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New Hotel Impact on Events Hosted
Competitive Case Study:
New England Sports Center – Marlborough, MA
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Northtown Center at Amherst - Competitive Case Study 

New England Sports Center – Marlborough, Massachusetts 
____________________________________________________________________________ 

To demonstrate the impact of the addition of a hotel component to an existing sports 

complex, Uniland conducted research on similar complexes in the northeastern United States. 

While there are many comparable multi-ice rink facilities, The New England Sports Center in 

Marlborough, MA (“NESC”), was the only complex that publicly displayed the data required to 

quantify said impact.  

The first phase of the New England Sports Center was completed in 1994, and included 

four (4) ice rinks. Since that time, the complex has added four (4) full-size ice rinks, two (2) 

training rinks, a pro shop, family-style restaurant and, in 2006, a Residence Inn by Marriott was 

completed adjacent to the facility. To measure the impact of the hotel component on NESC’s 

operations, Uniland analyzed the annual events data for the facility from 2000 to 2017, as 

provided by the New England Sports Center’s website (http://www.nes.com) .  

Additional ice rinks were constructed at the NESC in 2004, 2010 and 2017. The analysis 

isolates the time period analyzed to exclude any changes occurring at the complex, except for 

the construction of the hotel. Since the addition of ice rinks in 2004 and 2010 could potentially 

skew the events data (i.e. more rinks allow more events to be hosted), the years before 2005 

and after 2010 are excluded from the comparison. For this reason, the events data comparison 

is limited to the following time periods: 

2005 – 2006: After completion of 5th ice rink and before completion of Residence Inn 

2007 – 2010: After completion of Residence Inn and before completion of 6th ice rink 

The data was further adjusted to remove hockey leagues from the event totals. It is 

assumed that hockey leagues are local in nature, and are not likely to be impacted by the 

construction of a hotel.  

The remaining data for 1,341 events from 2000 to 2017 was graphed, illustrating events 

per year, with a focus on the average events per year during the above specified time periods.  

The results demonstrate that following completion of the Residence Inn by Marriott in 

2006, the facility experienced a substantial increase of 225% in events per year. Based on this 

analysis, Uniland believes that developing the Hampton by Hilton in the Northtown Center 

complex will increase the number of events held at the facility each year.  
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Northtown Center at Amherst - Competitive Case Study 

New England Sports Center – Marlborough, Massachusetts 
____________________________________________________________________________ 

 

Number of Events per Year (excluding leagues) 

 

Year 
Number of 

Events 
% Change        

Year-over-Year 
2000 15 - 

2001 20 33% 

2002 17 -15% 

2003 22 29% 

2004 29 32% 

2005 27 -7% 

2006 29 7% 

2007 67 131% 

2008 90 34% 

2009 109 21% 

2010 98 -10% 

2011 98 0% 

2012 112 14% 

2013 123 10% 

2014 122 -1% 

2015 111 -9% 

2016 130 17% 

2017 122 -6% 
     

Total 1,341 events 

Average 74.5 events per year 
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Northtown Center at Amherst - Competitive Case Study 

New England Sports Center – Marlborough, Massachusetts 
____________________________________________________________________________ 

 

Sources: 

- New England Sports Center website: http://www.nes.com/  

For historical events information and complex history 

- City of Marlborough Massachusetts permitting website: 

https://aca3.accela.com/MARLBOROUGH/Default.aspx  

For building permit for banner “Opening Soon / Now Open” to establish completion date 



Ice Sheet Utilization for Events
Northtown Center Ice Sheets: 2016 – 2018
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Note: (1) The total number of available sheets per month ranges from 112-124.
(2) League usage is omitted from this analysis.
(3) Data on daily ice sheet utilization for events provided by Northtown Center. 



Ice Sheet Utilization for Events
Northtown Center Ice Sheets: 2016 – 2018

Weekly Utilization (Monday - Sunday)

Year
Available 
Sheets

Sheets Utilized
For Events % Utilized

2016 1,460 358 25%

2017 1,460 359 25%

2018 1,460 316 22%

Weekend Utilization (Friday - Sunday)

Year
Available 
Sheets

Sheets Utilized
For Events % Utilized

2016 632 221 35%

2017 628 217 35%

2018 624 193 31%

Utilized
24%

Not Utilized
76% 

Average Weekly Utilization 
for Events 2016-2018

Note: (1) League usage is omitted from this analysis.
(2) Data on daily ice sheet utilization for events provided by Northtown Center. 

Utilized 
33%

Not Utilized 
67% 

Average Weekend Utilization 
for Events 2016-2018
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Serving the Town of Amherst through programs that strengthen families and the community. 

May 18, 2018 

  

Amherst Industrial Development Agency Board of Directors 

c/o David S. Mingoia, Executive Director/CEO 

4287 Main Street 

Amherst, New York 14226 

 

Dear Amherst Industrial Development Agency Board of Directors: 

 

 RE: Northtown Center at Amherst – Hampton Inn by Hilton 

 

I am writing to express support for the proposed Hampton Inn by Hilton at the Northtown Center at 

Amherst.  Once completed this new addition to the Northtown Center will improve marketability 

and help maintain a competitive edge when attracting new tournaments and events to the complex. 

 

When responding to Requests for Proposals for future tournaments and events, the Hampton Inn by 

Hilton will be an important component of our marketing strategy, and will be included in our 

response. The hotel will be a compelling element in marketing the Northtown Center to events for 

disabled people, due to its universal design and abundance of accessible guest rooms, and will serve 

as a boon when appealing to all future events by providing conference space and on-site lodging 

which will eliminate transportation time and simplify team and event coordination. 

 

The Northtown Center fully supports Uniland’s proposed Hampton Inn by Hilton and looks forward 

to welcoming this valuable addition to the Northtown Center at Amherst. 

  

Very Truly Yours, 

  

Eric W. Guzdek 
 

Eric W. Guzdek 

General Manager 

Northtown Center at Amherst 
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Drosendahl, Matthew

From: Drosendahl, Matthew

Sent: Friday, June 8, 2018 3:45 PM

To: David Mingoia (DMingoia@amherstida.com)

Cc: Kane, Kellena; Montante, Michael; Sayadoff, Peter; Tytka, David; Flury, Sean

Subject: FW: Northtown Center Hotel

Attachments: 6-8-18 AIDA - Northtown Center Hampton by Hilton - Follow Up Supporting 

Information - Copy.pdf

Hi Dave, 

 

Please see the below and attached to address the questions and clarification requested by the AIDA Executive 

Committee for the project.  

 

This information is being sent with the understanding that the project public hearing notice can be submitted to the 

Amherst Bee today for publication next Wednesday.  

 

Please advise when the public hearing notice has been submitted to the Amherst Bee as soon as possible.  

 

Give me a call at (716) 512-6416 with any questions. 

 

Thanks, 

 

Matthew S. Drosendahl 
Loan Analyst / Portfolio Manager 
 
University Corporate Centre 
100 Corporate Pkwy | Suite 500 
Amherst, NY 14226-1295 
716.834.5000 ext. 416 
www.uniland.com 
 

 
 
Connect with Uniland 

          
 

From: Dave Mingoia [mailto:DMingoia@amherstida.com]  

Sent: Friday, June 1, 2018 8:55 PM 

To: Drosendahl, Matthew <mdrosendahl@Uniland.com> 

Subject: Northtown Center Hotel 

 

CAUTION:This email originated from outside of the organization. Do not click links or open attachments unless you are sure the 

sender AND the content is safe. 

 
 

Matt, 
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I was tied up most of the day and also attended Nathan Neill’s wake today.  I think you may have interacted with him 

when he was AIDA counsel. 

 

The AIDA Executive Committee met this morning and Uniland’s hotel project application was among the items on the 

agenda. The Executive Committee (along with other Board members who were present), reviewed and discussed the 

application and the information provided with your May 18th letter.    

 

After much discussion regarding project eligibility, the Executive Committee is requesting that Uniland provide 

additional information relating to the statutory requirement that the project is likely to attract a significant number of 

visitors from outside the economic development region. In summary, we are seeking additional information in the 

following areas: 

 

1. Information regarding the number of people (not just the number of tournaments) from outside the region that 

would result from increased usage of the Northtown Center facilities for hockey, softball and baseball activities.   

 

Uniland’s application stated the impact from one additional hockey tournament will produce over $680,000 in 

total spending impact to the local economy and $1,600,000 for one additional softball tournament. Attached is 

the impact analysis completed by Visit Buffalo Niagara (VBN) to support those economic impact figures and 

below details the number of people. The second attachment is e-mail correspondence from Pete Harvey with 

VBN that explains the methodology and assumptions for these estimates. 

 

Total Estimated Team Member Counts 

VBN estimates a total of 720 team members would visit the Northtown Center per each additional hockey 

tournament. The assumption is comprised of a 40-team tournament with 18 players per team over a three day 

period.  

 

VBN estimates a total of 1,680 team members would visit the Northtown Center per each additional softball 

tournament. The assumption is comprised of a 70-team tournament with 24 players per team over a three day 

period. 

 

The estimated team counts are included in the attached analyses prepared by VBN: 

1) Event Impact Calculator Detail – Hockey Tournament – 03/29/2018 

2) Event Impact Calculator Detail – Softball Tournament – 03/29/2018 

 

Total Estimated Team Members including Parent, Sibling & Additional Spectator Counts 

In addition to the participants, parents, siblings and other spectators attend the events. VBN states that there is 

no industry standard to apply as attendance numbers vary by event type. However, VBN does state that for 

youth events, it is reasonable to use a spectator multiplier of 2.5. A 2.5 multiplier represents one event 

participant, one parent and 50% of the time one additional person (i.e. second parent, an additional sibling). 

While the Northtown Center caters to all age groups, the majority of events held are youth events. Utilizing a 2.5 

multiplier over a three day event provided the following: 

 

1) Hockey Tournament – 5,400 attendees including participants, parents, siblings and additional spectators per 

additional tournament 

2) Softball Tournament – 12,600 attendees including participants, parents, siblings and spectators per 

additional tournament 

 

 

2. The application indicates that over the past 2 years, the Northtown Center has hosted over 110 international, 

national and regional events, with an estimated attendance of over 200,000 people, with 67% of these people 

from outside the economic development region.  While this information is attributed in the application to the 

Northtown Center General Manager and the Town’s Recreation Supervisor, there is no direct verification of this 
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information, and this information was not included the Recreation Department’s May 18th support letter.  Please 

provide written verification of this information.   

 

Attached is an e-mail from Brad Waltz with Northtown Center detailing the estimated attendance at the facility 

in 2016 and 2017. Please note the methodology used to calculate the estimated attendance is consistent with 

the method used by VBN for the purposes of determining the estimated economic impact of tournaments and 

events, per the attached e-mail from Peter Harvey. 

 

3. To the extent possible, please have USA Hockey provide further information on the number of people its 

proposed increased usage represents. 

 

Attached please find a letter from Norm Page with USA Hockey, clarifying the attendance figures for 

tournaments and events that USA Hockey has committed to bring to the Northtown Center should the on-site 

hotel be developed.  

 

4. To the extent there exists a third party market study for the hotel and/or any other third party analysis relating 

to the location and attraction of visitors, please provide that study or analysis. 

 

Uniland did not engage a third-party market study because our internal market research convinced us that the 

addition of an on-site hotel will attract a significant number of additional out-of-the-area tourists to the 

Northtown Center. Uniland’s findings, which were shared with the AIDA, include the case study of Marlborough, 

MA’s New England Sports Center, USA Hockey’s commitment to additional events and tournaments, and Visit 

Buffalo Niagara’s economic impact analysis of additional tournaments. Our internal market research capabilities 

have been refined by over 20 years of experience and supports real estate development projects for a multitude 

of product types. 

 

 

Please let me know what you will be able to provide and when it will be transmitted. 

 

Regards, 

 

David S. Mingoia 

Executive Director/CEO 

Amherst Industrial Development Agency 

4287 Main Street 

Amherst, New York 14226 

716-688-9000 

716-688-0205 (fax) 

www.AmherstIDA.com 
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Tytka, David

From: Pete Harvey <harvey@buffalosportscommission.com>
Sent: Thursday, June 07, 2018 3:54 PM
To: Tytka, David
Subject: economic impact 

CAUTION:This email originated from outside of the organization. Do not click links or open attachments unless you are sure the 
sender AND the content is safe. 

 
David, 
Per our conversation to clarify our methodology and assumptions relating to attendee data within the impact 
analysis VBN prepared dated 3/28/18: 
  

1)      The formula typically used to estimate total attendees for multiple day events is the number of 
participants x the spectator multiplier x the number of event days. It is standard when reflecting the 
economic impact of attendees to factor the total number of event days. For example, 500 attendees for a 
one day event has less of an impact than 500 attendees for a three day event, which translates to an 
economic impact equal to 1,500 attendees. Each day of the event, the 500 attendees have a daily impact 
on consumer spending including lodging, food and beverage, retail and entertainment. 

  
2)      Regarding how the spectator multiplier is calculated, a consistent figure used for determining a 
spectator multiplier does not exist because the number of additional attendees varies by event type. 
However, for youth events, a spectator multiplier of 2.5 is reasonable. The 2.5 multiplier represents one 
event participant, one parent and 50% of the time one additional person, be it the second parent or a 
sibling. The majority of the events held at Northtown Center are youth events, so using a 2.5 multiplier 
for determining estimated additional attendees is reasonable. 

  
 
 
Pete Harvey 
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Kane, Kellena

From: Waltz, Brad <BWaltz@amherst.ny.us>
Sent: Friday, April 06, 2018 11:03 AM
To: Kane, Kellena; Guzdek, Eric
Cc: Flury, Sean; Drosendahl, Matthew
Subject: RE: Requested Items

CAUTION:This email originated from outside of the organization. Do not click links or open attachments unless you are sure the 
sender AND the content is safe. 

 
Hey Kellena, 
Just so that you have everything in one place, here is the requested info pertaining to our Events List by year: 
 
2016 
 

Local visitors based off of Events List – 36,180 
Out of town visitors based off of Events List ‐ 73,800   
Economic Impact ‐ $15.5 Million 
 
2017 
 

Local visitors based off of Events List – 31,500 
Out of town visitors based off of Events List  ‐ 65,100 
Economic Impact ‐ $13.5 Million 
 
2018 – Projected at this time 
 

Local visitors based off of Events List – 32,220 
Out of town visitors based off of Events List  ‐ 73,050 
Economic Impact ‐ TBD by Pete Harvey  

 
As discussed, I used the following formula to come up with the number of out of town visitors:  Total # of Teams x 20 per 
team x 2.5 persons attending per participant x 3 days (average length of an event) 
 

However, to determine the number of local visitors, I used this formula:  Total # of Teams x 20 per team x 3 persons 
attending per participant x 3 days (average length of an event) 
The only difference is a multiplier of 3 for persons attending rather than 2.5 because of the thought that they are local. 
 
Let us know if you have any questions. 
Thanks, 

 
Brad  Waltz 
Recreation Supervisor 
 

Town of Amherst Youth & Recreation Department 
Northtown Center at Amherst 
1615 Amherst Manor Drive 
Williamsville, NY 14221 
Office:   716.631.7555  ext. 7528 
Fax:      716.631.7562 
Email:  bwaltz@amherst.ny.us  
Web:    www.northtowncenteratamherst.com 
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Kane, Kellena

From: Waltz, Brad <BWaltz@amherst.ny.us>
Sent: Monday, June 11, 2018 4:56 PM
To: Kane, Kellena; Guzdek, Eric
Cc: Flury, Sean; Drosendahl, Matthew
Subject: RE: Requested Items

CAUTION:This email originated from outside of the organization. Do not click links or open attachments unless you are sure the 
sender AND the content is safe. 

 
By the town that the team is from. 
 

 
Brad  Waltz 
Recreation Supervisor 
 

Town of Amherst Youth & Recreation Department 
Northtown Center at Amherst 
1615 Amherst Manor Drive 
Williamsville, NY 14221 
Office:   716.631.7555  ext. 7528 
Fax:      716.631.7562 
Email:  bwaltz@amherst.ny.us  
Web:    www.northtowncenteratamherst.com 
 

From: Kane, Kellena [mailto:Kkane@Uniland.com]  
Sent: Monday, June 11, 2018 4:55 PM 
To: Waltz, Brad; Guzdek, Eric 
Cc: Flury, Sean; Drosendahl, Matthew 
Subject: RE: Requested Items 
 
So you determine where a team is from by the town they are from?  Or a team address? 
 

From: Waltz, Brad <BWaltz@amherst.ny.us>  
Sent: Monday, June 11, 2018 3:52 PM 
To: Kane, Kellena <Kkane@Uniland.com>; Guzdek, Eric <EGuzdek@amherst.ny.us> 
Cc: Flury, Sean <sflury@Uniland.com>; Drosendahl, Matthew <mdrosendahl@Uniland.com> 
Subject: RE: Requested Items 
 

CAUTION:This email originated from outside of the organization. Do not click links or open attachments unless you are sure the 
sender AND the content is safe. 

 
I go event by event.  States for example, I know how many teams are qualified from WNY (local) and how many from out 
of WNY (out of town).   
Same for Nationals, if any happen to be local.  Nationals this year, none of the teams were local.   
 

 
Brad  Waltz 
Recreation Supervisor 
 

Town of Amherst Youth & Recreation Department 
Northtown Center at Amherst 
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1615 Amherst Manor Drive 
Williamsville, NY 14221 
Office:   716.631.7555  ext. 7528 
Fax:      716.631.7562 
Email:  bwaltz@amherst.ny.us  
Web:    www.northtowncenteratamherst.com 
 

From: Kane, Kellena [mailto:Kkane@Uniland.com]  
Sent: Monday, June 11, 2018 3:45 PM 
To: Waltz, Brad; Guzdek, Eric 
Cc: Flury, Sean; Drosendahl, Matthew 
Subject: RE: Requested Items 
 
Thanks Brad.  And what do you use to determine if a team is local of out of town? 
 

From: Waltz, Brad <BWaltz@amherst.ny.us>  
Sent: Monday, June 11, 2018 3:43 PM 
To: Kane, Kellena <Kkane@Uniland.com>; Guzdek, Eric <EGuzdek@amherst.ny.us> 
Cc: Flury, Sean <sflury@Uniland.com>; Drosendahl, Matthew <mdrosendahl@Uniland.com> 
Subject: RE: Requested Items 
 

CAUTION:This email originated from outside of the organization. Do not click links or open attachments unless you are sure the 
sender AND the content is safe. 

 
Hey Kellena, 
To calculate this, I used the information that I provide Visit Buffalo Niagara for them to calculate our economic impact.  
The information is on an event by event basis where I break down how many local teams / participants and how many 
out of town teams / participants for each event.   
 
Hope this helps. 
Thanks, 

 
Brad  Waltz 
Recreation Supervisor 
 

Town of Amherst Youth & Recreation Department 
Northtown Center at Amherst 
1615 Amherst Manor Drive 
Williamsville, NY 14221 
Office:   716.631.7555  ext. 7528 
Fax:      716.631.7562 
Email:  bwaltz@amherst.ny.us  
Web:    www.northtowncenteratamherst.com 
 

From: Kane, Kellena [mailto:Kkane@Uniland.com]  
Sent: Friday, June 08, 2018 4:09 PM 
To: Waltz, Brad; Guzdek, Eric 
Cc: Flury, Sean; Drosendahl, Matthew 
Subject: RE: Requested Items 
 
Hi Brad, 
I’m following up on your email from 4/6/18 explaining the number of local vs. out of town visitors to the NTC.  How did 
you determine where teams were coming from in order to calculate the out of town visitors? 
 
Thank you for your help! 
Kellena 
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From: Waltz, Brad <BWaltz@amherst.ny.us>  
Sent: Friday, April 06, 2018 11:03 AM 
To: Kane, Kellena <Kkane@Uniland.com>; Guzdek, Eric <EGuzdek@amherst.ny.us> 
Cc: Flury, Sean <sflury@Uniland.com>; Drosendahl, Matthew <mdrosendahl@Uniland.com> 
Subject: RE: Requested Items 
 

CAUTION:This email originated from outside of the organization. Do not click links or open attachments unless you are sure the 
sender AND the content is safe. 

 
Hey Kellena, 
Just so that you have everything in one place, here is the requested info pertaining to our Events List by year: 
 
2016 
 

Local visitors based off of Events List – 36,180 
Out of town visitors based off of Events List ‐ 73,800   
Economic Impact ‐ $15.5 Million 
 
2017 
 

Local visitors based off of Events List – 31,500 
Out of town visitors based off of Events List  ‐ 65,100 
Economic Impact ‐ $13.5 Million 
 
2018 – Projected at this time 
 

Local visitors based off of Events List – 32,220 
Out of town visitors based off of Events List  ‐ 73,050 
Economic Impact ‐ TBD by Pete Harvey  

 
As discussed, I used the following formula to come up with the number of out of town visitors:  Total # of Teams x 20 per 
team x 2.5 persons attending per participant x 3 days (average length of an event) 
 

However, to determine the number of local visitors, I used this formula:  Total # of Teams x 20 per team x 3 persons 
attending per participant x 3 days (average length of an event) 
The only difference is a multiplier of 3 for persons attending rather than 2.5 because of the thought that they are local. 
 
Let us know if you have any questions. 
Thanks, 

 
Brad  Waltz 
Recreation Supervisor 
 

Town of Amherst Youth & Recreation Department 
Northtown Center at Amherst 
1615 Amherst Manor Drive 
Williamsville, NY 14221 
Office:   716.631.7555  ext. 7528 
Fax:      716.631.7562 
Email:  bwaltz@amherst.ny.us  
Web:    www.northtowncenteratamherst.com 
 

NOTICE: The information contained in this electronic transmission may be confidential and is the property of Uniland Development Company and its 
affiliates (“Uniland”). Receipt by anyone other than the intended recipient does not constitute a loss of the confidential nature of the communication. This 
transmission also constitutes an electronic communication within the meaning of the Electronic Communication Privacy Act, 19 U.S.C. 2510, and its 
disclosure is strictly limited to the recipient intended by the sender of this communication. If you are not the intended recipient or the employee or agent 
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