Per Guest Room $21,533

Compiled by CBRE
 

BUSINESS VALUE 

The estimate of value for the business interest component of the going concern value is considerably 

more subjective than the personal property value estimate.  This is due to the intangible nature of the 

business interest. 

Under the current theory, the primary method of valuing the business interest in a property is to 

capitalize the management and/or franchise fees in excess of what is required for the physical 

operation of the property.  However, in the case of the subject, the management fees and franchise 

fees are analyzed as paid to an outside vendor.  As such, the “business value” is in actuality earned by 

an entity not reflected in the subject of this appraisal.  Therefore, our estimate of value reflects real 

and personal property only. 

VALUE ALLOCATION CONCLUSION 

Based on the foregoing, the value allocation of the subject has been concluded as follows: 

VALUE ALLOCATION AS COMPLETE

Interest Appraised - Allocation Value Conclusion

Fee Simple

Prospective As Complete Value $23,500,000

Personal Property $2,950,000

Real Property Value $20,550,000

Compiled by CBRE  
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VALUE ALLOCATION

Interest Appraised - Allocation Value Conclusion

Fee Simple

Prospective As Stabilized Value $25,900,000

Personal Property $2,950,000

Real Property Value $22,950,000

Compiled by CBRE  
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ASSUMPTIONS AND LIMITING CONDITIONS 

1. Unless otherwise specifically noted in the body of the report, it is assumed that title to the property or properties 
appraised is clear and marketable and that there are no recorded or unrecorded matters or exceptions to title that 
would adversely affect marketability or value. CBRE is not aware of any title defects nor has it been advised of any 
unless such is specifically noted in the report.  CBRE, however, has not examined title and makes no representations 
relative to the condition thereof.  Documents dealing with liens, encumbrances, easements, deed restrictions, clouds 
and other conditions that may affect the quality of title have not been reviewed.  Insurance against financial loss 
resulting in claims that may arise out of defects in the subject’s title should be sought from a qualified title company that 
issues or insures title to real property. 

2. Unless otherwise specifically noted in the body of this report, it is assumed: that the existing improvements on the 
property or properties being appraised are structurally sound, seismically safe and code conforming; that all building 
systems (mechanical/electrical, HVAC, elevator, plumbing, etc.) are in good working order with no major deferred 
maintenance or repair required; that the roof and exterior are in good condition and free from intrusion by the 
elements; that the property or properties have been engineered in such a manner that the improvements, as currently 
constituted, conform to all applicable local, state, and federal building codes and ordinances.  CBRE professionals are 
not engineers and are not competent to judge matters of an engineering nature.  CBRE has not retained independent 
structural, mechanical, electrical, or civil engineers in connection with this appraisal and, therefore, makes no 
representations relative to the condition of improvements.  Unless otherwise specifically noted in the body of the report: 
no problems were brought to the attention of CBRE by ownership or management; CBRE inspected less than 100% of 
the entire interior and exterior portions of the improvements; and CBRE was not furnished any engineering studies by the 
owners or by the party requesting this appraisal.  If questions in these areas are critical to the decision process of the 
reader, the advice of competent engineering consultants should be obtained and relied upon.  It is specifically assumed 
that any knowledgeable and prudent purchaser would, as a precondition to closing a sale, obtain a satisfactory 
engineering report relative to the structural integrity of the property and the integrity of building systems.  Structural 
problems and/or building system problems may not be visually detectable.  If engineering consultants retained should 
report negative factors of a material nature, or if such are later discovered, relative to the condition of improvements, 
such information could have a substantial negative impact on the conclusions reported in this appraisal.  Accordingly, if 
negative findings are reported by engineering consultants, CBRE reserves the right to amend the appraisal conclusions 
reported herein. 

3. Unless otherwise stated in this report, the existence of hazardous material, which may or may not be present on the 
property was not observed by the appraisers.  CBRE has no knowledge of the existence of such materials on or in the 
property.  CBRE, however, is not qualified to detect such substances.  The presence of substances such as asbestos, 
urea formaldehyde foam insulation, contaminated groundwater or other potentially hazardous materials may affect the 
value of the property.  The value estimate is predicated on the assumption that there is no such material on or in the 
property that would cause a loss in value.  No responsibility is assumed for any such conditions, or for any expertise or 
engineering knowledge required to discover them.  The client is urged to retain an expert in this field, if desired. 

We have inspected, as thoroughly as possible by observation, the land; however, it was impossible to personally inspect 
conditions beneath the soil.  Therefore, no representation is made as to these matters unless specifically considered in 
the appraisal. 

4. All furnishings, equipment and business operations, except as specifically stated and typically considered as part of real 
property, have been disregarded with only real property being considered in the report unless otherwise stated.  Any 
existing or proposed improvements, on or off-site, as well as any alterations or repairs considered, are assumed to be 
completed in a workmanlike manner according to standard practices based upon the information submitted to CBRE  
This report may be subject to amendment upon re-inspection of the subject subsequent to repairs, modifications, 
alterations and completed new construction.  Any estimate of Market Value is as of the date indicated; based upon the 
information, conditions and projected levels of operation. 

5. It is assumed that all factual data furnished by the client, property owner, owner’s representative, or persons designated 
by the client or owner to supply said data are accurate and correct unless otherwise specifically noted in the appraisal 
report.  Unless otherwise specifically noted in the appraisal report, CBRE has no reason to believe that any of the data 
furnished contain any material error.  Information and data referred to in this paragraph include, without being limited 
to, numerical street addresses, lot and block numbers, Assessor’s Parcel Numbers, land dimensions, square footage 
area of the land, dimensions of the improvements, gross building areas, net rentable areas, usable areas, unit count, 
room count, rent schedules, income data, historical operating expenses, budgets, and related data.  Any material error 
in any of the above data could have a substantial impact on the conclusions reported.  Thus, CBRE reserves the right to 
amend conclusions reported if made aware of any such error.  Accordingly, the client-addressee should carefully review 
all assumptions, data, relevant calculations, and conclusions within 30 days after the date of delivery of this report and 
should immediately notify CBRE of any questions or errors.  Accordingly, the client-addressee should carefully review all 
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assumptions, data, relevant calculations, and conclusions within 30 days after the date of delivery of this report and 
should immediately notify CBRE, Inc. of any questions or errors. 

6. The date of value to which any of the conclusions and opinions expressed in this report apply, is set forth in the Letter of 
Transmittal.  Further, that the dollar amount of any value opinion herein rendered is based upon the purchasing power 
of the American Dollar on that date.  This appraisal is based on market conditions existing as of the date of this 
appraisal.  Under the terms of the engagement, we will have no obligation to revise this report to reflect events or 
conditions which occur subsequent to the date of the appraisal.  However, CBRE will be available to discuss the 
necessity for revision resulting from changes in economic or market factors affecting the subject. 

7. CBRE assumes no private deed restrictions, limiting the use of the subject in any way. 

8. Unless otherwise noted in the body of the report, it is assumed that there are no mineral deposit or subsurface rights of 
value involved in this appraisal, whether they be gas, liquid, or solid.  Nor are the rights associated with extraction or 
exploration of such elements considered unless otherwise stated in this appraisal report.  Unless otherwise stated it is 
also assumed that there are no air or development rights of value that may be transferred. 

9. CBRE is not aware of any contemplated public initiatives, governmental development controls, or rent controls that 
would significantly affect the value of the subject. 

10. The estimate of Market Value, which may be defined within the body of this report, is subject to change with market 
fluctuations over time.  Market value is highly related to exposure, time promotion effort, terms, motivation, and 
conclusions surrounding the offering.  The value estimate(s) consider the productivity and relative attractiveness of the 
property, both physically and economically, on the open market. 

11. Any cash flows included in the analysis are forecasts of estimated future operating characteristics are predicated on the 
information and assumptions contained within the report.  Any projections of income, expenses and economic 
conditions utilized in this report are not predictions of the future.  Rather, they are estimates of current market 
expectations of future income and expenses.  The achievement of the financial projections will be affected by fluctuating 
economic conditions and is dependent upon other future occurrences that cannot be assured.  Actual results may vary 
from the projections considered herein.  CBRE does not warrant these forecasts will occur.  Projections may be affected 
by circumstances beyond the current realm of knowledge or control of CBRE 

12. Unless specifically set forth in the body of the report, nothing contained herein shall be construed to represent any direct 
or indirect recommendation of CBRE to buy, sell, or hold the properties at the value stated.  Such decisions involve 
substantial investment strategy questions and must be specifically addressed in consultation form. 

13. Also, unless otherwise noted in the body of this report, it is assumed that no changes in the present zoning ordinances or 
regulations governing use, density, or shape are being considered.  The property is appraised assuming that all required 
licenses, certificates of occupancy, consents, or other legislative or administrative authority from any local, state, nor 
national government or private entity or organization have been or can be obtained or renewed for any use on which 
the value estimates contained in this report is based, unless otherwise stated. 

14. This study may not be duplicated in whole or in part without the specific written consent of CBRE nor may this report or 
copies hereof be transmitted to third parties without said consent, which consent CBRE reserves the right to deny.  
Exempt from this restriction is duplication for the internal use of the client-addressee and/or transmission to attorneys, 
accountants, or advisors of the client-addressee.  Also exempt from this restriction is transmission of the report to any 
court, governmental authority, or regulatory agency having jurisdiction over the party/parties for whom this appraisal 
was prepared, provided that this report and/or its contents shall not be published, in whole or in part, in any public 
document without the express written consent of CBRE which consent CBRE reserves the right to deny.  Finally, this 
report shall not be advertised to the public or otherwise used to induce a third party to purchase the property or to make 
a “sale” or “offer for sale” of any “security”, as such terms are defined and used in the Securities Act of 1933, as 
amended.  Any third party, not covered by the exemptions herein, who may possess this report, is advised that they 
should rely on their own independently secured advice for any decision in connection with this property.  CBRE shall 
have no accountability or responsibility to any such third party. 

15. Any value estimate provided in the report applies to the entire property, and any pro ration or division of the title into 
fractional interests will invalidate the value estimate, unless such pro ration or division of interests has been set forth in 
the report. 

16. The distribution of the total valuation in this report between land and improvements applies only under the existing 
program of utilization.  Component values for land and/or buildings are not intended to be used in conjunction with 
any other property or appraisal and are invalid if so used. 

17. The maps, plats, sketches, graphs, photographs and exhibits included in this report are for illustration purposes only and 
are to be utilized only to assist in visualizing matters discussed within this report.  Except as specifically stated, data 
relative to size or area of the subject and comparable properties has been obtained from sources deemed accurate and 
reliable.  None of the exhibits are to be removed, reproduced, or used apart from this report. 
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18. No opinion is intended to be expressed on matters which may require legal expertise or specialized investigation or 
knowledge beyond that customarily employed by real estate appraisers.  Values and opinions expressed presume that 
environmental and other governmental restrictions/conditions by applicable agencies have been met, including but not 
limited to seismic hazards, flight patterns, decibel levels/noise envelopes, fire hazards, hillside ordinances, density, 
allowable uses, building codes, permits, licenses, etc.  No survey, engineering study or architectural analysis has been 
made known to CBRE  unless otherwise stated within the body of this report.  If the Consultant has not been supplied 
with a termite inspection, survey or occupancy permit, no responsibility or representation is assumed or made for any 
costs associated with obtaining same or for any deficiencies discovered before or after they are obtained.  No 
representation or warranty is made concerning obtaining these items.  CBRE assumes no responsibility for any costs or 
consequences arising due to the need, or the lack of need, for flood hazard insurance.  An agent for the Federal Flood 
Insurance Program should be contacted to determine the actual need for Flood Hazard Insurance. 

19. Acceptance and/or use of this report constitutes full acceptance of the Contingent and Limiting Conditions and special 
assumptions set forth in this report.  It is the responsibility of the Client, or client’s designees, to read in full, comprehend 
and thus become aware of the aforementioned contingencies and limiting conditions.  Neither the Appraiser nor CBRE 
assumes responsibility for any situation arising out of the Client’s failure to become familiar with and understand the 
same.  The Client is advised to retain experts in areas that fall outside the scope of the real estate appraisal/consulting 
profession if so desired. 

20. CBRE assumes that the subject analyzed herein will be under prudent and competent management and ownership; 
neither inefficient or super-efficient. 

21. It is assumed that there is full compliance with all applicable federal, state, and local environmental regulations and 
laws unless noncompliance is stated, defined and considered in the appraisal report. 

22. No survey of the boundaries of the property was undertaken.  All areas and dimensions furnished are presumed to be 
correct.  It is further assumed that no encroachments to the realty exist. 

23. The Americans with Disabilities Act (ADA) became effective January 26, 1992.  Notwithstanding any discussion of 
possible readily achievable barrier removal construction items in this report, CBRE has not made a specific compliance 
survey and analysis of this property to determine whether it is in conformance with the various detailed requirements of 
the ADA.  It is possible that a compliance survey of the property together with a detailed analysis of the requirements of 
the ADA could reveal that the property is not in compliance with one or more of the requirements of the ADA.  If so, this 
fact could have a negative effect on the value estimated herein.  Since CBRE has no specific information relating to this 
issue, nor is CBRE qualified to make such an assessment, the effect of any possible non-compliance with the 
requirements of the ADA was not considered in estimating the value of the subject. 

24. Client shall not indemnify Appraiser or hold Appraiser harmless unless and only to the extent that the Client 
misrepresents, distorts, or provides incomplete or inaccurate appraisal results to others, which acts of the Client 
approximately result in damage to Appraiser.  Notwithstanding the foregoing, Appraiser shall have no obligation under 
this Section with respect to any loss that is caused solely by the active negligence or willful misconduct of a Client and is 
not contributed to by any act or omission (including any failure to perform any duty imposed by law) by Appraiser.  
Client shall indemnify and hold Appraiser harmless from any claims, expenses, judgments or other items or costs arising 
as a result of the Client's failure or the failure of any of the Client's agents to provide a complete copy of the appraisal 
report to any third party.  In the event of any litigation between the parties, the prevailing party to such litigation shall be 
entitled to recover, from the other, reasonable attorney fees and costs. 

25. As part of the client’s requested scope of work, an estimate of insurable value is provided herein. CBRE has followed 
traditional appraisal standards to develop a reasonable calculation based upon industry practices and industry accepted 
publications such as the Marshal Valuation Service handbook. The methodology employed is a derivation of the cost 
approach which is primarily used as an academic exercise to help support the market value estimate and therefore is 
not reliable for Insurable Value estimates. Actual construction costs and related estimates can vary greatly from this 
estimate.   

This analysis should not be relied upon to determine proper insurance coverage which can only be properly estimated 
by consultants considered experts in cost estimation and insurance underwriting. It is provided to aid the 
client/reader/user as part of their overall decision making process and no representations or warranties are made by 
CBRE regarding the accuracy of this estimate and it is strongly recommend that other sources be utilized to develop any 
estimate of insurable value. 
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GLOSSARY OF TERMS 
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assessed value  Assessed value applies in ad valorem 
taxation and refers to the value of a property according to 
the tax rolls.  Assessed value may not conform to market 
value, but it is usually calculated in relation to a market 
value base. †  

cash equivalency  The procedure in which the sale 
prices of comparable properties sold with atypical 
financing are adjusted to reflect typical market terms. 

contract rent  The actual rental income specified in a 
lease. ‡ 

disposition value  The most probable price which a 
specified interest in real property is likely to bring under 
all of the following conditions:  1) Consummation of a 
sale will occur within a limited future marketing period 
specified by the client; 2)  The actual market conditions 
currently prevailing are those to which the appraised 
property interest is subject;  3) The buyer and seller is 
each acting prudently and knowledgeably;  4) The seller 
is under compulsion to sell;  5) The buyer is typically 
motivated;  6) Both parties are acting in what they 
consider their best interests;  7) An adequate marketing 
effort will be made in the limited time allowed for the 
completion of a sale;  8) Payment will be made in cash in 
U.S. dollars or in terms of financial arrangements 
comparable thereto;  and 9) The price represents the 
normal consideration for the property sold, unaffected by 
special or creative financing or sales concessions granted 
by anyone associated with the sale.‡ 

effective rent  The rental rate net of financial concessions 
such as periods of no rent during the lease term; may be 
calculated on a discounted basis, reflecting the time value 
of money, or on a simple, straight-line basis. ‡ 

excess land  In regard to an improved site, the land not 
needed to serve or support the existing improvement.  In 
regard to a vacant site or a site considered as though 
vacant, the land not needed to accommodate the site’s 
primary highest and best use.  Such land may be 
separated from the larger site and have its own highest 
and best use, or it may allow for future expansion of the 
existing or anticipated improvement.  See also surplus 
land. ‡ 

extraordinary assumption  An assumption directly 
related to a specific assignment, which, if found to be 
false, could alter the appraiser’s opinions or conclusions.  
Extraordinary assumptions presume as fact otherwise 
uncertain information about physical, legal, or economic 
characteristics of the subject property; or about conditions 
external to the property such as market conditions or 
trends; or about the integrity of data used in an analysis.  
See also hypothetical condition. ‡ 

fee simple estate  Absolute ownership unencumbered by 
any other interest or estate, subject only to the limitations 

imposed by the governmental powers of taxation, eminent 
domain, police power, and escheat. ‡ 

floor area ratio (FAR)  The relationship between the 
above-ground floor area of a building, as described by 
the building code, and the area of the plot on which it 
stands; in planning and zoning, often expressed as a 
decimal, e.g., a ratio of 2.0 indicates that the permissible 
floor area of a building is twice the total land area; also 
called building-to-land ratio. ‡ 

full service lease  A lease in which rent covers all 
operating expenses.  Typically, full service leases are 
combined with an expense stop, the expense level 
covered by the contract lease payment.  Increases in 
expenses above the expense stop level are passed 
through to the tenant and are known as expense pass-
throughs. 

going concern value  Going concern value is the value 
of a proven property operation.  It includes the 
incremental value associated with the business concern, 
which is distinct from the value of the real estate only.  
Going concern value includes an intangible enhancement 
of the value of an operating business enterprise which is 
produced by the assemblage of the land, building, labor, 
equipment, and marketing operation.  This process 
creates an economically viable business that is expected 
to continue.  Going concern value refers to the total value 
of a property, including both real property and intangible 
personal property attributed to the business value. † 

gross building area (GBA)  The total floor area of a 
building, including below-grade space but excluding 
unenclosed areas, measured from the exterior of the 
walls.  Gross building area for office buildings is 
computed by measuring to the outside finished surface of 
permanent outer building walls without any deductions.  
All enclosed floors of the building including basements, 
mechanical equipment floors, penthouses, and the like 
are included in the measurement.  Parking spaces and 
parking garages are excluded. ‡ 

hypothetical condition  That which is contrary to what 
exists but is supposed for the purpose of analysis.  
Hypothetical conditions assume conditions contrary to 
known facts about physical, legal, or economic 
characteristics of the subject property; or about conditions 
external to the property, such as market conditions or 
trends; or about the integrity of data used in an analysis.  
See also extraordinary assumption. ‡ 

investment value  Investment value is the value of an 
investment to a particular investor based on his or her 
investment requirements.  In contrast to market value, 
investment value is value to an individual, not value in the 
marketplace.  Investment value reflects the subjective 
relationship between a particular investor and a given 
investment.  When measured in dollars, investment value 
is the price an investor would pay for an investment in 
light of its perceived capacity to satisfy his or her desires, 
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needs, or investment goals.  To estimate investment value, 
specific investment criteria must be known.  Criteria to 
evaluate a real estate investment are not necessarily set 
down by the individual investor; they may be established 
by an expert on real estate and its value, that is, an 
appraiser. † 

leased fee 
See leased fee estate 

leased fee estate  An ownership interest held by a 
landlord with the right of use and occupancy conveyed by 
lease to others.  The rights of the lessor (the leased fee 
owner) and the leased fee are specified by contract terms 
contained within the lease.‡ 

leasehold 
See leasehold estate 

leasehold estate  The interest held by the lessee (the 
tenant or renter) through a lease conveying the rights of 
use and occupancy for a stated term under certain 
conditions.‡ 

liquidation value  The most probable price which a 
specified interest in real property is likely to bring under 
all of the following conditions: 1) Consummation of a 
sale will occur within a severely limited future marketing 
period specified by the client; 2) The actual market 
conditions currently prevailing are those to which the 
appraised property interest is subject; 3) The buyer is 
acting prudently and knowledgeably; 4) The seller is 
under extreme compulsion to sell; 5) The buyer is typically 
motivated; 6) The buyer is acting in what he or she 
considers his or her best interests; 7) A limited marketing 
effort and time will be allowed for the completion of a 
sale; 8) Payment will be made in cash in U.S. dollars or in 
terms of financial arrangements comparable thereto; and 
9) The price represents the normal consideration for the 
property sold, unaffected by special or creative financing 
or sales concessions granted by anyone associated with 
the sale. ‡ 

market rent  The most probable rent that a property 
should bring in a competitive and open market reflecting 
all conditions and restrictions of the specified lease 
agreement including term, rental adjustment and 
revaluation, permitted uses, use restrictions, and expense 
obligations; the lessee and lessor each acting prudently 
and knowledgeably, and assuming consummation of a 
lease contract as of a specified date and the passing of 
the leasehold from lessor to lessee under conditions 
whereby: 1) lessee and lessor are typically motivated; 2) 
both parties are well informed or well advised, and acting 
in what they consider their best interests; 3) a reasonable 
time is allowed for exposure in the open market; 4) the 
rent payment is made in terms of cash in U.S. dollars and 
is expressed as an amount per time period consistent with 
the payment schedule of the lease contract; and 5) the 
rental amount represents the normal consideration for the 

property leased unaffected by special fees or concessions 
granted by anyone associated with the transaction. ‡ 

market value  Market value is one of the central 
concepts of the appraisal practice.   Market value is 
differentiated from other types of value in that it is created 
by the collective patterns of the market.  Market value 
means the most probable price which a property should 
bring in a competitive and open market under all 
conditions requisite to a fair sale, the buyer and seller 
each acting prudently and knowledgeably, and assuming 
the price is not affected by undue stimulus.  Implicit in this 
definition is the consummation of a sale as of a specified 
date and the passing of title from seller to buyer under 
conditions whereby:  1) A reasonable time is allowed for 
exposure in the open market; 2) Both parties are well 
informed or well advised, and acting in what they 
consider their own best interests; 3) Buyer and seller are 
typically motivated; 4) Payment is made in terms of cash 
in U.S.  dollars or in terms of financial arrangements 
comparable thereto; and  5) The price represents the 
normal consideration for the property sold unaffected by 
special or creative financing or sales concessions granted 
by anyone associated with the sale.§ 

marketing period  The time it takes an interest in real 
property to sell on the market subsequent to the date of 
an appraisal. ‡ 

net lease  Lease in which all or some of the operating 
expenses are paid directly by the tenant.  The landlord 
never takes possession of the expense payment.  In a 
Triple Net Lease all operating expenses are the 
responsibility of the tenant, including property taxes, 
insurance, interior maintenance, and other miscellaneous 
expenses.  However, management fees and exterior 
maintenance are often the responsibility of the lessor in a 
triple net lease.  A modified net lease is one in which 
some expenses are paid separately by the tenant and 
some are included in the rent. 

net rentable area (NRA)  1) The area on which rent is 
computed.  2) The Rentable Area of a floor shall be 
computed by measuring to the inside finished surface of 
the dominant portion of the permanent outer building 
walls, excluding any major vertical penetrations of the 
floor.  No deductions shall be made for columns and 
projections necessary to the building.  Include space such 
as mechanical room, janitorial room, restrooms, and 
lobby of the floor. *  

occupancy rate  The relationship or ratio between the 
income received from the rented units in a property and 
the income that would be received if all the units were 
occupied.‡ 

prospective value opinion  A forecast of the value 
expected at a specified future date.  A prospective value 
opinion is most frequently sought in connection with real 
estate projects that are proposed, under construction, or 
under conversion to a new us, or those that have not 
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achieved sellout or a stabilized level of long-term 
occupancy at the time the appraisal report is written. ‡ 

reasonable exposure time  The estimated length of 
time the property interest being appraised would have 
been offered on the market prior to the hypothetical 
consummation of a sale at market value on the effective 
date of the appraisal; a retrospective opinion based upon 
an analysis of past events assuming a competitive and 
open market. ††  

rent 
See  
full service lease 
net lease 
market rent 
contract, coupon, face, or nominal rent 
effective rent 

shell rent  The typical rent paid for retail, office, or 
industrial tenant space based on minimal “shell” interior 
finishes (called plain vanilla finish in some areas).  Usually 
the landlord delivers the main building shell space or 
some minimum level of interior build-out, and the tenant 
completes the interior finish, which can include wall, 
ceiling, and floor finishes; mechanical systems, interior 
electric, and plumbing.  Typically these are long-term 
leases with tenants paying all or most property expenses. ‡ 

surplus land  Land not necessary to support the highest 
and best use of the existing improvement but, because of 
physical limitations, building placement, or neighborhood 
norms, cannot be sold off separately.  Such land may or 
may not contribute positively to value and may or may not 

accommodate future expansion of an existing or 
anticipated improvement.  See also excess land. ‡ 

usable area  1) The area actually used by individual 
tenants.  2) The Usable Area of an office building is 
computed by measuring to the finished surface of the 
office side of corridor and other permanent walls, to the 
center of partitions that separate the office from adjoining 
usable areas, and to the inside finished surface of the 
dominant portion of the permanent outer building walls.  
Excludes areas such as mechanical rooms, janitorial 
room, restrooms, lobby, and any major vertical 
penetrations of a multi-tenant floor. * 

use value  Use value is a concept based on the 
productivity of an economic good.  Use value is the value 
a specific property has for a specific use.  Use value 
focuses on the value the real estate contributes to the 
enterprise of which it is a part, without regard to the 
property’s highest and best use or the monetary amount 
that might be realized upon its sale. † 

value indication  An opinion of value derived through 
application of the appraisal process. ‡  

                                              
†
 The Appraisal of Real Estate, Thirteenth Edition, Appraisal 

Institute, 2008. 

‡
 The Dictionary of Real Estate Appraisal, Fourth Edition, 

Appraisal Institute, 2002. 

§
 Office of Comptroller of the Currency (OCC), 12 CFR Part 

34, Subpart C – Appraisals, 34.42 (g); Office of Thrift 
Supervision (OTS), 12 CFR 564.2 (g); Appraisal Institute, 
The Dictionary of Real Estate Appraisal, 4

th
 ed. (Chicago: 

Appraisal Institute, 2002), 177-178.  This is also compatible 
with the RTC, FDIC, FRS and NCUA definitions of market 
value as well as the example referenced in the Uniform 
Standards of Professional Appraisal Practice (USPAP). 

*
 2000 BOMA Experience Exchange Report, 
Income/Expense Analysis for Office Buildings (Building 
Owners and Managers Association, 2000) 

††
 Statement on Appraisal Standard No. 6, Appraisal 

Standards Board of The Appraisal Foundation, September 
16, 1993, revised June 15, 2004. 
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ADDENDUM B 

LAND SALE DATA SHEETS
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LAND SALE No. 1
75 Main Street
Location Data
Location: 75 Main Street

Buffalo, NY  14202

County: Erie

Parcel No:

Atlas Ref:

Physical Data
Type: Retail/Commercial

Land Area: Gross Usable

   Acres: 1.770 1.770

  Square Feet: 77,101 77,101

Topography: Level, At Street Grade

Shape: Irregular

Utilities: All

Zoning:

Allowable Bldg Area:

Floor Area Ratio:

No. of units:

Max FAR: NA

Frontage: Main Street - 347;Washington 
Street - 418;Perry Street - 
200;Scott Street - 213;

Analysis
Use At Sale: Vacant

Proposed Use or Dev.

Price Per Acre: $1,242,938

Price Per SF of Land: $28.53

Price Per Unit:

Price Per SF of Bldg:

Financial Data
Transaction Type: Sale

Date: 3/2013

Marketing Time: NA

Grantor: City of Buffalo

Grantee: Buffalo Sabres

Document No.:

Sale Price: $2,200,000

Financing: Cash to Seller

Cash Eq.Price: $2,200,000

Onsite/Offsite Costs:

Adj. Sale Price: $2,200,000

Verification: CoStar

Comments
The city of Buffalo was not selling the land, but carried out a specific selection process to determine who could purcahse the land. 
They were not looking at any other purchasers. 

The Sabres are building the Harbour Center on the land. Ground break was just a few short days after the sale closed. It is expected 
to be complete in September 2014. There will be two ice hockey rinks, a 200-room hotel, and an 850 space parking garage. 
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LAND SALE No. 2
1.95 Acre Site
Location Data
Location: 234 Delaware & 233 South 

Elmwood

Buffalo, NY  14202

County: Erie

Parcel No:

Atlas Ref:

Physical Data
Type: Retail/Commercial

Land Area: Gross Usable

   Acres: 1.950 1.950

  Square Feet: 84,942 84,942

Topography: Generally Level

Shape: Rectangular

Utilities: All

Zoning: CM

Allowable Bldg Area:

Floor Area Ratio:

No. of units:

Max FAR: NA

Frontage:

Analysis
Use At Sale: Office/C. Store

Proposed Use or Dev. Mixed-Use

Price Per Acre: $1,538,462

Price Per SF of Land: $35.32

Price Per Unit:

Price Per SF of Bldg:

Financial Data
Transaction Type: Sale

Date: 9/2012

Marketing Time: NA

Grantor: Delaware Court

Grantee: BTC Block 20 Inc.

Document No.: 11229-2938

Sale Price: $3,000,000

Financing:

Cash Eq.Price: $3,000,000

Onsite/Offsite Costs:

Adj. Sale Price: $3,000,000

Verification: Buyer

Comments
This site is located on the north side of Chippewa Street between Delaward Avenue and Elmwood Avenue.  The comparable site was 
improved with a 78,856 square foot, two-story office building that was approximately 50% leased at the time of sale and a 
convenience store 100% leased.  The office building was older having been completed in 1926.  The buyer stated the $3,000,000 
allocated for the sale was for the land, as vacant.  The developer has completed several projects in Downtown Buffalo and was willing 
to pay a premium for the good location.  
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LAND SALE No. 3
5195 Main Street
Location Data
Location: 5195 Main Street

Williamsville, NY  14221

County: Erie

Parcel No:

Atlas Ref:

Physical Data
Type: Mixed-Use

Land Area: Gross Usable

   Acres: 2.300 2.300

  Square Feet: 100,188 100,188

Topography: Level, At Street Grade

Shape: Rectangular

Utilities:

Zoning: GB

Allowable Bldg Area: 0 SF

Floor Area Ratio: 0.00

No. of units: 0

Max FAR: 0.00

Frontage: Main Street - ;South Forest Road - 
;

Analysis
Use At Sale: Stereo Advantage

Proposed Use or Dev. 120-room hotel, 33 apts

Price Per Acre: $1,680,435

Price Per SF of Land: $38.58

Price Per Unit:

Price Per SF of Bldg:

Financial Data
Transaction Type: Sale

Date: 2/2012

Marketing Time: NA

Grantor:

Grantee: Ellicott Development JV Mosey 
Castle

Document No.:

Sale Price: $3,700,000

Financing: Not Available

Cash Eq.Price: $3,865,000

Onsite/Offsite Costs: $0

Adj. Sale Price: $3,865,000

Verification: Ellicott, public record

Comments
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LAND SALE No. 4
1925 Curry Road (Former Capitol Plaza)
Location Data
Location: 1925 Curry Road

Rotterdam, NY  12303

County: Schenectady

Parcel No:

Atlas Ref:

Physical Data
Type: Retail/Commercial

Land Area: Gross Usable

   Acres: 1.230 1.230

  Square Feet: 53,579 53,579

Topography: Generally Level

Shape: Rectangular

Utilities: All

Zoning: B-2

Allowable Bldg Area: 0 SF

Floor Area Ratio: 0.00

No. of units: 0

Max FAR: 0.00

Frontage: Curry Road - ;Altamont Avenue - ;

Analysis
Use At Sale: Shopping Center

Proposed Use or Dev. Redevelopment

Price Per Acre: $1,211,382

Price Per SF of Land: $27.81

Price Per Unit: $0

Price Per SF of Bldg: $0.00

Financial Data
Transaction Type: Sale

Date: 8/2010

Marketing Time: NA

Grantor: IJM ASSOCIATES INC

Grantee: COLUMBIA ALTAMONT LLC

Document No.: 1826-0055

Sale Price: $1,490,000

Financing: Not Available

Cash Eq.Price: $1,490,000

Onsite/Offsite Costs: $0

Adj. Sale Price: $1,490,000

Verification: Public record

Comments
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ADDENDUM C 

COMPETITIVE HOTEL DATA SHEETS 
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HOTEL COMPARABLE No. 1
Hilton Garden Inn Buffalo Airport (2013)
Location Data
Location: 4202 Genesee Street

Buffalo, NY  14225

County: Erie

Parcel No:

Atlas Ref:

Physical Data
Type: Limited Service Hotel

Num. of Guest Rooms: 158

Average Room Size: 0 SF

Year Built: 2005

Stories: 5

Building Amenities: Great American Grill restaurant, 
comp wireless Internet, indoor 
pool & whirlpool, Pavilion Pantry

Restaurant: No

Lounge: No

Parking Type: Surface

Condition:

Quality:

Auto Club Rating:

Financial Data
Published Rates: $129-$169

Average Daily Rate: 133.00

Annual Occupancy: 83%

Date of Survey: 9/13

Year of Occupancy: 2012

Demand Segmentation
Commercial: 65.00%

Group: 15.00%

Leisure: 20.00%

Discount: 0.00%

Total: 100.00%

Comments
The Hilton Garden Inn Buffalo-Airport, built in 2005 is the newest and nicest hotel in the competitive set. The proeprty is located less 
than 1/4 mile from the subject, and is directly across from the entrance to the airport on Genesee Street in Buffalo, NY. The 158-room, 
5-story brick and stucco faced property offers complimentary amenities including; high speed Internet access and remote printing, 
parking, busienss center and local calls. The hotel also offers a fitness center, indoor pool and whirlpool, 24-hour Pavilion Pantry, the 
Great American Grill for breakfast and dinner and 2,500 square feet of meeting space as well as an outdoor gazebo, courtyard and 
pre-function area. Overall, this property is superior to the subject in location, structure, amenities, technology and age/ condition. 
However, the Hilton Garden Inn does not offer a full service restaurant and bar.

Amherst Hospitality, LLC 
#025 Michael Gibson 

USAdvisors.org



HOTEL COMPARABLE No. 2
Courtyard Marriott Buffalo/Amherst (2013)
Location Data
Location: 4100 Sheridan Drive

Buffalo, NY  14221

County: Erie

Parcel No: 68.09-5-1.1

Atlas Ref:

Physical Data
Type: Limited Service Hotel

Num. of Guest Rooms: 108

Average Room Size: 0 SF

Year Built: 1999

Stories: 4

Building Amenities: Restaurant, lounge, business 
center, fitness center, indoor 
pool, 750 SF meeting space

Restaurant: Yes

Lounge: Yes

Parking Type: Surface & Adequate

Condition: Good      

Quality: Good      

Auto Club Rating:

Financial Data
Published Rates: $149-$189

Average Daily Rate: 118.00

Annual Occupancy: 71%

Date of Survey: 9/13

Year of Occupancy: 2012

Demand Segmentation
Commercial: 60.00%

Group: 5.00%

Leisure: 35.00%

Discount: 0.00%

Total: 100.00%

Comments
The Courtyard by Marriott Buffalo/Amherst is located at 4100 Sheridan Drive in Buffalo, NY, approximately two miles from the subject, 
off the I-290. The 4-story structure, built in 1999 offers 101 guestrooms with 27" TV's, complimentary high speed Internet access, 
hairdryer, coffee maker, two-line speakerphones, and iron and ironing board. The hotel also features an indoor pool, jacuzzi, fitness 
center, Courtyard Cafe serving breakfast, a 24-hr. market, meeting space accommodating up tp 50 people over 750 square feet, and a 
complimentary airport shuttle service.
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HOTEL COMPARABLE No. 3
DoubleTree Buffalo/Amherst (2013)
Location Data
Location: 10 Flint Road

Amherst, NY  14226

County: Erie

Parcel No:

Atlas Ref:

Physical Data
Type: Full Service Hotel

Num. of Guest Rooms: 187

Average Room Size: 0 SF

Year Built: 1987, Conv from Indigo in 2012

Stories: 4

Building Amenities: Restaurant, lounge, business 
center, fitness center, indoor 
pool, 2268 square feet of meeting 
space

Restaurant: Yes

Lounge: Yes

Parking Type: Surface

Condition:

Quality:

Auto Club Rating:

Financial Data
Published Rates: $129-$179

Average Daily Rate: 103.00

Annual Occupancy: 68%

Date of Survey: 9/13

Year of Occupancy: 2012

Demand Segmentation
Commercial: 60.00%

Group: 5.00%

Leisure: 35.00%

Discount:

Total: 100.00%

Comments
The recently converted Hotel Indigo, formerly known as the Hampton Inn Buffalo/Amherst is located at 10 Flint road just off I-290 in 
Amherst, NY. The hotel is a mere 15-minute complimentary shuttle ride from Buffalo's airport, and adjacent to SUNY Buffalo. The 4
-story 187 room stucco structure, built in 1987 and recently updated as a Hampton Inn, offers many complimentary amenities such as 
parking, local calls, continental breakfast and newspaper. The hotel also features an indoor pool, jacuzzi, fitness center and high 
speed wireless Internet throught the property. The hotel has two meeting room and offers coffee makers, hairdryers and an iron and 
ironing board in each guestroom. The hotel is currently under construction, and a good portion of the rooms have been covnerted to 
Hotel Indigo standards. The hotel is currently unflagged as the Hamtpon Inn agreement expired, and the hotel is not fully ready to be 
a Hotel Indigo, an affiliate of Intercontinetal Hotels. Currently, the subject is superior given its construction status. However, upon 
completion this property will be superior to the subject given its high design, all-new renovation, and amenities which will incude; 
wireless high speed Internet, hardwood floors, 32" LCD TV's, CD/Radio?MP3 players, The Phi Lobby Bar and The Golden Bean 
Restaurant.

Amherst Hospitality, LLC 
#025 Michael Gibson 

USAdvisors.org



HOTEL COMPARABLE No. 4
Marriott Buffalo Niagara (2012)
Location Data
Location: 1340 Millersport Highway

Amherst, NY  14221

County: Erie

Parcel No:

Atlas Ref:

Physical Data
Type: Full Service Hotel

Num. of Guest Rooms: 356

Average Room Size: 0 SF

Year Built: 1981, Reno 2011

Stories: 10

Building Amenities: Restaurant, lounge, business 
center, fitness center, 
indoor/outdoor pool, 12,000 
square feet meeting

Restaurant: Yes

Lounge: Yes

Parking Type: Surface

Condition:

Quality:

Auto Club Rating:

Financial Data
Published Rates: $129-$249

Average Daily Rate: 124.00

Annual Occupancy: 75%

Date of Survey: 9/13

Year of Occupancy: 2012

Demand Segmentation
Commercial: 60.00%

Group: 20.00%

Leisure: 20.00%

Discount: 0.00%

Total: 100.00%

Comments
Buffalo Niagara Marriott, located at 1340 Millersport Highway, just 15 minutes from Buffalo's international airport off major routes I-90 
& 290, offers 356 rooms in addition to 8 meeting rooms and over 14,000 square feet of state of the art meeting space. The only full 
service hotel in the area features indoor and outdoor pools, a game room, fitness center, business center, gift shop and a car rental 
desk. In addition to offering wireless high speed Internet access in all common areas and guestrooms, the 10-story structure offers a 
concierge floor, complimentary parking, Marriott's newest bedding package and updated rooms, following an extensive 2004 
renovation of all guestrooms, lobbies and meeting spaces. In-room amenities include iron & ironing board, coffee maker, and 
mini-bars.
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HOTEL COMPARABLE No. 5
Hampton Inn Williamsville (2013)
Location Data
Location: 5455 Main Street

Williamsville, NY  14221

County: Erie

Parcel No:

Atlas Ref:

Physical Data
Type: Limited Service Hotel

Num. of Guest Rooms: 80

Average Room Size: 0 SF

Year Built: 2002

Stories: 4

Building Amenities: Fitness center, business center, 
indoor pool, 525 SF meeting 
space

Restaurant: No

Lounge: Yes

Parking Type: Surface & Ample

Condition:

Quality:

Auto Club Rating:

Financial Data
Published Rates: $169-$209

Average Daily Rate: 141.00

Annual Occupancy: 80%

Date of Survey: 9/13

Year of Occupancy: 2012

Demand Segmentation
Commercial: 65.00%

Group: 5.00%

Leisure: 30.00%

Discount: 0.00%

Total: 100.00%

Comments
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HOTEL COMPARABLE No. 6
Courtyard Buffalo Airport
Location Data
Location: 4243 Genesee Street

Cheektowaga, NY  14225

County: Erie

Parcel No:

Atlas Ref:

Physical Data
Type: Limited Service Hotel

Num. of Guest Rooms: 139

Average Room Size:

Year Built: 2011

Stories: 5

Building Amenities: Fitness Center, Business Center, 
Indoor Pool, Indoor Whirlpool, 
Comp WiFi, 1200 SF of meeting 
space

Restaurant: Yes

Lounge: No

Parking Type:

Condition: Excellent 

Quality:

Auto Club Rating:

Financial Data
Published Rates:

Average Daily Rate: 121.00

Annual Occupancy: 75%

Date of Survey: 9/13

Year of Occupancy: 2012

Demand Segmentation
Commercial: 65.00%

Group: 15.00%

Leisure: 20.00%

Discount:

Total: 100.00%

Comments
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ADDENDUM D 

DEVELOPER’S PROJECTED CASH FLOW 
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Number of Rooms 137                     137                  137                    137                   137                   
Percentage Occupancy 68% 70% 72% 73% 73%
Average Daily Rate 132.00$               141.75$           146.00$             150.50$             155.00$             

Year 1 2 3 4 5
2015 2016 2017 2018 2019

Revenues:
Rooms 4,488,449$          4,961,746$      5,256,526$        5,493,799$        5,658,066$        
Food & Beverage 201,000$             212,000$         223,000$           232,000$           239,000$           
Telephone -$                     -$                 -$                   -$                   -$                   
Rentals & Other Income (Net) (3,744)$                (3,969)$           (4,205)$              (4,391)$              (4,523)$              
Revenue Subtotal 4,685,705$          5,169,777$      5,475,320$        5,721,408$        5,892,543$        

Departmental Expenses
Rooms 942,574$             1,041,967$      1,103,870$        1,153,698$        1,188,194$        
Food & Beverage 178,000$             186,000$         193,000$           200,000$           206,000$           
Telephone -$                     -$                 -$                   -$                   -$                   
Rooms Subtotal 1,120,574$          1,227,967$      1,296,870$        1,353,698$        1,394,194$        

Gross Operating Income 3,565,131$          3,941,810$      4,178,450$        4,367,710$        4,498,349$        

Undistributed Operating Expenses
Administrative & General 414,773$             427,216$         440,032$           453,233$           466,830$           
Management Fees 140,571$             155,093$         164,260$           171,642$           176,776$           
Franchise Fees 291,749$             322,513$         341,674$           357,097$           367,774$           
Marketing 173,450$             178,654$         184,013$           189,534$           195,220$           
Utility Costs 192,791$             204,415$         216,563$           226,158$           232,943$           
Property Operation & Maintenance 156,859$             161,565$         166,412$           171,405$           176,547$           
Undistributed Operating Expenses Subtotal 1,370,193$          1,449,457$      1,512,955$        1,569,069$        1,616,090$        

Cash Flow from Operations Before Fixed Charges 2,194,938$          2,492,354$      2,665,495$        2,798,641$        2,882,259$        

Fixed Charges
Rent -$                     -$                 -$                   -$                   -$                   
Property Taxes 142,932$             150,549$         158,166$           165,784$           173,401$           
Insurance 37,707$               38,838$           40,003$             41,203$             42,439$             
Fixed Charges Subtotal 180,638$             189,387$         198,169$           206,987$           215,840$           

Cash Flow from Operations Before CR&R 2,014,299$          2,302,967$      2,467,326$        2,591,655$        2,666,419$        

Reserve for Replacement 93,714$                155,093$          219,013$            228,856$            235,702$            

Cash Flow from Operations Before DS & Income Taxes 1,920,585$          2,147,874$      2,248,313$        2,362,798$        2,430,717$        

$19,500,000 Loan (5.0% - 20 Year; int only yrs 1-2) 975,000$             975,000$         1,544,296$        1,544,296$        1,544,296$        
Net Income: 945,585$              1,172,874$       704,017$            818,502$            886,421$            

8.00% Project Value 29,534,981$       30,383,965$       
Loan to Value 66.02% 64.18%
Debt Service Coverage 1.53 1.57

Projected Cash Flow
Hyatt Place Hotel

5020 Main Street, Amhest, NY 14226
Revised: September 16, 2013
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ADDENDUM E 

HISTORICAL TRENDS REPORT – SMITH TRAVEL RESEARCH 
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United Kingdom United States

Blue Fin Building 735 East Main Street
110 Southwark Street Hendersonville

London SE1 0TA TN 37075
Phone: +44 (0)20 7922 1930 Phone: +1 (615) 824 8664

Fax: +44 (0)20 7922 1931 Fax: +1 (615) 824 3848
www.strglobal.com www.str.com

Hyatt Place Buffalo

Job Number: 528335_SADIM     Staff: KK     Created: September 26, 2013

Currency:  USD - US Dollar

Tab
Table of Contents 1
Data by Measure 2
Percent Change by Measure 3
Percent Change by Year 4
Twelve Month Moving Average 5
Twelve Month Moving Average with Percent Change 6
Day of Week Analysis 7
Raw Data 8
Classic 9
Response Report 10
Help 11
Terms and Conditions 12

January 2007 to August 2013
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Tab 2 - Data by Measure
Hyatt Place Buffalo
Job Number: 528335_SADIM     Staff: KK     Created: September 26, 2013
Occupancy (%)

January February March April May June July August September October November December Total Year Aug YTD

2007 54.9 57.0 72.8 61.4 81.0 83.0 77.6 84.4 70.8 76.7 72.5 56.0 70.8 71.7
2008 54.5 61.0 64.5 66.7 71.3 75.9 81.6 81.6 75.7 77.1 66.8 55.6 69.4 69.7
2009 49.0 66.9 63.2 65.1 71.4 76.7 83.5 83.8 79.8 77.2 68.0 55.3 70.0 70.0
2010 49.6 57.0 67.2 65.8 79.8 84.2 89.5 91.2 82.5 81.8 76.0 64.3 74.2 73.2
2011 55.9 68.1 78.9 79.4 82.8 84.4 90.8 78.9 79.3 78.4 70.1 56.5 75.2 77.5
2012 51.1 65.4 75.4 69.0 74.3 84.5 85.0 92.7 81.3 79.2 73.8 62.3 74.6 74.8
2013 56.8 67.1 76.3 74.9 81.8 85.2 88.1 92.2 77.9
Avg 53.1 63.3 71.4 69.0 77.5 82.1 85.2 86.5 78.3 78.4 71.2 58.4 72.4 73.7

ADR ($)

January February March April May June July August September October November December Total Year Aug YTD

2007 109.78 111.16 113.41 113.61 122.28 118.58 130.48 130.98 123.38 128.34 121.97 114.88 120.79 119.89
2008 120.37 120.41 122.88 126.04 130.04 126.97 139.60 139.81 130.54 130.99 125.83 116.61 128.41 129.26
2009 120.45 122.21 121.97 120.83 122.34 121.77 123.56 120.90 117.56 118.03 117.84 110.17 119.97 121.83
2010 114.13 116.45 122.50 114.59 115.87 116.92 120.37 121.19 116.83 116.78 113.17 107.36 116.66 118.11
2011 111.72 110.28 113.43 110.65 116.05 121.37 124.77 130.60 123.33 122.49 118.90 109.87 118.58 118.20
2012 115.42 116.58 119.24 117.30 126.42 128.79 130.40 134.53 125.63 126.62 118.80 113.36 123.67 124.70
2013 118.50 119.54 122.42 122.10 129.00 135.64 141.26 141.57 130.01
Avg 115.78 116.78 119.29 117.89 123.20 124.67 130.21 131.69 122.86 123.85 119.28 111.94 121.31 123.32

RevPAR ($)

January February March April May June July August September October November December Total Year Aug YTD

2007 60.22 63.39 82.51 69.80 99.02 98.46 101.31 110.59 87.30 98.40 88.42 64.32 85.48 85.95
2008 65.54 73.42 79.22 84.04 92.69 96.35 113.93 114.09 98.86 101.00 84.09 64.85 89.12 90.11
2009 59.06 81.72 77.05 78.66 87.41 93.39 103.16 101.33 93.77 91.10 80.08 60.88 83.96 85.26
2010 56.57 66.40 82.32 75.36 92.50 98.39 107.77 110.56 96.36 95.55 86.04 69.07 86.54 86.47
2011 62.44 75.09 89.50 87.88 96.11 102.46 113.25 103.04 97.83 96.09 83.37 62.05 89.12 91.62
2012 58.99 76.28 89.95 80.94 93.98 108.83 110.81 124.69 102.19 100.25 87.71 70.64 92.20 93.25
2013 67.33 80.21 93.43 91.42 105.48 115.50 124.38 130.51 101.27
Avg 61.52 73.98 85.15 81.37 95.50 102.35 110.96 113.91 96.25 97.12 84.98 65.35 87.86 90.85

Supply

January February March April May June July August September October November December Total Year Aug YTD

2007 27,559 24,892 27,559 26,670 27,559 26,670 27,559 27,559 26,670 27,559 26,670 27,559 324,485 216,027
2008 27,559 24,892 27,559 26,670 27,559 26,670 27,559 27,559 26,670 27,559 26,670 27,559 324,485 216,027
2009 27,559 24,892 27,559 26,670 27,559 26,670 27,559 27,559 26,670 27,559 26,670 27,559 324,485 216,027
2010 27,559 24,892 27,559 26,670 27,559 26,670 27,559 27,559 26,670 27,559 26,670 27,559 324,485 216,027
2011 27,559 24,892 27,559 26,670 27,559 26,670 27,559 31,868 30,840 31,868 30,840 31,868 345,752 220,336
2012 31,868 28,784 31,868 30,840 31,868 30,840 31,868 31,868 30,840 31,868 30,840 31,868 375,220 249,804
2013 31,868 28,784 31,868 30,840 31,868 30,840 31,868 31,868 249,804
Avg 28,790 26,004 28,790 27,861 28,790 27,861 28,790 29,406 28,060 28,995 28,060 28,995 336,485 226,293

Demand

January February March April May June July August September October November December Total Year Aug YTD

2007 15,117 14,196 20,050 16,385 22,315 22,144 21,397 23,269 18,871 21,129 19,333 15,430 229,636 154,873
2008 15,006 15,178 17,768 17,783 19,644 20,238 22,492 22,490 20,197 21,249 17,823 15,326 225,194 150,599
2009 13,512 16,644 17,410 17,362 19,690 20,455 23,009 23,097 21,273 21,270 18,123 15,230 227,075 151,179
2010 13,659 14,193 18,519 17,539 22,000 22,443 24,675 25,142 21,999 22,547 20,277 17,729 240,722 158,170
2011 15,402 16,950 21,746 21,182 22,824 22,514 25,016 25,143 24,462 24,998 21,626 17,997 259,860 170,777
2012 16,287 18,834 24,040 21,280 23,692 26,059 27,080 29,536 25,087 25,231 22,767 19,858 279,751 186,808
2013 18,108 19,313 24,321 23,091 26,058 26,261 28,061 29,378 194,591
Avg 15,299 16,473 20,551 19,232 22,318 22,873 24,533 25,436 21,982 22,737 19,992 16,928 243,706 166,714

Revenue ($)

January February March April May June July August September October November December Total Year Aug YTD

2007 1,659,585 1,578,011 2,273,953 1,861,433 2,728,780 2,625,917 2,791,932 3,047,790 2,328,397 2,711,696 2,358,058 1,772,560 27,738,112 18,567,401
2008 1,806,335 1,827,515 2,183,278 2,241,439 2,554,477 2,569,659 3,139,817 3,144,303 2,636,589 2,783,383 2,242,702 1,787,132 28,916,629 19,466,823
2009 1,627,585 2,034,070 2,123,518 2,097,796 2,408,887 2,490,837 2,843,041 2,792,455 2,500,899 2,510,603 2,135,639 1,677,879 27,243,209 18,418,189
2010 1,558,937 1,652,797 2,268,650 2,009,880 2,549,114 2,624,081 2,970,166 3,047,060 2,570,050 2,633,139 2,294,650 1,903,395 28,081,919 18,680,685
2011 1,720,727 1,869,252 2,466,580 2,343,865 2,648,715 2,732,512 3,121,172 3,283,680 3,017,007 3,062,090 2,571,272 1,977,345 30,814,217 20,186,503
2012 1,879,765 2,195,693 2,866,622 2,496,110 2,995,026 3,356,261 3,531,223 3,973,558 3,151,566 3,194,875 2,704,829 2,251,101 34,596,629 23,294,258
2013 2,145,798 2,308,732 2,977,297 2,819,478 3,361,541 3,562,129 3,963,821 4,159,092 25,297,888
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Avg 1,771,247 1,923,724 2,451,414 2,267,143 2,749,506 2,851,628 3,194,453 3,349,705 2,700,751 2,815,964 2,384,525 1,894,902 29,565,119 20,558,821
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Tab 3 - Percent Change from Previous Year - Detail by Measure
Hyatt Place Buffalo
Job Number: 528335_SADIM     Staff: KK     Created: September 26, 2013

Occupancy

January February March April May June July August September October November December Total Year Aug YTD

2008 -0.7 6.9 -11.4 8.5 -12.0 -8.6 5.1 -3.3 7.0 0.6 -7.8 -0.7 -1.9 -2.8
2009 -10.0 9.7 -2.0 -2.4 0.2 1.1 2.3 2.7 5.3 0.1 1.7 -0.6 0.8 0.4
2010 1.1 -14.7 6.4 1.0 11.7 9.7 7.2 8.9 3.4 6.0 11.9 16.4 6.0 4.6
2011 12.8 19.4 17.4 20.8 3.7 0.3 1.4 -13.5 -3.8 -4.1 -7.8 -12.2 1.3 5.9
2012 -8.6 -3.9 -4.4 -13.1 -10.2 0.1 -6.4 17.5 2.6 0.9 5.3 10.3 -0.8 -3.5
2013 11.2 2.5 1.2 8.5 10.0 0.8 3.6 -0.5 4.2
Avg 1.0 3.3 1.2 3.9 0.6 0.6 2.2 1.9 2.9 0.7 0.7 2.6 1.1 1.5

ADR

January February March April May June July August September October November December Total Year Aug YTD

2008 9.6 8.3 8.3 10.9 6.3 7.1 7.0 6.7 5.8 2.1 3.2 1.5 6.3 7.8
2009 0.1 1.5 -0.7 -4.1 -5.9 -4.1 -11.5 -13.5 -9.9 -9.9 -6.4 -5.5 -6.6 -5.7
2010 -5.2 -4.7 0.4 -5.2 -5.3 -4.0 -2.6 0.2 -0.6 -1.1 -4.0 -2.5 -2.8 -3.1
2011 -2.1 -5.3 -7.4 -3.4 0.2 3.8 3.7 7.8 5.6 4.9 5.1 2.3 1.6 0.1
2012 3.3 5.7 5.1 6.0 8.9 6.1 4.5 3.0 1.9 3.4 -0.1 3.2 4.3 5.5
2013 2.7 2.5 2.7 4.1 2.0 5.3 8.3 5.2 4.3
Avg 1.4 1.3 1.4 1.4 1.0 2.4 1.6 1.6 0.5 -0.1 -0.4 -0.2 0.6 1.5

RevPAR

January February March April May June July August September October November December Total Year Aug YTD

2008 8.8 15.8 -4.0 20.4 -6.4 -2.1 12.5 3.2 13.2 2.6 -4.9 0.8 4.2 4.8
2009 -9.9 11.3 -2.7 -6.4 -5.7 -3.1 -9.5 -11.2 -5.1 -9.8 -4.8 -6.1 -5.8 -5.4
2010 -4.2 -18.7 6.8 -4.2 5.8 5.3 4.5 9.1 2.8 4.9 7.4 13.4 3.1 1.4
2011 10.4 13.1 8.7 16.6 3.9 4.1 5.1 -6.8 1.5 0.6 -3.1 -10.2 3.0 5.9
2012 -5.5 1.6 0.5 -7.9 -2.2 6.2 -2.2 21.0 4.5 4.3 5.2 13.8 3.5 1.8
2013 14.2 5.1 3.9 13.0 12.2 6.1 12.3 4.7 8.6
Avg 2.3 4.7 2.2 5.2 1.3 2.8 3.8 3.3 3.4 0.5 -0.0 2.4 1.6 2.9

Supply

January February March April May June July August September October November December Total Year Aug YTD

2008 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0
2009 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0
2010 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0
2011 0.0 0.0 0.0 0.0 0.0 0.0 0.0 15.6 15.6 15.6 15.6 15.6 6.6 2.0
2012 15.6 15.6 15.6 15.6 15.6 15.6 15.6 0.0 0.0 0.0 0.0 0.0 8.5 13.4
2013 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0
Avg 2.6 2.6 2.6 2.6 2.6 2.6 2.6 2.6 3.1 3.1 3.1 3.1 3.0 2.6

Demand

January February March April May June July August September October November December Total Year Aug YTD

2008 -0.7 6.9 -11.4 8.5 -12.0 -8.6 5.1 -3.3 7.0 0.6 -7.8 -0.7 -1.9 -2.8
2009 -10.0 9.7 -2.0 -2.4 0.2 1.1 2.3 2.7 5.3 0.1 1.7 -0.6 0.8 0.4
2010 1.1 -14.7 6.4 1.0 11.7 9.7 7.2 8.9 3.4 6.0 11.9 16.4 6.0 4.6
2011 12.8 19.4 17.4 20.8 3.7 0.3 1.4 0.0 11.2 10.9 6.7 1.5 8.0 8.0
2012 5.7 11.1 10.5 0.5 3.8 15.7 8.3 17.5 2.6 0.9 5.3 10.3 7.7 9.4
2013 11.2 2.5 1.2 8.5 10.0 0.8 3.6 -0.5 4.2
Avg 3.3 5.8 3.7 6.2 2.9 3.2 4.7 4.2 5.9 3.7 3.5 5.4 4.1 4.0

Revenue

January February March April May June July August September October November December Total Year Aug YTD

2008 8.8 15.8 -4.0 20.4 -6.4 -2.1 12.5 3.2 13.2 2.6 -4.9 0.8 4.2 4.8
2009 -9.9 11.3 -2.7 -6.4 -5.7 -3.1 -9.5 -11.2 -5.1 -9.8 -4.8 -6.1 -5.8 -5.4
2010 -4.2 -18.7 6.8 -4.2 5.8 5.3 4.5 9.1 2.8 4.9 7.4 13.4 3.1 1.4
2011 10.4 13.1 8.7 16.6 3.9 4.1 5.1 7.8 17.4 16.3 12.1 3.9 9.7 8.1
2012 9.2 17.5 16.2 6.5 13.1 22.8 13.1 21.0 4.5 4.3 5.2 13.8 12.3 15.4
2013 14.2 5.1 3.9 13.0 12.2 6.1 12.3 4.7 8.6
Avg 4.8 7.3 4.8 7.6 3.8 5.5 6.3 5.8 6.5 3.7 3.0 5.2 4.7 5.5
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Tab 4 - Percent Change from Previous Year - Detail by Year
Hyatt Place Buffalo
Job Number: 528335_SADIM     Staff: KK     Created: September 26, 2013

Jan 08 Feb 08 Mar 08 Apr 08 May 08 Jun 08 Jul 08 Aug 08 Sep 08 Oct 08 Nov 08 Dec 08 Total Year Aug YTD

Occ -0.7 6.9 -11.4 8.5 -12.0 -8.6 5.1 -3.3 7.0 0.6 -7.8 -0.7 -1.9 -2.8
ADR 9.6 8.3 8.3 10.9 6.3 7.1 7.0 6.7 5.8 2.1 3.2 1.5 6.3 7.8

RevPAR 8.8 15.8 -4.0 20.4 -6.4 -2.1 12.5 3.2 13.2 2.6 -4.9 0.8 4.2 4.8
Supply 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0

Demand -0.7 6.9 -11.4 8.5 -12.0 -8.6 5.1 -3.3 7.0 0.6 -7.8 -0.7 -1.9 -2.8
Revenue 8.8 15.8 -4.0 20.4 -6.4 -2.1 12.5 3.2 13.2 2.6 -4.9 0.8 4.2 4.8

Jan 09 Feb 09 Mar 09 Apr 09 May 09 Jun 09 Jul 09 Aug 09 Sep 09 Oct 09 Nov 09 Dec 09 Total Year Aug YTD
Occ -10.0 9.7 -2.0 -2.4 0.2 1.1 2.3 2.7 5.3 0.1 1.7 -0.6 0.8 0.4
ADR 0.1 1.5 -0.7 -4.1 -5.9 -4.1 -11.5 -13.5 -9.9 -9.9 -6.4 -5.5 -6.6 -5.7

RevPAR -9.9 11.3 -2.7 -6.4 -5.7 -3.1 -9.5 -11.2 -5.1 -9.8 -4.8 -6.1 -5.8 -5.4
Supply 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0

Demand -10.0 9.7 -2.0 -2.4 0.2 1.1 2.3 2.7 5.3 0.1 1.7 -0.6 0.8 0.4
Revenue -9.9 11.3 -2.7 -6.4 -5.7 -3.1 -9.5 -11.2 -5.1 -9.8 -4.8 -6.1 -5.8 -5.4

Jan 10 Feb 10 Mar 10 Apr 10 May 10 Jun 10 Jul 10 Aug 10 Sep 10 Oct 10 Nov 10 Dec 10 Total Year Aug YTD
Occ 1.1 -14.7 6.4 1.0 11.7 9.7 7.2 8.9 3.4 6.0 11.9 16.4 6.0 4.6
ADR -5.2 -4.7 0.4 -5.2 -5.3 -4.0 -2.6 0.2 -0.6 -1.1 -4.0 -2.5 -2.8 -3.1

RevPAR -4.2 -18.7 6.8 -4.2 5.8 5.3 4.5 9.1 2.8 4.9 7.4 13.4 3.1 1.4
Supply 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0

Demand 1.1 -14.7 6.4 1.0 11.7 9.7 7.2 8.9 3.4 6.0 11.9 16.4 6.0 4.6
Revenue -4.2 -18.7 6.8 -4.2 5.8 5.3 4.5 9.1 2.8 4.9 7.4 13.4 3.1 1.4

Jan 11 Feb 11 Mar 11 Apr 11 May 11 Jun 11 Jul 11 Aug 11 Sep 11 Oct 11 Nov 11 Dec 11 Total Year Aug YTD
Occ 12.8 19.4 17.4 20.8 3.7 0.3 1.4 -13.5 -3.8 -4.1 -7.8 -12.2 1.3 5.9
ADR -2.1 -5.3 -7.4 -3.4 0.2 3.8 3.7 7.8 5.6 4.9 5.1 2.3 1.6 0.1

RevPAR 10.4 13.1 8.7 16.6 3.9 4.1 5.1 -6.8 1.5 0.6 -3.1 -10.2 3.0 5.9
Supply 0.0 0.0 0.0 0.0 0.0 0.0 0.0 15.6 15.6 15.6 15.6 15.6 6.6 2.0

Demand 12.8 19.4 17.4 20.8 3.7 0.3 1.4 0.0 11.2 10.9 6.7 1.5 8.0 8.0
Revenue 10.4 13.1 8.7 16.6 3.9 4.1 5.1 7.8 17.4 16.3 12.1 3.9 9.7 8.1

Jan 12 Feb 12 Mar 12 Apr 12 May 12 Jun 12 Jul 12 Aug 12 Sep 12 Oct 12 Nov 12 Dec 12 Total Year Aug YTD
Occ -8.6 -3.9 -4.4 -13.1 -10.2 0.1 -6.4 17.5 2.6 0.9 5.3 10.3 -0.8 -3.5
ADR 3.3 5.7 5.1 6.0 8.9 6.1 4.5 3.0 1.9 3.4 -0.1 3.2 4.3 5.5

RevPAR -5.5 1.6 0.5 -7.9 -2.2 6.2 -2.2 21.0 4.5 4.3 5.2 13.8 3.5 1.8
Supply 15.6 15.6 15.6 15.6 15.6 15.6 15.6 0.0 0.0 0.0 0.0 0.0 8.5 13.4

Demand 5.7 11.1 10.5 0.5 3.8 15.7 8.3 17.5 2.6 0.9 5.3 10.3 7.7 9.4
Revenue 9.2 17.5 16.2 6.5 13.1 22.8 13.1 21.0 4.5 4.3 5.2 13.8 12.3 15.4

Jan 13 Feb 13 Mar 13 Apr 13 May 13 Jun 13 Jul 13 Aug 13 Sep 13 Oct 13 Nov 13 Dec 13 Total Year Aug YTD
Occ 11.2 2.5 1.2 8.5 10.0 0.8 3.6 -0.5 4.2
ADR 2.7 2.5 2.7 4.1 2.0 5.3 8.3 5.2 4.3

RevPAR 14.2 5.1 3.9 13.0 12.2 6.1 12.3 4.7 8.6
Supply 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0

Demand 11.2 2.5 1.2 8.5 10.0 0.8 3.6 -0.5 4.2
Revenue 14.2 5.1 3.9 13.0 12.2 6.1 12.3 4.7 8.6
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Tab 5 - Twelve Month Moving Average
Hyatt Place Buffalo
Job Number: 528335_SADIM     Staff: KK     Created: September 26, 2013

Occupancy (%)

January February March April May June July August September October November December

2008 70.7 71.0 70.3 70.8 69.9 69.4 69.7 69.5 69.9 69.9 69.4 69.4
2009 68.9 69.4 69.3 69.2 69.2 69.2 69.4 69.6 69.9 69.9 70.0 70.0
2010 70.0 69.3 69.6 69.7 70.4 71.0 71.5 72.1 72.4 72.8 73.4 74.2
2011 74.7 75.6 76.6 77.7 77.9 78.0 78.1 77.0 76.8 76.6 76.0 75.2
2012 74.5 74.2 73.9 73.1 72.5 72.6 72.4 73.5 73.7 73.8 74.1 74.6
2013 75.0 75.2 75.2 75.7 76.4 76.4 76.7 76.6

ADR ($)

January February March April May June July August September October November December

2008 121.49 122.05 122.88 123.78 124.47 125.28 126.21 127.07 127.69 127.94 128.28 128.41
2009 128.47 128.55 128.49 128.09 127.41 126.94 125.33 123.43 122.25 121.04 120.40 119.97
2010 119.59 119.20 119.26 118.78 118.19 117.75 117.45 117.51 117.44 117.33 116.93 116.66
2011 116.49 116.06 115.35 115.01 115.03 115.42 115.86 116.80 117.42 117.97 118.42 118.58
2012 118.79 119.18 119.66 120.19 121.10 121.82 122.40 122.95 123.16 123.54 123.51 123.67
2013 123.81 124.00 124.27 124.62 124.87 125.50 126.58 127.29

RevPAR ($)

January February March April May June July August September October November December

2008 85.94 86.70 86.43 87.60 87.06 86.89 87.96 88.26 89.21 89.43 89.07 89.12
2009 88.56 89.20 89.02 88.57 88.13 87.88 86.97 85.88 85.47 84.62 84.29 83.96
2010 83.75 82.57 83.02 82.75 83.18 83.59 83.98 84.77 84.98 85.36 85.85 86.54
2011 87.04 87.71 88.32 89.35 89.65 89.99 90.45 89.99 90.20 90.32 90.03 89.12
2012 88.48 88.43 88.48 87.88 87.80 88.49 88.57 90.41 90.76 91.12 91.47 92.20
2013 92.91 93.21 93.51 94.37 95.35 95.90 97.05 97.54

Supply

January February March April May June July August September October November December

2008 324,485 324,485 324,485 324,485 324,485 324,485 324,485 324,485 324,485 324,485 324,485 324,485
2009 324,485 324,485 324,485 324,485 324,485 324,485 324,485 324,485 324,485 324,485 324,485 324,485
2010 324,485 324,485 324,485 324,485 324,485 324,485 324,485 324,485 324,485 324,485 324,485 324,485
2011 324,485 324,485 324,485 324,485 324,485 324,485 324,485 328,794 332,964 337,273 341,443 345,752
2012 350,061 353,953 358,262 362,432 366,741 370,911 375,220 375,220 375,220 375,220 375,220 375,220
2013 375,220 375,220 375,220 375,220 375,220 375,220 375,220 375,220

Demand

January February March April May June July August September October November December

2008 229,525 230,507 228,225 229,623 226,952 225,046 226,141 225,362 226,688 226,808 225,298 225,194
2009 223,700 225,166 224,808 224,387 224,433 224,650 225,167 225,774 226,850 226,871 227,171 227,075
2010 227,222 224,771 225,880 226,057 228,367 230,355 232,021 234,066 234,792 236,069 238,223 240,722
2011 242,465 245,222 248,449 252,092 252,916 252,987 253,328 253,329 255,792 258,243 259,592 259,860
2012 260,745 262,629 264,923 265,021 265,889 269,434 271,498 275,891 276,516 276,749 277,890 279,751
2013 281,572 282,051 282,332 284,143 286,509 286,711 287,692 287,534

Revenue ($)

January February March April May June July August September October November December

2008 27,884,862 28,134,366 28,043,691 28,423,697 28,249,394 28,193,136 28,541,021 28,637,534 28,945,726 29,017,413 28,902,057 28,916,629
2009 28,737,879 28,944,434 28,884,674 28,741,031 28,595,441 28,516,619 28,219,843 27,867,995 27,732,305 27,459,525 27,352,462 27,243,209
2010 27,174,561 26,793,288 26,938,420 26,850,504 26,990,731 27,123,975 27,251,100 27,505,705 27,574,856 27,697,392 27,856,403 28,081,919
2011 28,243,709 28,460,164 28,658,094 28,992,079 29,091,680 29,200,111 29,351,117 29,587,737 30,034,694 30,463,645 30,740,267 30,814,217
2012 30,973,255 31,299,696 31,699,738 31,851,983 32,198,294 32,822,043 33,232,094 33,921,972 34,056,531 34,189,316 34,322,873 34,596,629
2013 34,862,662 34,975,701 35,086,376 35,409,744 35,776,259 35,982,127 36,414,725 36,600,259

High value is boxed. Low value is boxed and italicized.
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Tab 6 - Twelve Month Moving Average with Percent Change

Hyatt Place Buffalo
Job Number: 528335_SADIM     Staff: KK     Created: September 26, 2013

Date Occupancy ADR RevPar Supply Demand Revenue

This Year % Chg This Year % Chg This Year % Chg This Year % Chg This Year % Chg This Year % Chg

Jan 08 70.7 121.49 85.94 324,485 229,525 27,884,862
Feb 08 71.0 122.05 86.70 324,485 230,507 28,134,366
Mar 08 70.3 122.88 86.43 324,485 228,225 28,043,691
Apr 08 70.8 123.78 87.60 324,485 229,623 28,423,697
May 08 69.9 124.47 87.06 324,485 226,952 28,249,394
Jun 08 69.4 125.28 86.89 324,485 225,046 28,193,136
Jul 08 69.7 126.21 87.96 324,485 226,141 28,541,021

Aug 08 69.5 127.07 88.26 324,485 225,362 28,637,534
Sep 08 69.9 127.69 89.21 324,485 226,688 28,945,726
Oct 08 69.9 127.94 89.43 324,485 226,808 29,017,413
Nov 08 69.4 128.28 89.07 324,485 225,298 28,902,057
Dec 08 69.4 -1.9 128.41 6.3 89.12 4.2 324,485 0.0 225,194 -1.9 28,916,629 4.2
Jan 09 68.9 -2.5 128.47 5.7 88.56 3.1 324,485 0.0 223,700 -2.5 28,737,879 3.1
Feb 09 69.4 -2.3 128.55 5.3 89.20 2.9 324,485 0.0 225,166 -2.3 28,944,434 2.9
Mar 09 69.3 -1.5 128.49 4.6 89.02 3.0 324,485 0.0 224,808 -1.5 28,884,674 3.0
Apr 09 69.2 -2.3 128.09 3.5 88.57 1.1 324,485 0.0 224,387 -2.3 28,741,031 1.1
May 09 69.2 -1.1 127.41 2.4 88.13 1.2 324,485 0.0 224,433 -1.1 28,595,441 1.2
Jun 09 69.2 -0.2 126.94 1.3 87.88 1.1 324,485 0.0 224,650 -0.2 28,516,619 1.1
Jul 09 69.4 -0.4 125.33 -0.7 86.97 -1.1 324,485 0.0 225,167 -0.4 28,219,843 -1.1

Aug 09 69.6 0.2 123.43 -2.9 85.88 -2.7 324,485 0.0 225,774 0.2 27,867,995 -2.7
Sep 09 69.9 0.1 122.25 -4.3 85.47 -4.2 324,485 0.0 226,850 0.1 27,732,305 -4.2
Oct 09 69.9 0.0 121.04 -5.4 84.62 -5.4 324,485 0.0 226,871 0.0 27,459,525 -5.4
Nov 09 70.0 0.8 120.40 -6.1 84.29 -5.4 324,485 0.0 227,171 0.8 27,352,462 -5.4
Dec 09 70.0 0.8 119.97 -6.6 83.96 -5.8 324,485 0.0 227,075 0.8 27,243,209 -5.8
Jan 10 70.0 1.6 119.59 -6.9 83.75 -5.4 324,485 0.0 227,222 1.6 27,174,561 -5.4
Feb 10 69.3 -0.2 119.20 -7.3 82.57 -7.4 324,485 0.0 224,771 -0.2 26,793,288 -7.4
Mar 10 69.6 0.5 119.26 -7.2 83.02 -6.7 324,485 0.0 225,880 0.5 26,938,420 -6.7
Apr 10 69.7 0.7 118.78 -7.3 82.75 -6.6 324,485 0.0 226,057 0.7 26,850,504 -6.6
May 10 70.4 1.8 118.19 -7.2 83.18 -5.6 324,485 0.0 228,367 1.8 26,990,731 -5.6
Jun 10 71.0 2.5 117.75 -7.2 83.59 -4.9 324,485 0.0 230,355 2.5 27,123,975 -4.9
Jul 10 71.5 3.0 117.45 -6.3 83.98 -3.4 324,485 0.0 232,021 3.0 27,251,100 -3.4

Aug 10 72.1 3.7 117.51 -4.8 84.77 -1.3 324,485 0.0 234,066 3.7 27,505,705 -1.3
Sep 10 72.4 3.5 117.44 -3.9 84.98 -0.6 324,485 0.0 234,792 3.5 27,574,856 -0.6
Oct 10 72.8 4.1 117.33 -3.1 85.36 0.9 324,485 0.0 236,069 4.1 27,697,392 0.9
Nov 10 73.4 4.9 116.93 -2.9 85.85 1.8 324,485 0.0 238,223 4.9 27,856,403 1.8
Dec 10 74.2 6.0 116.66 -2.8 86.54 3.1 324,485 0.0 240,722 6.0 28,081,919 3.1
Jan 11 74.7 6.7 116.49 -2.6 87.04 3.9 324,485 0.0 242,465 6.7 28,243,709 3.9
Feb 11 75.6 9.1 116.06 -2.6 87.71 6.2 324,485 0.0 245,222 9.1 28,460,164 6.2
Mar 11 76.6 10.0 115.35 -3.3 88.32 6.4 324,485 0.0 248,449 10.0 28,658,094 6.4
Apr 11 77.7 11.5 115.01 -3.2 89.35 8.0 324,485 0.0 252,092 11.5 28,992,079 8.0
May 11 77.9 10.7 115.03 -2.7 89.65 7.8 324,485 0.0 252,916 10.7 29,091,680 7.8
Jun 11 78.0 9.8 115.42 -2.0 89.99 7.7 324,485 0.0 252,987 9.8 29,200,111 7.7
Jul 11 78.1 9.2 115.86 -1.4 90.45 7.7 324,485 0.0 253,328 9.2 29,351,117 7.7

Aug 11 77.0 6.8 116.80 -0.6 89.99 6.2 328,794 1.3 253,329 8.2 29,587,737 7.6
Sep 11 76.8 6.2 117.42 -0.0 90.20 6.1 332,964 2.6 255,792 8.9 30,034,694 8.9
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Tab 6 - Twelve Month Moving Average with Percent Change

Hyatt Place Buffalo
Job Number: 528335_SADIM     Staff: KK     Created: September 26, 2013

Date Occupancy ADR RevPar Supply Demand Revenue

This Year % Chg This Year % Chg This Year % Chg This Year % Chg This Year % Chg This Year % Chg

Oct 11 76.6 5.2 117.97 0.5 90.32 5.8 337,273 3.9 258,243 9.4 30,463,645 10.0
Nov 11 76.0 3.6 118.42 1.3 90.03 4.9 341,443 5.2 259,592 9.0 30,740,267 10.4
Dec 11 75.2 1.3 118.58 1.6 89.12 3.0 345,752 6.6 259,860 8.0 30,814,217 9.7
Jan 12 74.5 -0.3 118.79 2.0 88.48 1.7 350,061 7.9 260,745 7.5 30,973,255 9.7
Feb 12 74.2 -1.8 119.18 2.7 88.43 0.8 353,953 9.1 262,629 7.1 31,299,696 10.0
Mar 12 73.9 -3.4 119.66 3.7 88.48 0.2 358,262 10.4 264,923 6.6 31,699,738 10.6
Apr 12 73.1 -5.9 120.19 4.5 87.88 -1.6 362,432 11.7 265,021 5.1 31,851,983 9.9
May 12 72.5 -7.0 121.10 5.3 87.80 -2.1 366,741 13.0 265,889 5.1 32,198,294 10.7
Jun 12 72.6 -6.8 121.82 5.5 88.49 -1.7 370,911 14.3 269,434 6.5 32,822,043 12.4
Jul 12 72.4 -7.3 122.40 5.6 88.57 -2.1 375,220 15.6 271,498 7.2 33,232,094 13.2

Aug 12 73.5 -4.6 122.95 5.3 90.41 0.5 375,220 14.1 275,891 8.9 33,921,972 14.6
Sep 12 73.7 -4.1 123.16 4.9 90.76 0.6 375,220 12.7 276,516 8.1 34,056,531 13.4
Oct 12 73.8 -3.7 123.54 4.7 91.12 0.9 375,220 11.3 276,749 7.2 34,189,316 12.2
Nov 12 74.1 -2.6 123.51 4.3 91.47 1.6 375,220 9.9 277,890 7.0 34,322,873 11.7
Dec 12 74.6 -0.8 123.67 4.3 92.20 3.5 375,220 8.5 279,751 7.7 34,596,629 12.3
Jan 13 75.0 0.7 123.81 4.2 92.91 5.0 375,220 7.2 281,572 8.0 34,862,662 12.6
Feb 13 75.2 1.3 124.00 4.0 93.21 5.4 375,220 6.0 282,051 7.4 34,975,701 11.7
Mar 13 75.2 1.8 124.27 3.9 93.51 5.7 375,220 4.7 282,332 6.6 35,086,376 10.7
Apr 13 75.7 3.6 124.62 3.7 94.37 7.4 375,220 3.5 284,143 7.2 35,409,744 11.2
May 13 76.4 5.3 124.87 3.1 95.35 8.6 375,220 2.3 286,509 7.8 35,776,259 11.1
Jun 13 76.4 5.2 125.50 3.0 95.90 8.4 375,220 1.2 286,711 6.4 35,982,127 9.6
Jul 13 76.7 6.0 126.58 3.4 97.05 9.6 375,220 0.0 287,692 6.0 36,414,725 9.6

Aug 13 76.6 4.2 127.29 3.5 97.54 7.9 375,220 0.0 287,534 4.2 36,600,259 7.9

Smith Travel Research’s Trend Report is a publication of Smith Travel Research and is intended solely for use by paid subscribers.  Reproduction or distribution of the Trend Report, in whole 
or part, without written permission of Smith Travel Research is prohibited and subject to legal action.  Site licenses are available. Ownership, distribution and use of the Trend Report and its 
contents are subject to the terms set forth in the contract you have entered into with Smith Travel Research.  Source 2013 Smith Travel Research, Inc.

Amherst Hospitality, LLC 
#025 Michael Gibson 

USAdvisors.org



Tab 7 - Day of Week Analysis
Hyatt Place Buffalo
Job Number: 528335_SADIM     Staff: KK     Created: September 26, 2013

Occupancy (%) Three Year Occupancy (%)

Sun Mon Tue Wed Thu Fri Sat Total Month Sun Mon Tue Wed Thu Fri Sat Total Year

Sep - 12 63.7 74.0 90.2 93.7 79.8 73.9 95.1 81.3 Sep 10 - Aug 11 54.9 77.3 87.5 86.3 76.0 75.8 81.3 77.0
Oct - 12 56.7 76.9 85.8 86.9 79.2 78.4 87.2 79.2 Sep 11 - Aug 12 50.5 73.1 84.8 84.2 73.0 72.3 76.9 73.5
Nov - 12 41.2 73.6 81.7 82.6 79.3 78.1 77.9 73.8 Sep 12 - Aug 13 52.4 78.9 88.1 87.1 76.6 73.4 79.8 76.6
Dec - 12 44.5 66.5 75.2 74.3 61.5 51.4 65.4 62.3 Total 3 Yr 52.5 76.4 86.8 85.8 75.1 73.7 79.3 75.7

Jan - 13 37.3 68.1 71.2 74.6 58.7 39.4 39.9 56.8
Feb - 13 45.1 76.0 91.4 86.2 66.0 49.3 55.6 67.1
Mar - 13 40.6 83.0 97.6 89.7 77.1 80.4 74.1 76.3
Apr - 13 48.6 79.3 90.4 90.4 75.0 63.9 71.6 74.9
May - 13 60.3 74.4 91.1 91.7 78.8 80.2 94.7 81.8
Jun - 13 56.2 89.7 98.2 94.4 87.7 83.9 91.6 85.2
Jul - 13 64.9 89.6 90.3 85.8 89.5 97.5 98.4 88.1
Aug - 13 70.9 96.3 98.3 97.2 87.8 94.5 99.2 92.2

Total Year 52.4 78.9 88.1 87.1 76.6 73.4 79.8 76.6

ADR Three Year ADR

Sun Mon Tue Wed Thu Fri Sat Total Month Sun Mon Tue Wed Thu Fri Sat Total Year

Sep - 12 116.31 133.03 136.22 134.71 127.47 112.54 118.94 125.63 Sep 10 - Aug 11 107.30 121.37 125.00 123.93 117.57 108.51 109.26 116.80
Oct - 12 112.87 128.88 137.59 135.14 126.44 114.98 119.61 126.62 Sep 11 - Aug 12 110.97 127.04 131.68 130.74 124.09 114.21 116.07 122.95
Nov - 12 105.96 127.59 131.35 132.24 120.78 106.55 102.74 118.80 Sep 12 - Aug 13 116.16 132.38 136.46 135.18 128.03 117.11 119.62 127.29
Dec - 12 103.91 119.86 126.76 123.69 114.57 98.60 99.84 113.36 Total 3 Yr 111.61 127.21 131.31 130.18 123.49 113.43 115.22 122.57

Jan - 13 114.03 125.72 125.98 125.69 118.67 98.85 96.01 118.50
Feb - 13 107.89 127.59 130.75 128.46 119.82 102.40 100.66 119.54
Mar - 13 113.49 128.92 134.37 134.74 124.80 109.37 109.11 122.42
Apr - 13 110.73 129.88 133.21 132.39 124.39 104.07 102.24 122.10
May - 13 116.87 131.50 137.20 136.83 129.82 120.02 126.05 129.00
Jun - 13 121.38 139.32 144.20 141.86 139.99 129.25 130.41 135.64
Jul - 13 129.90 143.25 145.78 143.64 139.78 138.47 142.79 141.26
Aug - 13 127.87 145.46 148.63 147.30 138.89 135.29 144.66 141.57

Total Year 116.16 132.38 136.46 135.18 128.03 117.11 119.62 127.29

RevPAR Three Year RevPAR

Sun Mon Tue Wed Thu Fri Sat Total Month Sun Mon Tue Wed Thu Fri Sat Total Year

Sep - 12 74.05 98.43 122.88 126.28 101.76 83.21 113.06 102.19 Sep 10 - Aug 11 58.90 93.85 109.32 106.99 89.33 82.27 88.81 89.99
Oct - 12 64.04 99.07 118.08 117.50 100.18 90.10 104.34 100.25 Sep 11 - Aug 12 56.00 92.93 111.67 110.03 90.53 82.54 89.30 90.41
Nov - 12 43.68 93.89 107.30 109.19 95.76 83.19 80.06 87.71 Sep 12 - Aug 13 60.88 104.41 120.29 117.74 98.14 85.95 95.43 97.54
Dec - 12 46.19 79.71 95.38 91.86 70.49 50.71 65.30 70.64 Total 3 Yr 58.58 97.21 113.95 111.76 92.80 83.64 91.31 92.76

Jan - 13 42.57 85.61 89.70 93.75 69.61 38.99 38.34 67.33
Feb - 13 48.70 96.93 119.56 110.72 79.05 50.53 55.98 80.21
Mar - 13 46.13 107.07 131.20 120.88 96.27 87.90 80.87 93.43
Apr - 13 53.83 102.94 120.36 119.74 93.29 66.49 73.20 91.42
May - 13 70.43 97.83 124.92 125.46 102.24 96.20 119.43 105.48
Jun - 13 68.24 125.02 141.61 133.86 122.76 108.38 119.47 115.50
Jul - 13 84.32 128.37 131.66 123.27 125.06 135.00 140.47 124.38
Aug - 13 90.65 140.01 146.14 143.14 121.89 127.87 143.45 130.51

Total Year 60.88 104.41 120.29 117.74 98.14 85.95 95.43 97.54
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Tab 8 - Raw Data

Hyatt Place Buffalo
Job Number: 528335_SADIM     Staff: KK     Created: September 26, 2013

Date Occupancy ADR RevPar Supply Demand Revenue Census & Sample %

This 

Year % Chg

This 

Year % Chg

This 

Year % Chg This Year % Chg This Year % Chg This Year % Chg Census Props Census Rooms

% Rooms STAR 

Participants

Jan 07 54.9 109.78 60.22 27,559 15,117 1,659,585 5 889 100.0
Feb 07 57.0 111.16 63.39 24,892 14,196 1,578,011 5 889 100.0
Mar 07 72.8 113.41 82.51 27,559 20,050 2,273,953 5 889 100.0
Apr 07 61.4 113.61 69.80 26,670 16,385 1,861,433 5 889 79.0
May 07 81.0 122.28 99.02 27,559 22,315 2,728,780 5 889 79.0
Jun 07 83.0 118.58 98.46 26,670 22,144 2,625,917 5 889 79.0
Jul 07 77.6 130.48 101.31 27,559 21,397 2,791,932 5 889 79.0

Aug 07 84.4 130.98 110.59 27,559 23,269 3,047,790 5 889 100.0
Sep 07 70.8 123.38 87.30 26,670 18,871 2,328,397 5 889 100.0
Oct 07 76.7 128.34 98.40 27,559 21,129 2,711,696 5 889 100.0
Nov 07 72.5 121.97 88.42 26,670 19,333 2,358,058 5 889 100.0
Dec 07 56.0 114.88 64.32 27,559 15,430 1,772,560 5 889 100.0
Jan 08 54.5 -0.7 120.37 9.6 65.54 8.8 27,559 0.0 15,006 -0.7 1,806,335 8.8 5 889 100.0
Feb 08 61.0 6.9 120.41 8.3 73.42 15.8 24,892 0.0 15,178 6.9 1,827,515 15.8 5 889 100.0
Mar 08 64.5 -11.4 122.88 8.3 79.22 -4.0 27,559 0.0 17,768 -11.4 2,183,278 -4.0 5 889 100.0
Apr 08 66.7 8.5 126.04 10.9 84.04 20.4 26,670 0.0 17,783 8.5 2,241,439 20.4 5 889 100.0
May 08 71.3 -12.0 130.04 6.3 92.69 -6.4 27,559 0.0 19,644 -12.0 2,554,477 -6.4 5 889 100.0
Jun 08 75.9 -8.6 126.97 7.1 96.35 -2.1 26,670 0.0 20,238 -8.6 2,569,659 -2.1 5 889 100.0
Jul 08 81.6 5.1 139.60 7.0 113.93 12.5 27,559 0.0 22,492 5.1 3,139,817 12.5 5 889 100.0

Aug 08 81.6 -3.3 139.81 6.7 114.09 3.2 27,559 0.0 22,490 -3.3 3,144,303 3.2 5 889 100.0
Sep 08 75.7 7.0 130.54 5.8 98.86 13.2 26,670 0.0 20,197 7.0 2,636,589 13.2 5 889 100.0
Oct 08 77.1 0.6 130.99 2.1 101.00 2.6 27,559 0.0 21,249 0.6 2,783,383 2.6 5 889 100.0
Nov 08 66.8 -7.8 125.83 3.2 84.09 -4.9 26,670 0.0 17,823 -7.8 2,242,702 -4.9 5 889 100.0
Dec 08 55.6 -0.7 116.61 1.5 64.85 0.8 27,559 0.0 15,326 -0.7 1,787,132 0.8 5 889 100.0
Jan 09 49.0 -10.0 120.45 0.1 59.06 -9.9 27,559 0.0 13,512 -10.0 1,627,585 -9.9 5 889 100.0
Feb 09 66.9 9.7 122.21 1.5 81.72 11.3 24,892 0.0 16,644 9.7 2,034,070 11.3 5 889 100.0
Mar 09 63.2 -2.0 121.97 -0.7 77.05 -2.7 27,559 0.0 17,410 -2.0 2,123,518 -2.7 5 889 100.0
Apr 09 65.1 -2.4 120.83 -4.1 78.66 -6.4 26,670 0.0 17,362 -2.4 2,097,796 -6.4 5 889 100.0
May 09 71.4 0.2 122.34 -5.9 87.41 -5.7 27,559 0.0 19,690 0.2 2,408,887 -5.7 5 889 100.0
Jun 09 76.7 1.1 121.77 -4.1 93.39 -3.1 26,670 0.0 20,455 1.1 2,490,837 -3.1 5 889 100.0
Jul 09 83.5 2.3 123.56 -11.5 103.16 -9.5 27,559 0.0 23,009 2.3 2,843,041 -9.5 5 889 100.0

Aug 09 83.8 2.7 120.90 -13.5 101.33 -11.2 27,559 0.0 23,097 2.7 2,792,455 -11.2 5 889 100.0
Sep 09 79.8 5.3 117.56 -9.9 93.77 -5.1 26,670 0.0 21,273 5.3 2,500,899 -5.1 5 889 100.0
Oct 09 77.2 0.1 118.03 -9.9 91.10 -9.8 27,559 0.0 21,270 0.1 2,510,603 -9.8 5 889 100.0
Nov 09 68.0 1.7 117.84 -6.4 80.08 -4.8 26,670 0.0 18,123 1.7 2,135,639 -4.8 5 889 100.0
Dec 09 55.3 -0.6 110.17 -5.5 60.88 -6.1 27,559 0.0 15,230 -0.6 1,677,879 -6.1 5 889 100.0
Jan 10 49.6 1.1 114.13 -5.2 56.57 -4.2 27,559 0.0 13,659 1.1 1,558,937 -4.2 5 889 100.0
Feb 10 57.0 -14.7 116.45 -4.7 66.40 -18.7 24,892 0.0 14,193 -14.7 1,652,797 -18.7 5 889 100.0
Mar 10 67.2 6.4 122.50 0.4 82.32 6.8 27,559 0.0 18,519 6.4 2,268,650 6.8 5 889 100.0
Apr 10 65.8 1.0 114.59 -5.2 75.36 -4.2 26,670 0.0 17,539 1.0 2,009,880 -4.2 5 889 100.0
May 10 79.8 11.7 115.87 -5.3 92.50 5.8 27,559 0.0 22,000 11.7 2,549,114 5.8 5 889 100.0
Jun 10 84.2 9.7 116.92 -4.0 98.39 5.3 26,670 0.0 22,443 9.7 2,624,081 5.3 5 889 100.0
Jul 10 89.5 7.2 120.37 -2.6 107.77 4.5 27,559 0.0 24,675 7.2 2,970,166 4.5 5 889 100.0

Aug 10 91.2 8.9 121.19 0.2 110.56 9.1 27,559 0.0 25,142 8.9 3,047,060 9.1 5 889 100.0
Sep 10 82.5 3.4 116.83 -0.6 96.36 2.8 26,670 0.0 21,999 3.4 2,570,050 2.8 5 889 100.0
Oct 10 81.8 6.0 116.78 -1.1 95.55 4.9 27,559 0.0 22,547 6.0 2,633,139 4.9 5 889 100.0
Nov 10 76.0 11.9 113.17 -4.0 86.04 7.4 26,670 0.0 20,277 11.9 2,294,650 7.4 5 889 100.0
Dec 10 64.3 16.4 107.36 -2.5 69.07 13.4 27,559 0.0 17,729 16.4 1,903,395 13.4 5 889 100.0
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Tab 8 - Raw Data

Hyatt Place Buffalo
Job Number: 528335_SADIM     Staff: KK     Created: September 26, 2013

Date Occupancy ADR RevPar Supply Demand Revenue Census & Sample %

This 

Year % Chg

This 

Year % Chg

This 

Year % Chg This Year % Chg This Year % Chg This Year % Chg Census Props Census Rooms

% Rooms STAR 

Participants

Jan 11 55.9 12.8 111.72 -2.1 62.44 10.4 27,559 0.0 15,402 12.8 1,720,727 10.4 5 889 100.0
Feb 11 68.1 19.4 110.28 -5.3 75.09 13.1 24,892 0.0 16,950 19.4 1,869,252 13.1 5 889 100.0
Mar 11 78.9 17.4 113.43 -7.4 89.50 8.7 27,559 0.0 21,746 17.4 2,466,580 8.7 5 889 100.0
Apr 11 79.4 20.8 110.65 -3.4 87.88 16.6 26,670 0.0 21,182 20.8 2,343,865 16.6 5 889 100.0
May 11 82.8 3.7 116.05 0.2 96.11 3.9 27,559 0.0 22,824 3.7 2,648,715 3.9 5 889 100.0
Jun 11 84.4 0.3 121.37 3.8 102.46 4.1 26,670 0.0 22,514 0.3 2,732,512 4.1 5 889 100.0
Jul 11 90.8 1.4 124.77 3.7 113.25 5.1 27,559 0.0 25,016 1.4 3,121,172 5.1 5 889 100.0

Aug 11 78.9 -13.5 130.60 7.8 103.04 -6.8 31,868 15.6 25,143 0.0 3,283,680 7.8 6 1,028 100.0
Sep 11 79.3 -3.8 123.33 5.6 97.83 1.5 30,840 15.6 24,462 11.2 3,017,007 17.4 6 1,028 100.0
Oct 11 78.4 -4.1 122.49 4.9 96.09 0.6 31,868 15.6 24,998 10.9 3,062,090 16.3 6 1,028 100.0
Nov 11 70.1 -7.8 118.90 5.1 83.37 -3.1 30,840 15.6 21,626 6.7 2,571,272 12.1 6 1,028 100.0
Dec 11 56.5 -12.2 109.87 2.3 62.05 -10.2 31,868 15.6 17,997 1.5 1,977,345 3.9 6 1,028 100.0
Jan 12 51.1 -8.6 115.42 3.3 58.99 -5.5 31,868 15.6 16,287 5.7 1,879,765 9.2 6 1,028 100.0
Feb 12 65.4 -3.9 116.58 5.7 76.28 1.6 28,784 15.6 18,834 11.1 2,195,693 17.5 6 1,028 100.0
Mar 12 75.4 -4.4 119.24 5.1 89.95 0.5 31,868 15.6 24,040 10.5 2,866,622 16.2 6 1,028 100.0
Apr 12 69.0 -13.1 117.30 6.0 80.94 -7.9 30,840 15.6 21,280 0.5 2,496,110 6.5 6 1,028 100.0
May 12 74.3 -10.2 126.42 8.9 93.98 -2.2 31,868 15.6 23,692 3.8 2,995,026 13.1 6 1,028 100.0
Jun 12 84.5 0.1 128.79 6.1 108.83 6.2 30,840 15.6 26,059 15.7 3,356,261 22.8 6 1,028 100.0
Jul 12 85.0 -6.4 130.40 4.5 110.81 -2.2 31,868 15.6 27,080 8.3 3,531,223 13.1 6 1,028 100.0

Aug 12 92.7 17.5 134.53 3.0 124.69 21.0 31,868 0.0 29,536 17.5 3,973,558 21.0 6 1,028 100.0
Sep 12 81.3 2.6 125.63 1.9 102.19 4.5 30,840 0.0 25,087 2.6 3,151,566 4.5 6 1,028 100.0
Oct 12 79.2 0.9 126.62 3.4 100.25 4.3 31,868 0.0 25,231 0.9 3,194,875 4.3 6 1,028 100.0
Nov 12 73.8 5.3 118.80 -0.1 87.71 5.2 30,840 0.0 22,767 5.3 2,704,829 5.2 6 1,028 100.0
Dec 12 62.3 10.3 113.36 3.2 70.64 13.8 31,868 0.0 19,858 10.3 2,251,101 13.8 6 1,028 100.0
Jan 13 56.8 11.2 118.50 2.7 67.33 14.2 31,868 0.0 18,108 11.2 2,145,798 14.2 6 1,028 100.0
Feb 13 67.1 2.5 119.54 2.5 80.21 5.1 28,784 0.0 19,313 2.5 2,308,732 5.1 6 1,028 100.0
Mar 13 76.3 1.2 122.42 2.7 93.43 3.9 31,868 0.0 24,321 1.2 2,977,297 3.9 6 1,028 100.0
Apr 13 74.9 8.5 122.10 4.1 91.42 13.0 30,840 0.0 23,091 8.5 2,819,478 13.0 6 1,028 100.0
May 13 81.8 10.0 129.00 2.0 105.48 12.2 31,868 0.0 26,058 10.0 3,361,541 12.2 6 1,028 100.0
Jun 13 85.2 0.8 135.64 5.3 115.50 6.1 30,840 0.0 26,261 0.8 3,562,129 6.1 6 1,028 100.0
Jul 13 88.1 3.6 141.26 8.3 124.38 12.3 31,868 0.0 28,061 3.6 3,963,821 12.3 6 1,028 100.0

Aug 13 92.2 -0.5 141.57 5.2 130.51 4.7 31,868 0.0 29,378 -0.5 4,159,092 4.7 6 1,028 100.0
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Tab 9 - Classic

Hyatt Place Buffalo
Job Number: 528335_SADIM     Staff: KK     Created: September 26, 2013

Date Occupancy ADR RevPar Supply Demand Revenue Census & Sample %

This Year % Chg This Year % Chg This Year % Chg This Year % Chg This Year % Chg This Year % Chg Census Props Census Rooms

% Rooms STAR 

Participants

Jan 07 54.9 109.78 60.22 27,559 15,117 1,659,585 5 889 100.0
Feb 07 57.0 111.16 63.39 24,892 14,196 1,578,011 5 889 100.0
Mar 07 72.8 113.41 82.51 27,559 20,050 2,273,953 5 889 100.0
Apr 07 61.4 113.61 69.80 26,670 16,385 1,861,433 5 889 79.0
May 07 81.0 122.28 99.02 27,559 22,315 2,728,780 5 889 79.0
Jun 07 83.0 118.58 98.46 26,670 22,144 2,625,917 5 889 79.0
Jul 07 77.6 130.48 101.31 27,559 21,397 2,791,932 5 889 79.0

Aug 07 84.4 130.98 110.59 27,559 23,269 3,047,790 5 889 100.0
Sep 07 70.8 123.38 87.30 26,670 18,871 2,328,397 5 889 100.0
Oct 07 76.7 128.34 98.40 27,559 21,129 2,711,696 5 889 100.0
Nov 07 72.5 121.97 88.42 26,670 19,333 2,358,058 5 889 100.0
Dec 07 56.0 114.88 64.32 27,559 15,430 1,772,560 5 889 100.0

Aug YTD 2007 71.7 119.89 85.95 216,027 154,873 18,567,401
Total 2007 70.8 120.79 85.48 324,485 229,636 27,738,112

Jan 08 54.5 -0.7 120.37 9.6 65.54 8.8 27,559 0.0 15,006 -0.7 1,806,335 8.8 5 889 100.0
Feb 08 61.0 6.9 120.41 8.3 73.42 15.8 24,892 0.0 15,178 6.9 1,827,515 15.8 5 889 100.0
Mar 08 64.5 -11.4 122.88 8.3 79.22 -4.0 27,559 0.0 17,768 -11.4 2,183,278 -4.0 5 889 100.0
Apr 08 66.7 8.5 126.04 10.9 84.04 20.4 26,670 0.0 17,783 8.5 2,241,439 20.4 5 889 100.0
May 08 71.3 -12.0 130.04 6.3 92.69 -6.4 27,559 0.0 19,644 -12.0 2,554,477 -6.4 5 889 100.0
Jun 08 75.9 -8.6 126.97 7.1 96.35 -2.1 26,670 0.0 20,238 -8.6 2,569,659 -2.1 5 889 100.0
Jul 08 81.6 5.1 139.60 7.0 113.93 12.5 27,559 0.0 22,492 5.1 3,139,817 12.5 5 889 100.0

Aug 08 81.6 -3.3 139.81 6.7 114.09 3.2 27,559 0.0 22,490 -3.3 3,144,303 3.2 5 889 100.0
Sep 08 75.7 7.0 130.54 5.8 98.86 13.2 26,670 0.0 20,197 7.0 2,636,589 13.2 5 889 100.0
Oct 08 77.1 0.6 130.99 2.1 101.00 2.6 27,559 0.0 21,249 0.6 2,783,383 2.6 5 889 100.0
Nov 08 66.8 -7.8 125.83 3.2 84.09 -4.9 26,670 0.0 17,823 -7.8 2,242,702 -4.9 5 889 100.0
Dec 08 55.6 -0.7 116.61 1.5 64.85 0.8 27,559 0.0 15,326 -0.7 1,787,132 0.8 5 889 100.0

Aug YTD 2008 69.7 -2.8 129.26 7.8 90.11 4.8 216,027 0.0 150,599 -2.8 19,466,823 4.8
Total 2008 69.4 -1.9 128.41 6.3 89.12 4.2 324,485 0.0 225,194 -1.9 28,916,629 4.2

Jan 09 49.0 -10.0 120.45 0.1 59.06 -9.9 27,559 0.0 13,512 -10.0 1,627,585 -9.9 5 889 100.0
Feb 09 66.9 9.7 122.21 1.5 81.72 11.3 24,892 0.0 16,644 9.7 2,034,070 11.3 5 889 100.0
Mar 09 63.2 -2.0 121.97 -0.7 77.05 -2.7 27,559 0.0 17,410 -2.0 2,123,518 -2.7 5 889 100.0
Apr 09 65.1 -2.4 120.83 -4.1 78.66 -6.4 26,670 0.0 17,362 -2.4 2,097,796 -6.4 5 889 100.0
May 09 71.4 0.2 122.34 -5.9 87.41 -5.7 27,559 0.0 19,690 0.2 2,408,887 -5.7 5 889 100.0
Jun 09 76.7 1.1 121.77 -4.1 93.39 -3.1 26,670 0.0 20,455 1.1 2,490,837 -3.1 5 889 100.0
Jul 09 83.5 2.3 123.56 -11.5 103.16 -9.5 27,559 0.0 23,009 2.3 2,843,041 -9.5 5 889 100.0

Aug 09 83.8 2.7 120.90 -13.5 101.33 -11.2 27,559 0.0 23,097 2.7 2,792,455 -11.2 5 889 100.0
Sep 09 79.8 5.3 117.56 -9.9 93.77 -5.1 26,670 0.0 21,273 5.3 2,500,899 -5.1 5 889 100.0
Oct 09 77.2 0.1 118.03 -9.9 91.10 -9.8 27,559 0.0 21,270 0.1 2,510,603 -9.8 5 889 100.0
Nov 09 68.0 1.7 117.84 -6.4 80.08 -4.8 26,670 0.0 18,123 1.7 2,135,639 -4.8 5 889 100.0
Dec 09 55.3 -0.6 110.17 -5.5 60.88 -6.1 27,559 0.0 15,230 -0.6 1,677,879 -6.1 5 889 100.0

Aug YTD 2009 70.0 0.4 121.83 -5.7 85.26 -5.4 216,027 0.0 151,179 0.4 18,418,189 -5.4
Total 2009 70.0 0.8 119.97 -6.6 83.96 -5.8 324,485 0.0 227,075 0.8 27,243,209 -5.8

Jan 10 49.6 1.1 114.13 -5.2 56.57 -4.2 27,559 0.0 13,659 1.1 1,558,937 -4.2 5 889 100.0
Feb 10 57.0 -14.7 116.45 -4.7 66.40 -18.7 24,892 0.0 14,193 -14.7 1,652,797 -18.7 5 889 100.0
Mar 10 67.2 6.4 122.50 0.4 82.32 6.8 27,559 0.0 18,519 6.4 2,268,650 6.8 5 889 100.0
Apr 10 65.8 1.0 114.59 -5.2 75.36 -4.2 26,670 0.0 17,539 1.0 2,009,880 -4.2 5 889 100.0
May 10 79.8 11.7 115.87 -5.3 92.50 5.8 27,559 0.0 22,000 11.7 2,549,114 5.8 5 889 100.0
Jun 10 84.2 9.7 116.92 -4.0 98.39 5.3 26,670 0.0 22,443 9.7 2,624,081 5.3 5 889 100.0
Jul 10 89.5 7.2 120.37 -2.6 107.77 4.5 27,559 0.0 24,675 7.2 2,970,166 4.5 5 889 100.0

Aug 10 91.2 8.9 121.19 0.2 110.56 9.1 27,559 0.0 25,142 8.9 3,047,060 9.1 5 889 100.0
Sep 10 82.5 3.4 116.83 -0.6 96.36 2.8 26,670 0.0 21,999 3.4 2,570,050 2.8 5 889 100.0
Oct 10 81.8 6.0 116.78 -1.1 95.55 4.9 27,559 0.0 22,547 6.0 2,633,139 4.9 5 889 100.0
Nov 10 76.0 11.9 113.17 -4.0 86.04 7.4 26,670 0.0 20,277 11.9 2,294,650 7.4 5 889 100.0
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Tab 9 - Classic

Hyatt Place Buffalo
Job Number: 528335_SADIM     Staff: KK     Created: September 26, 2013

Date Occupancy ADR RevPar Supply Demand Revenue Census & Sample %

This Year % Chg This Year % Chg This Year % Chg This Year % Chg This Year % Chg This Year % Chg Census Props Census Rooms

% Rooms STAR 

Participants

Dec 10 64.3 16.4 107.36 -2.5 69.07 13.4 27,559 0.0 17,729 16.4 1,903,395 13.4 5 889 100.0
Aug YTD 2010 73.2 4.6 118.11 -3.1 86.47 1.4 216,027 0.0 158,170 4.6 18,680,685 1.4

Total 2010 74.2 6.0 116.66 -2.8 86.54 3.1 324,485 0.0 240,722 6.0 28,081,919 3.1
Jan 11 55.9 12.8 111.72 -2.1 62.44 10.4 27,559 0.0 15,402 12.8 1,720,727 10.4 5 889 100.0
Feb 11 68.1 19.4 110.28 -5.3 75.09 13.1 24,892 0.0 16,950 19.4 1,869,252 13.1 5 889 100.0
Mar 11 78.9 17.4 113.43 -7.4 89.50 8.7 27,559 0.0 21,746 17.4 2,466,580 8.7 5 889 100.0
Apr 11 79.4 20.8 110.65 -3.4 87.88 16.6 26,670 0.0 21,182 20.8 2,343,865 16.6 5 889 100.0
May 11 82.8 3.7 116.05 0.2 96.11 3.9 27,559 0.0 22,824 3.7 2,648,715 3.9 5 889 100.0
Jun 11 84.4 0.3 121.37 3.8 102.46 4.1 26,670 0.0 22,514 0.3 2,732,512 4.1 5 889 100.0
Jul 11 90.8 1.4 124.77 3.7 113.25 5.1 27,559 0.0 25,016 1.4 3,121,172 5.1 5 889 100.0

Aug 11 78.9 -13.5 130.60 7.8 103.04 -6.8 31,868 15.6 25,143 0.0 3,283,680 7.8 6 1,028 100.0
Sep 11 79.3 -3.8 123.33 5.6 97.83 1.5 30,840 15.6 24,462 11.2 3,017,007 17.4 6 1,028 100.0
Oct 11 78.4 -4.1 122.49 4.9 96.09 0.6 31,868 15.6 24,998 10.9 3,062,090 16.3 6 1,028 100.0
Nov 11 70.1 -7.8 118.90 5.1 83.37 -3.1 30,840 15.6 21,626 6.7 2,571,272 12.1 6 1,028 100.0
Dec 11 56.5 -12.2 109.87 2.3 62.05 -10.2 31,868 15.6 17,997 1.5 1,977,345 3.9 6 1,028 100.0

Aug YTD 2011 77.5 5.9 118.20 0.1 91.62 5.9 220,336 2.0 170,777 8.0 20,186,503 8.1
Total 2011 75.2 1.3 118.58 1.6 89.12 3.0 345,752 6.6 259,860 8.0 30,814,217 9.7

Jan 12 51.1 -8.6 115.42 3.3 58.99 -5.5 31,868 15.6 16,287 5.7 1,879,765 9.2 6 1,028 100.0
Feb 12 65.4 -3.9 116.58 5.7 76.28 1.6 28,784 15.6 18,834 11.1 2,195,693 17.5 6 1,028 100.0
Mar 12 75.4 -4.4 119.24 5.1 89.95 0.5 31,868 15.6 24,040 10.5 2,866,622 16.2 6 1,028 100.0
Apr 12 69.0 -13.1 117.30 6.0 80.94 -7.9 30,840 15.6 21,280 0.5 2,496,110 6.5 6 1,028 100.0
May 12 74.3 -10.2 126.42 8.9 93.98 -2.2 31,868 15.6 23,692 3.8 2,995,026 13.1 6 1,028 100.0
Jun 12 84.5 0.1 128.79 6.1 108.83 6.2 30,840 15.6 26,059 15.7 3,356,261 22.8 6 1,028 100.0
Jul 12 85.0 -6.4 130.40 4.5 110.81 -2.2 31,868 15.6 27,080 8.3 3,531,223 13.1 6 1,028 100.0

Aug 12 92.7 17.5 134.53 3.0 124.69 21.0 31,868 0.0 29,536 17.5 3,973,558 21.0 6 1,028 100.0
Sep 12 81.3 2.6 125.63 1.9 102.19 4.5 30,840 0.0 25,087 2.6 3,151,566 4.5 6 1,028 100.0
Oct 12 79.2 0.9 126.62 3.4 100.25 4.3 31,868 0.0 25,231 0.9 3,194,875 4.3 6 1,028 100.0
Nov 12 73.8 5.3 118.80 -0.1 87.71 5.2 30,840 0.0 22,767 5.3 2,704,829 5.2 6 1,028 100.0
Dec 12 62.3 10.3 113.36 3.2 70.64 13.8 31,868 0.0 19,858 10.3 2,251,101 13.8 6 1,028 100.0

Aug YTD 2012 74.8 -3.5 124.70 5.5 93.25 1.8 249,804 13.4 186,808 9.4 23,294,258 15.4
Total 2012 74.6 -0.8 123.67 4.3 92.20 3.5 375,220 8.5 279,751 7.7 34,596,629 12.3

Jan 13 56.8 11.2 118.50 2.7 67.33 14.2 31,868 0.0 18,108 11.2 2,145,798 14.2 6 1,028 100.0
Feb 13 67.1 2.5 119.54 2.5 80.21 5.1 28,784 0.0 19,313 2.5 2,308,732 5.1 6 1,028 100.0
Mar 13 76.3 1.2 122.42 2.7 93.43 3.9 31,868 0.0 24,321 1.2 2,977,297 3.9 6 1,028 100.0
Apr 13 74.9 8.5 122.10 4.1 91.42 13.0 30,840 0.0 23,091 8.5 2,819,478 13.0 6 1,028 100.0
May 13 81.8 10.0 129.00 2.0 105.48 12.2 31,868 0.0 26,058 10.0 3,361,541 12.2 6 1,028 100.0
Jun 13 85.2 0.8 135.64 5.3 115.50 6.1 30,840 0.0 26,261 0.8 3,562,129 6.1 6 1,028 100.0
Jul 13 88.1 3.6 141.26 8.3 124.38 12.3 31,868 0.0 28,061 3.6 3,963,821 12.3 6 1,028 100.0

Aug 13 92.2 -0.5 141.57 5.2 130.51 4.7 31,868 0.0 29,378 -0.5 4,159,092 4.7 6 1,028 100.0
Aug YTD 2013 77.9 4.2 130.01 4.3 101.27 8.6 249,804 0.0 194,591 4.2 25,297,888 8.6
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Tab 10 - Response Report
Hyatt Place Buffalo
Job Number: 528335_SADIM     Staff: KK     Created: September 26, 2013

STR 

Code Name of Establishment City & State Zip Code Class Aff Date

Open 

Date Rooms

Chg in 

Rms J F M A M J J A S O N D J F M A M J J A S O N D J F M A M J J A S O N D

37923 Courtyard Buffalo Amherst Buffalo, NY 14221 Upscale Class May 1999 May 1999 108 ● ● ● ● ● ● ● ● ● ● ● ● ● ● ● ● ● ● ● ● ● ● ● ● ● ● ● ● ● ● ● ●
44425 Hampton Inn Buffalo Wiliamsville Williamsville, NY 14221 Upper Midscale Class Jul 2002 Jul 2002 80 ● ● ● ● ● ● ● ● ● ● ● ● ● ● ● ● ● ● ● ● ● ● ● ● ● ● ● ● ● ● ● ●
6846 Marriott Buffalo Niagara Amherst, NY 14221 Upper Upscale Class Mar 1981 Mar 1981 356 ● ● ● ● ● ● ● ● ● ● ● ● ● ● ● ● ● ● ● ● ● ● ● ● ● ● ● ● ● ● ● ●
53851 Hilton Garden Inn Buffalo Airport Cheektowaga, NY 14225 Upscale Class Oct 2005 Oct 2005 158 ● ● ● ● ● ● ● ● ● ● ● ● ● ● ● ● ● ● ● ● ● ● ● ● ● ● ● ● ● ● ● ●
56815 Courtyard Buffalo Airport Cheektowaga, NY 14225 Upscale Class Aug 2011 Aug 2011 139 ○ ● ● ● ● ● ● ● ● ● ● ● ● ● ● ● ● ● ● ● ● ● ● ● ●
24173 DoubleTree Buffalo Amherst Amherst, NY 14226 Upscale Class Jun 2012 May 1987 187 ● ● ● ● ● ● ● ● ● ● ● ● ● ● ● ● ● ● ● ● ● ● ● ● ● ● ● ● ● ● ● ●

Total Properties: 6 1028 ○ - Monthly data received by STR
● - Monthly and daily data received by STR
Blank - No data received by STR
Y - (Chg in Rms) Property has experienced a room addition or drop during the time period of the report

20122011 2013
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Tab 11 - Help

Methodology

Glossary

Room revenue divided by rooms sold, displayed as the average rental rate for a Date the property opened as a lodging establishment.
single room.

Date the property affiliated with current chain/flag

The number of properties and rooms that exist within the selected property set Total room revenue generated from the sale or rental of rooms.
or segment.

Indicator of whether or not an individual hotel has added or removed rooms from
their inventory.

The factor used to convert revenue from U.S. Dollars to the local currency.
The exchange rate data is obtained from Oanda.com.  Any aggregated number 
in the report (YTD, Running 3 month, Running 12 month) uses the exchange Data on selected properties or segments starting in 2005.
 rate of each relative month when calculating the data.

STR Code

Extended Historical Trend

Data on selected properties or segments starting in 2000.

The number of rooms sold (excludes complimentary rooms). The number of rooms times the number of days in the period.

Data on selected properties or segments starting in 1987.

Rooms sold divided by rooms available. Occupancy is always displayed as a 
percentage of rooms occupied. Year to Date

Room revenue divided by rooms available

Amount of growth, up, flat, or down from the same period last year (month, ytd, three 
months, twelve months).  Calculated as ((TY-LY)/LY) * "100".  

Revenue (Room Revenue)

Change in Rooms

While virtually every chain in the United States provides STR with data on almost all of their properties, there are still some hotels that don't submit data.  But we've got you covered.  

ADR (Average Daily Rate) Open Date

Census (Properties and Rooms) 

Full Historical Trend

Sample % (Rooms)

Standard Historical Trend

Similarly, we sometimes obtain monthly data from a property, but not daily data.  We use a similar process.  We take the monthly data that the property has provided, and distribute it to the 
individual days based on the revenue and demand distribution patterns of similar hotels in the same location.

Twelve Month Moving Average

We believe it imperative to perform this analysis in order to provide interested parties with our best estimate of total lodging demand and room revenue on their areas of interest.  Armed with this 
information a more informed decision can be made.

Every year we examine guidebook listings and hotel directories for information on hotels that don't provide us with data.  We don't stop there.  We call each hotel in our database every year to 
obtain "published" rates for multiple categories.  Based on this information we group all hotels - those that report data and those that don't - into groupings based off of price level and geographic 
proximity.  We then estimate the non-respondents based off of nearby hotels with similar price levels.

Exchange Rate

Smith Travel Research's proprietary numbering system.  Each hotel in the lodging 
census has a unique STR code.

The % of rooms from which STR receives data.  Calculated as (Sample 
Rooms/Census Rooms) * "100". 

Affiliation Date

Demand (Rooms Sold)

RevPAR (Revenue Per Available Room)

Percent Change

Supply (Rooms Available)

Occupancy

The value of any given month is computed by taking the value of that month and the 
values of the eleven preceding months, adding them together and dividing by twelve. 
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Tab 12 - Terms and Conditions
Before purchasing this product you agreed to the following terms and conditions.

In consideration of the mutual promises contained herein and for other good and valuable consideration, the receipt and sufficiency of which are hereby acknowledged, Smith Travel Research, Inc. ("STR") and purchaser of this product ("Licensee") agree as follows:
 
1.  LICENSE

1.1  Definitions.

(a)  "Agreement" means these Standard Terms and Conditions and any additional terms specifically set out in writing in the document(s) (if any) to which these Standard Terms and Conditions are attached or in which they are incorporated by reference, and, if applicable, any 
additional terms specifically set out in writing in any Schedule attached hereto.
(b)  "Licensed Materials" means the newsletters, reports, databases or other information resources, and all lodging industry data contained therein, provided to Licensee hereunder.
1.2  Grant of License.  Subject to the terms and conditions of this Agreement, and except as may be expressly permitted elsewhere in this Agreement, STR hereby grants to Licensee a non-exclusive, non-transferable, indivisible, non-sublicensable license to use, copy, manipulate 
and extract data from the Licensed Materials for its own INTERNAL business purposes only.
1.3  Copies.  Except as expressly permitted elsewhere in this Agreement, Licensee may make and maintain no more than two (2) copies of any Licensed Materials.

1.4  No Service Bureau Use.  Licensee is prohibited from using the Licensed Materials in any way in connection with any service bureau or similar services.  "Service bureau" means the processing of input data that is supplied by one or more third parties and the generation of 
output data (in the form of reports, charts, graphs or other pictorial representations, or the like) that is sold or licensed to any third parties.

1.5  No Distribution to Third Parties.  Except as expressly permitted in this Agreement, Licensee is prohibited from distributing, republishing or otherwise making the Licensed Materials or any part thereof (including any excerpts of the data and any manipulations of the data) 
available in any form whatsoever to any third party, other than Licensee's accountants, attorneys, marketing professionals or other professional advisors who are bound by a duty of confidentiality not to disclose such information.
1.6  Security.  Licensee shall use commercially reasonable efforts to protect against unauthorized access to the Licensed Materials.

1.7  Reservation of Rights.  Licensee has no rights in connection with the Licensed Materials other than those rights expressly enumerated herein.  All rights to the Licensed Materials not expressly enumerated herein are reserved to STR.

2.  DISCLAIMERS AND LIMITATIONS OF LIABILITY

2.1  Disclaimer of Warranties.  The licensed materials are provided to the licensee on an "as is" and "as available" basis.  STR makes no representations or warranties of any kind, express or implied, with respect to the licensed materials, the services provided or the results of 
use thereof. Without limiting the foregoing, STR does not warrant that the licensed materials, the services provided or the use thereof are or will be accurate, error-free or uninterrupted. STR makes no implied warranties, including without limitation, any implied warranty of 
merchantability, noninfringement or fitness for any particular purpose or arising by usage of trade, course of dealing, course of performance or otherwise.

2.2  Disclaimers.  STR shall have no liability with respect to its obligations under this agreement or otherwise for consequential, exemplary, special, incidental, or punitive damages even if STR has been advised of the possibility of such damages.  Furthermore, STR shall have no 
liability whatsoever for any claim relating in any way to any decision made or action taken by licensee in reliance upon the licensed materials.
2.3  Limitation of Liability.  STR's total liability to licensee for any reason and upon any cause of action including without limitation, infringement, breach of contract, negligence, strict liability, misrepresentations, and other torts, shall be limited to all fees paid to STR by the licensee 
during the twelve month period preceding the date on which such cause of action first arose.

3.  MISCELLANEOUS

3.1  Liquidated Damages.  In the event of a violation of Section 1.5 of these Standard Terms and Conditions, Licensee shall be required to pay STR an amount equal to the sum of (i) the highest aggregate price that STR, in accordance with its then-current published prices, could 
have charged the unauthorized recipients for the Licensed Materials that are the subject of the violation, and (ii) the full price of the lowest level of republishing rights that Licensee would have been required to purchase from STR in order to have the right to make the unauthorized 
distribution, regardless of whether Licensee has previously paid for any lower level of republishing rights, and (iii) fifteen percent (15%) of the total of the previous two items.  This provision shall survive indefinitely the expiration or termination of this Agreement for any reason.
3.2  Obligations on Termination.  Within thirty (30) days of the termination or expiration of this Agreement for any reason, Licensee shall cease all use of the Licensed Materials and shall return or destroy, at STR's option, all copies of the Licensed Materials and all other 
information relating thereto in Licensee's possession or control as of the such date.  This provision shall survive indefinitely the expiration or termination of this Agreement for any reason. 
3.3  Governing Law; Jurisdiction and Venue.  This Agreement shall be governed by the substantive laws of the State of Tennessee, without regard to its or any other jurisdiction's laws governing conflicts of law.  Any claims or actions regarding or arising out of this Agreement 
shall be brought exclusively in a court of competent jurisdiction located in Nashville, Tennessee, and the parties expressly consent to personal jurisdiction thereof.  The parties also expressly waive any objections to venue.

3.4  Assignment.  Licensee is prohibited from assigning this Agreement or delegating any of its duties under this Agreement without the prior written consent of STR.
3.5  Independent Relationship.  The relationship between the parties is that of an independent contractor. Nothing in this Agreement shall be deemed to create an employer/employee, principal/agent, partnership or joint venture relationship.

3.6  Notices.  All notices required or permitted to be given hereunder shall be in writing and shall be deemed given i) when delivered in person, at the time of such delivery; ii) when delivered by facsimile transmission or e-mail, at the time of transmission (provided, however, that 
notice delivered by facsimile transmission shall only be effective if such notice is also delivered by hand or deposited in the United States mail, postage prepaid, registered, certified or express mail or by courier service within two (2) business days after its delivery by facsimile 
transmission); iii) when delivered by a courier service or by express mail, at the time of receipt; or iv) five (5) business days after being deposited in the United States mail, postage prepaid, registered or certified mail, addressed (in any such case) to the addresses listed on the first 
page of this Agreement or to such other address as either party may notify the other in writing.

3.7  Waiver.  No waiver of any breach of this Agreement will be deemed to constitute a waiver of any subsequent breach of the same or any other provision.

3.8  Entire Agreement.  This Agreement constitutes the entire agreement of the parties with respect to the matters described herein, superseding in all respects any and all prior proposals, negotiations, understandings and other agreements, oral or written, between the parties.

3.9  Amendment.  This Agreement may be amended only by the written agreement of both parties.

3.10  Recovery of Litigation Costs.  If any legal action or other proceeding is brought for the enforcement of this Agreement, or because of an alleged dispute, breach, default or misrepresentation in connection with any of the provisions of this Agreement, the successful or 
prevailing party or parties shall be entitled to recover reasonable attorneys' fees and other costs incurred in that action or proceeding, in addition to any other relief to which it or they may be entitled.

3.11  Injunctive Relief.  The parties agree that, in addition to any other rights or remedies which the other or STR may have, any party alleging breach or threatened breach of this Agreement will be entitled to such equitable and injunctive relief as may be available from any court of 
competent jurisdiction to restrain the other from breaching or threatening to breach any of the provisions of this Section, without posting bond or other surety.

3.12  Notice of Unauthorized Access.  Licensee shall notify STR immediately upon Licensee's becoming aware of any facts indicating that a third party may have obtained or may be about to obtain unauthorized access to the Licensed Materials, and shall fully cooperate with STR 
in its efforts to mitigate the damages caused by any such breach or potential breach.

3.13  Conflicting Provisions.  In the event that any provision of these Standard Terms and Conditions directly conflicts with any  other provision of the Agreement, the conflicting terms of such other provision shall control.

3.14  Remedies.  In addition to any other rights or remedies that STR may have, in the event of any termination by STR on account of a breach by Licensee, STR may, without refund, immediately terminate and discontinue any right of Licensee to receive additional Licensed 
Materials from STR.
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SHORT TERM LONG TERM

STRENGTHS & WEAKNESSES

CURRENT EMPLOYMENT TRENDS

FORECAST RISKS

RELATIVE EMPLOYMENT PERFORMANCE (1998=100)

ANALYSIS

EMPLOYMENT
GROWTH

RANK

VITALITY

U.S.=100%

2012-2014

RELATIVE COSTS
LIVING BUSINESS

2012-2017

RELATIVE RANK

Best=1, Worst=384

LIFE CYCLE 
PHASE

RISK EXPOSURE
2013-2018

Highest=1, Lowest=384

Best=1, Worst=392

U.S.=100%
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 2006 2007 2008 2009 2010 2011 2012 IndIcators 2013 2014 2015 2016 2017
 55.3 55.5 55.1 53.6 55.5 55.8 55.7 Gross metro product (c$B) 56.4 57.4 59.5 61.3 62.7 
 3.1 0.4 -0.8 -2.7 3.6 0.5 -0.1 % change 1.2 1.7 3.7 3.0 2.3 
 546.1 547.7 552.5 538.0 537.9 543.2 547.7 total employment (000) 551.7 556.8 570.3 581.1 586.2 
 -0.1 0.3 0.9 -2.6 -0.0 1.0 0.8 % change 0.7 0.9 2.4 1.9 0.9 
 5.1 4.9 5.9 8.4 8.5 8.1 8.5 Unemployment rate 8.4 7.9 6.8 6.2 5.8 
 5.2 6.2 4.8 -1.5 4.2 4.4 2.2 Personal income growth 2.7 5.6 7.4 6.9 5.1 
 1,141.7 1,137.7 1,136.4 1,135.4 1,135.6 1,135.5 1,134.2 Population (000) 1,132.2 1,130.6 1,128.8 1,127.0 1,125.4 
 1,473 1,388 1,017 993 1,037 790 899 single-family permits 1,158 1,843 2,226 2,237 2,018 
 550 544 527 374 461 525 781 Multifamily permits 820 841 794 668 577 
 98.4 102.6 106.2 111.1 120.7 118.5 126.6 Existing-home price ($ ths) 137.5 144.2 149.4 153.0 157.5 
 2,686 2,743 2,172 2,985 2,139 3,250 4,115 Mortgage originations ($ mil) 3,220 2,815 2,891 3,000 3,535 
 -6.6 -4.4 -2.0 -1.6 -0.3 0.2 -1.1 net migration (000) -2.6 -2.4 -3.0 -3.0 -2.9 
 3,222 4,048 4,241 4,578 4,236 3,436 3,061 Personal bankruptcies 2,565 2,245 2,350 2,456 2,860 
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Recent Performance. Buffalo’s road to a full re-
covery has been made more difficult by local gov-
ernment fiscal problems and renewed weakness in 
manufacturing. The private sector has recouped 
nearly all of the jobs lost during the recession, but 
cuts in federal and local government payrolls are 
holding back a full labor market recovery. Con-
sumer and tourism-related industries are doing the 
best along with healthcare and education; financial 
services are the sore thumb of the service sector.

Export growth is picking up again despite the 
strengthening of the U.S. dollar against the Cana-
dian dollar, but this has not yet led to much job 
growth in trade-related industries. The housing 
market is doing fine: Prices are appreciating slowly 
and foreclosures are not much of an issue.

Finance. BUF’s financial services industry will 
grow in fits and starts over the next year. The metro 
area is the banking hub of western New York, and 
First Niagara’s purchase of HSBC branches through-
out the region has prompted consolidation in the 
industry. Bank of America will close a mortgage pro-
cessing office in BUF, laying off about 1,300 work-
ers. M&T Bank has agreed to take over the lease and 
hire about 600 of the 1,300 workers. Still, the cut-
backs will partially offset Geico’s plans to add 1,000 
employees at its local headquarters in 2013.

Finance has become a more important specializa-
tion of BUF over the last couple years, but this is 
likely a temporary phenomenon; longer term, pop-
ulation declines in western New York may force a 
downsizing there as the industry becomes too satu-
rated for the shrinking population.

Tourism. Leisure/hospitality, retail and trade, 
particularly with Canada, have been the backbones 
of the recovery to date, and these industries will 
continue to drive growth this year and next. The 
exchange rate with the Canadian dollar is expected 
to turn more favorable for cross-border shopping 

and trade over the near term. In addition, with 
air travel becoming more expensive and less con-
venient, Niagara Falls is an attractive drive-to op-
tion. BUF also hopes to attract more international 
visitors as a result of the federally funded nonprofit 
Brand USA tourism campaign, which will include 
the region as one of its targeted markets.

All in. BUF’s casinos are also a draw and a newly 
agreed-to pact with the Seneca nation will allow the 
state and BUF-area cities to collect back revenue 
payments. Governor Andrew Cuomo has also de-
cided against locating any new private casinos in 
western New York. This is good for the Senecas, 
since it limits competition, but somewhat of a loss 
for the BUF economy, which would have benefited 
from the jobs a new casino brings.

Potential. The governor’s new plan to create tax-
free zones on and around SUNY campuses could 
stimulate greater private sector investment in BUF, 
which has the largest of the SUNY schools in the Uni-
versity at Buffalo. The investment would come at the 
expense of state tax revenue since the tax-free zones 
would exempt qualifying companies from paying any 
sales, property or corporate taxes for 10 years and also 
workers from paying state income taxes. But if the 
plan works, the additional high-paying, knowledge-
based jobs would be a huge benefit to BUF, which has 
a disproportionate share of low-paying, low-skill jobs.

Buffalo’s recovery will be slow but steady this 
year, and by early 2014 all of the jobs that were 
lost to the recession will have been recouped. 
Low-paying industries will contribute the most 
to growth in 2013, just as they have since the re-
covery began, but BUF will outperform Syracuse 
and Rochester this year. Longer term, the metro 
area will lag other parts of the state because of a 
declining population base.

Marisa Di Natale
May 2013

strEnGtHs
 ● High level of housing affordability.
 ● Tourist attractions, including Niagara Falls 
and casinos.

 ● Strong trade linkages to Canada.
WEaKnEssEs

 ● Poor demographic trends.
 ● Aging infrastructure, with poor fiscal 
prospects limiting funds for improvement.

UPsIdE
 ● U.S. dollar weakens, improving tourism and 
exports.

 ● University research facilities attract more 
high-tech employers to the area.

 ● Auto industry expands in western New York.
doWnsIdE

 ● High gas prices hurt BUF’s tourism industry.
 ● Local government fiscal conditions worsen.

data Buffet® Msa code: mbUF

BUFFaLo

Mature/decline

292 
4th quintile

90% 91%

292 
4th quintile

79% 323
W W

% cHanGE yr aGo, 3-Mo Ma
 aug 12 dec 12 apr 13
Total 0.9 0.9 0.4
Construction -2.0 -6.4 -9.1
Manufacturing 0.5 0.1 -1.2
Trade 2.0 1.5 0.7
Trans/Utilities 0.3 -0.6 2.3
Information 3.7 -0.5 -2.7
Financial Activities 3.0 1.8 1.0
Prof & Business Svcs. 1.7 2.2 2.6
Edu & Health Svcs. 0.7 1.5 1.0
Leisure & Hospitality 3.4 3.7 4.7
Other Services 0.4 1.2 0.4
Government -1.8 -1.1 -2.0

322 
5th quintile
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EMPLOYMENT & INDUSTRY MIGRATION FLOWS

LEADING INDUSTRIESHOUSE PRICES

COMPARATIVE EMPLOYMENT AND INCOME

PER CAPITA INCOME

Due to U.S. fl uctuations Relative to U.S.

TOP EMPLOYERS

PUBLIC

INDUSTRIAL DIVERSITY

EMPLOYMENT VOLATILITY

NAICS INDUSTRY EMPLOYEES (000)

Sector % of Total Employment Average Annual Earnings

Not due to U.S. Due to U.S.

Most Diverse (U.S.)

Least Diverse

Source: FHFA, 1996Q1=100, NSA

Mining
Construction
Manufacturing
  Durable
  Nondurable
Transportation/Utilities
Wholesale Trade
Retail Trade
Information
Financial Activities
Prof. and Bus. Services
Educ. and Health Services
Leisure and Hosp. Services
Other Services
Government

MOODY’S RATING
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Sources: IRS (top), 2010; Census Bureau, 2012

Sources: BLS, Moody’s Analytics, 2012

2012

Sources: Percent of total employment — Moody’s Analytics & BLS, 2012; Average annual earnings — BEA, 2011

Source: Bureau of Economic Analysis, 2011
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a1 coUnty
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Into BUFFaLo, ny nUMBEr
 oF MIGrants
Rochester, NY 1,284
New York, NY 1,041
Syracuse, NY 349
Phoenix, AZ 246
Tampa, FL 246
Atlanta, GA 208
Orlando, FL 195
Nassau, NY 179
Philadelphia, PA 169
Las Vegas, NV 161
Total In-migration 15,399

FroM BUFFaLo, ny
Rochester, NY 1,147
New York, NY 799
Tampa, FL 448
Syracuse, NY 331
Washington, DC 305
Charlotte, NC 291
Phoenix, AZ 247
Atlanta, GA 236
Pittsburgh, PA 197
Albany, NY 178
Total Out-migration 17,402

net Migration -2,003

GVsL State & Local Government 82.2
7225 Restaurants & other eating places 36.7
6221 General medical & surgical hospitals 15.0
4451 Grocery stores 13.7
5511 Management of companies & enterprises 13.2
5613 Employment services 12.0
6211 Offices of physicians 10.5
6231 Nursing care facilities (skilled nursing facilities) 9.9
GVF Federal Government 9.8
6113 Colleges; universities; & professional schools 9.2
5221 Depository credit intermediation 8.3
5614 Business support services 8.0
4521 Department stores 7.2
6241 Individual & family services 6.5
2382 Building equipment contractors 6.5

High-tech employment 23.8
As % of total employment 4.3

 2009 2010 2011 2012
Domestic -3,807 -2,210 -2,119 -3,603
Foreign 2,233 1,922 2,353 2,454
Total -1,575 -288 234 -1,149

Federal 9,755
State 23,060
Local  59,099

 BUF ny U.s.
 0.1% 0.1% 0.6%
 3.5% 3.5% 4.2%
 9.4% 5.2% 8.9%
 61.4% 58.7% 62.6%
 38.6% 41.3% 37.4%
 2.9% 3.0% 3.7%
 4.0% 3.8% 4.2%
 11.5% 10.4% 11.1%
 1.4% 3.0% 2.0%
 5.9% 7.8% 5.8%
 13.4% 13.3% 13.4%
 16.9% 20.0% 15.2%
 10.1% 9.1% 10.3%
 4.3% 4.3% 4.1%
 16.8% 16.6% 16.4%

 BUF ny U.s.
 $66,272 $50,242 $80,442
 $57,617 $69,064 $57,059
 $76,517 $76,488 $76,451
 nd $78,653 $78,378
 nd $73,412 $73,303
 $53,613 $58,557 $63,289
 $64,738 $86,440 $78,458
 $28,314 $36,418 $32,088
 $59,218 $141,415 $96,383
 $37,030 $112,715 $50,553
 $53,567 $84,671 $61,371
 $47,140 $51,684 $50,771
 $23,717 $32,229 $24,149
 $33,560 $38,601 $34,601
 $70,103 $77,836 $68,458

Kaleida Health 8,030
University at Buffalo 7,106
Catholic Health System 6,709
Employer Services Corp. 6,559
Tops Markets Inc. 5,058
Wegmans Food Markets Inc. 5,000
M&T Bank 4,987
Catholic Diocese of Buffalo 3,500
Roswell Park Cancer Institute 3,224
HSBC Bank USA, N.A. 3,000
Moog Inc. 2,950
ECMC Corp. 2,849
People Inc. 2,636
First Niagara Bank 2,600
GEICO 2,286
7-Eleven* 2,284
Dresser-Rand Co. 2,000
Bank of America Corp. 2,000
Seneca Niagara Casino & Hotel 1,949
Elderwood Senior Care 1,926

Sources: Buffalo Business First, 2011*, Buffalo Business First, 2013
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BUFFaLo

House prices are rising as they did through most of the recession 
despite large job losses in the metro area. The lack of a hous-
ing boom in BUF kept prices from declining when the economy 
soured. As a result, foreclosures did not become much of a weight 
on the housing market as they did in areas where steep price 
declines left homeowners with negative equity. Also, a higher than 
average share of BUF homeowners own outright and do not hold 
mortgages. House prices will continue to appreciate roughly at the 
rate of overall inflation through the forecast horizon.

The challenge ahead for the housing market is not foreclosures but 
rather very poor population trends. Aside from a brief reprieve in 
2010, the population has been shrinking steadily since 1993—the 
last year that its population grew. BUF has one of the lowest birth 
rates in the nation owing to a much older than average population. 
In addition, out-migration has picked up in the last few years as 
the recovery has broadened to other parts of the country where job 
opportunities are more abundant. BUF’s population will continue 
to shrink over the extended forecast horizon.
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Sources: Census Bureau, Moody’s Analytics
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CoreLogic Home Price Index, % change yr ago

Sources: CoreLogic, Moody’s Analytics
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© 2013, Moody’s Analytics, Inc. and/or its licensors and affi liates (together, “Moody’s”). All rights reserved. ALL INFORMATION CONTAINED HEREIN 
IS PROTECTED BY COPYRIGHT LAW AND NONE OF SUCH INFORMATION MAY BE COPIED OR OTHERWISE REPRODUCED, REPACKAGED, FURTHER 
TRANSMITTED, TRANSFERRED, DISSEMINATED, REDISTRIBUTED OR RESOLD, OR STORED FOR SUBSEQUENT USE FOR ANY PURPOSE, IN WHOLE 
OR IN PART, IN ANY FORM OR MANNER OR BY ANY MEANS WHATSOEVER, BY ANY PERSON WITHOUT MOODY’S PRIOR WRITTEN CONSENT. 
All information contained herein is obtained by Moody’s from sources believed by it to be accurate and reliable. Because of the possibility of human 
and mechanical error as well as other factors, however, all information contained herein is provided “AS IS” without warranty of any kind. Under no 
circumstances shall Moody’s have any liability to any person or entity for (a) any loss or damage in whole or in part caused by, resulting from, or 
relating to, any error (negligent or otherwise) or other circumstance or contingency within or outside the control of Moody’s or any of its directors, 
offi cers, employees or agents in connection with the procurement, collection, compilation, analysis, interpretation, communication, publication or 
delivery of any such information, or (b) any direct, indirect, special, consequential, compensatory or incidental damages whatsoever (including without 
limitation, lost profi ts), even if Moody’s is advised in advance of the possibility of such damages, resulting from the use of or inability to use, any such 
information. The fi nancial reporting, analysis, projections, observations, and other information contained herein are, and must be construed solely as, 
statements of opinion and not statements of fact or recommendations to purchase, sell, or hold any securities. NO WARRANTY, EXPRESS OR IMPLIED, 
AS TO THE ACCURACY, TIMELINESS, COMPLETENESS, MERCHANTABILITY OR FITNESS FOR ANY PARTICULAR PURPOSE OF ANY SUCH OPINION OR 
INFORMATION IS GIVEN OR MADE BY MOODY’S IN ANY FORM OR MANNER WHATSOEVER.  Each opinion must be weighed solely as one factor 
in any investment decision made by or on behalf of any user of the information contained herein, and each such user must accordingly make its own 
study and evaluation prior to investing.

About Moody’s Analytics
Economic & Consumer Credit Analytics

Moody’s Analytics helps capital markets and credit risk management professionals 
worldwide respond to an evolving marketplace with confi dence. Through its team of 
economists, Moody’s Analytics is a leading independent provider of data, analysis, 
modeling and forecasts on national and regional economies, fi nancial markets, and 
credit risk. 

Moody’s Analytics tracks and analyzes trends in consumer credit and spending, output and income, mortgage activity, popu-
lation, central bank behavior, and prices. Our customized models, concise and timely reports, and one of the largest assembled 
fi nancial, economic and demographic databases support fi rms and policymakers in strategic planning, product and sales fore-
casting, credit risk and sensitivity management, and investment research. Our customers include multinational corporations, 
governments at all levels, central banks and fi nancial regulators, retailers, mutual funds, fi nancial institutions, utilities, residen-
tial and commercial real estate fi rms, insurance companies, and professional investors.

Our web periodicals and special publications cover every U.S. state and metropolitan area; countries throughout Europe, 
Asia and the Americas; the world’s major cities; and the U.S. housing market and other industries. From our offi ces in the U.S., 
the United Kingdom, the Czech Republic and Australia, we provide up-to-the-minute reporting and analysis on the world’s ma-
jor economies.

Moody’s Analytics added Economy.com to its portfolio in 2005. Now called Economic & Consumer Credit Analytics, this 
arm is based in West Chester PA, a suburb of Philadelphia, with offi ces in London, Prague and Sydney. More information is 
available at www.economy.com.
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QUALIFICATIONS OF 

 
HELENE JACOBSON, MAI 

Managing Director 
 

CBRE, Inc. 
One Penn Plaza, Suite 1835 
New York, New York 10119 

(212) 207-6106 
 
 

EDUCATION 
 
Master of Science in Real Estate:  Valuation and Analysis, New York University        New York, NY 
Bachelor of Business Administration - Finance, George Washington University   Washington, D.C. 
 
Appraisal Institute Course work at NYU Masters Program fulfills all requirements for Appraisal 
Institute courses.   
 
Standards of Professional Practice A & B. 
 
 

LICENSES/CERTIFICATIONS 
 
Certified Real Estate General Appraiser: State of New York State (#46000026005) 
Certified Real Estate General Appraiser:  State of New Jersey (RG 01924) 
Certified General Real Estate Appraiser:  Connecticut (RCG.0001334) 
 

PROFESSIONAL 
Appraisal Institute 
 
Designated Member (MAI), Certificate No. 11050 
 
 

EMPLOYMENT EXPERIENCE 
 
20 years of Real Estate appraisal and Consulting experience throughout the Northeast region. 
 
1992 - Present  CBRE, Inc.     New York, New York 
1989-1991  Office of Thrift Supervision   Bowie, Maryland 
 
Assignments include full and partial interest appraisals of office buildings, commercial lofts, malls, 
shopping centers, apartments, cooperatives, condominiums, townhouses, industrial facilities, 
residential and office market studies, portfolio valuations and multi-property assignments. 
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QUALIFICATIONS  
 

EDWARD R. ESCHMANN, MAI 
 Director 

 
CBRE, Inc 

Valuation & Advisory Group 
1 Penn Plaza, Suite 1835 

New York, New York  10119 
Tel: (212) 207-6092 
Fax: (212 207-6169 

Email: edward.eschmann@cbre.com 
 
 
 

EDUCATIONAL 
 

Bachelor of Science Degree, Environmental Science, 
University of Massachusetts, Amherst, Massachusetts 

 
Successfully completed all the necessary courses to qualify for the MAI designation. 

 
LICENSES/CERTIFICATIONS 

 
Certified General Real Estate Appraiser: State of New York (NY: 46000002842) 

Certified General Real Estate Appraiser: State of New Jersey (NJ: 42RG00197300) 
Certified General Real Estate Appraiser: State of Connecticut (CT: RCG 1264) 

 
 

PROFESSIONAL 
 

Designated Member of the Appraisal Institute (MAI) since 1995 
 

EXPERIENCE 
 

2000 – Present:   CBRE, Inc.                                                     New York, NY 
1998 – 2000:     Koeppel Tener Real Estate Services, Inc.    New York, NY 
1984 – 1998:     Rogers & Taylor Appraisers, Inc.    Hauppauge, NY 

 
 
 

Valuation assignments include a wide range of property types: Hotel, Office, Retail, Industrial, 
Residential, consulting and acquisitions/disposition advisory.   
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QUALIFICATIONS OF 
 

Jeff Mayer 
Appraiser 

 
CBRE, Inc. 

One Penn Plaza, Suite 1835 
New York, New York 10119 

(212) 207-6104 
 

EDUCATION 
 

Masters of Management in Hospitality, Cornell University, 2005 
Bachelor of Science in Business Administration, University of Colorado, Boulder, 2000 
 
APPRAISAL_EDUCATION 

Basic Appraisal Principles, Appraisal Institute (100GR) 
Basic Appraisal Procedures, Appraisal Institute (101GR) 
General Appraiser Income Approach/Part 1, Appraisal Institute (N403G) 
General Appraiser Income Approach/Part 2, Appraisal Institute (N404G) 
Business Practices and Ethics, Appraisal Institute (N420DM) 

 
EMPLOYMENT EXPERIENCE 

 
6/13 - Present  CBRE, Inc.      New York, NY 
   Appraiser   
 
4/11 – 6/13  HVS       Mineola, NY 
   Senior Associate    
 
1/07 – 3/11  That Burrito Place     Ithaca, NY 
   Director of Operations 

 
Assignments include appraisals more than 100 hotels throughout the United States including full-
service to limited-service, mid-scale to luxury lodging properties. 
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$18,000.000.00 

~:11 FIRST 1\:J NIAGARA 
MULTIPLE DRAW TERM NOTE 

(NON REVOLVING) 

January 31,2014 

FOR VALUE RECEIVED, and intending to be legally bound, ISKALO 5020 MAIN LLC (''Borrower"), a 
limited liability company organized under the laws of the State of New York. with its principal place of business at 
5166 Main Street, Williamsville, New York 14221. promises to pay to FIRST NIAGARA BANK, N.A., a national 
banking association, as agent for the pro rata benefit of the Banks (as herein defined), with a banking office at 726 
Exchange Street. ButTalo. New York 14210, Attention: Commercial Loan Administration (''Agent"), or order, on or 
before Maturity (as detined herein), the lesser of the principal sum of Eighteen Million and no/100 Dollars 
($18,000,000.00) or the aggregate unpaid principal amount of all advances made to Borrower hereunder, together 
with interest thereon until paid in full. 

1. DRAW PERIOD. This Note evidences an arrangement (the "Commitment") whereby Borrower may, 
tram the date hereof through and including January 31, 2017 (the ··conversion Date"), obtain !Tom Agent advances 
as Borrower may request. which advances shall only be available in accordance and compliance with a certain 
Building Loan Agreement of even date among Borrower, First Niagara Bank, N.A. and M&T Bank (individually, a 
··Bank", and collectively, the "Banks'') and Agent (as the same may be amended, modified, supplemented or 
replaced !Tom time to time, the "Loan Agreement"). The aggregate amount of the Commitment shall not exceed the 
face amount of this Note, and whenever Borrower obtains any advance, the Commitment shall be automatically and 
permanently reduced by an amount equal to the amount of such advance. This Note evidences a nonrevolving loan. 

2. REQUESTS FOR LOANS. Advances made hereunder (each a "Loan") shall be requested by Borrower 
pursuant to the provisions of the Loan Agreement. Each request for a Loan shall constitute, both when made and 
when honored, a representation and warranty by Borrower that Borrower is entitled to obtain such Loan. The 
aggregate unpaid principal amount of Loans under this Note shall not exceed the face amount of this Note. Agent 
may, in its sole discretion, make an advance to Borrower upon oral request; provided, however, Agent reserves the 
right to require that advance requests be in writing. accompanied by all documentation required therefor under the 
Loan Agreement. Each oral request shall be conclusively presumed to have been made by a person authorized by 
Borrower to do so, and any credit by Agent of a Loan to or for the account of Borrower shall conclusively establish 
Borrower's obligation to repay same. Agent shall incur no liability of any kind to any party by reason of making an 
advance upon an oral request. 

3. INTEREST RATE. 

(a) Prior to Conversion. From the date of this Note through and including the Conversion Date (such 
period. the '·Draw Period"), interest shall accrue on the outstanding principal balance hereunder, based on the 
LJBOR Rate (established and adjusted in accordance with the terms of the Interest Rate Rider attached to this Note 
and made a part hereof) plus three and seventy-five hundredths percent (3.75%) per annum. Notwithstanding the 
foregoing, at no time during the Draw Period will the rate at which interest accrues be less than four percent (4.0%) 
per annum. Should Maturity (as defined herein) not be extended beyond the Conversion Date, interest shall continue 
to accrue on the unpaid principal balance hereof at the greater of four percent (4.0%) per annum or the LIBOR-Rate 
plus three and seventy-five hundredths percent (3.75%) per annum, plus any late charges or default interest as may 
be provided for in this Note, until payment in full is made. 

(b) After the Conversion Date. Provided Maturity (as defined herein) has been extended pursuant to 
Section 2.2 of the Loan Agreement, commencing on February I. 2017, and continuing until payment in full with this 
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Note (such period, the "Tenn Period"), interest shall accrue on the outstanding principal balance hereunder in 
accordance with Section 2 of the Interest Rate Rider attached hereto. 

4. INTEREST RATE PROVISIONS. 

(a) Borrower shall pay interest, calculated on the basis of a 360-day year for the actual number of 
days of each year (365 or 366, as applicable), on the outstanding principal amount from and including the date of 
this Note to, but not including, the date the outstanding principal amount is paid in full. Until payment in full of this 
Note, such accrued and unpaid interest shall be due on the first day of each month. 

(b) If pursuant to the terms of this Note, Borrower is at any time obligated to pay interest on the 
principal balance of this Note at a rate in excess of the maximum interest rate permitted by applicable law, the 
applicable interest rate shall be immediately reduced to such maximum rate and all previous payments in excess of 
the maximum rate shall be deemed to have been payments in reduction of principal and not on account of the 
interest due hereunder. 

(c) If any interest mte index is not available, a similar rate based upon a comparable index selected by 
Agent. in its sole discretion, will be utilized. 

(d) After the occurrence and during the continuance of an Event of Default (as such tennis defined in 
the Loan Agreement), or if the Note is not paid within ten (10) days of when due, at Agent's option, interest shall 
accrue at a rate per annum equal to the aggregate of 6% plus the rate otherwise applicable (the "Default Rate"), and 
such rate shall continue to apply whether or not judgment shall be entered on this Note. 

5. REPAYMENT. Borrower will make consecutive monthly payments of interest on the unpaid principal 
balance hereof, commencing on February I, 20 l 4 and continuing on the same day of each successive month 
thereafter until and including February I, 2017, at which time all principal, interest and other amounts outstanding 
under this Note shall be immediately due and payable ("Maturity"). Notwithstanding the foregoing, if all conditions 
set forth in Section 2.2 of the Loan Agreement have been satisfied on or before the Conversion Date, (A) Maturity 
shall be extended to February l, 2021, and (B) beginning on March I, 2017, and on the first day of each month 
thereafter, Borrower will make (i) consecutive monthly payments of interest on the unpaid principal balance hereof, 
and (ii) consecutive monthly principal payments in an amount detennined by Agent to be the sum of the principal 
component of a level monthly principal and interest payment on a loan of $10,000,000.00 being paid over a 19.5 
year amortization period which commenced on February I, 2017 with interest accruing at the rates charged on the 
EB-5 Loans (as defined in the Loan Agreement), plus (I) if Borrower has selected the FHLB-Based Rate for the 
Tenn Period in accordance with the tenns of the Interest Rate Rider, the principal component of a level monthly 
principal and interest payment on a loan of $8,000,000.00 being paid over a 19.5 year amortization period which 
commenced on February l, 2017 with interest accruing at the FHLB-Based Rate, or (2) if Borrower has selected the 
LIBOR-Based Rate for the Tenn Period in accordance with the tenns of the Interest Rate Rider, (i) the principal 
component of a level monthly principal and interest payment on that portion of the Loan that is subject to an Interest 
Rate Protection Agreement entered into by Borrower and Agent (and/or the Banks), being paid over a 19.5 year 
amortization period which commenced on February l, 2017, with interest accruing at the rate payable by Borrower 
under such Interest Rate Protection Agreement plus (ii) the principal component of a level monthly principal and 
interest payment on that portion of the Loan that is not subject to an Interest Rate Protection Agreement entered into 
by .Borrower and Agent (and/or the Banks), being paid over a 19.5 year amortization period which commenced on 
February I, 2017, with interest accruing at the rate of7% per annum. Such interest and principal payments shall be 
payable on the same day of each successive month until Maturity, when the remaining unpaid principal and unpaid 
accrued interest shall be due and payable in full. At Maturity or the earlier acceleration of this Note, Borrower shall 
pay the entire principal balance, plus all accrued and unpaid interest and fees. 

6. APPLICATION; BUSINESS DAY. Borrower shall make all payments on this Note to Agent at its 
address stated above or at such other place as the holder of this Note may designate. All payments shall be made 
absolutely net of, without deduction or offset and free and clear of taxes, deductions, charges or withholding of any 
kind. Agent shall apply all payments received on this Note to any accrued and unpaid interest then due and owing, 
then to the reduction of principal of this Note, then to other sums due hereunder in such order and in such amounts 
as Agent may determine from time to time. The sum or sums shown on Agent's records shall be evidence of the 
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correct unpaid balances of principal and interest on this Note. absent manifest error. If any payment comes due on a 
day that is not a Business Day, as detined below, Borrower may make the payment on the tirst Business Day 
tbllowing the payment date and pay the additional interest accrued to the date of payment. '"Business Day" means a 
day of the year which is neither a Saturday or Sunday nor a legal holiday on which banks are required or authorized 
by law to close in New York State. 

7. PREPAYMENT. 

(a) This Note may be prepaid, in whole or in part at any time prior to or on the Conversion Date, and 
at any time after the Conversion Date when interest is accruing under this Note at the LIBOR-Based Rate, on ten 
(10) days' prior written notice to Agent, provided Borrower shall pay to Agent '"LIBOR Breakage Charges" 
detennined in accordance with Agent's standard formula, along with all other breakage or termination costs under 
any Interest Rate Protection Agreement entered into by Borrower and Agent (and/or the Banks) in connection with 
this Note. 

(b) The Note may be prepaid, in whole or in part, at any time that interest is accruing at the FHLB-
Based Rate. upon thirty (30) day's prior written notice to Agent of Borrower's intent to prepay and subject to and 
together with payment of a premium (the "Prepayment Premium"). as calc'ulated below. The Prepayment Premium 
shall be calculated by multiplying the following percentages by the principaJ·amount prepaid. For purposes of this 
Section, Loan Year One shall be deemed to mean the first twelve (12) lull calendar months following the 
Conversion Date. Each twelve (12) month period thereafter shall be deemed a '"Loan Year." 

Loan Year One 
Loan Year Two 
Loan Year Three 
Loan Year Four 

4% of the amount prepaid 
3% of the amount prepaid 
2% of the amount prepaid 
t% of the amount prepaid 

Provided, however, that if interest is accruing at the FHLB-Based Rate, in no event shall such Prepayment Premium 
be less than an amount computed as follows: the current rate for United States Treasury securities with a maturity 
date closest to the maturity of the Loan (the "Reinvestment Rate") shall be subtracted at the time of prepayment 
from the FHLB-Based Rate. If the FHLB-Based Rate is less than or equal to the Reinvestment Rate, no Prepayment 
Premium shall be due. If the Reinvestment Rate is less than the FHLB-Based Rate, then the excess percentage shall 
be multiplied by the amount of the principal balance being prepaid. The resulting amount shall be divided by 360 
and multiplied by the number of days remaining until Maturity, and the amount shall be reduced to present value 
calCulated by using the number of days remaining in the designated term and using the above-referenced United 
States Treasury security rate and the number of days remaining until Maturity. The resulting amount shall be the 
minimum Prepayment Premium due to Lender upon prepayment. 

Notwithstanding any of the foregoing, if interest is accruing at the FHLB-Based Rate, no Prepayment Premium will 
be assessed for prepayments made by Borrower which are made during the last 90 days prior to the end of the Loan 
Year Four. 

8. LATE FEE. If any payment due under this Note is unpaid for ten (10) days or more, Borrower shall pay, 
in addition to any other sums due under this Note (and without limiting Agent's other remedies on account thereof), 
a late charge in an amount equal to 6% of such unpaid amount. 

9. USE OF PROCEEDS. Any Loan made to Borrower and evidenced by this Note shall be used by 
Borrower for the purposes described in the Loan Agreement. 

10. SUBJECT TO LOAN AGREEMENT. This Note is executed and delivered subject to the terms of the 
Loan Agreement and reference is hereby made to the Loan Agreement for the provisions relating to Agent's rights 
of acceleration of the principal hereof upon the occurrence of an Event of Default, as defined in the Loan 
Agreement, and Agent's remedies. 

II. SETOFF. Without limiting its rights of setoff under New York law generally, if the unpaid principal 
amount of this Note, interest accrued on the unpaid principal amount thereof or other amount owing by Borrower 
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under this Note or the other loan documents shall have become due and payable (at maturity, by acceleration or 
otherwise), Agent will have the right, in addition to all other rights and remedies available to it, without notice to 
Borrower, to setoff against and to appropriate and apply to such due and payable amounts any obligations owing to, 
and any other tunds held in any manner for the account of, Borrower by Agent, the Banks or any other direct or 
indirect subsidiary of First Niagara Financial Group. Inc. ("FNFG") or any affiliate with the Banks, including, 
without limitation, all funds in all deposit accounts (whether time or demand, general or special, provisionally 
credited or finally credited, or otherwise) now or in the future maintained by Borrower. Borrower consents to and 
confirms the tore going arrangements and confirms the rights of banker's lien and setoff. Nothing in this Note will 
be deemed a waiver or prohibition of or restriction on such rights of banker's lien or setoff. 

12. CHANGE OF LAW. If the adoption of, any change in or any change in the interpretation of, any law, 
regulation or guideline applicable to financial institutions by any governmental authority exercising control over 
Agent, the Banks or FNFG (a "Governmental Rule"), or the compliance by Agent or the Banks with the 
Governmental Rule (including, without limitation, Regulation D of the Board of Governors of the Federal Reserve 
System and regulations of the Securities Exchange Commission relating to financial instruments), imposes any 
reserve, deposit, allocation of capital or similar requirement or any tax (other than taxes on Agent's or the Banks' 
income) on Agent, the Banks or FNFG which reduces the rate of return on Agent's or Banks' capital then, and in 
each such cast!, Agent may require Borrower to pay the amount necessary to compensate Agent. the Banks or FNFG 
tor such reduced rate of return. Agent will deliver to Borrower a statement of the justification for the payment(s), 
and the determination by Agent shall be conclusive absent obvious error and shall be payable by Borrower to Agent 
upon Agent's demand. In determining any such amount. Agent may use reasonable averaging and attribution 
methods. 

13, PAYMENT OF FEES AND EXPENSES. 

(a) Upon execution of this Note, Borrower shall pay Agent and the Banks all reasonable fees and 
charges for -the preparation, negotiation and closing of this Note and all other related loan documents. In addition. 
Borrower shall pay all other costs incidental to making the Loan or in connection with the Loan. including, without 
limitation, expenses for lien searches, tiling fees. taxes and costs and expenses in connection with the preparation of 
any amendments, moditications or renewals. 

(b) Borrower agrees to pay, upon demand, costs of collection of all amounts due under this Note, 
including. without limitation. principal. interest and fees. or in connection with the enforcement of, or realization on, 
any security for this Note, including, without limitation, to the extent permitted by applicable law, reasonable 
attorneys' fees and expenses. 

14, GOVERNING LAW. This Note shall be interpreted and the rights and liabilities of the parties shall be 
governed by the laws of the State of New York, without regard to principles of the connict of laws. This Note has 
been delivered to and accepted by Agent and will be deemed to be made in the State of New York. 

IS. GENERAL PROVISIONS. 

(a) Borrower waives presentment, demand, notice, protest and all other demands and notices in 
connection with delivery, acceptance, performance or enforcement of this Note. 

(b) This Note, together with any related loan and security agreements, guaranties, and documents 
ancillary thereto contains the entire agreement between Agent and Borrower with respect to the subject matter 
hereof, and supersedes every course of dealing. other conduct, oral agreement, commitment letter or other 
correspondence related thereto and representation previously made by Agent. 

(c) Borrower agrees that in any legal proceeding, a copy of this Note kept in Agent's course of 
business may be admitted into evidence as an original. 

(d) This Note is a binding obligation enforceable against Borrower and its permitted successors and 
assigns and shall inure to the benefit of Agent and its successors and assigns. Borrower may not assign any of its 
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rights or obligations hereunder without the prior written consent of Agent. If a court deems any provision of this 
Note invalid, the remainder of this Note shall remain in effect. 

(e) At any time, promptly upon the reasonable request of Agent, Borrower shall furnish to Agent all 
intbrmation relating to Borrower's business, operations, assets and condition, including, without limitation, 
vcritication of liquidity on an ·ongoing basis. 

(t) If there is more than one Borrower. each of them shall be jointly and severally liable for all 
amounts and obligations which become due under this Note and the term "Borrower" shall include each as well as 
all of them. 

(g) If payment of this Note is secured by collateral, the collateral is specified in the collatcrJI records 
of Agent. 

(h) No failure by the holder hereof to exercise, and no delay in exercising. any right or remedy 
hereunder shall operate as a waiver thereof, nor shall any single or partial e.xercise by such holder of any right or 
remedy hereunder preclude any other or further exercise thereof or the exercise of any other right or remedy. The 
rights and remedies of the holder hereof as herein specified are cumulative and not exclusive of any other rights or 
remedies which such holder may otherwise have. 

(i) All notices, demands. or other communications hereunder must be in writing and will be effective 
when delivered or mailed to the address set forth herein or such other address as provided by such party via 
overnight delivery service or personal service or, if mailed. three (J) days after deposit, postage prepaid, m an 
ofticial depository maintained by the United States Post Otlice. 

Gl Borrower agrees to indemnify Agent, the Banks and their affiliates and their respective officers, 
directors and employees (collectively, ''lndemnitees") and hereby holds lndemnitees harmless against all liabilities, 
claims, nctions, suits. proceedings. penalties, costs, expenses, brokerage or other fees (including, without limitation, 
reasonable legal fees and expenses), losses. damages and liabilities of any kind or nature including in tort. penalties 
and interest, which such lndemnitees may incur in any manner other than. with respect to an Indemnitee, such 
Indemnitee's own active gross negligence or willful misconduct, by reason of any matter relating, directly or 
indirectly, to this Note and the related Joan documents. This indemnity shall survive the termination of this Note. 

(k) To the fullest extent permitted by applicable law, Borrower shall not assert, and hereby waives any 
claim against Agent and the Banks, on any theory of liability, for special, indirect, consequential or punitive 
damages (but excluding direct or actual damages) arising out of, in connection with or as a result of, this Note, any 
related loan documents, the transactions contemplated hereby or thereby or any Loan or the use of the proceeds. 

(I) USA Patriot Act. Agent hereby notities Borrower that pursuant to the requirements of the USA 
Patriot Act (Title Ill of Pub. L. I 07-56), Agent is required to obtain, verity and record information that identities 
Borrower, which information includes the name and address of Borrower and other information that will allow 
Agent to identity Borrower in accordance with the USA Patriot Act. 

(m) Building Loan Note. This Note is issued under the terms and provisions of the Loan Agreement, 
and this Note and the holder hereof is entitled to all of the benefits provided for by the Loan Agreement. Agent 
holds this Note for the benefit of the Banks, as more particularly set fonh in the Loan Agreement. Agent has been 
appointed as agent pursuant to the Loan Agreement, and in acting under or by virtue of this Note, Agent shall be 
entitled to all the rights, authority, privileges and immunities provided for in Article IX of the Loan Agreement, all 
of which provisions are incorporated by reference herein with the same force and effect as if set fonh herein. 

16. JURISDICTION AND VENUE. BORROWER KNOWINGLY, VOLUNTARILY, INTENTIONALLY 
AND JRREVOCABL Y (A) CONSENTS IN EACH ACTION AND OTHER LEGAL PROCEEDING 
COMMENCED BY AGENT AND ARISING OUT OF OR OTHERWISE RELATING TO THIS NOTE OR ANY 
COLLATERAL RELATED HERETO TO THE JURISDICTION OF ANY COURT IN THE COUNTY OF ERIE, 
NEW YORK OR THE WESTERN DISTRICT OF NEW YORK AND(B) WAIVES EACH OBJECTION TO THE 
LA YJNG OF VENUE OF ANY SUCH ACTION OR OTHER LEGAL PROCEEDING. 
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17. WAIVER OF JURY TRIAL. BORROWER KNOWINGLY, VOLUNTARILY, INTENTIONALLY 
AND IRREVOCABLY WAIVES EACH RIGHT BORROWER MAY HAVE TO A TRIAL BY JURY WITH 
RESPECT TO, AND IN. ANY ACTION OR OTHER LEGAL PROCEEDING OF ANY NATURE, RELATING 
TO (A) THIS NOTE, ANY RELATED LOAN DOCUMENT OR ANY COLLATERAL RELATED HERETO, (B) 
ANY TRANSACTION CONTEMPLATED BY ANY SUCH DOCUMENTS OR (C) ANY NEGOTIATION, 
PERFORMANCE OR ENFORCEMENT OF THIS NOTE, OR ANY COLLATERAL RELATED HERETO. 
BORROWER CERTIFIES THAT NEITHER AGENT NOR ANY REPRESENTATIVE OF AGENT HAS 
REPRESENTED TO BORROWER THAT AGENT WILL NOT SEEK TO ENFORCE THE WAIVER MADE BY 
BORROWER IN THIS PARAGRAPH. BORROWER ACKNOWLEDGES THAT IT HAS BEEN 
REPRESENTED BY INDEPENDENT LEGAL COUNSEL AS NECESSARY AND APPROPRIATE. 

Borrower: ISKALO 5020 MAIN LLC 
By: lskalo Development Corp., Manager 

By:~ 
Name: Paul B. lskalo 
Title: President 
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STATE OF NEW YORK 

COUNTY OF ERIE 

) 
) 
) 

SS: 

On tho 31st day of January. in the year 2014. before me. the undersignod, personally appeared Paul B. lskalo, known 
to me or proved to me on the basis of satisfactory evidence to be the individual whose name is are subscribed to the 
within instrument and acknowlodged to me that he executed the same in his capacity, and that by his signature on 
the instrument, tho individual. or the person upon behalf of which the individual acted. executed the instrument. 

- 7-

CHRISTOPHER,J. HURLEY 
NOtary Public. State of Nft Vodo 

. Qualified in Erie CoUflly --? -·z, 1 ,_ ( ) 
My Commisston Exp~ru ____ _£__.._ 
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INTEREST RATE RIDER 

to Multiple Draw Tenn Note dated January 31, 2014 (the "Note") from ISKALO 5020 MAIN LLC ("Borrower") to 
FIRST NIAGARA BANK, N.A .. as agent (''Agent") 

1. All capitalized terms used, but not defined in this Rider. shall have the meanings set forth in the Note. In 
addition, the tbllowing terms shall have the following meanings: 

·'Business Day" shall mean a day other than a Saturday, Sunday or legal holiday on which commercial banks in 
New York are required or authorized by Jaw to close except, as used in the definition of"LIBOR Rate," it shall 
mean any day on which commercial banks are open for international business (including dealings in United 
States dollar deposits in the London Interbank Eurodollar market) in London, England. 

"FHLB Rate" shall mean a fixed rate of interest determined by Agent based upon the Amortizing Advance 
Rate offered by the Federal Home Loan Bank of New York for instruments having a term of 4-year/20-year 
amortization most recently available on the day which is two (2) Business Days immediately preceding the 
date tOr such determination. 

"Interest Period" shall mean with respect to any LIBOR Advance, the period commencing on the date a Loan 
is disbursed or continued and ending on the date that is one month thereafter. 

"LIBOR Advance" shall mean any advance(s) under the Note bearing interest based upon the LJBOR-Based 
Rate. 

·'LJBOR-Based Rate'' shall have the meaning set tbrth in Section 2. below. 

"LJBOR Rate" shall mean a variable interest rate per annum (rounded upwards. if necessary) determined by 
Agent by dividing (a) the LIBOR rate which is published on Bloomberg Screen. BBAM I (or any successor as 
may replace such page in said service for the purposes of display of the interbank interest rates offered on the 
London market) at II :00 a.m. London time two (2) Business Days prior to the commencement of the Interest 
Period: provided, however, if such rate is not available, "LIBOR Rate" shall mean either (i) the rate of interest 
per annum detennined by Agent to be the average rate per annum at which United States dollar deposits in a 
similar amount are otfered for such Interest Period by major banks in the London interbank deposit market at 
approximately II :00 a.m. London time two (2) Business Days prior to the commencement of the Interest 
Period or (ii) a similar rate based upon a comparable index chosen by Agent in its sole discretion, by (b) a 
number equal to 1.00 Jess the Reserve Requirement. 

''Prime Rate" shall mean the variable rate of interest announced by Agent from time to time as its prime rate 
for calculating interest on certain loans. The Prime Rate may or may not be the most favorable rate charged by 
Agent to its customers from time to time. 

"Reserve Requirement" shall mean the percentage which Agent determines to be the maximum reserve 
requirement (including, without limitation, any emergency, marginal, special or supplemental reserve 
requirement) prescribed for so-called "Eurocurrency I iabilities" (or any other category of eurocurrency 
funding) prescribed by the Board of Governors of the Federal Reserve System (or under any successor 
regulation which Agent detennines to be applicable) with each change in such maximum reserve requirement 
automatically, immediately and without notice changing the LIBOR Rate thereafter applicable to each LIBOR 
Advance. 

"Variable Rate" shall mean the Prime Rate. plus .75% per annum. The Variable Rate shall change 
simultaneously with changes to the Prime Rate. 

··variable Rate Advance" shall mean any advance(s) under the Note bearing interest based upon the Variable 
Rate. 

2. Prior to the occurrence and continuance of an Event of Default, subject to the tenns of the Note, and provided 
that Maturity has been extended pursuant to Section 2.2 of the Loan Agreement. commencing on February I, 2017 (the 
"Commencement Date") the outstanding principal balance of the Note shall bear interest at a rate per annum equal to: 

(a) the LIBOR Rate for the Interest Period detennined in accordance with this Rider and the other 
provisions of the Note plus 3.5% per annum (the "LIBOR-Based Rate"); or 
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(b) if Borrower so elects (or is deemed to have so elected) in accordance with Section 3 of this Interest 
Rate Rider, the FHLB Rate plus 3.5% per annum (the "FHLB-Based Rate"), provided that such HILB-Based Rate shall 
in no event be less tl1an 4. 75% per annum. 

3. No later than two (2) Business days prior to the Commencement Date, Borrower shall elect to have interest 
accrue on the entire principal balance of the Note at either the UBOR-Based Rate or the FHLB-Based Rate, and should 
Borrower fail to make such election, Borrower shall be deemed to have elected the FHLB-Based Rate. 

4. Interest on the amounts outstanding which bear interest based on the FHLB-Based Rate, shall be payable 
monthly in arrears on the first of each month until the principal balance shall be paid in full. Interest on all LIBOR 
Advances shall be payable, in arrears, on the first Business Day following the expiration of the applicable Interest 
Period or, at Agent's option, on the first day of each month commencing the month following the date of the Note and 
on the date the LIBOR Advances are paid in full. 

5. Each Interest Period shall end on the last day of a calendar month; provided, however, that (a) any Interest 
Period that would otherwise extend beyond Maturity for payment of any amount shall end on Maturity; (b) the first 
Interest Period related to any LIBOR Advance not made on the first day of a month will be deemed to be terminated 
early on the last day of the calendar month in which such LIBOR Advance is initially disbursed, with no assessment of 
any "LIBOR Breakage Charges"; (c) any Interest Period that would otherwise end on a day which is not a Business Day 
shall be extended to the next Business Day unless such day falls in the next calendar month in which case the Interest 
Period shall end on the next preceding Business Day: and (d) each subsequent Interest Period. to the extent applicable, 
shall commence automatically and immediately following the last day of the preceding Interest Period for the same 
duration. 

6. INTENTIONALLY OM ITT ED 

7. In the event that Agent shall determine that by reason of circumstances affecting the London Interbank 
Eurodollar market, adequate and reasonable means do not exist for determining the LIBOR Rate are not available to 
Agent in the Interbank Eurodollar market with respect to a proposed LJBOR Advance or a proposed conversion of any 
Variable Rate Advance to a LIBOR Advance, Agent shall give Borrower notice of such determination. Until Borrower 
is notified by Agent that such circumstances no longer exist, (a) the LIBOR Rate will not be available; (b) any requested 
LJBOR Advance shall be made as a Variable Rate Advance, unless Borrower gives Agent three (3) Business Days' 
prior notice that its request for such borrowing is canceled; {cj any advance which was to have been converted to a 
LIBOR Advance shall be continued as a Variable Rate Advance; and (d) any outstanding LIBOR Advance shall be 
converted to a Variable Rate Advance either (i) on the last Business Day of the applicable Interest Period if Agent can 
lawfully maintain such loans or (ii) immediately, if Agent cannot lawfully maintain such loans. Agent shall be entitled 
to fund and maintain its funding of all or any part of any LJBOR Advance in any manner Agent may from time to time 
deem advisable, Borrower hereby acknowledging that all determinations relating to LIBOR Advances shall be made as 
if Agent had actually funded and maintained each such LIBOR Advance by the purchase of deposits in an amount 
similar to the amount of that advance, with a maturity similar to the Interest Period for that advance and bearing interest 
at LJBOR with respect to that advance. 

8. If Agent shall determine that any applicable law, treaty, regulation or directive, or any change therein or in the 
interpretation or application thereof, shall make it unlawful for Agent to make or maintain any LIBOR Advance, the 
obligation of Agent hereunder to make or maintain such LIBOR Advance shall terminate. Until Borrower is notified 
otherwise by Agent, (a) the LJBOR Rate will not be available and (b) the interest rate on all LIBOR Advances shall be 
converted to a Variable Rate Advance either (i) on the last day of the then current Interest Period, if Agent can lawfully 
maintain such loans or (ii) immediately, if Agent cannot lawfully maintain such loans. If any such conversion is made 
on a day that is not the last Business Day of the then current Interest Period, Borrower shall pay Agent, upon Agent's 
request, any amount required under Section I 0 of this Rider. 

9. Upon the occurrence and during the continuance of an Event of Default, in Agent's sole discretion, Borrower's 
right to select pricing options, if applicable, shall cease, and, if Borrower would, but for the application of the preceding 
clause, have had the right to elect among interest rate options, notwithstanding anything to the contrary in the Note, 
interest shall accrue at a rate per annum equal to 6.0% plus the interest rate otherwise applicable. 

I 0. INTENTIONALLY OMITTED. 
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COPY 
BUILDING LOAN AND

PERMANENT LOAN PROMISSORY NOTE 

$9,500,000.00	 Buffalo, New York 
March 2	 2014 

FOR VALUE RECEIVED, the undersigned, Iskalo 5000 Main LLC, a New York limited 
liability company, having an address of 5166 Main Street, Williamsville, New York 14221 
("Borrower"), hereby promises to pay to the order of The Bank of Castile ("Lender"), at its 
principal office at 133 North Center Street, Perry, New York 14530 or at such other place as the 
holder hereof may from time to time designate in writing, the principal sum of up to Nine Million 
Five Hundred Thousand and 00/100 Dollars U.S. ($9,500,000.00), or so much thereof as may be 
advanced from time to time hereunder and /or pursuant to the terms of a Building Loan Agreement 
(herein after defined) together with interest on the unpaid principal balance thereon from time to time 
outstanding, at the rates and at the times hereinafter provided. 

Definitions. When used in this Building Loan and Permanent Loan Promissory Note 
("Note") the following terms shall have the meaning indicated for each of them: 

(a) Building Loan Agreement: The Building Loan Agreement made by and 
between Borrower and Lender and dated on even date herewith, providing for terms, conditions and 
provisions for the advance of up to $9,500,000.00 of the principal amount and which will be filed in 
the office of the Clerk of the County of Erie. 

(b) Business Day: A day on which commercial banks are not authorized or 
required to close in New York State. 

(c) Construction Loan Term: Commencing on the date hereof and ending on the 
earlier to occur of (a) the Conversion Date, or (b) September 30, 2015, or (c) if all Conditions to the 
Extension of the Construction Loan Term have been satisfied as herein provided, March 31, 2016 

(d) Conversion Date: The date on which all Conditions to Conversion set forth 
herein have, in the Lender's discretion, been satisfied and the Permanent Loan Term commences. 
The Conversion Date must occur on the first day of a calendar month. 

(e) Extended Construction Loan Term: One (1) six (6) month period 
commencing on September 30, 2015 and continuing until March 31, 2016, only if, all of the 
Conditions to the Extension of Construction Loan Term set forth herein have been satisfied. 

(f) 5-Year FHLB-NY Rate: The 5-Year FHLB Rate shall be a fixed rate of 
interest determined by the Lender to be the then prevailing annualized five (5) year advance rate (as 
reported on a weekly-average basis) offered by the Federal Home Loan Bank of New York most 
recently available on a day which is one (1) week prior to the date upon which the interest rate is to 
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be determined, rounded up to the next highest one-eighth of one percent (1/8%), adjusted for 
Lender's reserve requirements (or if such rate is not available, a similar rate based upon a 
comparable index chosen by the Lender in its sole discretion). 

(g)	 Interest Rate Floor At no time during the Loan Term shall the interest rate 
accrue at less than Four and One Quarter Percent (4.25%) per annum. 

(j) Loan Term: The Construction Loan Term, the Extended Construction Loan 
Term and/or the Permanent Loan Term, if applicable, as the context so requires. 

(k) Maturity Date: The last day of the Construction Loan Term, or the Extended 
Construction Loan Term, if applicable, unless the Permanent Loan Term set forth herein commences 
pursuant to the provisions hereof, in which event the Maturity Date shall be the last day of the 
Permanent Loan Term of March 31, 2024 

(1) Permanent Loan Term: Commencing on the first day of the month subsequent 
to the date when all Conditions to Conversion set forth herein have been satisfied in full, and ending 
on March 31, 2024 

Interest Rate.

(a) Interest shall accrue at the Rate of 4.95% per annum for the first full sixty (60) 
months of the Loan Term (the "Initial Interest Rate"). 

(b) On the first day of the sixty first ( 61st) month of the Loan Term ("Interest 
Adjustment Date"), the Interest Rate shall be adjusted to equal the 5-Year FHLB-NY Rate plus Two 
Hundred and Seventy (270) basis points per annum, not, however, to be less than the Interest Rate 
Floor of Four and One Quarter Percent (4.25%) per annum ( "Adjusted Interest Rate), which shall 
remain in effect for the remainder of the Permanent Loan Term. 

(c) It is intended that the rate of interest hereon shall never exceed the maximum 
rate, if any which may be legally charged on the loan evidenced by this Note ("Maximum Rate"), and 
if the provisions for interest contained in this Note would result in a rate higher than the Maximum 
Rate, interest shall nevertheless be limited to the Maximum Rate and any amounts which may be 
paid toward interest in excess of the Maximum Rate shall be applied to the reduction of principal, or, 
at the option of Lender, returned to Borrower. 

Payments. 

(a)	 During the Construction Loan Term, Borrower shall pay to Lender all accrued 
interest at the Initial Interest Rate monthly in arrears on the first day of each month. 
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(h) All outstanding principal, interest and other amounts due hereunder shall be 
paid by Borrower to Lender on the last day of the Construction Loan Term, if not sooner paid, unless 
the Construction Loan has been converted to a Permanent Loan as herein provided. 

(c) Commencing on the first day of the second month of the Permanent Loan 
Term and continuing on the first day of each month thereafter through and including the month of the 
Interest Adjustment Date, Borrower shall pay to Lender fixed monthly payments in the amount 
necessary to repay the unpaid principal balance of the Loan and all accrued interest thereon at the 
Initial Interest Rate in equal amortizing payments based on a twenty (20) year amortization schedule, 
which payments shall be applied first to interest at the Initial Interest Rate and the remainder to 
principal.

(d) Commencing on the first day of the month following the Interest Adjustment 
Date, and continuing on the first day of each month thereafter through the remainder of the Loan 
Term, Borrower shall pay to Lender fixed monthly payments in the amount necessary to repay the 
unpaid principal balance of the Loan and all accrued interest thereon at the Adjusted Interest Rate in 
equal amortizing payments based on the remainder of the original twenty (20) year amortization 
schedule, which payments shall be applied first to interest at the Initial Interest Rate and the 
remainder to principal.

(e) All outstanding principal, interest and all other amounts due hereunder shall 
be paid by Borrower to Lender on the Maturity Date, if not sooner paid. 

Prepayment. On any monthly installment date, the Borrower shall have the right at any time 
to prepay the unpaid principal balance of the Loan, in whole or in part, which must be accompanied 
by all accrued and unpaid interest thereon, upon at least five (5) business days irrevocable written 
notice to the Lender and payment to the Lender of a prepayment assessment in accordance with the 
schedule set forth below. 

First full 12 months of the Loan Term 
Months 13-24 of the Loan Term 
Months 25 — 36 of the Loan Term 
Months 37 - 48 of the Loan Term 
Months 49-60 of the Loan Term 
Months 61 — 72 of the Loan Term 
Months 73 — 84 of the Loan Term 
Months 84-96 of the Loan Term 
Months 97 - 108 of the Loan Term 
Months 109 - 120 of the Loan Term

5% of principal amount prepaid 
4% of principal amount prepaid 
3% of principal amount prepaid 
2% of principal amount prepaid 
1% of principal amount prepaid 
5% of principal amount prepaid 
4% of principal amount prepaid 
3% of principal amount prepaid 
2% of the principal amount paid 
1% of the principal amount paid 

Notwithstanding the above there shall be no prepayment assessment for principal 
prepayments paid within the last 90 days of the fifth and/or within the last 120 days of the tenth 12 
month periods following the Closing Date.
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The payment of any partial prepayment shall not relieve the Borrower from the obligation to 
make subsequent scheduled monthly installments of principal and interest due hereunder. All 
prepayments shall be applied to the reduction on principal in inverse order of maturity and shall not 
be reborrowed. 

The application of insurance proceeds which become available, or any damages recovered in 
connection with any eminent domain proceeding, by Borrower in reduction of the indebtedness of 
the Loan shall not be deemed a voluntary prepayment and there shall be no prepayment premium due 
and payable as a result thereof. 

Conversion to Permanent Loan Term. The Construction Loan Term shall be converted to 
the Permanent Loan Term subject to satisfaction of all of the following "Conditions to Conversion": 

(a) Borrower shall request such conversion in writing not less than thirty (30) 
days prior to the expiration of the Construction Loan Term, which written request shall (i) be 
accompanied by the Conversion Fee equal to 12.5 basis points of the Permanent Loan Amount, and 
(ii) shall constitute a certification from the Borrower that no event of default exists on the date such 
notice is given and that no event or condition exists on such date which, with the giving of notice or 
the lapse of time, or both, would constitute an event of default under any of the Loan Documents 
and, in fact, no such event of default shall have occurred or shall occur during the Construction Loan 
Term, and

(b) Borrower shall have provided evidence satisfactory to Lender that (i) 
construction of the Project is substantially completed and the Lender's engineer so certifies; (ii) 
Borrower has provided Lender with a complete, as built survey map acceptable to Lender; along with 
a final policy of title insurance without change or exception since the Closing Date which is 
satisfactory to Lender, (iii) a final Certificate of Occupancy and all other permits, licenses and 
approvals necessary for the occupancy and use of the Project, have been issued; (iv) Borrower has 
performed all its obligations under the Building Loan Contract, including without limitation those 
respecting construction of the Project and the providing of required lien waivers and satisfactory 
evidence of lien free completion of the Project; (v) the PILOT agreement between the Borrower and 
the Amherst Industrial Development Agency providing property tax exemptions consistent with 
those provided to Lender prior to the date hereof shall be in force and effect and the Lender shall 
have been provided with a fully executed copy thereof, and (vi) the Conversion Fee equal to 12.5 
basis points of the Permanent Loan Amount shall have been received by the Lender 

(c) Upon satisfaction of all of the Conditions to Conversion, the full amount of 
this Note shall be advanced to Borrower. 

Extension of Construction Loan Term. Borrower is provided an option to extend the 
Construction Loan Term for one (1) six (6) month period from September 30, 2015 until March 31, 
2016 ("Extended Construction Loan Term") subject to satisfaction of the following "Conditions to 
Extension of Construction Loan Tenn":
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(a) Borrower shall request such extension of term in writing prior to August 15, 
2015, which request constitute a certification from the Borrower that no event of default exists on the 
date such notice is given and that no event or condition exists on such date which, with the giving of 
notice or lapse of time, or both, would constitute and event of default under any of the Loan 
Documents and, in fact, no such event of default shall have occurred or shall occur during the 
Construction Loan "Perm. 

(b) The construction of the Project shall be substantially completed and Lender's 
engineer must so certify; 

(c) If necessary, the Interest Reserve (as defined in the Building Loan Agreement) 
shall be rebalanced within the remaining construction budget and any construction budget shortfall 
shall require an equity injection from the Borrower to achieve the rebalance; and 

(d) Borrower shall have delivered to Lender prior to September 30, 2015 an 
extension fee equal to 12.5 basis points calculated on the full Loan Amount evidenced by this Note 
("Extension Fee"). 

Loan Documents. The Borrower and the Town of Amherst Industrial Development Agency 
("AIDA") are executing simultaneously herewith or have executed a Building Loan and Permanent 
Loan Mortgage and Security Agreement (the "Mortgage"), Assignment of Leases and Rents, 
Financing Statements and, in addition, the Borrower shall execute or shall have executed an 
Indemnity Agreement and collateral assignments of contracts and agreements in favor of Lender 
(together with any and all other documents and instruments executed and/or delivered in connection 
with the loan evidenced by this Note, and all amendments and supplements thereof, the "Loan 
Documents"). The indebtedness evidenced by this Note is secured by certain of the Loan Documents 
and all of the covenants, conditions and agreements contained in all of the Loan Documents are 
hereby made a part of and incorporated into this Note by this reference. Reference is hereby made to 
the Loan Documents for a description of the security and description of the collateral (the 
"Property") covered thereby, and the rights of Lender and the obligations of Borrower and AIDA in 
respect thereto, but neither this reference to the Loan Documents nor any provisions thereof shall 
affect or impair the obligation of Borrower to pay the principal and interest of this Note and all other 
sums or charges hereunder when due and payable in accordance with the terms and conditions 
hereof.

Cross-Default. A default under this Note shall, at the option of Lender, also constitute a 
default under any or all of the other Loan Documents. In addition to, and not in limitation of, the 
foregoing, a default under any or all of the other Loan Documents shall, at the option of Lender, 
constitute a default under this Note. 

Waiver of Marshalling of Assets. Borrower hereby waives for itself and, to the fullest 
extent not prohibited by applicable law, for any subsequent lienor, any right Borrower may now or 
hereafter have under the doctrine of marshalling of assets or otherwise which would require Lender 
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to proceed against certain property covered by any of the Loan Documents before proceeding against 
any other property covered by any of the Loan Documents. Lender shall have the right to proceed, in 
its sole discretion, against the property secured by any of the Loan Documents in such order and in 
such portions as Lender may determine, without regard to the adequacy of value or other liens on any 
such property, and any such action shall not in any way be considered as a waiver of any of the 
rights, benefits, liens or security interests created by any of the Loan Documents. 

Default Interest. Borrower hereby agrees that in the event any payment due hereunder is not 
paid when due or the entire indebtedness evidenced by this Note is not paid when due, then the rate 
of interest on this Note, at the election of Lender, without notice or demand, which is hereby 
expressly waived, shall be increased to be equal to the sum of three percentage points (3.0%) plus the 
interest rate otherwise applicable on the Loan (the "Default Rate"). Borrower shall be obligated 
thereafter to pay interest on the then unpaid principal balance of this Note at the Default Rate, to be 
computed from the due date through and including the date of actual receipt of the overdue payment, 
whether a monthly payment or the entire indebtedness. Nothing herein shall be construed as an 
agreement or privilege to accelerate or extend the date of the payment of any installment of, or the 
entire indebtedness, nor as a waiver of any other right or remedy accruing to Lender by reason of any 
such default. Once the default has been cured, the Default Rate shall expire and the interest rate on 
the Loan shall revert back to the then-applicable Interest Rate. 

Late Charge. In the event that any regularly scheduled monthly payment of interest or 
principal and interest, as the case may be, as herein provided, shall not be received by Lender within 
ten (10) days after the date such payment is due as herein provided, and/or the unpaid principal 
balance together with all unpaid interest is not paid in full on the Maturity Date, Lender shall have 
the right, at its sole option and without notice to Borrower, such notice being expressly waived 
hereby, to assess Borrower a late payment charge equal to the greater of Fifty Dollars ($50.00) or 
Five Cents ($.05) for each dollar ($1.00) of such overdue payment, which shall become immediately 
due to Lender as agreed compensation to Lender for the additional costs and expenses reasonably 
expected to be incurred by Lender by reason of such nonpayment, such as in contacting Borrower 
and arranging for and processing remedial payment. Borrower acknowledges that the exact amount 
of such costs and expenses may be difficult, if not impossible, to determine with certainty, and 
further acknowledges and confesses the amount of such charge to be a consciously considered, good 
faith estimate of the actual damage to Lender by reason of such default. The payment of such late 
charge shall be secured by the Loan Documents, shall be payable on demand, but in any event not 
later than the due date of the next regularly scheduled monthly payment hereunder, and shall apply 
only to monthly installments due and payable hereunder prior to any acceleration by Lender of the 
indebtedness evidenced hereby. Whether or not expressed, this election shall not impair the Lender's 
further right to interest on the unpaid amount at the Default Rate from the date such payment was 
due through the date of actual payment 

Financial Statements. The Borrower shall deliver and shall cause each entity and individual 
as set forth below to deliver to the Lender the financial statements, returns, and information set forth 
below within the time period so provided, along with such other information, documentation and/or 
schedules as the Lender may require to supplement and support the same. Borrower and Guarantors 
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and the entities set forth below shall provide such other and additional financial information as 
reasonably requested by the Lender within a reasonable time from the date of request therefore. 

Annually, the Borrower shall provide an internally prepared annual budget of income and 
expenses for the then current year and an internally prepared and certified balance sheet and income 
statement for the prior year then ended, which must be received by the Lender within ninety (90) 
days after fiscal year-end. Upon Lender request, Borrower shall provide quarterly interim 
management prepared financial statements which must be delivered to and received by Lender within 
thirty (30) days of request. 

Annually, within 150 days of calendar year end, Paul B. Iskalo shall provide a signed, current 
personal financial statements to be completed on the Lender's form, including supporting annual 
income and expense and monthly debt service schedules for all real estate owned and listing of all 
Contingent Liabilities, all in detail satisfactory to the Lender. Lender and/or broker statements shall 
be supplied with an "as of" date(s) within 60 days of the date of the respective personal financial 
statement to confirm liquidity reported. 

Borrower, Iskalo Development Corp., Iskalo Hospitality Campus LLC and Paul B. Iskalo 
shall provide complete and signed federal income tax returns within thirty (30) days of filing, 
together with such other financial information as reasonably requested by the Lender within a 
reasonable timeframe from the date of request. 

If the Borrower, Iskalo Development Corp., Iskalo Hospitality Campus LLC and/or Paul B. 
Iskalo fail to comply with the financial statement reporting requirements set forth herein, it will 
constitute an event of default under the Loan Documents. 

Financial Covenant: Commencing with the trailing twelve months that are two (2) years 
from the date hereof, and each calendar year end thereafter, measured annually, Borrower shall 
maintain a ratio of Net Operating Income ("NOI") to the sum of interest expense on all obligations 
and all regularly scheduled principal reductions under this Note of not less than 1.25 to 1.0. If the 
Borrower fails to comply with this requirement, the Interest Rate on the Loan shall be increased by 
0.25% per annum until such time as the requirement is met evidenced by the next annual review. 
Without regard to any increase in the Interest Rate, failure to comply with the above covenant will 
constitute an Event of Default under the Loan Documents and Lender may pursue any remedies as 
therein set forth after the expiration of any application notice and cure period. 

Additional Covenants: Borrower hereby covenants and agrees: 

(a) Borrower shall maintain all operating accounts and any required 
escrow/operating and debt service/replacement reserves in connection with the Property in accounts 
established with The Bank of Castile prior to the date hereof and shall maintained the same with The 
Bank of Castile throughout the Loan Term. 

(b) Borrower shall annually submit to Lender, on or prior to the anniversary of the 
date hereof, evidence of payment of the premiums for insurance required for the Premises. 
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(c)	 The Loan proceeds shall be used in accordance with the sources and uses 
schedule included in the Project Budget attached to the Building Loan Agreement. 

Default. Upon any of the following events (each, an "Event of Default"), at the election 
of Lender, the entire unpaid principal balance of the indebtedness evidenced hereby, together with all 
accrued but unpaid interest thereon at the Default Rate and all other sums or charges due hereunder 
or secured by or required to be paid by Borrower under any of the Loan Documents, shall become 
immediately due and payable: 

(a) If Borrower fails to pay any sum required to be paid by Borrower hereunder on 
or before the date which is ten (10) days after such payment is due as herein provided; 

(b) If Borrower breaches any covenant or agreement herein, including but not 
limited to those under caption of"Financial Statements" and/or an Event of Default occurs under the 
Mortgage and/or there is any breach or non-compliance with any covenant or agreement contained in 
any of the Loan Documents and any such failure remains uncorrected at the expiration of any 
applicable grace period provided for in the Loan Documents; 

(c) If in any creditor's proceeding Borrower shall consent to the appointment of a 
receiver or trustee for the property encumbered by any of the Loan Documents; 

(d) If any order, judgment or decree shall be entered, without the consent of the 
Borrower, upon an application of a creditor approving the appointment of a receiver or trustee for the 
property encumbered by any of the Loan Documents, and any such order, judgment, decree, or 
appointment shall not be dismissed or stayed with appropriate appeal bond, or vacated or an action to 
vacate commencing within ninety (90) days following the entry or rendition thereof; 

(e) If the Borrower (i) makes a general assignment for the benefit of creditors, 
(ii) fails to pay its debts generally as such debts become due, (iii) is found to be insolvent by a court 
of competent jurisdiction, (iv) voluntarily files a petition in voluntary bankruptcy or a petition or 
answer seeking a readjustment of debts under any federal bankruptcy law, or (v) has any such 
petition filed against the Borrower which is not vacated or dismissed within ninety (90) days after the 
filing thereof; or

(f) If Borrower, or any guarantor, shall for any reason cease to exist, or dies 
unless Borrower presents to Lender a substitute Guarantor along with all current and pertinent 
financial and identifying information reasonably acceptable to Lender within ninety (90) days after 
the death of the Guarantor. A substitute Guarantor shall be considered presented to Lender only 
when all financial information required by Lender to make a determination hereunder has been 
received by Lender. Lender shall advise within thirty (30) days of receipt of all financial information 
required whether such substitute is acceptable and , if not, the basis for such determination. 
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Notice of election by Lender pursuant to this section of the Note is hereby 
expressly waived as part of the consideration liar this loan. Nothing contained herein shall be 
construed to restrict the exercise of any other rights or remedies granted to Lender hereunder or 
under any of the other Loan Documents upon the liiilure of Borrower to perform any provision 
hereof or of any of the other Loan Documents. No failure by Lender to exercise any right hereunder 
or under any of the other Loan Documents shall be construed as a waiver of the right to exercise the 
same or any other right at any time or from time to time thereafter. 

Lender's Costs. If this Note is not paid when due, whether at maturity or by acceleration, 
Borrower promises to pay all costs of collection incurred by Lender, including without limitation, 
reasonable attorneys' fees to the fullest extent not prohibited by applicable law, and all expenses 
incurred in connection with the protection or realization of any collateral, whether or not suit is filed 
hereon or on any instrument granting a security interest. 

Waiver. Borrower hereby waives demand, presentment for payment, protest, notice of 
protest, notice of nonpayment and any and all lack of diligence or delays in collection or enforcement 
of this Note or the other Loan Documents, and expressly consents to any extension of time of 
payment hereof, release of any party primarily or secondarily liable hereunder or of any of the 
security for this Note, acceptance of other parties to be liable for any of the indebtedness evidenced 
hereby or under the other Loan Documents or of other security therefor, or any other indulgence or 
forbearance which may be made, without notice to any party and without in any way affecting the 
liability of any party. The Borrower hereby waives, in favor of the holder hereof, any and all rights 
of contribution, subrogation, exoneration and any similar rights and interest so long as any amount 
evidenced by this Note, together with any additional amount secured by any of the Loan Documents, 
remains unpaid. 

Defined Terms. The term "Borrower" as used herein shall include the undersigned, its 
successors (including successors in interest to the Property) and assigns; the term "Lender" as used 
herein shall include The Bank of Castile, its successors and assigns, and each subsequent holder of 
this Note from time to time. 

Setoff. Without limiting its rights of setoff under New York law generally, upon and at any 
time and from time to time after any demand for payment of this Note, Lender shall have the right to 
place an administrative hold on, and setoff against each obligation of Borrower hereunder and each 
obligation of Lender in any capacity to Borrower, whether now existing or hereafter arising or 
accruing, whether or not then due and whether pursuant to any deposit account or certificate of 
deposit or otherwise. Such setoff shall become effective at the time Lender determines even though 
evidence thereof is not entered in the records of Lender until later. 

Governing Law. This Note shall be construed and enforced according to, and governed by, 
the laws of the State of New York. 

WAIVER OF JURY TRIAL/CONSENT TO JURISDICTION. BORROWER HEREBY, 
AND LENDER BY ITS ACCEPTANCE HEREOF, EACH WAIVE THE RIGHT OF A JURY 
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TRIAL IN EACII AND EVERY ACTION ON THIS NOTE OR ANY OF THE OTHER LOAN 
DOCUMENTS, TT BEING ACKNOWLEDGED AND AGREED THAT ANY ISSUES OF FACT 
IN ANY SUCI I ACTION ARE MORE APPROPRIATELY DETERMINED BY THE COURTS; 
FURTHER, BORROWER HEREBY CONSENTS AND SUBJECTS ITSELF TO THE 
JURISDICTION OF COURTS OF THE STATE OF NEW YORK AND, WITHOUT LIMITING 
THE GENERALITY OF THE FOREGOING, TO THE VENUE OF SUCH COURTS IN THE 
COUNTY IN WHICH THE PROPERTY IS LOCATED. 

Notices. Except for any notice required under applicable law to be given in another manner, any 
notice, demand, request or other communication which any party hereto may be required or may 
desire to give hereunder shall be in writing and shall be deemed to have been properly given (a) if 
hand delivered or if sent by telecopy, effective upon receipt, or (b) if delivered by overnight courier 
service, effective on the day following delivery to such courier service, or (c) if mailed by United 
States registered or certified mail, postage prepaid, return receipt requested, effective two (2) days 
after deposit in the United States mails; addressed in each case as follows: 

If to the Borrower: 
Iskalo 5000 Main LLC 
5166 Main Street 
Williamsville , New York 14221 
Attention: Paul B. Iskalo 

With a copy to: 
Christofer C. Fattey, Esq 
Hodgson Russ LLP 
140 Pearl Street 
Buffalo, New York 14202-4040 

If to Bank: 
The Bank of Castile 
133 North Center Street 
Perry, New York 14530 
Attention: Peter W. Hin, Vice President 

With a copy to: 
Robert C. Johnson, Esq. 
Phillips Lytle LLP 
1400 First Federal Plaza 
Rochester, New York 14614 

or at such other address or to such other addressee as the party to be served with notice may have 
furnished in writing to the party seeking or desiring to serve notice as a place for the service of 
notice.
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Cumulative Rights. No delay on the part of the holder of this Note in the exercise of any 
power or right under this Note, under the Mortgage, or any of the other Loan Documents or under 
any other instrument executed pursuant hereto, shall operate as a waiver thereof, nor shall a single or 
partial exercise of any other power or right. Enforcement by the holder of this Note or any security 
for the payment thereof shall not constitute any election by it of remedies so as to preclude the 
exercise of any other remedy available to it. 

Liability; Binding Effect. If the Borrower consists of more than one person or party the 
obligations and liabilities of each such person or party hereunder shall be joint and several. This 
Note shall be the obligation of the Borrower, and shall be binding upon its personal representatives, 
successors and permitted assigns, whether expressed or not. 

(Signature Page Follows) 
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IN WITNESS WHEREOF, the Borrower has executed this Note as of March 2014 

BORROWER: 
Iskalo 5000 Main LLC 

By: Iskalo Development Corp. 
Its: Manager 

By: 
Name: Paul B. Iskalo 
Its:	 President 

STATE OF NEW YORK ) ss.: 
COUNTY OF ERIE ) 

On the .2b day of March, in the year 2014, before me, the undersigned, personally appeared 
Paul B. Iskalo personally known to me or proved to me on the basis of satisfactory evidence to be the 
individual whose name is subscribed to the within instrument and acknowledged to me that he 
executed the same in his capacity, and that by his signature on the instrument, the individual, or the 
person upon behalf of which the individual acted, executed the instrument. 

vC	 4^ 
Notary public 

ROBERT C. JOHNSON 
Notary Public, State of New York 

Qualified in Monroe Count 
My Commission Expires 
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Transac'on	  Assump'ons
EB-‐5	  Loan	  Amount: $10,000,000
Blended	  Permanent	  Interest	  Rate:	   5.44% 5.31% 5.19% 5.06%
ConstrucCon	  Interest	  Rate: 3.50%

2015 2016 2017 2018 2019 Total
Average	  ConstrucCon	  Loan	  Balance $10,000,000
Average	  Permanent	  Loan	  Balance $10,000,000 $10,000,000 $10,000,000 $10,000,000

Interest	  Revenue $350,000 $544,000 $531,000 $519,000 $506,000 $2,450,000
Total	  Revenue $350,000 $544,000 $531,000 $519,000 $506,000 $2,450,000

Expenses $200,000 $150,000 $150,000 $220,000 $150,000 $870,000
Profit $150,000 $394,000 $381,000 $299,000 $356,000 $1,580,000

Profit	  Share	  to	  Investors	  (30%	  Share	  w/	  1%	  Max	  Total) $45,000 $100,000 $100,000 $89,700 $100,000 $434,700

Per	  Investor $1,406 $3,125 $3,125 $2,803 $3,125 $13,584

Balance	  to	  the	  Manager $105,000 $294,000 $281,000 $209,300 $256,000 $1,145,300

Proforma	  Income	  Statement
Amherst	  Hospitality,	  LLC
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Questions and Answers: EB-5 Economic Methodologies
Release Date: July 03, 2012

On June 22, 2012, USCIS hosted a public engagement featuring two economists who work on the EB-5 Immigrant Investor program. 
Following that engagement, some stakeholders sought clarification as to certain points raised by the economists.  USCIS is now
pleased to provide clarification as to two of the primary questions raised.

EB-5 Projects Involving Hotel or Resort Development

Q:  When an EB-5 project involves the development of a hotel or resort, when is it economically reasonable to input projected funds
spent by visitors into economic models to project indirect and induced job creation resulting from the spending of these potential hotel
occupants (e.g. on rental cars, dining, etc.)?

A:  In general, job credit based on “visitor spending” is appropriate only where the applicant or petitioner can show by a
preponderance of the evidence that the development of the EB-5 project or resort will result in an increase in visitor arrivals or
spending in the area.  Applicants or petitioners should provide reasonable estimates of how new visitor spending and tourism demand
is driven by the specific project that is the subject of the application or petition.  If the applicant or petitioner presents a reasonable
case that the visitor spending and demand for tourism generated by a project is new then it may be reasonable to conclude that the
specific project has generated an increase in demand, and thus, has generated increased employment in the region resulting from the
projected increase in visitor spending.  If the applicant or petitioner meets this burden and the application or petition can otherwise be
considered reasonable, new visitor spending revenue can be considered an eligible input to an appropriate regional input-output
model.

Regardless of whether visitor spending is shown to be attributable to a particular project, jobs created from construction (lasting over
two years), management, and operation of the hotel or resort, including hotel revenues, can be considered eligible inputs to an
appropriate regional input-output model assuming that the application or petition can otherwise be considered reasonable.

Acquiring Real Estate

Q:  May a regional center use funds from EB-5 investors to acquire real estate?

A:  In general, yes, subject to the requirement of Matter of Izummi, 22 I & N Dec. 169 (Comm’r 1998), that the “full amount of money
must be made available to the business(es) most closely responsible for creating the employment upon which the petition is based.” 
For example, a job-creating enterprise may propose to allocate some EB-5 funds to purchasing land and allocate other EB-5 funds to
developing and operating a business on the purchased land, and the jobs created by the enterprise can be apportioned among all the
EB-5 investors.  It is important to note, however, that real estate acquisition is not generally recognized as a job-creating activity in and
of itself.  Thus, it is not generally reasonable to treat funds spent on real estate acquisition as inputs to an employment impact model. 
Where some EB-5 funds will be used for real estate acquisition, such apportionment should be detailed in the business plan.

USCIS does recognize that certain soft costs directly related to real estate transactions may reasonably be counted as valid job-
creating expenditures and inputs to regional input-output models.  In addition, soft costs related to the development and construction
of EB-5-supported projects on designated land parcels may be considered on a case-by-case basis.  If the input-output model utilized
in the economic impact analysis provides specific categories for the soft costs, the multiplier categories specific to these costs should
be used instead of bundling such costs under general construction expenditures.

Last Reviewed/Updated: 07/03/2012
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