
 

 
 
 
 
 
 
June 21, 2019 

 
Rochelle Small-Toney 
City Manager, Rocky Mount, North Carolina 
331 Franklin Street 
Rocky Mount, NC 27804 
 
Re: Economic Impact Analysis for a downtown redevelopment project in Rocky Mount, NC 
 
Dear Ms. Small-Toney: 
 
At your request, Novogradac & Company LLP has performed an Economic Impact Analysis of the above 
referenced project using the “IMPLAN” software and data produced by IMPLAN Group, LLC. We have not 
examined the data or the assumptions underlying such data in accordance with the standards prescribed 
by the AICPA and, accordingly, do not express an opinion or any other form of assurance on the data 
estimates obtained for use in our economic impact analysis. Further, this analysis is subject to the 
Assumptions and Limiting Conditions found in Addendum B of this report. 
 
Please do not hesitate to contact us if there are any questions regarding the report or if Novogradac & 
Company LLP can be of further assistance. It has been our pleasure to assist you with this project.  
 
Respectfully submitted, 
 
                                        
 
 
Brad Weinberg, MAI, CVA, CRE  
Partner 
 

 
David Grubman 
GIS Manager 

 
 
 
Matt Yunker 
Manager 
 

 
Alan O’Connell 
Analyst 
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BACKGROUND 
The City of Rocky Mount, North Carolina (hereinafter, the “Sponsor”) has represented to us that they intend to 
facilitate a $56,530,000 investment ($48,280,000 total for “Concept 2”) in a downtown redevelopment 
project that will include a mix of commercial and residential uses (hereinafter, the “Project”). It should be 
noted that our investment totals do not include property acquisition costs. The proposed Project entails four 
development phases:  
 

1. Public Parking Garage  
a. Concept 1 - $25,400,000 - provides an estimated 840 parking spaces within two five-level 

parking structures totaling approximately 648,000 square feet combined. The parking garages 
are considered catalytic to the other three phases of the proposed redevelopment plan.  

b. Concept 2 - $17,150,000 – this alternate option would provide an estimated 700 parking 
spaces within one five-level parking structure. We detail the total tax impacts of this alternate 
development plan in a later section.  

 
2. Hotel - $15,130,000 - 107 rooms.  

 
3. Retail - $5,000,000 - 20,000 square feet of space for a restaurant, brewery, and small retail shops.  

 
4. Residential - $11,000,000 - 60 condominium/apartment townhouse units. 

 
The analysis estimates the impacts for all components of the Project during their corresponding years of 
construction and operation.  
 
If the investment is made as represented by the Sponsor, it will have both short-term and long-term impacts 
on the Rocky Mount, North Carolina economy. The Sponsor has engaged us to estimate these impacts, which 
include short-term and long-term direct, indirect, and induced economic impacts on the local community. The 
IMPLAN study assesses not only the direct employment components of the Project, but also the effects of 
additional households into the community.  
 
Tremendous amounts of data are required in order to produce reliable economic impact models that 
accurately estimate the effects of a given event on an economy. There are numerous factors that need to be 
taken into account to accurately estimate direct, indirect and induced effects of an event. The expense and 
labor of Novogradac & Company LLP doing this independently are prohibitive. However, there are companies 
that do specialize in creating data sets that can be used to estimate impacts. Novogradac & Company LLP 
utilizes the software and data sets developed by IMPLAN Group, LLC. IMPLAN Group, LLC has developed an 
input-output model known as “IMPLAN.” Input-output methodology and the IMPLAN software are discussed in 
greater detail in Addendum A. IMPLAN, using data produced by IMPLAN Group LLC and updated annually, is 
used by us in conjunction with user provided inputs to help us determine reliable estimates of economic impact 
for a specific project or projects. 
 
IMPLAN Group LLC has been developing complex localized databases since 1993, and is an industry 
recognized leader in input-output databases and data modeling. As a result, we believe the information 
provided is a reliable basis to use in developing the economic impacts for the Project. However, we have not 
examined the data or the assumptions underlying such data in accordance with the standards prescribed by 
the AICPA and, accordingly, do not express an opinion or any other form of assurance on the data estimates 
obtained for use in our economic impact analysis. 
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PROJECT ASSUMPTIONS 
The inputs into the IMPLAN software were developed based on information provided by the Sponsor, 
independent analysis of Sponsor-provided information, and independent assumptions based on industry 
standards and independent research, as needed. The following are a list of input assumptions. 
 
• The effective date of this report is June 21, 2019, and all figures are represented in 2019 dollars, unless 

otherwise noted. The study area used in this development was the state of North Carolina. However, the 
IMPLAN model is able to individually calculate projected local, state, and federal impacts. 

 
• The total Project construction costs are estimated at approximately $56,530,000 divided across four 

construction phases, as provided by the Sponsor. Both hard and soft construction costs are included to 
calculate the impacts of the Project’s construction. However, it should be noted that land acquisition costs 
are not applied towards construction costs.  

 
• The event years are based on the anticipated start year of each individual project component, as provided 

by the Sponsor. The anticipated construction years are 2019 through 2020 for the parking garage and 
hotel. Construction of the retail component is expected to span 18 months from 2020 to 2022, and the 
residential construction phase is projected to occur entirely in 2020. The impacts for all four construction 
phases have been apportioned according a schedule provided by the Sponsor.  A detailed timeline table 
illustrating the anticipated construction schedule for the Project’s various components is attached to the 
end of this report. 

 
• According to Sponsor-provided projections, the garage, hotel, and residential components of the Project 

will not achieve full revenue-generating capacity during their first years. Therefore, the operational (non-
construction) phases for all four Project components are subject to ramp-up schedules that align with 
those projected timelines. It should be noted that the report assumes 100 percent revenue generation 
rates for all operational project components, starting in 2024. A detailed timeline table illustrating the 
anticipated operation schedule for the Project’s various components is attached to the end of this report. 

 
• For the purposes of this study, we consider the 60 residential units to be multifamily apartment 

households. Therefore, the impact of these apartment units include construction, apartment operations 
in the form of property management jobs, and the induced impact spending patterns of 60 new 
households with an estimated average household income of $75,000. 

 
• The operational years of the Project are divided into one of four use categories. Employment estimates 

are based on square footage or unit metric dedicated to each NAICS code, which are verified by multiple 
sources we deem reliable. 
 

 
 
• At the Sponsor’s request, we have accounted for inflation and projected revenue growth rates for each of 

the Project’s operational components in the Total Tax Results section of this report. However, it should be 
noted that the garage operations are expected to remain stagnant. Therefore, the impacts of the garage 
when viewed independently, appear to decline over time when compared to the other Project components. 
Additionally, we have made an extraordinary assumption that property taxes for all project components 
will begin in 2022, and will remain at their projected assessment levels without change, for 20 years.  

Use Direct Employment Metric
Parking Garage 1 job / 50,000 square feet

Hotel 1 job / 1.34 hotel rooms
Retail 1 job / 200 square feet

Residential 1 job / 25 apartment units
Sources: Institute of Transportation Engineers, US Department of Energy, 
RCLCO, Novogradac Estimates
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ECONOMIC IMPACTS 
Based on our analysis of the IMPLAN modeling results, the Project will generate lasting effects on the entire 
region. The direct impacts are the total financial equivalents of the number of employees in a given industry. 
Indirect effects are impacts caused by the iteration of industries purchasing from other industries. Induced 
effects are the impacts on all local industries caused by the expenditures of new household income generated 
by the direct and indirect effects.  
 
During construction phases, the Project is expected to support an estimated 430 direct jobs with a total direct 
financial impact of $56,530,000 (in 2019 dollars). The construction phases will also support an estimated 
287 induced and indirect jobs as a result of the investment, with a total indirect and induced impact of 
$44,337,898. 
 

 
 

 
 

Once all project components are fully operational and achieving 100 percent of projected revenues (in 2024), 
the overall Project is expected to sustain an estimated 195 direct jobs with an annual direct financial impact 
of $16,159,822. The Project will also support an estimated 127 indirect and induced jobs, with an impact of 
$18,828,683. It should be noted that these figures represent the totals associated with the larger parking 
garage option. A detailed breakdown of this ramp-up schedule is attached to the end of this report. 
 

 
 

 

Project Component Direct Indirect Induced
Garage Construction 202                             41                                77                                
Hotel Construction 120                             24                                46                                
Retail Construction 40                                8                                   15                                

Residential Construction 68                                44                                33                                
Total 430                     116                     171                     

Construction Years Employment Impact
Impact amounts do not recur

Project Component Direct Indirect Induced
Garage Construction 25,400,000$            7,866,558$              10,881,662$            
Hotel Construction 15,130,000$            4,685,867$              6,481,872$              
Retail Construction 5,000,000$              1,548,535$              2,142,060$              

Residential Construction 11,000,000$            6,028,580$              4,702,765$              
Total 56,530,000$      20,129,539$      24,208,359$      

Construction Years Financial Impact
Impact amounts do not recur

Project Component Direct Indirect Induced
Garage Operation 13                                3                                   6                                   
Hotel Operation 80                                9                                   9                                   
Retail Operation 100                             24                                39                                

Residential Operation 2                                   1                                   1                                   
Households Operation -                               -                               35                                

Total 195                     38                       89                       

Operational Years Employment Impact

Project Component Direct Indirect Induced
Garage Operation 1,226,400$              425,645$                  813,095$                  
Hotel Operation 3,485,659$              1,306,200$              1,260,514$              
Retail Operation 11,000,000$            4,308,823$              5,451,243$              

Residential Operation 447,763$                  156,751$                  85,192$                     
Households Operation -$                             -$                             5,021,219$              

Total 16,159,822$      6,197,419$        12,631,264$      

Operational Years Financial Impact
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TAX IMPACTS 
Assumptions 
The model assesses the total tax impact for each of the Project’s construction phases, as well as the recurring 
annual tax impacts for operational years. These tax estimates are based upon IMPLAN’s projections.  
 
Construction Tax Results 
The following tables demonstrate the IMPLAN model’s total tax output for the Project’s construction phases. 
These estimates represent total tax impact for the Project’s combined construction years. During construction 
phases, the development is anticipated to provide approximately $11,578,890 in total tax revenue, with an 
estimated $1,201,767 in taxes to the local government. In this analysis, local government is considered to be 
the County and City combined.   
  

  
 

 
 

 
 

  

Project Component Federal State Local
Garage Construction 2,239,784$              456,504$                  138,754$                  
Hotel Construction 1,334,171$              271,926$                  82,651$                     
Retail Construction 440,902$                  89,863$                     27,314$                     

Residential Construction 752,506$                  127,031$                  12,556$                     
Total 4,767,363$        945,324$           261,275$           

Impact amounts do not recur
Construction Years Direct Tax 

Project Component Federal State Local
Garage Construction 578,476$                  227,417$                  153,003$                  
Hotel Construction 344,580$                  135,465$                  91,139$                    
Retail Construction 113,873$                  44,767$                     30,119$                    

Residential Construction 454,785$                  179,930$                  121,035$                  
Total 1,491,715$        587,579$           395,295$           

Construction Years Indirect Tax 
Impact amounts do not recur

Project Component Federal State Local
Garage Construction 817,427$                  348,604$                  245,015$                  
Hotel Construction 486,916$                  207,653$                  145,948$                  
Retail Construction 160,911$                  68,623$                     48,231$                     

Residential Construction 353,330$                  150,777$                  106,003$                  
Total 1,818,584$        775,657$           545,196$           

Construction Years Induced Tax 
Impact amounts do not recur
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Operation Tax Results 
The following tables demonstrate the IMPLAN model’s tax output for the Project’s operation phases. These 
estimates represent annually recurring total tax impacts for each Project component’s first year of full 
operation/revenue generation onward. As described previously, impacts during operational years leading up 
to each component’s first full year of 100 percent revenue generation vary based on each Project component’s 
individual ramp-up schedule, as detailed in the timeline table attached at the end of this report. Once all 
phases are fully operational in 2024, the development is anticipated to generate approximately $437,724 
(2019 dollars) for the City of Rocky Mount in recurring annual tax revenue. It should be noted that these figures 
do not include inflation, while the 20-year projections do account for inflation. Therefore, these numbers are 
not a direct one-to-one comparison to year 2024 in the next section’s analysis.  
 

 
 

  
  

Project Component Federal State County City
Garage Operation 141,219$                  40,470$                     253,065$                  182,060$                  
Hotel Operation 267,176$                  172,636$                  290,123$                  191,313$                  
Retail Operation 1,079,641$              343,727$                  46,429$                     28,686$                     

Residential Operation 21,816$                     8,129$                       49,622$                     35,665$                     
Households Operation -$                             -$                             -$                             -$                             

Total 1,509,852$        564,962$           639,239$           437,724$           

Operational Years Direct Tax Impact

Project Component Federal State County City
Garage Operation 31,761$                     10,601$                     4,423$                       1,898$                       
Hotel Operation 104,080$                  36,489$                     15,892$                    6,823$                       
Retail Operation 319,548$                  121,861$                  56,384$                    24,238$                    

Residential Operation 11,800$                     3,976$                       1,698$                       729$                           
Households Operation -$                             -$                             -$                            -$                            

Total 467,189$           172,927$           78,396$             33,688$             

Operational Years Indirect Tax Impact

Project Component Federal State County City
Garage Operation 61,147$                     26,185$                     12,890$                     5,548$                       
Hotel Operation 94,680$                     40,362$                     19,829$                     8,534$                       
Retail Operation 409,470$                  174,584$                  85,776$                     36,916$                     

Residential Operation 6,402$                       2,734$                       1,344$                       579$                           
Households Operation 375,225$                  158,779$                  77,794$                     33,480$                     

Total 946,925$           402,644$           197,634$           85,057$             

Operational Years Induced Tax Impact
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Total Tax Results (Parking Concept 1) 
The following table and graph illustrates the total tax impacts generated each year by the Project over the next 20 years for Parking Concept 1. The 
following table illustrates various tax impacts broken down by taxing jurisdiction and year. These timeline-based tax projections provide a more detailed 
year-by-year tax impact, which varies due to the Project’s various overlapping components and ramp-up schedules. It should be noted that total 
construction tax impacts were evenly distributed across all years of anticipated construction for each component, and that inflation and projected 
revenue growth rates were accounted for in this analysis.  
 

 
 

 

Total Tax Impacts (All Phases Combined)

2019 2020 2021 2022 2023 2024* 2025 2026 2027 2028 2029 2030 2031 2032 2033 2034 2035 2036 2037 2038 20-Year TOTAL

Direct 1,286,663$   3,332,296$   686,929$      1,430,201$   1,529,695$   1,560,834$   1,580,925$   1,601,315$   1,622,007$   1,643,006$   1,664,318$   1,685,947$   1,707,898$   1,730,177$   1,752,788$   1,775,736$   1,799,028$   1,822,667$   1,846,661$   1,871,014$   33,930,106$     

Indirect 332,311$      1,134,325$   212,031$      441,498$      473,858$      484,780$      491,383$      498,088$      504,896$      511,809$      518,828$      525,955$      533,191$      540,540$      548,002$      555,579$      563,274$      571,087$      579,022$      587,079$      10,607,535$     

Induced 469,578$      1,297,459$   580,220$      931,823$      977,178$      996,488$      1,012,047$   1,027,877$   1,043,984$   1,060,373$   1,077,049$   1,094,017$   1,111,283$   1,128,851$   1,146,728$   1,164,919$   1,183,429$   1,202,266$   1,221,434$   1,240,940$   20,967,944$     

2,088,552$   5,764,080$   1,479,180$   2,803,521$   2,980,731$   3,042,102$   3,084,356$   3,127,280$   3,170,887$   3,215,188$   3,260,195$   3,305,919$   3,352,372$   3,399,568$   3,447,517$   3,496,234$   3,545,731$   3,596,020$   3,647,116$   3,699,033$   65,505,584$     

Direct 262,243$      703,837$      263,324$      531,909$      572,995$      588,509$      596,827$      605,279$      613,866$      622,590$      631,455$      640,463$      649,616$      658,916$      668,365$      677,968$      687,726$      697,641$      707,717$      717,956$      12,099,201$     

Indirect 130,641$      444,359$      76,933$         163,363$      175,378$      179,328$      181,766$      184,240$      186,752$      189,303$      191,892$      194,521$      197,190$      199,900$      202,651$      205,444$      208,280$      211,160$      214,083$      217,052$      3,954,237$       

Induced 200,259$      553,458$      246,451$      396,158$      415,469$      423,677$      430,285$      437,007$      443,848$      450,808$      457,890$      465,095$      472,427$      479,888$      487,479$      495,204$      503,065$      511,063$      519,203$      527,486$      8,916,221$       

593,143$      1,701,654$   586,708$      1,091,431$   1,163,842$   1,191,515$   1,208,878$   1,226,526$   1,244,466$   1,262,701$   1,281,237$   1,300,079$   1,319,233$   1,338,703$   1,358,496$   1,378,616$   1,399,070$   1,419,864$   1,441,003$   1,462,493$   24,969,659$     

Direct 14,295$         86,421$         141,581$      628,616$      642,442$      652,189$      655,790$      659,459$      663,199$      667,010$      670,895$      674,854$      678,889$      683,001$      687,192$      691,463$      695,817$      700,253$      704,776$      709,385$      11,707,525$     

Indirect 61,466$         208,270$      34,346$         74,041$         79,503$         81,265$         82,368$         83,488$         84,625$         85,779$         86,950$         88,140$         89,347$         90,572$         91,817$         93,080$         94,362$         95,664$         96,985$         98,327$         1,800,393$       

Induced 98,401$         271,982$      120,922$      194,439$      203,884$      207,950$      211,192$      214,490$      217,846$      221,261$      224,735$      228,270$      231,867$      235,527$      239,252$      243,042$      246,898$      250,822$      254,815$      258,878$      4,376,475$       

174,162$      566,673$      296,848$      897,096$      925,829$      941,404$      949,350$      957,437$      965,670$      974,050$      982,580$      991,264$      1,000,103$   1,009,101$   1,018,260$   1,027,584$   1,037,076$   1,046,739$   1,056,576$   1,066,590$   17,884,393$     

Direct 7,501$            49,064$         84,425$         431,413$      439,631$      445,458$      447,603$      449,789$      452,018$      454,289$      456,603$      458,962$      461,367$      463,817$      466,315$      468,861$      471,455$      474,100$      476,795$      479,542$      7,939,009$       

Indirect 26,427$         89,538$         14,753$         31,816$         34,163$         34,869$         35,343$         35,823$         36,311$         36,806$         37,309$         37,819$         38,337$         38,863$         39,397$         39,938$         40,489$         41,047$         41,614$         42,190$         772,851$           

Induced 42,350$         117,056$      52,041$         83,681$         87,763$         89,365$         90,758$         92,176$         93,618$         95,085$         96,578$         98,098$         99,643$         101,216$      102,817$      104,445$      106,102$      107,789$      109,505$      111,251$      1,881,339$       

76,278$         255,659$      151,219$      546,910$      561,557$      569,692$      573,704$      577,788$      581,946$      586,180$      590,490$      594,879$      599,347$      603,896$      608,528$      613,244$      618,046$      622,936$      627,914$      632,983$      10,593,198$     

TOTAL 2,932,136$   8,288,066$   2,513,955$   5,338,958$   5,631,960$   5,744,713$   5,816,287$   5,889,032$   5,962,970$   6,038,119$   6,114,503$   6,192,141$   6,271,055$   6,351,268$   6,432,802$   6,515,679$   6,599,924$   6,685,559$   6,772,609$   6,861,099$   118,952,834$  

*All phases fully operational. 
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Total Tax Results (Parking Concept 2) 
The following table and graph illustrates the total tax impacts generated each year by the Project over the next 20 years for Parking Concept 2. The 
following table illustrates various tax impacts broken down by taxing jurisdiction and year. These timeline-based tax projections provide a more detailed 
year-by-year tax impact, which varies due to the Project’s various overlapping components and ramp-up schedules. It should be noted that total 
construction tax impacts were evenly distributed across all years of anticipated construction for each component, and that inflation and projected 
revenue growth rates were accounted for in this analysis.  
 

 
 

 

Total Tax Impacts (All Phases Combined)

2019 2020 2021 2022 2023 2024* 2025 2026 2027 2028 2029 2030 2031 2032 2033 2034 2035 2036 2037 2038 20-Year TOTAL

Direct 922,919$      2,958,254$   666,335$      1,406,664$   1,506,159$   1,537,298$   1,557,389$   1,577,778$   1,598,470$   1,619,470$   1,640,782$   1,662,411$   1,684,362$   1,706,640$   1,729,251$   1,752,200$   1,775,491$   1,799,131$   1,823,124$   1,847,477$   32,771,606$     

Indirect 238,365$      1,038,064$   207,399$      436,204$      468,565$      479,486$      486,090$      492,795$      499,603$      506,515$      513,534$      520,661$      527,898$      535,246$      542,708$      550,285$      557,980$      565,794$      573,728$      581,786$      10,322,705$     

Induced 336,827$      1,160,249$   571,303$      921,632$      966,987$      986,297$      1,001,856$   1,017,686$   1,033,793$   1,050,182$   1,066,858$   1,083,826$   1,101,091$   1,118,660$   1,136,537$   1,154,728$   1,173,238$   1,192,075$   1,211,243$   1,230,748$   20,515,815$     

1,498,111$   5,156,567$   1,445,037$   2,764,500$   2,941,710$   3,003,081$   3,045,334$   3,088,259$   3,131,866$   3,176,167$   3,221,174$   3,266,898$   3,313,351$   3,360,547$   3,408,496$   3,457,213$   3,506,709$   3,556,999$   3,608,095$   3,660,012$   63,610,126$     

Direct 188,106$      626,749$      257,422$      525,164$      566,250$      581,765$      590,083$      598,534$      607,121$      615,845$      624,710$      633,718$      642,871$      652,171$      661,621$      671,223$      680,981$      690,896$      700,972$      711,211$      11,827,410$     

Indirect 93,709$         406,653$      75,387$         161,596$      173,611$      177,561$      179,999$      182,473$      184,986$      187,536$      190,126$      192,754$      195,423$      198,133$      200,884$      203,677$      206,513$      209,393$      212,316$      215,285$      3,848,017$       

Induced 143,645$      494,935$      242,632$      391,794$      411,105$      419,313$      425,920$      432,643$      439,484$      446,444$      453,525$      460,731$      468,063$      475,524$      483,115$      490,840$      498,701$      506,699$      514,839$      523,122$      8,723,075$       

425,459$      1,528,337$   575,441$      1,078,555$   1,150,966$   1,178,639$   1,196,002$   1,213,651$   1,231,590$   1,249,825$   1,268,361$   1,287,204$   1,306,357$   1,325,827$   1,345,620$   1,365,740$   1,386,195$   1,406,988$   1,428,127$   1,449,617$   24,398,502$     

Direct 10,254$         82,215$         141,250$      546,064$      559,890$      569,637$      573,238$      576,907$      580,647$      584,459$      588,343$      592,302$      596,337$      600,449$      604,640$      608,911$      613,265$      617,702$      622,224$      626,833$      10,295,565$     

Indirect 44,090$         190,570$      33,701$         73,304$         78,766$         80,527$         81,631$         82,751$         83,888$         85,042$         86,213$         87,402$         88,610$         89,835$         91,080$         92,343$         93,625$         94,927$         96,248$         97,590$         1,752,142$       

Induced 70,583$         243,224$      119,042$      192,291$      201,736$      205,802$      209,044$      212,342$      215,698$      219,113$      222,587$      226,122$      229,719$      233,379$      237,103$      240,893$      244,749$      248,674$      252,667$      256,730$      4,281,498$       

124,926$      516,009$      293,993$      811,658$      840,392$      855,967$      863,912$      872,000$      880,233$      888,613$      897,143$      905,826$      914,665$      923,663$      932,823$      942,147$      951,639$      961,302$      971,139$      981,153$      16,329,204$     

Direct 5,380$            46,855$         84,247$         371,958$      380,176$      386,002$      388,148$      390,334$      392,562$      394,833$      397,148$      399,507$      401,911$      404,362$      406,860$      409,405$      412,000$      414,644$      417,340$      420,087$      6,923,760$       

Indirect 18,956$         81,928$         14,476$         31,500$         33,847$         34,553$         35,027$         35,507$         35,995$         36,490$         36,993$         37,503$         38,021$         38,547$         39,081$         39,623$         40,173$         40,731$         41,298$         41,874$         752,123$           

Induced 30,377$         104,679$      51,232$         82,757$         86,838$         88,442$         89,835$         91,252$         92,695$         94,162$         95,655$         97,174$         98,720$         100,293$      101,893$      103,522$      105,179$      106,866$      108,582$      110,328$      1,840,482$       

54,714$         233,463$      149,955$      486,214$      500,861$      508,997$      513,009$      517,094$      521,252$      525,485$      529,796$      534,184$      538,652$      543,202$      547,834$      552,550$      557,352$      562,241$      567,220$      572,289$      9,516,364$       

TOTAL 2,103,210$   7,434,376$   2,464,426$   5,140,928$   5,433,929$   5,546,684$   5,618,258$   5,691,003$   5,764,941$   5,840,091$   5,916,474$   5,994,112$   6,073,026$   6,153,239$   6,234,773$   6,317,650$   6,401,895$   6,487,530$   6,574,581$   6,663,070$   113,854,196$  

*All phases fully operational. 
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BACKGROUND  
The direct impacts are the total financial equivalents of the number of employees in a given industry. 
Indirect effects are impacts caused by the iteration of industries purchasing from other industries. Induced 
effects are the impacts on all local industries caused by the expenditures of new household income 
generated by the direct and indirect effects.  
 
Input-output accounting describes commodity flows from producers to intermediate and final consumers. 
The total industry purchases of commodities, services, employment compensation, value added, and 
imports are equal to the value of the commodities produced. 
 
Purchases for final use (final demand) drive the model. Industries produce goods and services for final 
demand and purchase goods and services from other producers. These other producers, in turn, purchase 
goods and services. This buying of goods and services (indirect purchases) continues until leakages from 
the region (imports and value added) stop the cycle. 
 
These indirect and induced effects (the effects of household spending) can be mathematically derived. 
The derivation is called the Leontief inverse. The resulting sets of multipliers describe the change of output 
for each and every regional industry caused by a one dollar change in final demand for any given industry. 
Creating regional input-output models require a tremendous amount of data. The costs of surveying 
industries within each region to derive a list of commodity purchases (production functions) are prohibitive. 
IMPLAN was developed as a cost-effective means to develop regional input-output models.  
 
The IMPLAN accounts closely follow the accounting conventions used in the "Input-Output Study of the 
U.S. Economy" by the Bureau of Economic Analysis (1980) and the rectangular format recommended by 
the United Nations. The IMPLAN system was designed to serve three functions: 1) data retrieval, 2) data 
reduction and model development, and 3) impact analysis. Comprehensive and detailed data coverage of 
the entire U.S. by county, and the ability to incorporate user-supplied data at each stage of the model 
building process, provides a high degree of flexibility both in terms of geographic coverage and model 
formulation. The IMPLAN database consists of two major parts: a national-level technology matrix; and 
estimates of sectorial activity for final demand, final payments, industry output and employment for each 
county in the U.S. along with state and national totals.  
 
New databases are developed annually by IMPLAN Group LLC, the developer of IMPLAN. 
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TECHNICAL INFORMATION 
The notion of a multiplier rests upon the difference between the initial effect of a change in final demand 
and the total effects of that change. Total effects can be calculated either as direct and indirect effects, 
or as direct, indirect, and induced effects. Direct effects are production changes associated with the 
immediate effects or final demand changes. Indirect effects are production changes in backward-linked 
industries caused by the changing input needs of directly affected industries (for example, additional 
purchases to produce additional output). Induced effects are the changes in regional household spending 
patterns caused by changes in household income generated from the direct and indirect effects. Five 
different sets of multipliers are estimated by IMPLAN corresponding to five measures of regional economic 
activity: total industry output; personal income; total income; value added; and employment. For each set 
of multipliers, three types of multipliers are generated, Type I, Type II and Type SAM. 
 
Type I Multiplier 
A Type I multiplier is the direct effect, produced by a change in final demand, plus the indirect effect divided 
by the direct effect. Increased demands are assumed to lead to increased employment and population 
with the average income level remaining constant. The Leontief inverse (Type I multipliers matrix) is 
derived by inverting the direct coefficients matrix. The result is a matrix of total requirement coefficients, 
the amount each industry must produce in order for the purchasing industry to deliver one dollar's worth 
of output to final demand. 
 
Type II Multiplier 
Type II multipliers incorporate “induced” effects resulting from the household expenditures from new labor 
income. The linear relationship between labor income and household expenditure can be customized in 
the IMPLAN Professional® software:  
 
The default relationship is PCE (personal consumption expenditures) and total household expenditures. 
Each dollar of work-place based income is spent based on the SAM relationship generated by IMPLAN. 
 
The second possibility is a RIMS II style of Type II multiplier, where PCE is adjusted to represent only the 
spending of the disposable income portion of labor income. In this way there is a direct one-to-one 
relationship to labor income and PCE. Then a ratio, which the user can specify, is applied to convert total 
income to disposable income before the rounds of induced effects are calculated. 
 
Type SAM 
Type SAM multipliers are the direct, indirect, and induced effects where the induced effect is based on 
information in the social account matrix. This relationship accounts for social security and income tax 
leakage, institution savings, and commuting. It also accounts for inter-institutional transfers.



 

  
 

Assumptions and Limiting Conditions
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ASSUMPTIONS AND LIMITING CONDITIONS 
 
1. The economic impact analysis contained herein relies on databases and software developed by 

IMPLAN Group LLC. MIG Inc. has been developing complex localized databases since 1993, and is 
an industry recognized leader in input-output databases and data modeling. As a result, we believe 
the information provided is a reliable basis to use in developing the economic impacts for the Project 
(s). However, we have not examined the data or the assumptions underlying such data in 
accordance with the standards prescribed by the AICPA and, accordingly, do not express an 
opinion or any other form of assurance on the data estimates obtained for use in our economic 
impact analysis. 

 
2. All information contained in the report which was furnished by others was assumed to be true, 

correct, and reliable. A reasonable effort was made to verify such information, but the author 
assumes no responsibility for its accuracy. 

 
3. The report was made assuming responsible ownership and capable management of the Project. 
 
4. Possession of the report, or a copy thereof, does not carry with it the right of publication, nor may it 

be reproduced in whole or in part, in any manner, by any person, without the prior written consent of 
Novogradac & Company LLP. Neither all nor any part of the report, or copy thereof shall be 
disseminated to the general public by the use of advertising, public relations, news, sales, or other 
media for public communication without the prior written consent and approval of Novogradac & 
Company LLP. 

 
5.  The author of this report is not required to give testimony or attendance in legal or other proceedings 

relative to this report or to the Subject unless satisfactory additional arrangements are made prior 
to the need for such services. 

 
6.  The opinions contained in this report are those of the author and no responsibility is accepted by the 

author for the results of actions taken by others based on information contained herein. 
 
7. Acceptance of and/or use of this report constitutes acceptance of all assumptions and the above 

conditions.



 

  
 

Construction/Operation Timeline



 

  
 

2019 2020 2021 2022 2023 2024 2025 2026 2027 2028 2029 2030 2031 2032 2033 2034 2035 2036 2037 2038

Garage Construction Construction Construction - - - - - - - - - - - - - - - - - -

50% 50% - - - - - - - - - - - - - - - - - -

Garage Operation - Operation Operation Operation Operation Operation Operation Operation Operation Operation Operation Operation Operation Operation Operation Operation Operation Operation Operation Operation

- 43.8% 87.5% 100% 100% 100% 100% 100% 100% 100% 100% 100% 100% 100% 100% 100% 100% 100% 100% 100%

Hotel Construction Construction Construction - - - - - - - - - - - - - - - - - -

12.5% 87.5% - - - - - - - - - - - - - - - - - -

Hotel Operation - Operation Operation Operation Operation Operation Operation Operation Operation Operation Operation Operation Operation Operation Operation Operation Operation Operation Operation Operation

- 37.8% 90.7% 90.7% 96% 100% 100% 100% 100% 100% 100% 100% 100% 100% 100% 100% 100% 100% 100% 100%

Retail Construction - Construction Construction Construction - - - - - - - - - - - - - - - -

- 27.8% 66.7% 5.6% - - - - - - - - - - - - - - - -

Retail Operation - - - Operation Operation Operation Operation Operation Operation Operation Operation Operation Operation Operation Operation Operation Operation Operation Operation Operation

- - - 92% 100% 100% 100% 100% 100% 100% 100% 100% 100% 100% 100% 100% 100% 100% 100% 100%

Residential Construction - Construction - - - - - - - - - - - - - - - - - -

- 100% - - - - - - - - - - - - - - - - - -

Residential Operation - Operation Operation Operation Operation Operation Operation Operation Operation Operation Operation Operation Operation Operation Operation Operation Operation Operation Operation Operation

- 33.3% 100% 100% 100% 100% 100% 100% 100% 100% 100% 100% 100% 100% 100% 100% 100% 100% 100% 100%

Households Operation - - Operation Operation Operation Operation Operation Operation Operation Operation Operation Operation Operation Operation Operation Operation Operation Operation Operation Operation

- - 85% 100% 100% 100% 100% 100% 100% 100% 100% 100% 100% 100% 100% 100% 100% 100% 100% 100%

PROJECT TIMELINE
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