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Gary Ferguson 
Executive Director 
Downtown Ithaca Alliance 
171 E. State Street PMB #136 
Center Ithaca 
Ithaca, NY 14850 
 
 
Dear Mr. Ferguson, 
 
Downtown Ithaca Alliance (DIA or Client) engaged Hunden Strategic Partners (HSP) to conduct a two-
phased market demand and financial feasibility analysis for a potential new conference center in downtown 
Ithaca. The study includes an analysis of the marketability and uses of conference centers and exhibit 
facilities, operating and development cost estimates and an economic, fiscal and employment impact 
analysis. The attached is our report.  

This deliverable has been prepared under the following general assumptions and limiting conditions: 

§ The findings presented herein reflect analysis of primary and secondary sources of information 
that are assumed to be correct. HSP utilized sources deemed to be reliable, but cannot 
guarantee their accuracy.  

§ No responsibility is taken for changes in market conditions after the date of this report and no 
obligation is assumed to revise this report to reflect events or conditions occurring after the 
date of this report. 

§ HSP has no control over construction costs or timing of construction and opening. 

§ Macroeconomic events affecting travel and the economy cannot be predicted and may impact 
the development and performance of the project.  

We have enjoyed serving you on this engagement and look forward to providing you with continuing service. 

Sincerely yours, 

Hunden Strategic Partners  
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EXECUTIVE SUMMARY 
The Ithaca Downtown Alliance (Client) engaged Hunden Strategic Partners to conduct a market demand, 
financial feasibility, and economic impact analysis for a potential conference center or related meeting facility 
development in downtown Ithaca. The primary goal of the potential project would be to improve the quality of 
life, increase hotel stays, generate new ongoing jobs, and generate economic impact by attracting 
conference, meetings, banquets, and other events to downtown Ithaca from outside the area.  

The primary questions that HSP was requested to answer include: 

! What is the level of demand for meetings, group events and conference in a downtown Ithaca 
conference facility? What are Ithaca’s potential markets that it is accommodating and not 
accommodating? With better facilities, would more events and meetings be likely to occur? 

! Based on market realities and opportunities, is a new event facility recommended? If so, what 
spaces and amenities should a new conference center include? 

! What is the projected usage of the recommended facility? What are the ranges of annual 
operating costs and net new economic benefits expected for the Ithaca community? 

! What factors should be considered when analyzing site options for a new conference center 
development? What are the funding and governance options? 

Located in the southern Finger Lakes region of Western New York, Ithaca is a small city, whose culture and 
economy is dominated by university life, complimented by scenic beauty. Ithaca is an exemplary college town, 
which is enhanced by its stunning natural setting and surrounding gorges and waterfalls. Adults enjoy college 
towns in large part because they tend to offer a wide variety of the arts, restaurants, nightlife, live theater and 
music, architecture, and other cultural amenities of a large city, yet in an easy to navigate smaller city setting. 
Ithaca is known throughout the northeastern U.S. for its combination of highly attractive natural settings 
combined with a high level of intellectual residents forming an island of sophisticated culture.  

A 2003 Pinnacle Consulting Study for the Ithaca Downtown Alliance determined that an event center 
development in Ithaca was not feasible due to accessibility constraints, limited air service, lack of hotel 
options, and an adequate supply of competitive local and regional event venues to accommodate demand. 
What has changed during the ensuring years? 

! While accessibility constraints continue to exist, the market has evolved over the last 13 years, 
due in part to the continued development of downtown Ithaca. The significant investment into the 
Ithaca Commons has revitalized the area and transformed downtown into an active center of 
restaurants, retail and entertainment. Downtown living, working and leisure activity is now 
sought after compared to the prior 30-year period, when people and businesses avoided or 
moved away from downtowns en masse. The reawakening of downtowns, including Ithaca’s, is 
clearly evident in the amount and diversity of investment in restaurants, hotels, storefronts, 
gathering spaces, lodging, bars and residences.  

! Tourism and visitation to Ithaca has increased, as evidenced by the development of two new 
downtown hotels, the 159-room Marriott Ithaca Downtown (currently opening) and the 123-room 
Canopy by Hilton the Commons, which is projected to open in 2018. Hotel occupancy and 
demand is at an all-time high and is supported by structural and institutional demand generators 
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like Cornell and Ithaca College, yet also by the flourishing wine and recreation industries that 
surround Ithaca. Hoteliers, especially, report an underserved need for space to host events of all 
manner.  

! The restaurant scene continues to improve, and the overall vibrancy of downtown is an attractive 
asset to attract prospective meeting planners. Today’s meeting planners and attendees want a 
walkable, vibrant and unique experience in an attractive setting; not a sanitized setting in an 
isolated facility. The ability to walk out of the event and shop, dine and drink is highly prized by 
planners and attendees. While such a situation did not exist during the prior study, Ithaca now 
offers such a setting and the vibrancy continues to improve.  

! Community leadership at the city and county level have embraced and fostered downtown’s 
growth. There is an awareness that the heart of the community is downtown and it is often 
viewed as the front door to the community. With the hotels that have been developed, it is now 
the “bedroom” for visitors as well as the “dining room”, with all of the restaurants. Leadership 
also recognizes that downtown also should have a “living room” to offer those visitors.  

! The market dynamic between facility supply and demand has shifted. Every interview HSP 
conducted suggested that there is a lack of suitable meeting and event space. Even the smallest 
conference has difficulty being accommodated, either due to a full calendar at existing facilities, 
or simply due to lack of a space large enough or multipurpose in nature. Aging event facilities in 
the market are no longer competitive, and Cornell University does not offer the variety and size 
of spaces necessary to accommodate growing demand. Hotels lacking function space are 
consistently turning away groups, and the CVB is losing business due to a lack of an available 
event facility. Groups that want to be in Ithaca are growing frustrated with the challenged 
associated with holding events in the market. 

! Ithaca is one of the few growing markets in upstate New York, which has provided the market 
relative strength in attracting economic activity and investment.   

! While accessibility has not necessarily changed since 2003, the market within which Ithaca 
competes is relatively small geographically. Ithaca will compete for state-rotating meetings, 
regional events from Pennsylvania to New England and other events that are not seeking fly-in 
destinations. There is a large enough market within the drivable geographic area to support the 
size of facility HSP recommends.  

! In short, HSP’s analysis of the competitive local and regional markets, as well as conversations 
with local stakeholders, industry experts, and potential facility users, suggests that there is 
market opportunity for a conference facility development in downtown Ithaca.  

The following provides more explanation of the findings.  

SWOT Analysis 

This chapter presents HSP’s analysis of the local meeting and event situation and presents recommended 
options for downtown Ithaca.  

A SWOT (Strengths, Weaknesses, Opportunities and Threats) analysis was conducted leading up to these 
recommendations. A SWOT analysis identifies critical factors that will impact the Project’s overall 
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performance. It also suggests implications for the sizing and quality of the project given the current 
environment. Strengths and weaknesses are currently factors impacting the potential project as well as items 
inherent in the project or market, while opportunities and threats are potential and external factors impacting 
the success of the Project. 

This section provides recommendations on the size and quality of the Project based on HSP’s review of the 
market and other factors. In addition, HSP’s experience with similar projects and how they have performed 
played a role in our recommendations and projections.  

Strengths 
! Destination Appeal: Ithaca offers the characteristics and attractions that groups look for when 

considering potential locations for events. The attractiveness of the destination can be a 
deciding factor for meeting planners, and the scenery and nature-oriented attributes of Ithaca, 
combined with the unique experiences offered through breweries, vineyards, Cornell University 
and Ithaca College, provide the market with a competitive advantage over other regional 
destinations when pursuing events. In addition, the vibrancy and activity of downtown continues 
to improve, and the development of new restaurants and hotels are helping to create a critical 
mass of options in downtown Ithaca. 

! Lack of Competitive Local Venues: Currently, downtown Ithaca offers no non-university 
affiliated event venues that offer more than 4,000 square feet of function space. The two most 
relevant event spaces in the market, the Statler Hotel and Emerson Suites, are university-
affiliated venues that have a primary obligation to the students and faculty of the college. While 
the venues attempt to remain flexible and the CVB works to offer event packages to groups, the 
market is unable to accommodate events of 350 to 500 people simply due to the lack of a 
venue.  

! Central Location: Ithaca’s centralized location within the state of New York will provide 
advantages in attracting certain meeting planners and events. Many state and regional 
association events are looking to host events in locations that are equidistant from the corners of 
the state in order to relieve the driving distance of members.  

! Downtown Development: The continued development of downtown will be a major asset in the 
event and meeting package offered by Ithaca. As is mentioned throughout the study, walkable 
and adjacent room blocks are a critical element considered by meeting planners when 
considering event destinations. The development of the Ithaca Marriott Downtown and future 
opening of the Canopy by Hilton will more than double the amount of hotel rooms in downtown 
Ithaca, which will allow the city to be more competitive in attracting events. The new supply of 
hotel rooms also offers a challenge, in that lower demand periods will be exacerbated. Any new 
demand generator, such as a conference facility, will allow hotels to generate more room nights. 

! University Presence: As demonstrated by the survey results, meeting planners have 
historically been attracted to Ithaca due to the presence of Ithaca College and Cornell University. 
Conversations with Statler representatives indicated that groups want to be in Ithaca for an “Ivy 
League experience,” but larger events cannot be accommodated due to a lack of event space, 
availability, and hotel rooms on campus. This presents an opportunity for a new event center to 
leverage this existing unaccommodated demand, and potentially partner with the university to 
host events that, otherwise, would be forced to look elsewhere.  
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! Committed Community Leadership. The City of Ithaca, Downtown Alliance, and CVB have 
demonstrated a commitment to stimulating redevelopment and reinvestment in the city, 
especially the downtown area. The County has also voiced support for more downtown 
development, including a meeting facility. This cooperation and commitment will be necessary to 
move the development process forward. 

Weaknesses 
! Access: Ithaca will be almost strictly a drive-in market due to the limited air accessibility of the 

city. This will limit the pool of events that the city can pursue, and will ensure that downtown will 
never be a major convention destination. It is vital that downtown Ithaca maintains a solid 
infrastructure, specifically parking, in order to accommodate potential events. 

! Hotel Rates: The average daily rate and seasonal performance of the Ithaca hotel market will 
present challenges to Ithaca in attracting certain events. Hotel occupancy, specifically on the 
weekends, guarantees that no major events will be able to be accommodated on the weekends 
due to a lack of hotel room availability. Hoteliers will not be willing to offer group rates (typically 
lower than other rates) to visitors when existing leisure demand is strong enough to fill hotels. In 
addition, many New York state associations look to hold events in September and October, a 
period in which the Ithaca hotel market is already performing at extremely high levels. While the 
development of two new downtown hotels will alleviate a portion of this weakness, the hotel 
situation will present obstacles to Ithaca in attracting events during certain periods of the year. 

! Funding: There is no clear funding structure in place to develop a new conference facility in 
downtown Ithaca. While various funding structures exist for these types of venues, the lack of an 
obvious funding source is an obstacle. In addition, an ongoing funding source will be required to 
support the potential net operating losses sustained by the facility.   

! Loss of Events in Ithaca. Due to lack of quality large function space in Ithaca, several event 
organizers and conventioneers have not considered the city a prime location for a variety of 
events in the past, including for conferences and conventions. This is more of a challenge to 
overcome than a long-term weakness. 

Opportunities 
! Lack of an Available Existing High Quality Function Space. There is no direct competitor for 

the Project in Ithaca, suggesting it would own its place in the market and should not displace 
much existing demand at current local facilities. The simple lack of a non-university affiliated 
event venue has taken Ithaca out of the market for many groups. 

! Opportunity to Fill Hotel Gaps: While the Ithaca hotel market is performing at high levels 
during certain times of the year, there are periods (winter, early spring, late/early fall) when the 
hotels are looking to fill rooms and are willing to offer lower rates. This is especially true for mid-
week business, as conversations with local hoteliers indicated that a new demand generator for 
the Sunday though Thursday period would be a welcome addition to the Ithaca market. HSP’s 
analytics also confirmed this weak period, which is the opposite challenge posed in most 
markets. Most markets are full during the weekdays and soft on weekends.  

! Association Business: Currently, Ithaca is a not a relevant player in the state association event 
market. Many of Ithaca’s peer cities throughout the central New York are benefitting from 
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consistent association business, but Ithaca does not offer the facility or event package to attract 
these groups. This business represents a significant opportunity for a new downtown conference 
center. 

! Wedding Business: As a college town, many students who meet their spouse in school want to 
return to Ithaca to be married. The lack of available event venues on Cornell’s campus has 
resulted in a waiting list of more than two years for a venue, and the prevalence and size of 
Cornell events during prime wedding season makes scheduling and logistics very difficult. The 
development of a flexible, high-quality, ballroom in downtown Ithaca will be attractive to those 
looking to return to Ithaca for their wedding. 

! Flight to Quality. There is a flight to quality that occurs when new space opens with the 
services and amenities customers expect. This then draws business from the existing event 
facilities outside of Ithaca (Rochester, Elmira, Binghamton) to Ithaca where they may have 
wanted to be anyway, but had few meeting/event options. There are a number of local and 
regional corporate users and state associations that make do with lesser facilities, go out of town 
to host events, or lack desired options all because there are not the size and quality of options 
they prefer. A new conference center hotel would recapture and accommodate this latent 
demand.  

! Economic, Fiscal and Employment Benefits. The Project will entice visitors to visit downtown 
Ithaca businesses, restaurants and entertainment facilities. These visits result in increased 
downtown spending, and in turn, an improved local business environment, additional tax 
collections and an increased number of employment opportunities. The visibility that visitors will 
have of the downtown will show off the community to a new population that may consider visiting 
again or even moving to the community. 

Threats 
! Competition. The Project may experience a decline in use should another meeting facility be 

developed in Ithaca before or immediately after the proposed development is completed. 
Advancing a project sooner rather than later could keep the market relatively clear of immediate 
competition, especially in a non-downtown location that would have fewer impactful benefits to 
the community.  

! U.S. Economy and Demand. The current economic situation is gradually improving from the 
most recent recession and this could have an impact on the demand side of the equation. 
Leisure travel slows during economic downturns, as does business and group travel.  

Recommendations 

Analysis of the market appeal, demographics, and competitive local and regional supply of event facilities, as 
well as conversations with local stakeholders, hoteliers, industry experts, and potential demand generators, 
indicates that there is an opportunity for a conference center development in downtown Ithaca. The 
opportunity in the Ithaca market lies with the development of a high-quality, flexible function space with 
breakout rooms that can enhance the meetings package of downtown Ithaca and generate mid-week hotel 
demand through the attraction of social, corporate, and association events. 
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The factors considered for the size of the spaces recommended included the following: 

! Likely budget limitations. Conference facilities are not inexpensive investments and the larger 
the facility, the more expensive the potential ongoing required financial operating support. HSP 
recommended a facility that would accommodate most unaccommodated events, but not all, as 
the costs, especially in an urban setting, can rise quickly.  

! Market for events in downtown Ithaca and the size range of events. Most events desiring to 
be held in Ithaca total fewer than 300 attendees, however, there are enough potential events 
over 300 attendees that cannot currently be held that the facility was designed to accommodate 
up to 667 in a banquet format in the ballroom. This should accommodate most events desiring to 
be in Ithaca.  

! Balancing capacity with the number of quality hotel rooms in and around downtown. 
While quality hotel room supply has been increasing, there is a limit to the size of events that 
can be hosted by hotels in and around the downtown area that are appealing to event 
attendees. Having a meeting facility that has spaces for groups larger than what local hotels can 
accommodate in terms of overnight attendees is currently unnecessary, especially given budget 
constraints on investment.  

! Existing supply and size of conference, meeting and event facilities in the market. 
Currently, there are very few high quality and flexible ballroom, meeting and event facilities in 
the Ithaca market. Facilities on the Cornell campus, especially the Statler Hotel, are not often 
available for usage by non-Cornell events. When they are, the facilities are fairly limited and not 
especially flexible. For example, the ballroom is only 4,140 square feet in the Statler, about 41 
percent of the size of the recommended ballroom in the downtown conference center. The other 
large rooms are fixed auditorium and amphitheater style rooms that are not flexible. The facilities 
at the recommended conference center will have large, divisible spaces that can be configured 
in a variety of formats for many types of events. Even the meeting rooms can be combined to 
form a junior ballroom if necessary.  

The following table outlines the recommended program for a downtown Ithaca conference facility. 

Table 1 
Proposed Program

 
Area Square Feet

Proposed Program

Divisions Square Feet

Proposed Program

Capacity
Booths Theater Banquet

Grand Ballroom 10,000           
Meeting Rooms 4,800            

Total 14,800           

Other Space 18,089           

Total Building SF 32,889           

Source: HSP

4 2,500
6 800

17

 

50 909 667
na Variable Variable

Conceptual Buildout Cost Model
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HSP recommends the development of a facility that features a 10,000-square foot ballroom with four divisions 
and at least 18-foot ceilings and full audio-visual capabilities. This carpeted, column-free space would be able 
to accommodate approximately 900 attendees in a theater setting and 667 in a banquet setting.  

HSP also recommends the development of six breakout rooms totaling 4,800 square feet, resulting in a facility 
with 14,800 square feet of total function space. Based on standard metrics for an efficient event facility of this 
type, HSP expects that pre-function, back-of-house, kitchen, and other ancillary space will bring the size of 
the entire development to approximately 31,000 square feet. If the facility is not able to be this efficient due to 
site constraints, the total square footage could be higher.  

The typical and recommended pre-function space in front of a ballroom or any function space is expected to 
be approximately 30-33 percent of the interior function space. So, for example, the pre-function space in front 
of a 10,000-square foot ballroom is recommended to be 3,000 – 3,300 square feet. This space allows for 
cocktail receptions, the ability to set up tables or booths for vendors or registration and other event needs. 
Sometime this space can be sellable, depending on the situation.  

Other non-sellable space includes bathrooms, the kitchen, storage, employee offices, loading docks and 
hallways.  

The facility should feature all of the expected amenities of modern event facilities, including state-of-the-art 
production technology and Wi-Fi capabilities. The ability to provide high-quality catering will be critical for 
hosting impactful events.  

In terms of parking, the facility’s maximum capacity if all rooms are filled would be more than 1,000. However, 
given how the facility is likely to be used in most cases, not all rooms will be used simultaneously and even if 
they are, the way they are used would be more likely in a setting that would cap attendance at about 800. If all 
attendees arrived by car, which is not likely, HPS assumes two people per car, so a maximum need for 400 
spaces. Yet because this facility is located adjacent to several hotels and most events will be serving visitors 
staying in these hotels (versus local charity balls in most cases), these visitors will have already found parking 
related to their hotel stay, either in private or public garages. As such, the number of net new parking spaces 
needed for this facility is expected to be relatively few.  

In the next phase of this analysis, a general parking analysis will be completed to determine the range of 
spaces likely needed for this facility.  

Budget 

The budget and site details are not the focus of this study, as determining the market-oriented case for a 
facility is the top priority. Now that validity of the concept has been determined, future efforts will focus on 
determining the most appropriate site and the costs. However, HSP is keenly aware of the fiscal constraints 
that public entities are under, so a discussion of budget is critical. The cost per square foot of a high quality 
meetings facility can range substantially, due to construction labor market conditions, the usage of union labor 
and/or prevailing wage, the vertical nature of a building, the site and other items. Also, if an existing building is 
used and rehabilitated, costs could be lower, or even higher, depending on existing conditions, asbestos 
abatement, etc.  
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The table below shows the conceptual buildout cost model. Much can change depending on the site and other 
factors. 

Table 2 
Conceptual Buildout Cost Model

Low High
Site Cost TBD TBD
Site Prep TBD TBD
Hard Construction 6,580,000$       13,160,000$     
Soft Costs 1,650,000$       3,290,000$       
Total (Less Site & Prep) 8,230,000$       16,450,000$     

Source:  HSP
 

Using a wide range of $200 - $400 per square foot for hard construction costs, plus and additional 25 percent 
for soft costs, the cost of a facility could range from $8 million to $16+ million. Parking and its cost will need to 
be determined as well. Site acquisition costs and site prep would add to the total.  

Funding and Ownership. Because the conference center is expected to operate at a deficit, the project will 
likely be owned and financed by a public or non-profit entity. However, it is possible that a public-private 
partnership could be forged, especially if the conference center is built adjacent to an existing hotel and used 
by them as primary function space. There would be an incentive for the private hotel to own all or a 
percentage of the facility. Management via the attached hotel is also an option. 

In most situations where there is a standalone conference center, the facility operates at a deficit and must be 
financed by the public sector. As such it would not generate property taxes, so would not generate TIF. 
Although if there were a surplus of TIF, then supporting such a facility could be an option for use of TIF and 
other public funds.  

These options and considerations will be investigated more fully in the next phase.  

Site 

When considering potential sites for a conference or event facility in downtown Ithaca, there are a number of 
criteria that should be identified and clearly addressed as sites are considered in a future phase. While HSP 
did not conduct a specific site analysis for this project, there are consistent through-lines for successful 
conference center developments throughout the country. These include:   

! Connectivity or Adjacency to a Hotel: Proximity to available room blocks is one of the most 
important factors that meeting planners consider when analyzing destinations. Connectivity it 
preferred, but a new conference center development should be developed within one block of a 
hotel. 

! Walkability to Restaurants, Retail, Entertainment, and Other Activity: The experience of the 
attendee is extremely important in attracting return business, and the activity and options 
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surrounding a facility plays a major role in this experience. A new conference center should 
leverage the continue development of the Ithaca Commons.  

! Parking: As a drive-in destination, Ithaca must offer the parking infrastructure necessary to 
accommodate large events. Proximity to structured parking will be an important factor the visitor 
experience at a downtown Ithaca conference facility. 

! Access and Visibility: While accessibility to downtown Ithaca already presents challenges, any 
new conference center developments should not compound these challenges. Signage and way 
finding will be critical to ensuring an efficient and organized event. 

Governance/Management 

One of the most important decisions for a public entity that is considering the short- and long-term strategies 
for public venues is the management structure of the facilities. The manner in which a municipality or county 
structures the type of management of the facilities is central to the success of the project. Community leaders 
need to implement the best ownership and management structure under which public facilities would operate 
to best suit the needs of the city and county, and to foster the success of the project. 

Ownership of event facilities multi-use facilities throughout the United States varies depending on the type of 
facility, the nature of development of the property, and the needs of each community. However, publicly-
oriented facilities in general, whether they are multi-purpose buildings, exhibit halls, conference centers or 
major convention centers, usually have one of three ownership structures. Many facilities, including most 
event and convention centers are publicly owned, either by a municipality or a county (or related agency). 
Some event facilities are owned by quasi-public entities, such as not-for-profit corporations or authorities. The 
least likely ownership structure is private ownership, although this typically occurs when conference facilities 
are one part of a hotel development and not stand-alone. Banquet halls are often privately owned, but the 
quality level and cost of development is usually one step lower than a publicly-owned facility. While the 
recommended facility in Ithaca will resemble a banquet facility, it is recommended to have higher quality 
facilities, multifunction capabilities and amenities.  

Facilities can be effectively run within any structure if the right, qualified management personnel are in place 
and the incentives and expectations are appropriate for such management. Also, it is critical that the owner 
(whether a municipality, authority, etc.) understands the events, conventions, sports, entertainment, and 
hospitality industry. An undereducated owner (regarding this industry) coupled with any management team 
provides an opportunity for economic and mission failure. Within any structure, safeguards and expectations 
must be in place to ensure everyone is operating with the same goals.  

The two dominant types of management are public operation through the owner’s employees, or private 
management that contracts with the municipal owner. As with ownership structure, pros and cons exist for 
both types of management of event facilities. These management structures are discussed in greater detail in  
Chapter 6 of this report.  

Because the site and adjacencies have not been determined, it is currently inappropriate to make a final 
recommendation on the ownership, funding and management of the recommended facility. If the facility is a 
standalone facility, HSP recommends that the conference center be funded by public funds and operated by 
an expert in the conference center industry. This may include a private, third-party management company. 
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However, if the site chosen is adjacent and/or attached to an existing hotel, the hotel may both invest in the 
project and manage it.  

Given how many unknowns there are until a site and design is determined, it is best to reserve judgement on 
the best management model. 

Funding Model  

HSP has conducted a preliminary review of the funding options that may be available to a project. Again, 
much depends on the ultimate site chosen, but there could be funding in creative ways from both the public 
and private sectors. 

The table below breaks down the funding options that may be available for this project. 

Table 3 

Funding Model Options

Public Sources
State

New York Capital Projects (Legislature/Budget)
Low Cost Loan
Reduced or Waived Fees

County
Bond Funding
Reduced or Waived Fees
CVB/Hotel Tax Funding
Rebate or Use of County Portion of Sales or Restaurant Tax Collected

City
Bond Funding
TIF Funding
Reduced or Waived Fees
Rebate or Use of County Portion of Sales or Restaurant Tax Collected
New local tax

Private Sources
Hotel Owner Equity Investment, Bank Loan
Management Company Investment in Catering Equipment

Other
Business Improvement District Self Assessment

Source:  HSP
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The State of New York has programs that typically change with each new governor. Historically, individual 
projects that are favored by the governor or legislature are granted funding. In the current state budget 
passed this year, approximately $500 million in special projects funding was approved. Ithaca could apply for 
this project to receive funds in this manner. In addition, to the extent that are any low-interest or revolving loan 
funds available at the state level, these could be utilized, although HSP’s investigation suggested that the 
existing program is for small business lending.  

At the City and County level, there are potential options for reducing upfront costs by limiting fees as well as 
by funding infrastructure, such as parking, sidewalks and other items for components of the project that would 
be considered to be public infrastructure. Additionally, existing or incremental hotel and sales tax collections 
could be directed toward debt service.  

Private sources of funding would be equity or debt from a hotel owner, but the project would need to be 
financial profitable in order for these to be likely.  

Finally, a business improvement district could be utilized, which is a way for private businesses to self-assess 
based on their property tax to fund district activities or fund projects that benefit the district, such as a 
conference center.  

Finally, grants from non-profits, foundations or other granting entities could be used for the project.  

Much more process will need to occur to assemble the most appropriate funding development plan.  

Demand Projections 

Downtown Ithaca Conference Center 

The table below shows the events by type projected for the conference center. These projections are 
determined through conversations with comparable regional facilities, analysis of competitive facility event 
history, local stakeholder market feedback, and lost business data from Ithaca competitive local event 
facilities. These annual projections also considered the lack of hotel availability in June, July, August, and 
October due to high occupancy and hotel rate throughout the market, as well as potential inclement weather 
in the winter months. 

Table 4 
Projected Events at the Ithaca Conference Center

Event Type

Projected Events at the Ithaca Conference Center

Year 1 Year 2 Year 3 Year 4 Year 5 Year 6 Year 7 Year 8 Year 9 Year 10

Conventions, Conferences
Consumer Shows
Corporate Events
Special Events

12 14 16 18 18 18 18 18 18 18
1 1 1 1 1 1 1 1 1 1
8 10 12 15 15 15 15 15 15 15
9 10 11 12 12 12 12 12 12 12

Banquets
Meetings Room Events

28 32 37 43 49 49 49 49 49 49
52 62 75 90 108 108 108 108 108 108

Total 110 130 152 178 203 203 203 203 203 203
Meeting & Ballroom Occupancy

Source: HSP

27% 32% 37% 43% 48% 48% 48% 48% 48% 48%

 



 

Downtown Ithaca Conference Center Market and Feasibility Study  Executive Summary – Page 13 

Based on the level of demand experienced by local facilities as well as competitors, and interviews with 
potential sources of demand, HSP made estimates of event demand, by type of event: 

! Conventions/Conferences: While a new downtown Ithaca event facility will not be hosting 
traditional conventions, there is opportunity to host rotating state association conferences that 
need a smaller amount of flexible function space, especially ballrooms and meeting rooms. 
Cornell conferences that are outgrowing existing facilities will also be able to expand in a new 
facility. HSP projected 1.5 conferences per month at a new facility by stabilization, which HSP 
believes is conservative. 

! Consumer Shows: Due to the size and quality of the recommended venue, as well as the 
nature of the Ithaca hotel market, a downtown Ithaca event facility will not be a competitive 
destination for consumer shows. Consumer shows tend to need spaces of at least 45,000 
square feet that can accommodate large installations, such as cars, boats and RVs. 

! Corporate Events: Many alumni-driven corporate events want to be in Ithaca due to the 
presence of Cornell, but there is little available meeting space for non-university affiliated event. 
These events typically need breakout meeting rooms as well as ballrooms for dining and 
speaker portions of their schedule.  HSP estimates more than one corporate event per month by 
stabilization, which again, HSP believes is conservative. 

! Special Events: Ithaca has been considered for dance competitions and acapella competitions, 
but has not offered the space to accommodate the events. While the new space will not be able 
to accommodate major indoor sports, competitive events and entertainment present 
and opportunity, specifically in the winter months. HSP projects approximately one special event 
per month by stabilization. This includes arts and culture events, such as accommodating a 
portion of film fest activities or other downtown events. 

! Banquets: Primarily consisting of weddings and other ceremonies, competitive and comparable 
venues are accommodating approximately 50 to 60 banquet events per year, about one per 
week.  There will likely be weeks throughout the summer months where receptions and 
banquets cannot be accommodated, however, most dinner events typically do not use the entire 
ballroom. This is the benefit of having a divisible ballroom, so multiple simultaneous events can 
be accommodated. Weddings can and likely will fill most Saturday nights. Banquet events can 
also occur during the week for many other user types, include collegiate events, charity events 
and government or related events. The number of full-ballroom events will be limited, but having 
the ability to host such a large group is critical to helping Ithaca move into new markets.   

! Meeting Room Events: These smaller, less impactful events will consist of local companies 
and organizations in need of a meeting space for a variety of reasons. This could 
also include associations looking for space for smaller, educational sessions and sports teams in 
need of a room for game preparation. However, this type of use will be the primary weekday use 
and will help the nearby hotels in an impactful way, as they cannot offer much meeting space 
onsite. Corporate transient and corporate group demand will likely increase due to the 
availability of this new space. 

Overall, it is projected that the number of total events will increase from 110 in Year 1 to 203 by stabilization.  

The next table shows the number of attendees projected in the first ten years of operation.  
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Table 5 
Proposed Ithaca Conference Center Projected Attendance

Event Type Year 1 Year 2 Year 3 Year 4 Year 5 Year 6 Year 7 Year 8 Year 9 Year 10

Conventions, Conferences 3,100 3,700 4,200 4,700 4,700 4,700 4,700 4,700 4,700 4,700
Consumer Shows 700 700 700 700 700 700 700 700 700 700
Corporate Events 1,500 1,900 2,300 2,800 2,800 2,800 2,800 2,800 2,800 2,800
Special Events 4,700 5,400 6,100 6,500 6,500 6,500 6,500 6,500 6,500 6,500
Banquets/Receptions 10,100 11,600 13,400 15,500 17,300 17,300 17,300 17,300 17,300 17,300
Meetings Room Events 4,500 5,500 6,600 7,800 9,400 9,400 9,400 9,400 9,400 9,400

Total All Events 24,600 28,800 33,300 38,000 41,400 41,400 41,400 41,400 41,400 41,400

Source:  HSP
 

A total of 24,600 attendees are projected in the first year, ramping up to nearly 41,400 by stabilization. HSP 
projects that banquets, receptions, and meeting room events will account for nearly 65 percent of all 
attendees by stabilization.   

The table below shows the average number of attendees projected by event type. There will be general 
excitement over the prospect of a new event facility in the market throughout the first couple of years but that 
excitements will gradually subside, as evidenced by the decrease in average attendance to stabilization. 
These numbers are based on conversations with comparable and competitive venues, as well as industry 
standards.  

Table 6 
Projected Average Attendance by Event Type - Ithaca Conference Center

 Year 1 Year 2 Year 3 Year 4 Year 5 Year 6 Year 7 Year 8 Year 9 Year 10

Exhibit Events
Conventions, Conferences and Trade Shows 260 260 260 260 260 260 260 260 260 260
Consumer Shows 700 700 700 700 700 700 700 700 700 700
Corporate Events 190 190 190 190 190 190 190 190 190 190
Special Events 520 540 550 540 540 540 540 540 540 540
Banquets/Receptions 360 360 360 360 350 350 350 350 350 350
Meetings Room Events 90 90 90 90 90 90 90 90 90 90

Average 220 220 220 210 200 200 200 200 200 200

Source: HSP  

Other than consumer shows, the largest events are projected to be specialty events with more than 500 
average attendees per event. This is followed by banquets and receptions, conferences, and corporate 
events. While the table shows the average attendance projection, many of these events will vary greatly in 
size depending upon many factors. HSP expects that events utilizing the five meeting rooms will have the 
greatest variance in the number of attendees. Overall, HSP projects an average attendance per event of 200 
by stabilization, decreasing from an average of 220 attendees in its first year in operation.   

CONFERENCE CENTER OPERATING PROJECTION 

The following table presents the projected operating statement for the facility’s first ten years of operation. The 
projection uses inflated dollars and accrual-based accounting, wherein revenues are recognized when they 
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are earned and expenses are recognized when they are incurred. Revenues include all revenues of the 
facility that can be used for operations. Revenue and expense assumptions are based industry averages 
compiled by HSP and analysis of comparable venues. All revenues and expenses are inflated at a three 
percent annual rate. 

Table 7 
Pro Forma Operating Statement of Revenue and Expenses ($000's, Inflated)

Year 1 Year 2 Year 3 Year 4 Year 5 Year 6 Year 7 Year 8 Year 9 Year 10

Revenue
Event Revenue

Space Rental $73 $89 $106 $127 $138 $142 $145 $149 $153 $156
Equipment Rental 11 13 16 19 21 21 22 22 23 23
Gross Food & Beverage 854 961 1,146 1,371 1,555 1,594 1,634 1,675 1,716 1,759
Event Services Income 65 78 92 107 116 119 122 125 128 131

Sub-total $1,003 $1,141 $1,360 $1,624 $1,830 $1,876 $1,923 $1,971 $2,020 $2,071
Other Revenue  

Advertising and Sponsorships 10 10 11 11 11 11 12 12 12 12
Hotel Commissions 65 77 90 104 114 114 114 114 114 114
Other Revenue 3 3 4 5 5 6 6 6 6 6

Total Operating Revenue $1,081 $1,232 $1,465 $1,744 $1,961 $2,007 $2,054 $2,103 $2,153 $2,204

Expenses  

Food and Beverage $572 $625 $745 $891 $1,011 $1,036 $1,062 $1,088 $1,116 $1,144
Salaries and Wages 353 362 371 380 390 399 409 420 430 441
Employee Benefits 138 141 145 148 152 156 160 164 168 172
Passthrough Labor 21 25 29 34 35 36 37 38 39 40
Maintenance & Repairs 42 51 61 73 86 88 90 93 95 97
Cleaning 19 23 27 33 37 38 39 40 41 42
Utilities 49 51 54 57 60 61 61 62 62 63
Sales and Marketing 35 36 37 38 39 40 41 42 43 44
General and Administrative 37 38 39 40 41 42 43 44 45 46
Insurance 22 23 23 24 25 25 26 26 27 28
Other Operating Expenses 30 31 33 34 36 37 38 39 40 41
Management Fee 48 53 63 75 84 86 88 90 92 94
Reserve For Replacement 32 36 43 51 57 58 59 61 62 64

Total Expenses $1,397 $1,494 $1,670 $1,877 $2,051 $2,101 $2,153 $2,205 $2,259 $2,314
Net Operating Income ($317) ($262) ($205) ($133) ($90) ($94) ($98) ($102) ($106) ($111)

Source:  HSP
 

It is projected that in the first year of operation, the conference center is will generate revenues of $1.08 
million and incur approximately $1.5 million in operating expenses, leaving a deficit of $317,000. Once the 
building stabilizes after marketing and long-term bookings occur, it is expected the facility will reach more than 
$1.96 million in revenue and $2.0 million in expense, decreasing the deficit to $90,000 in year five.  

The above projection includes dozens of assumptions based on market conditions as well as comparable 
facilities. The actual facility designed and built could perform at levels much different than the projection 
shows, based on who owns and operates the facility, as well as the actual facility physical program. Typically, 
standalone conference centers and convention centers operate at a deficit, which is why most are owned by 
the public sector. Conference facilities that are developed as part of hotels are often breakeven or slight loss 
leaders in order to generate stronger hotel business. In total, the market reality for conference facilities, unless 
it is a “wedding factory” style banquet facility (which can be profitable), are tough, resulting in a breakeven, at 
best.  
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Because the size of this facility is so small compared with most true conference centers, the best comps are, 
indeed, privately-owned banquet halls. These facilities do not share their financials, however, they can be 
profitable if they focus on weddings and corporate events during the week. Most public conference centers 
are several times larger than the facility size recommended here.  

Impact of the Conference Center 

The table below summarizes the estimated cumulative 20-year impacts from the conference center project. 

Given how many unknowns there are until a site and design is determined, it is best to reserve judgement on 
the best management model. 

Table 8 
Summary of 20-Year Estimated Impacts

Net New Spending (millions)
Direct $86
Indirect $29
Induced $34
Total $148 

Net New Earnings (millions)
From Direct $27
From Indirect $9
From Induced $10
Total $46 

Net New FTE Jobs Actual
From Direct 61
From Indirect 21
From Induced 24
Total 105 

Taxes Collected (millions)
County Hotel Tax (5%) $2.1
Local Portion of Sales Tax (4%)  

Portion to County (2.25%) $1.9
Portion to City (1.75%) $1.5

Total $5.5 
Construction Impact (millions)

New Materials Spending $11.4
New Labor Spending $9.9

Job-Years, Actual 182

Source:  Hunden Strategic Partners  

The development of a new conference center in downtown Ithaca is projected to generate than $148 million in 
net new spending, more than $46 million in earnings supporting, an average of 105 ongoing jobs, and a net 
fiscal impact of $5.5 million to Ithaca and Tompkins County in its first 20 years of operations. 
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Summary of Chapters 

Economic and Demographic Analysis 

Ithaca is a profoundly distinct small city that has similar amenities of a large city, but set in a small community, 
with world-class higher education institutions. Ithaca has leveraged its richly scenic environment, with over 
150 waterfalls of all sizes and varieties amid the deep gorges and forests. Finally, Cayuga Lake offers water-
based recreation, and the hilltops support a plethora of wineries, with a few breweries as well. The community 
has experienced steady growth since World War II, and has in particular, received a boost from a recent 
downtown renaissance resulting from new hotel, restaurant and retail developments, and a $15.3 million 
redesigned Downtown Commons pedestrian mall with seating, planters and stages. The city is in a position to 
capitalize on a well-rounded mix of attractions and activities in which to work, play, and stay, all in one 
eminently walkable downtown. This is due in part to a robust education-based economy, and the tourism that 
results from the endless desire for people to want to get away from their normal lives and explore scenic 
beauty. Ithaca achieves this balance very well in 2017, and a downtown meeting and conference center is 
one more asset that can enhance its destination appeal and can be supported by the other amenities that are 
now in place in Ithaca. 

Local and Regional Supply Analysis; Trends 

The following table summarizes the competitive local meeting and event facilities, and is sorted by total 
function space (SF). 

Table 9 

Ithaca Local Competitive Meeting Facilities

Venue Name
Total Function 

Space (SF)
Total Meeting 

(SF)
Total Ballroom 

(SF)
Hotel 

Rooms 
Function SF 

per Key

Cornell University Conference Services 14,085 10,778 3,307 -- --
Ithaca College* 11,766 5,550 6,216 -- --
Ramada Hotel and Conference Center 10,340 3,140 7,200 121 85
The Statler Hotel 9,739 5,599 4,140 153 64
The Hotel Ithaca 3,276 276 3,000 180 18
Coltivare* 3,000 0 3,000 -- --
La Tourelle Hotel 3,000 3,000 0 54 56
Ithaca Marriott Downtown on the Commons 2,320 336 1,984 159 15
Country Inn & Suites by Carlson of Ithaca 1,600 1,600 0 58 28
Hilton Garden Inn Ithaca 1,250 1,250 0 104 12
Homewood Suites by Hilton - Ithaca 676 676 0 91 7
Average 5,550 2,928 2,622 115 36

Total 61,052 32,205 28,847 920 --

*Function SF estimated based on capacity
Source: CVENT, Hunden Strategic Partners
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A total of 11 conference and meeting facilities exist throughout Ithaca, and range in size from 676 square feet 
up to 14,085 square feet. The largest event space in the competitive local set located is at the Ramada Hotel 
and Conference Center, which is located 15 minutes north of downtown and offers two ballrooms totaling to 
7,200-square feet. This is followed by the 6,216-square foot ballroom at Ithaca College and the 4,100-square 
foot ballroom at the Statler Hotel on the campus of Cornell University. As indicated by local market 
participants and the venues themselves, key competitive conference facilities in the local market include 
Ithaca College, Statler Hotel, Hotel Ithaca, and the Hilton Garden Inn Ithaca. 

Four of the local meeting and conference facilities are located in downtown Ithaca and, together, offer less 
than 10,000 square feet of available function space. Two of the facilities are affiliated with Cornell University, 
and one venue is on the campus of Ithaca College. Together, Ithaca College and Cornell University house 
more than 28,000 students. There are currently no non-university-affiliated venues located within five miles of 
downtown Ithaca that offer more than 3,000 square feet of function space.  

Although a number of venues with adequate function space exist within the Ithaca market, there are no un-
affiliated venues able to accommodate non-university related demand. The larger venues in the market such 
as the Statler Hotel and Emerson Suites at Ithaca College are examples of the venues that are 
accommodating university or college events before outside events. Few venues in the market are able to 
attract and accommodate rotating state association events. Most venues are accommodating smaller local 
events and meetings. Renovations to Hotel Ithaca will help to add minimal lodging supply and additional 
function space to the market, however HSP expects demand for function space to outpace the current 
pipeline of supply. Overall, analysis of the competitive Ithaca supply and conversations with local facilities 
suggests that a gap exists in the market, and the development of a large, flexible facility with breakout rooms 
and adjacent hotel rooms needed to accommodate existing demand that is leaving the market.  

The following table summarizes the key competitive markets and facilities located throughout New York 
sorted by distance from Ithaca.  
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Table 10 
Ithaca Conference Center - Regional Supply 

Venue Name
Holiday Inn Express Elmira - Horseheads
Hilton Garden Inn - Elmira/Corning
Holiday Inn Elmira Riverview
Holiday Inn Auburn-Finger Lakes Region
Hilton Garden Inn - Auburn
Radisson Hotel Corning
DoubleTree by Hilton Hotel - Binghamton
Holiday Inn Binghamton Downtown
Lake Ontario Event and Conference
Turning Stone Resort & Casino
R.I.T Inn & Conference Center
The Strathallan Rochester
Hyatt Regency - Rochester
Radisson Hotel Rochester Riverside
Diplomat Banquet Center
The Otesaga Resort Hotel
The Desmond Albany Hotel
Radisson Hotel Albany
Albany Marriott
Sheraton at the Falls
Hilton Albany
Gideon Putnam
Saratoga Springs City Center
Mirror Lake Inn
Crowne Plaza
Average
Source: Various Sources, Hunden Strategic Partners

Ithaca Conference Center - Regional Supply 

City
Horseheads
Horseheads
Elmira
Auburn
Auburn
Corning
Binghamton
Binghamton
Oswego
Verona
Rochester
Rochester
Rochester
Rochester
Rochester
Cooperstown
Albany
Albany
Albany
Niagara Falls
Albany
Saratoga Springs
Saratoga Springs
Lake Placid
Lake Placid

Ithaca Conference Center - Regional Supply 

Distance from 
Ithaca (miles)

Total Function 
Space (SF)

Total Meeting 
(SF)

Total Ballroom 
(SF)

29 3,412 812 2,600
31 2,340 -- 2,340
33 6,410 1,610 4,800
37 8,406 2,142 6,264
38 4,448 2,268 2,180
43 8,439 4,479 3,960
48 22,985 12,320 10,665
50 15,066 5,398 9,668
77 10,640 3,940 6,700
79 69,941 11,720 28,353
89 11,250 2,050 9,200
89 10,319 2,620 7,699
90 14,022 2,739 11,283
90 17,544 4,561 12,983
95 12,392 -- 12,392
101 11,734 7,484 4,250
161 14,650 5,840 8,810
161 11,805 2,120 9,685
162 15,796 2,560 13,236
166 5,508 648 4,860
166 17,553 4,283 13,270
188 12,413 6,581 5,832
190 33,004 13,000 20,004
251 6,125 3,725 2,400
251 15,736 5,476 10,260
109 14,478 4,712 8,948

Ithaca Conference Center - Regional Supply 

Hotel 
Rooms 

Function 
SF per Key

99 34.5
119 19.7
149 43.0
165 50.9
92 48.3
177 47.7
207 111.0
237 63.6
203 52.4
268 261.0
304 37.0
155 66.6
338 41.5
460 38.1
-- --

135 86.9
322 45.5
312 37.8
359 44.0
392 14.1
385 45.6
124 100.1
242 136.4
-- --

245 64.2
239 65

  

HSP identified, analyzed and profiled facilities located in New York that are anticipated to compete with a 
conference center development in downtown Ithaca. The average total function space across the 25 venues 
is nearly 14,500 square feet and the average function space to key ratio is approximately 65 square feet per 
key.  

Regionally, most comparable markets within Upstate New York offer similar ecotourism amenities to those 
found in Ithaca. As such, HSP expects Ithaca to compete with a majority of the region to host weekend and 
summer weddings, rotating state association, and corporate events. However, HSP expects a conference 
center development in Downtown Ithaca to attract statewide drive-in business, especially business that is not 
directly related to the local universities. HSP identified an opportunity within the Ithaca market to attract 
meeting and conference events featuring attendees with ties to Cornell University or Ithaca College. 
Additionally, HSP expects a conference center in Downtown Ithaca to be attractive to rotating statewide 
association business, which currently rotates between Buffalo, Rochester, Syracuse, Albany and New York 
City.      

Meeting Planner Survey and Interviews 

New York state association meetings and event business plays a major role in the success of event facilities 
throughout the region. Conversations with local event facilities, market participants and stakeholders indicated 
that midweek corporate and association business is lacking in Ithaca, and there is an opportunity to attract 
such events with the development of a new event facility. HSP contacted the Empire State Society of 



 

Downtown Ithaca Conference Center Market and Feasibility Study  Executive Summary – Page 20 

Association Executives (ESSAE) to better understand the existing state associations’ destination selection 
process, and the opportunity to attract those groups to Ithaca. The ESSAE consists of approximately 262 
state associations. HSP surveyed these associations, as well as a list of 225 contacts that featured rotating 
regional meeting planners, to better understand the market opportunity in Ithaca. While the number of 
responses, 31, is not ideal, the response rate is satisfactory for a cold-call survey given the number of 
contacts available and the historical lack of consideration from event planners. While not completely scientific, 
this state association feedback provides valuable insight on how Ithaca is viewed as a destination.  

The following figure lists the reasons why Ithaca was not selected as an event destination.  

Figure 1 
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Ithaca’s location can present both opportunities and challenges in regards to attracting groups. For some, 
Ithaca is not viewed as an accessible destination, and is therefore not considered as a potential event 
location. Meeting facility size was listed as the second most common reason as to why groups do not 
consider Ithaca. The lack of an attached or adjacent hotel was the third most common reason for not selecting 
Ithaca. A number of groups stated that they have never considered Ithaca as a potential destination for an 
event. The development of a new facility would likely better position Ithaca as a more viable meeting and 
event destination and get on the radar of meeting and event planners.  

The following figure shows a breakdown of reasons respondents selected Ithaca as an event destination. 
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Figure 2 
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As previously mentioned, Ithaca’s location can present opportunities as well, and certain groups view the city 
as an attractive centralized destination. The presence of Cornell University and Ithaca College was the 
second most common reason for selecting Ithaca as an event destination. Moving forward, it is vital that 
Ithaca continues to leverage the university presence in the market. As shown in the figure, groups that are 
currently holding events in Ithaca do so in spite of the existing event and hotel package, not because of it.  

HSP also contacted and interviewed lost groups provided by the CVB to better understand their event, their 
interest in Ithaca, and their reason for not selecting Ithaca. Key feedback from lost business groups includes: 

! Ithaca’s reputation and destination appeal are attractive to meeting planners. The development 
of downtown and increased activity is very enticing to prospective groups. 

! Walkability, scenery, and nature-oriented attractions should be leveraged by Ithaca. Meeting 
planners are looking for unique experiences, and Ithaca has the features to offer that. 

! The lack of a high quality, column free ballroom space and supporting breakout rooms is the 
primary reason for many lost business groups. These groups are typically looking for a capacity 
of 300 to 500, and an attached or adjacent headquarters hotel. A short walk is acceptable, but 
shuttling attendees can be a deal-breaker. 

! Ithaca (and the CVB) has attempted to be creative with function space and lodging requirements 
in the past to be able to accommodate events. This includes packages and contracts that have 
featured rooms from multiple properties and transportation services to the event space. While 
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this is appreciated, this process creates many logistical issues that are not attractive to meeting 
planners.  

! Ithaca’s high hotel rates present issues for certain groups. The consistently high hotel rates will 
ensure that some groups will never strongly consider Ithaca, but higher rated business is willing 
and able to pay market rate to be in Ithaca. This higher-rated business is looking for a flexible 
space with complementary breakout rooms and walkable hotel rooms. 

! The university presence is attractive to meeting planners. Groups have been willing and able to 
work with colleges in the past, but scheduling has presented issues, and the venue location and 
transportation is not ideal for hosting events.  

! It is vital that the CVB promotes any new facility and lodging package in downtown Ithaca. 
Groups have expressed interest, and want to be kept up to date on the progress of a new 
potential event facility in order to prepare for and schedule future events.  

! Access is not viewed as a major issue by lost business groups. The lack of a flexible, un-
affiliated venue with breakout rooms and walkable hotel packages is the reason for lost event 
opportunities in Ithaca.  

Feedback gathered from a variety of potential demand generators provides valuable insight on the market 
opportunity for a new conference center development in downtown Ithaca. Feedback indicates that there is 
significant opportunity for a potential event facility development in downtown Ithaca despite some of the 
current challenges with high hotel rates. Surveyed associations indicated that the lack of a large enough event 
facility with walkable hotel rooms is a major deterrent in considering Ithaca as a destination. Accessibility 
presents issues, but Ithaca’s central location and the presence of Cornell University and Ithaca College are 
attractive to event planners. The ballroom and breakout room needs are consistent with Ithaca stakeholder 
feedback, and for those planners that are not currently considering Ithaca, a new development will put Ithaca 
on the map. 

Hotel and Restaurant Market Analysis 

The following table shows a summary of the hotels in the Ithaca competitive set arranged by distance from the 
Ithaca Commons. 
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Table 11 
Ithaca Competitive Set Hotels

Property Name  Address Distance from Ithaca Commons
Hilton Garden Inn Ithaca 130 E. Seneca St 0.1

Canopy by Hilton Ithaca The Commons 310 E State St 0.1

Marriott Ithaca Downtown On The Commons 120 South Aurora St 0.2

Hotel Ithaca 222 South Cayuga St 0.2

Statler Hotel 130 Statler Dr 1.3

Hampton Inn Ithaca 337 Elmira Rd 1.8

Fairfield Inn & Suites Ithaca 359 Elmira Rd 2.0

Holiday Inn Express & Suites Ithaca 371 Elmira Rd 2.1

Best Western University Inn 1020 Ellis Hollow Rd 2.1

Country Inn & Suites Ithaca 1100 Danby Rd 2.5

Homewood Suites Ithaca 36 Cinema Dr 4.1

Courtyard Ithaca Airport University 29 Thornwood Dr 5.4

Total/Average 1.8

Source: Smith Travel Research, Hunden Strategic Partners

Ithaca Competitive Set Hotels
Rooms  Chain Scale  Open Date 

104 Upscale Aug-05

123 Upper Upscale U/C

159 Upper Upscale Dec-16

125 Independent Jun-72

153 Independent Jun-87

66 Upper Midscale Apr-04

106 Upper Midscale Aug-13

79 Upper Midscale Oct-16

101 Midscale Apr-87

58 Upper Midscale May-08

91 Upscale May-07

107 Upscale Dec-00

1,272 -- Nov-01

 

The 12 hotels in the competitive set will total 1,272 rooms when the Canopy by Hilton Ithaca The Commons 
opens in early 2018. The largest hotel is the Marriott Ithaca Downtown on the Commons, featuring 159 rooms, 
followed by the Statler Hotel with 153 rooms. The opening of the Marriott and Canopy by Hilton will result in a 
total of 511 rooms between four properties located in downtown Ithaca. The average age of the hotels in the 
competitive set is 16 years, however, three of the properties have been open for about 30 years. While a new 
conference center development will likely have the greatest impact on those properties located within walking 
distance of the facility, the entire Ithaca hotel market will benefit from the demand generated from a new event 
facility.  

HSP used Smith Travel Research data to analyze the selected hotel competitive set. The following table 
shows the performance data for the Ithaca competitive set of hotels from 2011 through 2015 and YTD 
September 2016. Data does not include any performance numbers from the Marriott Ithaca Downtown on the 
Commons or the Holiday Inn Express & Suites Ithaca.  

Table 12 

Year
Annual 

Avg. 
Available 
Rooms

Available 
Room 
Nights

% 
Change

Room 
Nights Sold % Change % Occ. % Change ADR % Change RevPar % Change

2011 856 312,440 -- 214,080 -- 68.5 -- $151.12 -- $103.54 --
2012 859 313,664 0.4% 217,997 1.8% 69.5 1.4% $155.78 3.1% $108.27 4.6%
2013 905 330,452 5.4% 220,439 1.1% 66.7 -4.0% $164.25 5.4% $109.57 1.2%
2014 967 352,955 6.8% 223,778 1.5% 63.4 -5.0% $169.87 3.4% $107.70 -1.7%
2015 967 352,955 0.0% 231,990 3.7% 65.7 3.7% $173.37 2.1% $113.96 5.8%

2016 YTD (September) 911 248,703 -5.8% 180,294 -0.3% 72.5 5.9% $178.58 4.1% $129.46 8.9%

Historical Supply, Demand, Occupancy, ADR, and RevPar for Competitive Hotels

CAGR* (2011-2015) 3.2% 3.2% -- 2.1% -- -1.0% -- 3.7% -- 2.5% --

*Compound Annual Growth Rate

Sources: Smith Travel Research, Hunden Strategic Partners    
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Room nights sold have increased every year since 2011, indicating an increase in demand for hotel rooms in 
the market. Occupancy dipped in 2014, dropping to nearly 63 percent, but has rebounded to a year-to-date 
occupancy of 72.5 percent in 2016. The current occupancy rate has surpassed the threshold of approximately 
66 percent, the point at which developers start to consider potential new hotel developments. This has 
resulted in the development of the Marriott Ithaca Downtown and Holiday Inn Express and Suites, which 
opened in late 2016, as well as the expansion of Hotel Ithaca and the development of the Canopy by Hilton, 
which is projected to open in early 2018. This addition of higher-quality supply may result in a decrease in 
occupancy, and additional demand generators will be necessary to reach current occupancy levels.  

In this time period the average daily rate (ADR) has consistently increased, going from $151.12 in 2011 to 
$178.58 in September 2016, an increase of more than $25. Revenue per available room (RevPAR) has 
followed this trend, increasing nearly 26 percent in the last five years. As has been discussed throughout this 
report, Ithaca’s strong rates may present a challenge attracting certain events. Maintaining rate integrity will 
be important to Ithaca hoteliers, and the current rates will hinder a new event facility from attracting significant 
SMERF (social, military, educational, religious, and fraternal) groups that are not willing to pay such high 
rates. Higher rated business, such as corporate events and association events, will be will be much more 
likely to pay those rates.  

The following table shows the occupancy percent by day of the week, by month, for the twelve months 
starting October 2015 through September 2016. The figures represent the projected unaccommodated 
demand from the competitive set hotels in Ithaca. Days of the week with occupancy between 75 and 80 
percent are shown in yellow, suggesting mild displacement and unaccommodated demand, while orange 
shows days with 80 to 90 percent occupancy, suggesting highly likely displacement. Days in red are for times 
when occupancy was greater than 90 percent for the set, suggesting near-certain displacement. 

Table 13 

Sunday Monday Tuesday Wednesday Thursday Friday Saturday Avg
Oct - 15 67.2% 68.7% 73.6% 72.8% 74.8% 92.6% 92.7% 78.4%
Nov - 15 35.9% 47.3% 54.3% 54.5% 67.2% 81.2% 70.8% 57.6%
Dec - 15 25.1% 35.3% 36.8% 34.3% 32.7% 48.0% 45.9% 36.6%
Jan - 16 29.0% 37.6% 46.9% 46.4% 44.4% 49.0% 45.8% 42.6%
Feb - 16 45.8% 52.9% 61.8% 60.9% 62.0% 91.1% 87.0% 65.5%
Mar - 16 48.1% 50.3% 55.9% 61.1% 76.6% 87.4% 72.0% 64.5%
Apr - 16 62.9% 63.6% 65.2% 72.8% 80.6% 98.2% 95.6% 78.3%
May - 16 60.6% 56.4% 63.4% 61.0% 65.9% 83.9% 91.6% 68.1%
Jun - 16 73.5% 80.3% 82.3% 72.6% 81.9% 89.3% 91.2% 81.3%
Jul - 16 79.8% 78.3% 88.3% 88.8% 94.0% 93.8% 95.3% 88.5%
Aug - 16 82.9% 82.7% 89.5% 81.8% 90.0% 92.5% 95.8% 87.6%
Sep - 16 61.4% 60.5% 70.0% 70.8% 79.8% 91.4% 93.6% 76.0%
Average 55.5% 59.4% 65.2% 64.5% 70.5% 83.2% 81.4%

Sources: Smith Travel Research   

Occupancy Percent by Day of Week by Month - October 2015 - September 2016
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Each cell is an average of four specific dates, for example Wednesdays in October averaged 72.8 percent 
occupancy. As shown, Saturday occupancy stays above 90 percent from April through October, with Friday 
being nearly as strong five of those seven months. Tuesday and Wednesday in June, July and August had 
occupancy greater than 80 percent, and Thursday through Saturday during the months of July and August 
had an occupancy greater than 90 percent. The highest occupancy occurred on Saturdays in April, July and 
August, which all experienced over 95 percent occupancy. During December 2015, occupancy averaged 
approximately 37 percent, the lowest in the year. Weekday occupancy is strongest on Friday and Saturday at 
more than 80 percent. Once again, this table above demonstrates an opportunity for improvement in mid-
week business through all seasons other than the peak summer months. 

The strong performance of the Ithaca hotel market is evidenced by the development of two high quality hotel 
properties downtown, the 159-room Marriott by Ithaca Downtown and the 123-room Canopy by Hilton Ithaca 
the Commons. The strength and depth of demand generated by Cornell University, along with the lack of 
lodging options downtown, has resulted in abnormally high average daily rates and growing occupancy rates 
in the market. While seasonal, the performance Ithaca hotels has resulted in many unaccommodated room 
nights in the market, specifically during weekends and citywide sell-out events such as graduation, summer 
tourism months, wedding season in the fall. The two new hotel properties, which will increase the number of 
downtown hotel rooms by 123 percent, will benefit from this consistent built-in demand in the market. 
However, analysis of the market performance and conversations with hoteliers indicates that there are many 
occasions, typically Sundays through Thursdays in the colder months when Ithaca hotels struggle to maintain 
occupancy and are forced to drop rates due to a lack of demand in the market. The development of two new 
competitive hotel properties, totaling 282 rooms, will only increase the need for additional room-night 
generators in the market during these times. The supply of high-quality hotel options located within walking 
distance of downtown, combined with the market opportunity for improved weekday business in the winter, 
spring, and late fall, suggests that a new conference center development would complement the existing local 
demand generators and fill a major gap in the Ithaca hotel market.  
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About Hunden Strategic Partners 

Hunden Strategic Partners is a full service real estate development advisory practice specializing in 
destination assets. The firm provides a variety of services for all stages of destination development in the 
following primary areas: 

! Real estate market and financial feasibility and financial consulting 

! Owner’s representation and operating consulting 

! Strategy and master planning 

! Public incentive analysis 

! Economic, fiscal and employment impact analysis (cost/benefit) 

! Economic and tourism policy/legislation consulting 

! Organizational development 

! Research and statistical analysis 

! Developer solicitation and selection; Private management company solicitation and selection 

Hunden Strategic Partners professionals have provided all of the above services for hundreds of client 
projects worldwide for the public, non-profit and private sectors. In addition, our professionals have prior 
professional career experience in municipal and state government, economic and real estate development, 
hotel operations and non-profit management. Over 80 percent of our clients are public entities, such as 
municipalities, counties, states, convention bureaus, authorities and other quasi-government entities 
empowered to conduct real estate, economic development and tourism activities. 
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Limiting Conditions 

HSP relied on primary and secondary sources of information for the assumptions made in this report and 
assumes these sources to be accurate. Assumptions created for the analysis were based on the data 
available to HSP during the study period as well as professional judgment. 

The Project is assumed to be owned and operated in a first-class manner by parties who have operated 
similar facilities. 

No responsibility is taken for unforeseen events occurring after the date of the analysis, including war and 
terror attacks, natural disasters and major economic recessions. 

This report is intended to be used as a tool for decision-making by the contracting parties related to this 
Project and for no other purpose. 



 

 

TABLE OF CONTENTS 
------------  Executive Summary 

Chapter 1  Economic and Demographic Analysis 

Chapter 2  Local and Regional Supply Analysis; Trends 

Chapter 3  Meeting Planner Survey and Interviews 

Chapter 4  Case Studies  

Chapter 5  Hotel and Restaurant Market Analysis   

Chapter 6     Recommendations 

Chapter 7  Demand and Financial Projections  

Chapter 8  Economic, Fiscal and Employment Impact Analysis 

   

 

  



 

Downtown Ithaca Conference Center Market and Feasibility Study Chapter 1 - Page 2 

ECONOMIC & DEMOGRAPHIC ANALYSIS 
Local market area characteristics such as population, demographics, a diversified economy, access and 
quality of downtown and tourist attractions influence the potential demand for a conference center as well as 
the overall attractiveness of a city to any potential organization or user group. This section profiles the 
community, including an overview of the economic characteristics of the market and the area. 

Overview 

The city of Ithaca is located in the southern Finger Lakes region of Western New York. It also lies at the 
southern tip of the 40-mile long Cayuga Lake, the longest lake in the Finger Lakes region, and the second 
largest lake behind Seneca Lake to the west. Ithaca is the largest city and seat of Tompkins County. The city 
has a population of 30,000 people, however the city is ringed by series of small independent communities, the 
largest of which are South Hill with 6,637 people and Northeast Ithaca with 6,241 people, many of whom are 
students living off-campus. The total population of the immediate community, including most of the college 
students and adjacent built-up communities is 54,000. Ithaca is the principal population center of the Ithaca 
metropolitan area, consisting of Tompkins County, which totals 104,926 people as of 2015, an increase of 
approximately 3,350 since 2010. The Ithaca-Cortland Combined Metropolitan Area, with 153,420 people, is 
up from 150,900 in 2010. This is largely due to the growing campus student enrollment and faculty 
employment, and the natural beauty, combined with the city’s highly educated, cultured and laid-back lifestyle 
that is appealing to many people. 

It is also renown in the Northeastern U.S. as the attractive location of Cornell University, one of the seven east 
coast Ivy League schools, and has distinct characteristics of the traditional American “College Town”. Three 
colleges; Cornell University (22,000 students), Ithaca College (7,400 students) and Tompkins Cortland 
Community College (3,300 students) increase the local permanent population by approximately 30,000 each 
autumn, and bolster the liveliness of the area’s cultural offerings. The city is isolated from other populated 
areas of the state and region, placed at the southern tip of Cayuga Lake amid the landscape’s hills, gorges 
and low mountains. And while there are eight spokes of highways leading to and from town, they are all two-
lane roads and somewhat curvy because they tend to follow the region’s valley’s and ridges. The closest 
interstate highways are 26 miles east near Cortland and 28 miles southwest near Horseheads and Elmira. 
Interstate 90 is 48 miles north of Ithaca at Weedsport. 

The city is located approximately 100 miles southeast of Rochester, 56 miles southwest of Syracuse, 155 
miles east of Buffalo, 166 miles west of Albany, 223 miles northwest of New York City and 230 miles north of 
Philadelphia.  

The city of Ithaca has experienced a steady population count since approximately 1950, although the 
suburban lands around the city have grown since then, padding the county’s population from about 60,000 in 
1950 to nearly 105,000 in 2015.  

Regional Appeal of Ithaca 

Ithaca is not a typical American small city, nor is it even a typical “college town” or a tourist center. It is all of 
those, but not limited to those descriptions.  
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New York State is divided into many geographic regions. The Catskill Mountains, Adirondack Park, and 
Finger Lakes are all completely separate geological regions with rugged hills and mountains, rushing streams, 
waterfalls, gorges and steep cliffs over valleys, both wide and narrow. Most of the state’s 19.75 million citizens 
live in the more level areas of the state, particularly along the Lake Erie and Ontario plain, in the Mohawk 
Valley, and in the wide Hudson River Valley. Although mountains with sweeping views and accompanying 
deep gorges, offering more extreme recreation challenges are not far away, most of the people of New York 
do not live their daily lives within these attractive landscapes. Historically, as well as today, New Yorkers 
across the state plan weekend getaways to the Catskills, Adirondacks and the southern tier of the Finger 
Lakes (among other locales) to take in the natural beauty and lower temperatures, particularly in summer, and 
autumn as leaves turn brilliant colors. 

Ithaca has a number of attributes that set the city apart. The natural topography of the deep and narrow lake 
valley that is home to Six Mile Creek and Cayuga Lake has numerous gorges carved into the steep valley 
walls. Over 150 waterfalls in dozens of forested canyons within a ten-square mile area beckon nature lovers 
to Ithaca many times over. Some are quickly accessed roadside pull-offs or within campus and city parks, 
while others are just outside of Ithaca in state parks and preserves. The views from beyond one thousand feet 
over the glacial lake Cayuga are compelling by themselves. Additionally, there are hundreds of recreational 
trails for biking and hiking inside and outside of these parks, and around Ithaca. 

The climate, soil and topography also contribute to the area’s wine-producing industry. There are 25 wineries 
along the Cayuga Lake Wine Trail, the oldest wine trail in the U.S. Most wineries reside twenty miles or more 
up both shorelines of Cayuga Lake, however a few are scattered very close to Ithaca’s city limits. Beyond 
Cayuga Lake Wine Trail, there are dozens more award-winning vineyards in the Finger Lakes region.  

Ithaca is a small city, whose culture and economy is dominated by university life, complimented by scenic 
beauty. Ithaca is an exemplary college town, which is enhanced by its stunning natural setting and 
surrounding gorges and waterfalls. Adults enjoy college towns in large part because they tend to offer a wide 
variety of the arts, restaurants, nightlife, live theater and music, architecture, and other cultural amenities of a 
large city, yet in an easy to navigate smaller city setting. Ithaca is known throughout the northeastern U.S. for 
its combination of highly attractive natural settings combined with a high level of intellectual residents forming 
an island of sophisticated culture.  

Six breweries have opened up in and around Ithaca, with one of them, Bandwagon Brewpub, being located 
on the Ithaca Downtown Commons pedestrian mall. Accompanying that brewpub is a collection of five 
downtown art galleries, with another five galleries in the city’s outskirts.  

Live theater presenting ballet to theatrical dramas to film festivals are also in abundance. Top draws are the 
Historic State Theater in downtown, The Hangar (professional regional theater), and the Schwartz Center for 
Performing Arts on the Cornell University campus. The area’s collection of numerous museums, such as 
Sciencenter, Museum of the Earth, the History Center, the H.F. Johnson Museum of Art, and the Cayuga 
Nature Center, can rival much larger cities’ museum offerings. 

It is a compact city of numerous cultural arts, shopping, restaurant and nightlife options in a vibrant walkable 
and expanded downtown, all set in a hilly, wooded series of rugged valleys surrounded by 1,000-foot high 
hills, and a seemingly endless supply of waterfalls in every size and shape. This college town would not be 
perceived as such a remote-yet-sophisticated locale were it not for its geographic gift of isolation. One of the 
keys to the success of Ithaca and the appeal of Cornell University, Ithaca College, and the Finger Lakes is its 
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perceived remoteness. The presence of a major Interstate Highway passing around Ithaca, with a typical strip 
of commercial fast food and gas station convenience stores might very well ruin the essence of what makes 
Ithaca and Tompkins County such a destination. It is situated in the midst of the otherwise unresolved 
opposites of dense urbanism, standard suburban landscapes, and relatively poor backwater hamlets that 
make up the eastern U.S. 

Ithaca is a distinct melting pot of big-city culture, moderately-paced daily lifestyles, small-city ease of 
commuting and general manageability, and extraordinary natural beauty. By adding other amenities and 
attractions, such as the Cayuga Valley Wine Trail and the various museums, centers housing the arts, 
boutique shopping, a thriving rebuilt downtown pedestrian promenade, and new hotels and restaurants, the 
entire package of offerings in and around Ithaca have earned the city its image as a compelling destination, 
despite, or possibly because of, its isolation. 

The following figure shows a map of the regional area and most of New York. 

Figure 1-1 

 

Regional Access 

Tompkins County lies at the southern tier of the 40-mile long Cayuga Lake, with rugged hills to the south. This 
combination makes travel in this area more challenging than in flatter landscapes. Ithaca has eight state 
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highways radiating out in all directions, yet none of them are four lane highways. Instead, each of the 
highways are two lane, scenic highways that curve through the valleys. Highway 13 is the area’s busiest 
highway connecting Ithaca northeast to Cortland and Interstate 81, and Elmira/Horseheads and Interstate 86 
to the southwest. Highway 79 links west to Watkins Glen and east to Whitney Point. The city of Auburn, due 
north, and the New York State Thruway can be accessed by highway 34. To the south, 34 takes travelers to 
the pair of towns of Waverly, New York and Sayre, Pennsylvania. Finally, highway 96 (and 96B south of 
Ithaca) is routed to Owego and I-86 to the south, and up north to the Geneva, Waterloo and Seneca Falls 
area near the Thruway, or I-90. Paralleling 96 is scenic highway 89, which closely follows the western shore 
of Cayuga Lake from Ithaca all the way to its northern limit near Seneca Falls. 

At a larger scale, the Finger Lakes region is surrounded by Interstates 99, 90, 88, 86, and 81, with Intestate 
99 beginning its southern journey at Corning, New York, linking the area to Williamsport and Harrisburg 
Pennsylvania. I-81 also connects travelers from Watertown and the Canadian Border in the north, to Scranton 
and Philadelphia in the south. The New York Thruway is a major coast-to-coast highway that regionally 
connects to Boston and Buffalo and points west such as Cleveland and Chicago. The entire region is well 
connected. Travelers to Ithaca simply must expect the last 30 miles will require traversing two-lane roads. 

Airport Access 

The Ithaca Tompkins Regional Airport (ITH) is located three miles north of the downtown area and serves 
approximately 100,000 passengers a year. ITH has three air carriers with regular service to the area: 
American Eagle, Delta Connection, and United Express, all with daily non-stop commercial flights offered to 
three major national gateways: Newark Liberty/New York, Philadelphia, and Detroit. 

There is a local bus service and taxi service that take passengers between the airport and Cornell University, 
and the Downtown Commons. 

Population 

In general, the size of a local population base can help determine the potential demand for many types of 
developments, especially convention centers.  

The table below shows population changes in the United States, the State of New York, the Ithaca MSA, 
Tompkins County and the City of Ithaca.  
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Table 1-1 
Population and Growth Rates

Population Percent Change
1990 2000 2010 2015 Estimate 2000-2015

United States 248,709,873 281,421,906 308,745,538 321,418,820 14.2%
New York 17,990,455 18,976,457 19,378,102 19,795,791 4.3%

Ithaca MSA 94,097 96,501 101,564 104,926 8.7%
Tompkins County 94,097 96,501 101,564 104,926 8.7%

City of Ithaca 29,541 29,287 30,014 30,788 5.1%
City Pop. As % of Metro Area 31.4% 30.3% 29.6% 29.3% --

Source: U.S. Census Bureau, Hunden Strategic Partners
 

The U.S. population grew by 14.2 percent from 2000 to 2015 while the Ithaca MSA experienced a population 
increase of 8.7 percent. During the same period, New York’s population increased by 4.3 percent. Overall, the 
City of Ithaca has experienced a 5.1 percent growth in the past fifteen years.  

Diversified Economy 

A healthy and diversified economy provides not only employment and disposable income for a market’s 
residents, but it also helps to insulate an area from economic downturns. Markets that have historically relied 
on one sector have often had difficulty recovering from market shifts to other sectors, which leads to an 
overall loss of local income and employment. This situation will often lead to declining population trends, as 
has been the case in many industrial cities, as residents move to other areas with better opportunities. 
Markets with diversified employment can often withstand economic downturns better than those reliant on one 
industry. 

The following table shows the 2015 employment by sector for Tompkins County. 
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Table 1-2 

Tompkins County Employment by Industry - 2015

Description Employees Percentage of Total
Total employment 69,764 100%
By industry
  Farm employment 860 1.2%
  Nonfarm employment 68,904 98.8%
    Private nonfarm employment 62,627 89.8%

        Retail trade 5,696 8.2%
      Professional, scientific, and technical services 5,088 7.3%
      Accommodation and food services 4,609 6.6%
      Manufacturing 3,746 5.4%
      Other services, except public administration 3,285 4.7%
      Finance and insurance 1,776 2.5%
      Construction 1,832 2.6%
      Arts, entertainment, and recreation 1,788 2.6%
      Real estate and rental and leasing 2,038 2.9%

  Administrative and waste management services 1,419 2.0%
      Transportation and warehousing 853 1.2%
      Information 730 1.0%
      Wholesale trade 776 1.1%
      Forestry, fishing, and related activities 512 0.7%

 Management of companies and enterprises 301 0.4%
      Mining 341 0.5%
      Utilities 245 0.4%
      Educational services (D) N/A
      Health care and social assistance (D) N/A
    Government and government enterprises 6,277 9.0%
      State and local 5,854 8.4%
        Local government (D) N/A
        State government (D) N/A
      Federal, civilian 258 0.4%
      Military 165 0.2%

(D) Not shown to avoid disclosure of confidential information, but the estimates for this item are included in the totals.
Source: Bureau of Economic Analysis, Hunden Strategic Partners

 

As shown, employment in Tompkins County is not dominated by any primary industry in the private sector. 
Retail trade is the top industry by employment, accounting for 8.2 percent of total employment, followed by 
professional, scientific and technical services with 7.3 percent of total employment.  

Income and Housing 

The depth and strength of a market’s employment base and income levels is a strong indicator of its ability to 
support meeting and event facilities. Indicators of a market’s overall wealth growth can include trends in its 
income and employment. 
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The following table provides data on home ownership, income and retail sales, based on the latest data from 
the US Census Bureau. 

Table 1-3 

  Educational Attainment - 2015

Age 25+ Population United States New York Tompkins County Ithaca
Did not complete high school 13.3% 14.4% 5.8% 3.3%
Completed high school 27.8% 26.7% 19.8% 12.8%
Some college 21.1% 16.2% 13.8% 9.0%
Associates Degree 8.1% 8.5% 9.8% 4.8%
Bachelors Degree 18.5% 19.4% 22.2% 25.9%
Graduate Degree 11.2% 14.8% 28.6% 44.2%

Source:  US Census Bureau, Decision Date, Hunden Strategic Partners
 

The home ownership rate is considerably lower in Ithaca than in the county, state, and the country at 27.5 
percent, mostly due to the large number of transient students that rent apartments and dorm rooms one year 
at a time. The median value of owner-occupied homes is nearly $78,000 lower in the city than in the state, 
while Tompkins County’s figure is $112,700 below New York’s. Real estate values are determined by a 
combination of factors, including density, demand, income levels, and school district strength. The income per 
person and per household are lower than Tompkins County, New York and the country, because such a high 
number of students live off of grants, loans, and part-time jobs while they pursue degrees. Similarly, Ithaca’s 
poverty rate is higher. In college towns, this group is often called “the educated poor” due to the unusually 
high number of students and graduates that are not yet employed to the level of their education. Despite the 
fact that income is lower in Ithaca, the retail sales per capita are much higher in the city than county, state, 
and country. The amount of income streaming into Ithaca through students is largely unreported because it is 
a gift of the student’s families while they attend classes, as a majority of undergraduates and many graduate 
students, are economically supported by their families or student loans. 

Unemployment 

The level of employment, as well as unemployment, offers additional insight into the strength of the local 
economy. The following table shows Ithaca’s unemployment rate in relation to New York and the U.S. 

The following figure shows the unemployment rate in Ithaca, Tompkins County, the Ithaca MSA, New York, 
and the U.S. for 2000 through November 2016. 
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Table 1-4 
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Source: Bureau of Labor Statistics, Hunden Strategic Partners 

Unemployment Rates 

US Unemployment New York Ithaca Tompkins County/Ithaca MSA 

 

Ithaca’s unemployment rate was generally lower than the U.S. and state of New York for the last 16 years. 
The unemployment rate in Tompkins County has also remained consistently lower than that of the U.S. and 
the State of New York.  

Metro Performance Report 

Syneva Economics LLC is a private consulting firm that tracks local and regional economic performance. In 
November 2016 303 metro areas added employment through the year, 73 lost employment and 11 remained 
unchanged. The following section shows the Ithaca market from 2014 to November 2016. 

The following figure shows the total employment. 
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Figure 1-2 

Source: Syneva Economics

 

Employment in Ithaca totaled 74,300 in November 2016. This is a net change of 2,300 jobs from 2015. This 
market is very seasonal, which is shown through the large dips during the summer and end of the year when 
the major schools are not in session. This shows the student and faculty positions which are dependent on 
classes being in session. 

The following figure shows the annual employment growth rate for the Ithaca market. 

Figure 1-3 

Source: Syneva Economics

 

In November 2016 the Ithaca market had an annual employment increase of 3.2 percent. The average for all 
US metro markets was 1.2 percent. 

The next figure shows the Ithaca market rank among all US metros for employment growth rate. 
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Figure 1-4 

Source: Syneva Economics  

The ranking of the Ithaca market for employment growth rate is very seasonal. Through the last three years 
this market has been in all three tiers of the 387 metro areas. As of November 2016 the Ithaca market is 
ranked 34 out of the 387 metro areas. 

Corporate Presence 

In general, a market’s corporations provide stability to a market and generally consistent employment. They 
also provide demand for various real estate developments. While the area’s economy is not dependent on 
one or two major industries, several individual organizations support a large percentage of the MSA’s 
workforce.  

The following table shows the largest employers in the Ithaca area. 

Table 1-5 
Largest Area Employers

Company Industry

Cornell University Education
Ithaca College Education
Borg Warner Morse TEC Automotive Parts Supply
Cayuga Medical Center Healthcare
Ithaca City School District Education
Tompkins County Government
Tompkins Cortland Community College Education
Wegmans Grocery
Franziska Rakers Center Social Services
William George Agency Social Services

Source: Tompkins County Department of Economic Development
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Education is far and away the largest industry in Ithaca. Cornell University, Ithaca College, Ithaca City School 
District, and Tompkins Cortland Community College all employ thousands of people, and are the essential 
reason for the existence and economic attainment of the immediate area. Other large employers include 
Borg-Warner Morse TEC, the Cayuga Medical Center, and local government.  

Higher Education 

The presence of colleges, universities and educational institutions can serve as a major demand base for 
hotel facilities. 

The following table shows colleges and universities in the Ithaca area. 

Table 1-6 

Higher Education

Institution Location
Distance from 
53713 (miles)

Highest 
Degree Offered Enrollment

Cornell University Ithaca, NY 0.0 Doctorate 21,904
Ithaca College Ithaca, NY 0.6 Doctorate 6,769
Tompkins Cortland Community College Dryden, NY 10.3 Associates 3,083
SUNY College of Cortland Cortland, NY 18.6 Masters 6,926
Wells College Aurora, NY 22.6 Bachelors 555

Total Enrollment 39,237

Source: National Center for Education Statistics, HSP
 

There is one larger university in the area and five smaller institutions. Together, there are more than 39,237 
students in the Ithaca region. The largest school is Cornell University with 21,904 students. The enrollment of 
the other smaller schools includes 6,769 at Ithaca College, 3,083 at Tompkins Cortland Community College, 
6,926 at SUNY College at Cortland and 555 at Wells College 

Educational Attainment 

The education level of a community’s residents is indicative of employment, income levels and long-term 
economic growth. Highly educated people have more choices in their decision to locate themselves and their 
families. The higher the education level, the stronger the labor market and the more disposable income that is 
available for spending. 

The following table shows the educational attainment of adults in Ithaca. 
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Table 1-7 

  Educational Attainment - 2015

Age 25+ Population United States New York Tompkins County Ithaca
Did not complete high school 13.3% 14.4% 5.8% 3.3%
Completed high school 27.8% 26.7% 19.8% 12.8%
Some college 21.1% 16.2% 13.8% 9.0%
Associates Degree 8.1% 8.5% 9.8% 4.8%
Bachelors Degree 18.5% 19.4% 22.2% 25.9%
Graduate Degree 11.2% 14.8% 28.6% 44.2%

Source:  US Census Bureau, Decision Date, Hunden Strategic Partners
 

Ithaca has a higher percentage of residents with Bachelor and Graduate degrees than the national, state and 
county averages. These statistics coincide with the presence of a nationally prominent university of higher 
learning, which act as an industry unto itself. Scholars in hundreds of fields are drawn to visit or live in Ithaca 
because of associations with Ithaca College and Cornell University, and the surrounding commercial entities, 
including hotels, restaurants, the arts, boutiques, and entertainment are supported by those residents, and the 
extent to which those universities attract researchers, artists, scientists, and other professors. University 
towns have a more active visitation than a similar-sized city that is based in manufacturing. 

Tourism 

Tourist attractions provide visitors activities while in town and if compelling enough, induce visitation. The 
more tourist attractions, the better the community can lure visitors and business. 

The following table shows the Ithaca’s top tourist attractions. 

Table 1-8 

Attractions
Attraction Category

Cornell University Education

Ithaca College Education

Downtown Ithaca Commons Shopping/Dining

Taughannock Falls State Park State Park

Buttermilk Falls State Park State Park

Robert Treman State Park State Park

Cayuga Lake Outdoor Recreation

Discovery Trail Educational Tour

Cayuga Wine Trail Food/Beverage Tour

State Theatre Arts & Music

Hangar Theatre Arts & Music

Kitchen Theatre Arts & Music

Source: Ithaca CVB
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Ithaca has achieved a highly respected and compelling set of attractions in areas including natural scenery 
and recreation, the arts, and education, including the sciences and numerous museums, which are included in 
the Discovery Trail. Also in the area is a robust vineyard community, which is an important and burgeoning 
tourism industry. The more variety of attractions of varying types, the longer people are induced to stay in an 
area to experience all that they wish. The longer the tourists stay, the more they tend to spend locally. 

The following image is of Triphammer Falls on the Cornell University campus. 

Figure 1-5 

 

Downtown Developments 

In 1996, the Ithaca City Council established the Downtown Ithaca Business Improvement District (DIBID) with 
the mission to promote and enhance the downtown business district. The DIBID is a non-profit organization 
charged with the revitalization, development, promotion, and management of downtown Ithaca. The DIBID 
operates as the Downtown Ithaca Alliance (DIA). The DIBID is not a zoning district, but the DIA supports and 
guides downtown development, in accordance with its approved Downtown Ithaca 2020 Strategic Plan. 

The following figure shows a map of the Downtown Ithaca Business Improvement District. 
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Figure 1-6 

 

The redevelopment of the Ithaca Commons was a key downtown and community project that was a priority for 
community leadership.  

Downtown Ithaca Commons 

The challenges of an aging and crumbling downtown retail scene did not escape Ithaca. By the late 1960s, it 
had become clear that suburbanization, the demolition of many historic buildings (and replacing them with 
surface lots for parking) and urban renewal projects had hurt downtown Ithaca. In 1971, the mayor 
determined that a pedestrian mall could bring back vitality in downtown once again, and in 1975, the three-
block long Downtown Commons opened as a pedestrian mall along State Street between Cayuga Street and 
Aurora Street. It was a successful campaign to bring life back to downtown, however it still faced challenges. 
Suburbanization did not slow down, and a regional shopping mall opened north of the city. By the 1990s, 
empty storefronts were again becoming an issue, as the downtown department store and other long-term 
businesses closed. 

In the 2000s, New Urbanism, a trend in creating mixed-use multi-story urban lifestyle building projects, gained 
a foothold around North America, and Downtown Ithaca began to see new construction. A new agency, the 
Downtown Ithaca Alliance, oversaw new projects for the improvement of downtown businesses, and a series 
of new large-scale projects introduced several urban uses to the city, including a public library. Seneca Place, 
with retail, office and Hilton Garden Inn opened in 2005, Gateway Commons apartments opened in 2007, 
Cayuga Green replaced several vacant lots between 2003 and 2015 with Cinemapolis, Urban Outfitters retail 
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store, a parking garage with retail, and high end apartments, and a ten-story Marriott Hotel at the east end of 
the Commons between the campus and the core of downtown opened in late 2016. 

The latest improvements were a complete $15 million redesign of the pedestrian area of the Commons so that 
it now includes a reinvigorated set of spaces. Among those spaces are improved performance areas, seating 
areas for reading (with energy efficient lighting) a small playground, patterned pavement, and movable 
seating.  

The following images are of the newly redesigned Commons. 

Figure 1-7 

 

With the redesign completed and new hotels and other projects complete, the Downtown Commons, including 
the rest of downtown Ithaca, has once again truly become the center of the city’s activity, as it now occupies 
several more square blocks of new hotels, a library, restaurants, live theater and cinema, nightlife, shopping, 
and a vibrant street life. 

Other Developments 

Hotels 
! Marriott Ithaca Downtown on The Commons, is located at 120 South Aurora Street on the 

southeast corner of the Ithaca Commons. The full-service property opened in December 2016 and 
has 159 rooms. 

! The Canopy by Hilton Ithaca The Commons, is currently under construction at 312 East State 
Street on the east end of the Ithaca Commons. The 123-room hotel is estimated to cost $19 million 
and is projected to open in early 2018. 

! Hotel Ithaca, located at 222 South Cayuga Street just south of the Ithaca Commons. The property is 
modernizing and expanding, even though it is reducing from 180 to 170 rooms. The five-story wing 
will have 90 rooms, 2,900 square feet of additional meeting space, breakout rooms and a new fitness 
center. The project is estimated at $15 million and projected to open in May 2017. 
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Harold’s Square, is a mixed-use development on the Ithaca Commons which proposes to construct a 
168,750 square-foot structure which will add 40 micro-units, 30 one-bedroom units and 38 two-bedrooms, 
nearly 12,000 square feet of retail and more than 25,000 square feet of office space. The project is estimated 
to cost approximately $38 million and is projected to open in late 2018. 

Tompkins Financial Corporation Headquarters, will be located in the 100 block of Seneca Street one block 
north of the Ithaca Commons. Tompkins Financial Corporation, the parent company of Tompkins Trust is 
constructing their new seven-story headquarters on a former parking lot and drive-thru bank branch. The 
drive-thru bank branch will be moved across the street under the current Tompkins Financial Corporation 
offices. The proposed project will have 110,000 square feet of office space and will keep more than 300 jobs 
in downtown Ithaca with several dozen more being added in the months and years following the scheduled 
opening of early 2018. The project is currently estimated to cost $26 million. 

Simeon’s on the Commons and the Cary Building, are located on East State Street just off the Commons 
in downtown Ithaca. Simeon’s on the Commons is a restaurant that is open for dinner every day and lunch 
Friday through Sunday. The American bistro reopened in September 2016 after more than two years of 
completing extensive renovations after a truck crashed into the building in 2014. Several apartments were 
added above the restaurant. The Carey Building completed an expansion that added 4,200 square feet of 
space to the business incubator REV and 20 apartment units. These two projects combined for an investment 
of more than $7 million. 

Implications 

Ithaca is a profoundly distinct small city that has similar amenities of a large city, but set in a small community, 
with world-class higher education institutions. Ithaca has leveraged its richly scenic environment, with over 
150 waterfalls of all sizes and varieties amid the deep gorges and forests. Finally, Cayuga Lake offers water-
based recreation, and the hilltops support a plethora of wineries, with a few breweries as well. The community 
has experienced steady growth since World War II, and has in particular, received a boost from a recent 
downtown renaissance resulting from new hotel, restaurant and retail developments, and a $15.3 million 
redesigned Downtown Commons pedestrian mall with seating, planters and stages. The city is in a position to 
capitalize on a well-rounded mix of attractions and activities in which to work, play, and stay, all in one 
eminently walkable downtown. This is due in part to a robust education-based economy, and the tourism that 
results from the endless desire for people to want to get away from their normal lives and explore scenic 
beauty. Ithaca achieves this balance very well in 2017, and a downtown meeting and conference center is 
one more asset that can enhance its destination appeal  and can be supported by the other amenities that are 
now in place in Ithaca. 
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LOCAL & REGIONAL CONFERENCE CENTER MARKET ANALYSIS & TRENDS 
HSP identified, profiled and analyzed the existing local supply and demand of stand-alone conference 
centers, hotel affiliated conference centers and university related conference centers throughout Ithaca. 
Additionally, HSP assessed the regional competition by market and facilities that exists. In doing so, HSP 
synthesized implications that will inform the feasibility of building a conference center in downtown Ithaca. 
Throughout the process, HSP reviewed the critical components of each venue to determine how a competitive 
conference center in Ithaca will perform within the regional marketplace.  

Conference Center Trends 

Prior to analyzing and profiling local and regional facilities, HSP considered the current trends throughout the 
meeting and conference industry. Before developing a conference facility in Ithaca, it is critical to understand 
the current landscape throughout the industry so that a potential venue is developed with current and future 
norms in mind. The following bullet points outline five primary conference center classifications within the 
industry: 

! A Corporate Conference Center is typically planned for use by only the parent corporation with 
specialized facilities. However these centers often become open market centers with ever 
changing corporate needs. Corporate conference centers are usually designed to meet high 
commercial standards, and can appear to guests as comparable to executive or resort level 
conference centers.  

! An Executive Conference Center is typically utilized by corporations, associations and other 
organizations that emphasize quality of accommodations and services over price. The executive 
conference center concept was developed primarily to satisfy upper-level management meetings 
and educational/training seminars. These facilities generally include state-of-the-art audio and 
visual equipment, and are staffed with conference coordinators. Executive conference centers 
are generally located near urban areas with high concentrations of large corporate facilities. 

! A Resort Conference Center hosts meetings and conferences similar to that of an executive or 
corporate conference center, but place a greater emphasis on the recreational and social aspect 
of the meeting or conference. Such centers are typically, but not always, located within a resort 
environment, and have extensive resort-scale on-site amenities including, but not limited to, golf 
courses, beach and snow ski locations and casinos.  

! A College/University Conference Center is typically owned by a higher educational institution 
and located on-campus. A college/university conference center will cater to college/university 
related guests, executive MBA programs, and in some cases, the open market. 

! A Non-Residential Conference Center offers guests the same services and function space 
they would find at a full-service conference center, but without a residential component.  

Since hitting industry lows during the 2008/2009 economic downturn, the conference center industry has 
since rebounded to experience significant growth. Insurance and financial companies have been at the 
leading edge of the recovery, demanding meeting and conference space for management, leadership and 
sales training. “Complete meeting packages” are also at the leading edge of the conference center rebound 
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as companies get more value when room rental, food and beverage, lodging and IT are all included in the 
quoted price.  

Technology has played a role in the increased demand for conference and meeting facilities. Successful 
facilities will often have the most up to date AV system, modern technology, phone lines, speaker phones, 
flip charts and video chat capabilities. A catered food and beverage service is also often important to 
meeting and conference organizers, especially when it is all-inclusive and available during more than just 
breaks in the day. Overall, modern trends in the meeting and conference industry include: 

! Increased demand for unique and informal meeting space. Such space allows meeting and 
conference attendees to interact in a comfortable and relaxed environment. To create such an 
environment, modern meeting and conference centers are introducing living-room-like furniture 
and meeting space with outdoor patio areas.  

! Up to date technology. Modern technology includes the increase in bandwidth allowing for 
faster internet speeds, the addition of more electronic charging stations for portable devices, 
touch screen computer monitors and TVs, as well as smart technology capable of controlling the 
AV system, sound system, lighting and temperature modes.  

! The introduction of online planning portals for meeting and conference planners. Online 
portals will allow meeting planners to plan every aspect of their meeting online and ahead of 
time, from food and beverage to the types of technological equipment needed.  

The International Association of Conference Centers (IACC) is the global governing body for meeting and 
conference centers. To become an IACC certified conference center, a facility must adhere and comply with 
28 strict regulatory guidelines. IACC guidelines fall into seven broad categories including: 

! Priority of business 

! Design of the conference center 

! Food & beverage 

! Up to date technology 

! Guest room accommodations 

! Conference and business services 

! Ancillary conference centers  

Venues that adhere to such specific regulations by the International Association of Conference Centers are 
granted IACC certification. Such venues are often targeted by large corporations and event planners to host 
functions as attendees can expect the highest quality and most up-to-date amenities.  

Local Meeting and Conference Facilities 

HSP identified meeting and event facilities within and immediately surrounding the City of Ithaca. To identify 
such facilities, HSP spoke with local stakeholders, and those familiar and knowledgeable with the local 
conference market.  
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The following table summarizes the competitive local meeting and event facilities, and is sorted by total 
function space (SF). 

Table 2-1 

 

A total of 11 conference and meeting facilities exist throughout Ithaca, and range in size from 676 square feet 
up to 14,085 square feet. The largest event space in the competitive local set located is at the Ramada Hotel 
and Conference Center, which is located 15 minutes north of downtown and offers two ballrooms totaling to 
7,200-square feet. This is followed by the 6,216-square foot ballroom at Ithaca College and the 4,100-square 
foot ballroom at the Statler Hotel on the campus of Cornell University. As indicated by local market 
participants and the venues themselves, key competitive conference facilities in the local market include 
Ithaca College, Statler Hotel, Hotel Ithaca, and the Hilton Garden Inn Ithaca. 

The following figure shows a map identifying the locations of the local conference and meeting facilities in 
Ithaca. 

Ithaca Local Competitive Meeting Facilities

Venue Name
Total Function 

Space (SF)
Total Meeting 

(SF)
Total Ballroom 

(SF)
Hotel 

Rooms 
Function SF 

per Key

Cornell University Conference Services 14,085 10,778 3,307 -- --
Ithaca College* 11,766 5,550 6,216 -- --
Ramada Hotel and Conference Center 10,340 3,140 7,200 121 85
The Statler Hotel 9,739 5,599 4,140 153 64
The Hotel Ithaca 3,276 276 3,000 180 18
Coltivare* 3,000 0 3,000 -- --
La Tourelle Hotel 3,000 3,000 0 54 56
Ithaca Marriott Downtown on the Commons 2,320 336 1,984 159 15
Country Inn & Suites by Carlson of Ithaca 1,600 1,600 0 58 28
Hilton Garden Inn Ithaca 1,250 1,250 0 104 12
Homewood Suites by Hilton - Ithaca 676 676 0 91 7
Average 5,550 2,928 2,622 115 36

Total 61,052 32,205 28,847 920 --

*Function SF estimated based on capacity
Source: CVENT, Hunden Strategic Partners
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Figure 2-1 

 

Four of the local meeting and conference facilities are located in downtown Ithaca and together offer less than 
10,000 square feet of available function space. Two of the facilities are affiliated with Cornell University, and 
one venue is on the campus of Ithaca College. Together, Ithaca College and Cornell University house more 
than 28,000 students. There are currently no non-university-affiliated venues located within five miles of 
downtown Ithaca that offer more than 3,000 square feet of function space.  

Primary Local Meeting and Conference Facilities  

This section will profile the existing supply of conference and meeting facilities located throughout the City of 
Ithaca. The most relevant conference facilities in the market will be profiled in detail below, and other players 
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within the Ithaca meeting and conference market will be profiled in bullet point format below the primary 
venues.  

Ithaca College 

Ithaca College is located less than two miles south of the Downtown Ithaca Commons and features more than 
11,700 square feet of function space in various venues. The function space is divided between on-campus 
meeting venues and the on-campus Emerson Suites Ballroom. Ithaca College was founded in 1892 as a 
musical school, but the university did not own the buildings in which classes were taught until 1910. Today, 
the university has a student population of more than 6,400.  

The following table outlines the available function space at Ithaca College.  

Table 2-2 

 

The function space available at Ithaca College is divided between the 6,212-square foot Emerson Suites 
Ballroom and eight meeting rooms encompassing more than 5,500 square feet. Ithaca College does not offer 
any on-campus hotel options, but the university does utilize on-campus dormitories to house event attendees 

Function Space Breakdown - Ithaca College

Facilities Total (SF) By Division (SF) Divisions
Ballroom

Emerson Suites Ballroom 6,216 3
Ballroom Total 6,216 -- 3

Meeting Rooms
Clark Lounge 1,575 1
Klingenstein Lounge 1,575 1
Taughannrock Falls Room 750 1
Ithaca Falls Room 525 1
Cayuga Lake Room 405 1
MeMotte Room 300 1
Six Mile Creek Room 240 1
Buttermilk Falls Room 180 1

Meeting Room Total 5,550 -- 8

Hotel Rooms --
Total Exhibit Space 0 / Guest Room --
Total Meeting Space 5,550 --
Total Ballroom Space 6,216 --
Total Function Space 11,766 --

Ballroom Divisions 3 / 100 Guest Rooms --
Meeting Room Divisions 8 --
Total Divisions 3 --

Source: Ithaca College, Hunden Strategic Partners
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when classes are not in session. As there is a limited amount of on-site lodging options, the university relies 
on local hotel lodging options to accommodate meeting and conference attendees. 

The following figure shows a picture from inside Glazer Arena at Ithaca College. 

Figure 2-2 

 

Completed in the Fall or 2011, the $65.5 million Glazer Arena, or Athletics and Events Center, is primarily 
used to host university related athletic competitions and trainings. Since opening, the venue has hosted 
events including the Bomber Wrestling Invitational, Empire 8 Indoor Track & Field Championships and the 
Empire 8 Men’s Tennis Championship in addition to campus and community related functions. In total, the 
arena encompasses approximately 130,000 square feet and has a seating capacity for approximately 6,700 
people.  

The following figure shows the seasonality of events, by month, hosted at Ithaca College for the period of 
June 2012 to August 2016. 
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Figure 2-3 

 

Since 2013, the total number of events hosted at Ithaca College has increased from 1,311 events in 2013 to 
1,629 in 2016, or in increase of more than 24 percent. Historically, Ithaca College has hosted more than 240 
events each April spanning back to 2013, with May as the second busiest month hosting more than 165 
events, on average. Additionally, the summer months of June and July have been the slowest in terms of 
number of events hosted at Ithaca College, which is expected as students are in the midst of summer break. 
At this time, event organizers at Ithaca College will often utilize on-campus dormitories to house event goers 
as the university lacks an on-campus hotel lodging option. January is also a slow month for events at Ithaca 
College, 68 on average, as the eco-tourism assets that make Ithaca an attractive destination in Spring and 
Summer are not activated due to winter.  

The Statler Hotel  

The Statler Hotel features 153 guest rooms and is located on the campus of Cornell University. The hotel was 
established in 1950 as an experiment for hotel education, and is now considered to be the only “teaching 
hotel” within the Ivy League. As Cornell University boasts one of the top hospitality schools in the nation, the 
School of Hotel Administration, professionals from the Statler Hotel work with more than 200 students from 
Cornell University on an annual basis. The hotel is strategically positioned, overlooking both Ithaca’s 
downtown and Cayuga Lake, and boasts more than 9,700 square feet of function space divided between one 
ballroom and twelve break-out meeting rooms. The break-out meeting rooms range in size from 168 square 
feet to 726 square feet. 

The following figure shows a picture of the building façade at the Statler Hotel on the campus of Cornell 
University. 
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Figure 2-4 

 

The Statler Hotel, alongside Cornell University, has committed to environmental sustainability. In doing so, the 
hotel has adopted a number of “green initiatives” aimed at preserving the natural resources in Upstate New 
York. The hotel has adopted policies that include, but are not limited to, the following: 

! Comprehensive recycling program 

! Linen reuse 

! Water conservation 

! Energy conservation 

! Food composting 

! Hazardous materials disposal program 

The following table highlights the function space available for rent at the Statler Hotel.  
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Table 2-3 

 

The Statler Hotel boasts a 4,140-square-foot ballroom with one division and twelve breakout meeting rooms 
throughout the property. The more than 9,700 square feet of function space and 153 guest rooms translate to 
more than 63 square feet of function space per guest room. The Statler Hotel offers the most comprehensive 
function space of all the downtown Ithaca hotel properties, according to conversations with local stakeholders, 
and experiences high leisure and group demand for hotel rooms.  Property management stated that the hotel 
attempts to maintain flexibility between venues and offers a variety of packages to larger groups, but the 
Statler struggles to accommodate groups between 300 and 400 people due to a lack of space. Management 
at the Statler also indicated that the property consistently turns away business between September and 
October due to the prevalence and size of university events occurring in the fall. While the Statler is open to 

Function Space Breakdown - The Statler Hotel

Facilities Total (SF) By Division (SF) Divisions
Ballroom

Grand Ballroom 4,140 2
Ballroom A 1,725
Ballroom B 2,415

Ballroom Total 4,140 2

Meeting Rooms
Yale 528 1
Princeton 550 1
Pennsylvania 576 1
Harvard 390 1
Dartmouth 360 1
Columbia 312 1
Brown 168 1
Rowe 726 1
Taylor A 462 1
Taylor B 726 1
Four Seasons 336 1
Castello Banfi 465 1

Meeting Room Total 5,599 -- 12

Hotel Rooms 153
Total Exhibit Space 0 / Guest Room 0.0
Total Meeting Space 5,599 36.6
Total Ballroom Space 4,140 27.1
Total Function Space 9,739 63.7

Ballroom Divisions 2 / 100 Guest Rooms 1.3
Meeting Room Divisions 12 0.8
Total Divisions 14 9.2

Source: The Statler Hotel, Hunden Strategic Partners
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accommodating any type of group or event, their primary obligation is to the university, and this impacts date 
availability. 

The following figure displays the historical event mix at the Statler Hotel. 

Figure 2-5 

 

Historically, the Statler Hotel event business has been dominated by Cornell University related events, which 
have accounted for approximately 85 percent of all business. Corporate, association and SMERF 
segmentations account for less than 12 percent of group business at the Statler Hotel. Conversations with 
Statler representatives indicated that it is very difficult for the property to guarantee space to meeting planners 
while school is in session. Groups want to be in Ithaca for the Ivy League experience, according to Statler 
management, but the lack of available space and walkable hotel rooms at the Statler hinders the opportunity 
to host non-university events. While the Statler works with the Ithaca CVB and other downtown hotels to offer 
overflow options to groups, the logistics involved with various properties is not typically well received. Statler 
representatives stated that groups are looking to hold events in Ithaca when the weather is nice, typically in 
the spring and fall, but this is when the majority of the larger Cornell events are occurring at the hotel.  

Statler representatives also stated that there is a significant opportunity for a new event facility to 
accommodate wedding business in the market. There is currently a two to four year waiting list to host 
weddings on the campus of Cornell, and many former students are leaving Ithaca if downtown properties 
cannot accommodate their wedding. Statler representatives also stated that state and regional associations 
represent a major gap in the Ithaca event market. Currently, the hotel is only able host smaller educational 
events for associations due to the lack of a large event space. The property is currently competing with 
facilities in Albany, Rochester, and sometimes Syracuse to attract these events. Statler representatives also 
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stated that alumni-driven corporate events typically prefer to remain on campus, there is opportunity for a new 
downtown facility to host events that cannot be accommodated at the Statler. Additionally, Statler 
representatives discussed the importance of infrastructure as it relates to accommodating groups. 
Accessibility constraints ensure that Ithaca will be viewed as a drive-in market, so it is vital that downtown 
offers the parking necessary to accommodate large groups.  

In addition to meeting and event demand that is currently being accommodated, Statler management stressed 
the importance of attracting events that offer synergy to the hotel market. The Statler is near 100 occupancy 
more than 40 weekends per year, but weekday occupancy, especially in the later fall, winter, and early spring, 
continues to lag. Any new event facility should be working to attract mid-week business that can fill these 
gaps. Hotel rates are also much higher on the weekends, and the government rates necessary to attraction 
many associations can only be offered in Ithaca during those slower times.  

Hotel Ithaca 

Located in downtown Ithaca, the full-service Hotel Ithaca features 180 guest rooms and more than 3,200 
square feet of function space. The hotel is located adjacent to the Downtown Ithaca Commons, approximately 
a four-minute drive from Ithaca College, and approximately a five-minute drive from Cornell University. The 
hotel also features an on-site restaurant: Max’s Classic American Grill.   

The following figure shows a picture of the Hotel Ithaca. 
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Figure 2-6 

 

The Hotel Ithaca was formerly a Holiday Inn Hotel, however the Holiday Inn flag expired in 2013. Recently, 
the Hotel Ithaca announced plans for a renovation to the hotel, which calls for the renovation of 80 rooms in 
the main tower, the demolition of 30 hotel rooms and the addition of 90 new hotel rooms where the 30 rooms 
formerly stood.  Additionally, the expansion of the hotel’s function space will include two new 1,000-square-
foot meeting rooms and one 3,200-square-foot ballroom. Once completed, the Hotel Ithaca will include 171 
total guest rooms and more than 7,400 square feet of function space.  

The following table summarizes the function space available at the Hotel Ithaca. 
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Table 2-4 

 

Currently, Hotel Ithaca features one 3,000-square-foot ballroom with three divisions, in addition to one 276-
square-foot boardroom. This venue targets conference events in its ballroom, or smaller meeting events for its 
boardroom.  

The following figure shows a rendering of the proposed expansion and renovation to the Hotel Ithaca. 

Function Space Breakdown - The Hotel Ithaca

Facilities Total (SF) By Division (SF) Divisions
Ballroom

Grand Ballroom 3,000 3
Cayuga 1,000
Ithaca 1,000
Seneca 1,000

Total Ballroom Space 3,000 3

Meeting Rooms
Boardroom 276 1

Total Meeting Space 276 -- 1

Hotel Rooms 180
Total Exhibit Space 0 / Guest Room 0.0
Total Meeting Space 276 1.5
Total Ballroom Space 3,000 16.7
Total Function Space 3,276 18.2

Ballroom divisions 3 / 100 Guest Rooms 1.7
Meeting Room Divisions 1 0.1
Total Divisions 4 2.2

Source: The Hotel Ithaca, Hunden Strategic Partners
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Figure 2-7 

 

Renovation plans call for the future development of 2,000 square feet of meeting rooms and 3,200 square feet 
of ballroom space. Once completed, the hotel will feature 5,200 square feet of ballroom space and 2,276 
square feet of meeting space totaling to 7,476 square feet of function space. While the addition of new 
meeting space will help the facility to attract additional events, the property will not offer the large, flexible 
ballroom facility that the market is calling for, according to conversations with local stakeholders.  

The Hilton Garden Inn – Ithaca  

Similar to Hotel Ithaca, the Hilton Garden Inn Ithaca is located adjacent to the Downtown Ithaca Commons, 
and is less than two miles away from both Cornell University and Ithaca College. The Hilton Garden Inn 
features 104 guest rooms and more than 1,200 square feet of function space divided between two 625-
square-foot meeting rooms. The hotel does not feature a ballroom. The two 625-square foot meeting rooms 
can be combined to form one 1,250-square-foot room.  

The following figure shows a picture of the building façade at the Hilton Garden Inn – Ithaca. 
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Figure 2-8 

 

Management at the Hilton Garden indicated that traveling sports teams competing at Ithaca College or Cornell 
University help to drive business between January and March, conferences hosted by Cornell University and 
the Model UN drive business in April and graduation and some conferences hosted by Cornell University 
helps to drive business in May. Management also indicated that the leisure season does not begin until June 
and runs through August when Ithaca College and Cornell University reunions take place in addition to a 
number of weddings and corporate conference events. Homecoming and alumni events, with some wedding 
events, helps to drive business in September, and university related business helps to drive business through 
December. Historically, December and January are the slowest months for the Hilton Garden Inn – Ithaca. 
Additionally, management estimated that the HGI turns down more than 30 wedding room blocks per year. 

Conversations with Hilton Garden Inn management indicated that downtown Ithaca is viewed as an attractive 
destination, but it is extremely difficult to attract large events due to the lack of a dedicated event facility in the 
market. Currently, larger events are not even considering Ithaca as a potential destination due to the existing 
facility and hotel situation. Representatives from the Hilton Garden Inn Stated that the development of a new 
Marriott property and Hilton property downtown will also generate additional meeting and event leads from the 
corporate database, and this should be capitalized on. It is important to understand that there will always be 
events that Ithaca cannot accommodate due to accessibly and cost constraints, but the Hilton Garden Inn 
consistently is turning away groups and there is significant opportunity in the market.  

The Ramada Hotel and Conference Center  

The Ramada Hotel and Conference Center is located approximately four miles north of the Downtown Ithaca 
Commons. The property features the most rentable function space among the local hotels, at more than 
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10,300 square feet. The function space is divided between two ballrooms, three downstairs meeting rooms, 
three upstairs classrooms and an amphitheater capable of holding 35 people. The Ramada Hotel also 
features 121 guest rooms, a free continental breakfast, outdoor swimming pool, fitness center, business 
center and on-site guest laundry services.  

The following figure shows a picture of the Ramada Hotel and Conference Center in Ithaca. 

Figure 2-9 

 

The Ramada Hotel and Conference Center features two ballrooms totaling approximately 7,200 square feet, 
six meeting rooms totaling approximately 3,100 square feet and one amphitheater that can accommodate up 
to 35 people. The meeting rooms are divided between three breakout classrooms and one large meeting 
room with two divisions.  

Other Local Meeting / Conference Facilities  

This section profiles the existing supply of other conference and meeting facilities located throughout the City 
of Ithaca. The properties outlined in this section are considered to be secondary competitors to a stand-alone 
conference center development in Ithaca’s downtown.  

! The Cornell University Conference Services Center is located on the campus of Cornell 
University. This venue serves as the primary destination for meetings and conferences hosted at 
Cornell University. The community center features more than 14,000 square feet of rentable 
function space, and is divided between a 3,307-square-foot ballroom and more than 10,700 
square feet of meeting space. Much of the available meeting space at the Cornell University 
Conference Services Center are lounges and designated conference rooms, however this venue 
is not expected to primarily compete with a new conference center development in Ithaca’s 
downtown as it primarily serves Cornell University events and activities.  
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! Coltivare Culinary School is a local farm-to-table restaurant located at the corner of Cayuga 
Street and Clinton Street. The restaurant features one 3,000-square foot banquet facility, which 
can be divided into two individual rooms. The venue targets private catered and corporate 
events for up to 200 people including holiday celebrations, weddings, social galas and corporate 
bookings. HSP expects this venue to moderately compete with a conference center 
development in Downtown Ithaca as the venue is located downtown and both will target groups 
of up to 200 people.  

! La Tourelle Hotel & Spa is located just south of Ithaca College and approximately three miles 
south of the Downtown Ithaca Commons. The hotel boasts 52 guest rooms and two on-site 
restaurants, including the Bistro, which serves breakfast and lunch, and John Thomas 
Steakhouse, which offers nightly dinner service. La Tourelle Hotel & Spa offers a two-level 
meeting/banquet space with seating for up to 150. Additionally, the hotel offers the Yellow Barn 
Suite that is offered to groups between 15 and 40 people. Together, the function space available 
at La Tourelle Hotel & Spa is estimated to be approximately 3,000 square feet. HSP does not 
expect a downtown conference center development to directly compete with La Tourelle Hotel & 
Spa due to its minimal function space as well as the hotel’s location.  

! The 159-guestroom Ithaca Marriott Downtown at the Commons opened in December of 
2016, and is the newest hotel property to open in Downtown Ithaca. The hotel is located less 
than two miles away from both major universities, Ithaca College and Cornell University. The 
property features more than 2,300 square feet of function space, which is divided between the 
1,984-square-foot Gorges Ballroom and the 336-square-foot Galls Boardroom. Management at 
the Marriott Downtown expressed interest in the development of an adjacent or connected 
downtown conference center, and indicated that a 5,000-square-foot ballroom and 
accompanying breakout meeting rooms to be the ideal development scenario. HSP does not 
expect a downtown conference center development to directly compete with the Ithaca Marriott 
Downtown as the hotel offers minimal function space and a ballroom of less than 2,000 square 
feet.  

! The Country Inn & Suites by Carlson of Ithaca is a 58-room upper midscale hotel property 
located approximately two and a half miles south of the Downtown Ithaca Commons. The 
property was built in 2008 and features an estimated 2,000 square feet of meeting space divided 
between two meeting rooms and one boardroom. HSP does not expect the Country Inn & Suites 
to directly compete with a downtown conference center development as the property offers 
minimal function space and no ballroom space.  

! The Homewood Suites by Hilton – Ithaca is located approximately 4.5 miles north of 
downtown Ithaca and in close proximity to the Shops at Ithaca Mall. The 91-room hotel property 
opened in May of 2007 and features the 676-square-foot Cayuga meeting room that can 
accommodate between 15 and 50 people. HSP does not expect the Homewood Suites to 
directly compete with a downtown conference center development as the property features only 
one meeting room.  

Implications 

Although a number of venues with adequate function space exist within the Ithaca market, there are no un-
affiliated venues able to accommodate non-university related demand. The larger venues in the market such 
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as the Statler Hotel and Emerson Suites at Ithaca College are examples of the venues that are 
accommodating university or college events before outside events. Few venues in the market are able to 
attract and accommodate rotating state association events. Most venues are accommodating smaller local 
events and meetings. Renovations to Hotel Ithaca will help to add minimal lodging supply and additional 
function space to the market, however HSP expects demand for function space to outpace the current 
pipeline of supply. Overall, analysis of the competitive Ithaca supply and conversations with local facilities 
suggests that a gap exists in the market, and the development of a large, flexible facility with breakout rooms 
and adjacent hotel rooms needed to accommodate existing demand that is leaving the market.  

Regional Competitive Meeting and Conference Centers 

The following section profiles the primary markets in New York that are expected to compete with a new 
conference facility in Ithaca for event business as well as rotating state association business. Each profile will 
include an analysis of the overall market in addition to an analysis of the key venue(s) within that respective 
market. HSP identified facilities with at least a 4,000-square-foot ballroom located in markets similar to that of 
Ithaca. HSP lowered this threshold for markets within closer proximity to Ithaca. Competitive markets include 
Horseheads, Elmira & Corning, Auburn, Binghamton, Oswego, Rochester, Cooperstown, Albany, Niagara 
Falls, Saratoga Springs and Lake Placid. 

The following table summarizes the key competitive markets and facilities located throughout New York 
sorted by distance from Ithaca.  

Table 2-5 

  

Ithaca Conference Center - Regional Supply 

Venue Name
Holiday Inn Express Elmira - Horseheads
Hilton Garden Inn - Elmira/Corning
Holiday Inn Elmira Riverview
Holiday Inn Auburn-Finger Lakes Region
Hilton Garden Inn - Auburn
Radisson Hotel Corning
DoubleTree by Hilton Hotel - Binghamton
Holiday Inn Binghamton Downtown
Lake Ontario Event and Conference
Turning Stone Resort & Casino
R.I.T Inn & Conference Center
The Strathallan Rochester
Hyatt Regency - Rochester
Radisson Hotel Rochester Riverside
Diplomat Banquet Center
The Otesaga Resort Hotel
The Desmond Albany Hotel
Radisson Hotel Albany
Albany Marriott
Sheraton at the Falls
Hilton Albany
Gideon Putnam
Saratoga Springs City Center
Mirror Lake Inn
Crowne Plaza
Average
Source: Various Sources, Hunden Strategic Partners

Ithaca Conference Center - Regional Supply 

City
Horseheads
Horseheads
Elmira
Auburn
Auburn
Corning
Binghamton
Binghamton
Oswego
Verona
Rochester
Rochester
Rochester
Rochester
Rochester
Cooperstown
Albany
Albany
Albany
Niagara Falls
Albany
Saratoga Springs
Saratoga Springs
Lake Placid
Lake Placid

Ithaca Conference Center - Regional Supply 

Distance from 
Ithaca (miles)

Total Function 
Space (SF)

Total Meeting 
(SF)

Total Ballroom 
(SF)

29 3,412 812 2,600
31 2,340 -- 2,340
33 6,410 1,610 4,800
37 8,406 2,142 6,264
38 4,448 2,268 2,180
43 8,439 4,479 3,960
48 22,985 12,320 10,665
50 15,066 5,398 9,668
77 10,640 3,940 6,700
79 69,941 11,720 28,353
89 11,250 2,050 9,200
89 10,319 2,620 7,699
90 14,022 2,739 11,283
90 17,544 4,561 12,983
95 12,392 -- 12,392
101 11,734 7,484 4,250
161 14,650 5,840 8,810
161 11,805 2,120 9,685
162 15,796 2,560 13,236
166 5,508 648 4,860
166 17,553 4,283 13,270
188 12,413 6,581 5,832
190 33,004 13,000 20,004
251 6,125 3,725 2,400
251 15,736 5,476 10,260
109 14,478 4,712 8,948

Ithaca Conference Center - Regional Supply 

Hotel 
Rooms 

Function 
SF per Key

99 34.5
119 19.7
149 43.0
165 50.9
92 48.3
177 47.7
207 111.0
237 63.6
203 52.4
268 261.0
304 37.0
155 66.6
338 41.5
460 38.1
-- --

135 86.9
322 45.5
312 37.8
359 44.0
392 14.1
385 45.6
124 100.1
242 136.4
-- --

245 64.2
239 65
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HSP identified, analyzed and profiled facilities located in New York that are anticipated to compete with a 
conference center development in downtown Ithaca. The average total function space across the 25 venues 
is nearly 14,500 square feet and the average function space to key ratio is approximately 65 square feet per 
key. Each major market and the key venues within that market will be profiled below. 

Prior to analyzing the competitive regional markets, it is first important to understand the current state 
association rotation throughout New York. Rotating state associations generate a large percentage of 
business at the meeting and conference facilities throughout the region and as such, it is important to 
understand their historical rotation. 

The following figure shows a map of the New York state association rotation. 

Figure 2-10 

 

New York state associations primarily rotate through the cities of Buffalo, Rochester, Syracuse, Albany and 
New York City as they are major cities within New York but also located along major thoroughfares in the 
region. State associations will infrequently rotate through Lake Placid however, higher quality events generally 
host events in Lake Placid as facility rental and added costs are higher in Lake Placid than competing 
markets. The appropriate conference center development in Downtown Ithaca should work to attract such 
state association rotations as Ithaca boasts a robust ecotourism component and destination appeal.  
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Regional Market Profiles  

Horseheads, Elmira & Corning Market  

The Horseheads, Elmira & Corning market is located in the southwest section of the Finger Lakes region of 
New York. The southwest section of the Finger Lakes region is best known for its selection of vineyards, 
breweries and hard-cider mills in addition to a number of outdoor amenities including hiking and biking trails, 
waterfalls, state parks and fishing. Additionally, this market is home to the National Soaring Museum and is 
known as America’s Soaring Capital due to its high concentration of thermals. The Horseheads, Elmira and 
Corning market is approximately 35 miles southwest of downtown Ithaca, and is home to an estimated 
population of more than 45,000 people in 2015. 

A total of four venues were identified, and are expected to compete with a conference center development in 
Ithaca. Although three of the four venues do not feature a ballroom that is at least 4,000 square feet, HSP 
anticipates that the market’s close proximity and location within the scenic Finger Lakes region will make 
these venues competitive with Ithaca irrespective of their size. Venues located in this market include: 

! The Holiday Inn Express Elmira – Horseheads features 3,412 square feet of function space, 
which is divided between a 2,600-square-foot ballroom and 812 square feet of meeting space. 
The Holiday Inn Express also offers 99 guest rooms, and has a total function square foot to key 
ratio of 34.5 square feet per key. HSP has identified approximately 227 guestrooms within 
walkable distance from the Holiday Inn Express.  

! The Hilton Garden Inn Elmira – Corning boasts 2,340 square feet of function space and 119 
guestrooms, offering a function space square foot to key ratio of 19.7. This property is estimated 
to be within walking distance of more than 470 hotel guest rooms. The rentable function space 
at the Hilton Garden Inn comes only in the form of a 2,340-square-foot ballroom.  

! The Holiday Inn Elmira Riverview offers the second most function space within this 
competitive market with 6,410 square feet of rentable function space along with 149 
guestrooms. Rentable function space at the Holiday Inn Elmira is divided between a 4,800-
square-foot ballroom and more than 1,600 square feet of breakout meeting space. The venue 
features a function space square foot to key ratio of 43 square feet.   

! The Radisson Hotel Corning offers the most rentable function space across the four properties 
in the set at 8,439 square feet. The Radisson also offers the most hotel rooms in the set at 165. 
Function space at the Radisson is divided between an almost 4,000 square foot ballroom and 
more than 4,400 square feet of breakout meeting space. The function space square foot to key 
ratio is 47.7 square feet per key at the Radisson Hotel Corning. 

Management at the Holiday Inn Elmira Riverview indicated that group associations, local special interest 
groups and weddings in the summer months are the primary drivers of business at their respective property, 
and within the market. Management also indicated that the Holiday Inn Elmira Riverview hosts approximately 
40 weddings and 60 association events per year and that people travel to the market for a genuine earthy and 
rustic experience. Additionally, the venue and the market will work to accommodate smaller association 
business as well as training events for larger associations.  

HSP expects that a conference center development in downtown Ithaca will directly compete with the 
Horseheads, Elmira and Corning market to host wedding events as well as small- to mid-sized association 
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business. HSP believes that the close proximity of the markets, lower rental costs and their location within the 
Finger Lakes region will be key reasons for competition. It is important to note that there is no stand-alone 
conference center development in the Horseheads, Elmira and Corning market and no venue that can 
accommodate mid-to large-sized conferences and events.  

Auburn Market 

Auburn, New York is located approximately 37 miles north of Ithaca, and had an estimated 2015 population of 
just less than 27,000 people. Similar to the Horseheads, Elmira and Corning and the Ithaca markets, the 
Auburn market is also located within the Finger Lakes region of New York, making it a tourist destination for 
outdoor lovers and wine connoisseurs alike. Additionally, Auburn is home to a limited number of destination 
attractions including the Seward House Museum, Harriet Tubman House, Merry Go Round Playhouse and the 
Auburn Public Theater.  

HSP identified the two most relevant facilities within the Auburn market expected to compete with a 
conference center development in Downtown Ithaca. Both venues are located within walking distance of 
Auburn’s Downtown, restaurants and local area attractions including the Auburn Public Theater and the Merry 
Go Round Playhouse. The venues located within the Auburn market include: 

! The Holiday Inn Auburn-Finger Lakes Region which boasts 8,460 square feet of function 
space and is divided between more than 6,200 square feet of ballroom space and more than 
2,100 square feet of breakout meeting space. The Holiday Inn also offers 165 guestrooms and 
features a function space square foot to key ratio of almost 51 square feet.  

! The Hilton Garden Inn – Auburn offers guests more than 4,400 square feet of function space 
and 92 guestrooms. The rentable function space at the Hilton Garden Inn is divided between a 
2,180-square-foot ballroom and more than 2,200 square feet of breakout meeting space. The 
property features a function space square foot to key ratio of 48.3 square feet.  

The competitive meeting and conference facilities identified within the Auburn market feature an estimated 
380 walkable hotel rooms consisting of upper midscale, upscale and independent hotel properties. This 
market is also located approximately ten miles to the south of Interstate-90 and approximately 30 miles 
southwest of Syracuse, New York. Due to Auburn’s position along one of New York’s major thoroughfare’s 
and proximity to Syracuse, HSP anticipates that the Auburn meeting and conference market will moderately 
compete with the Ithaca meeting and conference market should a facility be developed. The Auburn market is 
easily accessible to drive-in clientele however, features a limited number destination and eco-tourism 
attractions which can be found within the Ithaca market and other Upstate New York markets. The Auburn 
market also lacks a high concentration of walkable hotel rooms from its meeting and conference facilities 
making it difficult for event organizers to lock in large room blocks. The lack of hotel room supply will likely 
deter large rotating state association business from the Auburn market. However, the Auburn market is 
anticipated to compete with the Ithaca market to host smaller state association business as pricing is 
expected to be competitive and lower than Ithaca. 
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Binghamton Market 

Binghamton has, for some time, been at the center of the education industry, and is the birthplace of IBM and 
the home to Binghamton University. Binghamton University was founded in 1946 as the then, Triple Cities 
College, and has since become one of the top SUNY schools in the state with more than 120,000 alumni. The 
increased popularity of Binghamton University has also contributed to an increased investment into the city’s 
downtown retail and restaurants in as well as its night life. Management at the Doubletree by Hilton within the 
Binghamton market expressed that this change has led to increased business.  

The Binghamton market is located approximately 50 miles southeast of Ithaca, and had an estimated 2015 
population of more than 46,000 residents. Additionally, the greater Binghamton area features more than 9,000 
acres of State Forest land making it an attractive destination for those who love the outdoors and sports. 
Binghamton is also home to the MiLB Binghamton Rumble Ponies, the minor-league Double A affiliate team 
of the New York Mets. 

HSP identified the two most prominent conference and meeting facilities in Binghamton market, which are 
expected to compete with the Ithaca market to host meeting and conference events. The competitive venues 
in Binghamton are both hotel properties located downtown and each features more than 200 guest rooms. 
The competitive properties are within walking distance from a number of local restaurants and the DoubleTree 
by Hilton is located along the Chenango River. Additionally, both competitive properties are located less than 
four miles away from Binghamton University. The competitive properties located in Binghamton both feature 
an estimated 505 walkable hotel rooms and include: 

! The DoubleTree by Hilton Hotel – Binghamton features 22,985 square feet of function space 
and is divided between two ballrooms totaling 10,655 square feet and more than 12,000 square 
feet of meeting space. The DoubleTree offers 207 guest rooms and features a function square 
foot to key ratio of 111 square feet.  

! The Holiday Inn Binghamton Downtown features 15,066 square feet of function space, which 
is divided between two ballrooms totaling 9,668 square feet. Additionally, the Holiday Inn 
features more than 5,300 square feet of meeting space and 237 guestrooms, which equates to a 
function space square foot to key ratio of 63.6 square feet.  

Management at the DoubleTree by Hilton indicated that that the hotel underwent a $20 million renovation in 
2014 and business has since increased. The primary drivers of meeting and conference business in 
Binghamton relates to events affiliated with Binghamton University as well as small business and association 
events. Small business events can range from strategic planning to training sessions and product 
introductions. DoubleTree management also indicated that small business events are profitable and typically 
bring in approximately 50 people. Additionally, management anticipates that the addition of Binghamton 
University’s pharmaceutical school will help drive more business to the market and at his property. Overall, 
Binghamton’s meeting and conference market is driven by Binghamton University and small business and 
association events but the market also works to accommodate some weekend SMERF business, state 
association events and weddings.  

HSP anticipates a conference center development in downtown Ithaca to compete with the Binghamton 
market to a smaller extent than the other Upstate New York markets. Business related to Binghamton 
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University will stay in Binghamton, yet a downtown conference center development in Ithaca may compete 
with the Binghamton market for SMERF and small state association business. 

Oswego Market 

Oswego is located on the shores of Lake Ontario and is approximately 76 miles north of Ithaca. As of 2015, 
the City of Oswego had an estimated population of more than 17,700 people. The market is located 
approximately 30 miles away from Syracuse Hancock International Airport and is bisected by the Oswego 
River. As this market is located on Lake Ontario, sport fishing tourism is a large component of the local 
economy and is recognized as one of the finest places to fish in North America. The city is also home to a 
number of museums and outdoor attractions geared toward nature enthusiasts including the Fort Ontario 
State Historic Site, the Ontario Orchards, H. Lee White Marine Museum, Brietbeck Park and the Oswego 
Speedway which hosts weekly supermodified competitions, kartway racing and summer musical events. 

HSP has identified one primary venue within the Oswego market expected to be competitive with a 
conference center development in Downtown Ithaca. The Lake Ontario Event and Conference Center 
features more than 10,600 square feet of function space and more than 200 hotel rooms on-site with the 
accompanying Best Western Plus and Quality Inn & Suites. The conference centers is located at the mouth of 
the Oswego River and adjacent to the Port of Oswego Authority however, the venue boasts only 245 walkable 
hotel rooms, which makes it difficult for event organizers to book large room blocks at walkable hotel 
properties. HSP anticipates that the Lake Ontario Event and Conference Center will directly compete with a 
conference center development in downtown Ithaca as the facility in Oswego is similar in size and 
functionality to what may be supported in Ithaca. Currently, the Conference Center hosts state association 
events, wedding parties, statewide conference events, local small business events as well as local social 
functions including the annual St. Baldrick’s Day event.  

The Lake Ontario Event and Conference Center features a 6,700-square-foot ballroom and approximately 
4,000 square feet of breakout meeting space. The function space to hotel key ratio for this venue is more than 
52 square feet per key and the venue has a maximum capacity for 600 people.  

Verona Market 

Verona, New York is located halfway between Syracuse and Rome, New York and is approximately 90 miles 
northeast of downtown Ithaca. As of 2014, Verona had an estimated population of more than 6,250 people. 
HSP identified one venue, through conversations with Ithaca stakeholders, within the Verona market expected 
to compete with a Downtown conference center development in Ithaca, the Turning Stone Resort & Casino. 
The resort & casino is the main attraction and destination within the Verona market in addition to the 
Shenandoah Golf Club. This market offers a limited number of outdoor and eco-tourism related activities 
outside of what is offered at the Turning Stone Resort & Casino.  

The Turning Stone Resort & Casino offers a event attendees resort conference center which is the largest 
venue within the competitive regional set at nearly 70,000 square feet of rentable function space. The venue 
features 651 on-site hotel rooms associated with the resort & casino and boasts a total of 744 walkable hotel 
rooms. The rentable function space features more than 28,300 square feet of ballroom space and 11,720 



 

Downtown Ithaca Conference Center Market and Feasibility Study Chapter 2 - Page 25 

square feet of total meeting space. The property also offers event planners a 5,000-capacity event center 
which can be formatted for live performance acts. 

As the Turning Stone Resort & Casino offers the most comprehensive function space available within the 
competitive regional set, HSP expects this venue to modestly compete with a conference center development 
in downtown Ithaca. This venue, and market, offer visitors a casino resort package as opposed to an eco-
tourism package and will likely compete with Downtown Ithaca to host both small state and rotating state 
association events. This market will likely not compete to host social and wedding functions with the 
downtown Ithaca meeting and conference market.  

Rochester Market  

The Rochester market is located approximately 90 miles northwest of Ithaca and is minutes away from Lake 
Ontario. As of 2015, Rochester had a total population of more than 209,000 people. As part of the northwest 
section of the Finger Lakes region, Rochester boasts a number of outdoor activities and attractions including 
outdoor parks, vineyards, the Seneca Park Zoo, Erie Canal, Seabreeze Amusement Park, Rochester Public 
Market and the Ontario Beach Park. Additionally, Rochester features a number of museums including the 
Strong National Museum of Play, the George Eastman Museum, the National Susan B. Anthony Museum and 
the Rochester Museum & Science Center. Rochester is also known to be a top ten golf destination in the 
country and has often hosted the PGA and LPGA Championship events.  

HSP identified the five primary venues within the Rochester market, which is anticipated to compete with the 
development of a Downtown Ithaca meeting and conference center. The competitive venues within the 
Rochester market offers a range of function space from 10,000 square feet up to more than 17,000 square 
feet. The competitive venues include: 

! The R.I.T Inn & Conference Center features 11,250 square feet of function space, which is 
divided between 9,200 square feet of ballroom space and 2,050 square feet of meeting space. 
The venue also has 304 hotel rooms onsite and a function space square foot to key ratio of 37 
square feet. 

! The Strathallan Rochester boasts 10,319 square feet of rentable function space and 155 guest 
rooms. The function space is divided between 7,699 square feet of ballroom space and 2,620 
square feet of meeting room space. The function square feet per hotel key ratio is more than 66 
square feet per guestroom. 

! The Hyatt Regency – Rochester features 338 total guest rooms and more than 14,000 square 
feet of rentable function space. The function square feet per key ratio is 41.5 square feet. The 
rentable function space is divided between 11,283 square feet of ballroom space and 2,739 
square feet of breakout meeting space. 

! The Radisson Hotel Rochester Riverside offers the most rentable function space at 17,544 
square feet and the most hotel rooms at 460 keys. The Radisson boasts a function square foot 
to key ratio of just over 38 square feet. The available function space is divided between 12,983 
square feet of ballroom space and 4,561 square feet of meeting space. 

! The Diplomat Banquet Center is the only venue within the competitive Rochester set that does 
not feature any breakout meeting room however, the venue boasts nearly 13,000 square feet of 



 

Downtown Ithaca Conference Center Market and Feasibility Study Chapter 2 - Page 26 

ballroom space. Additionally, the Diplomat Banquet Center does not feature an onsite hotel 
property.  

Interstate 490, a major New York thoroughfare, runs east-west just south of downtown Rochester and offers 
convenient road access to drive-in clients. Rochester is also easily accessible via Greyhound Bus or Amtrak 
Train as both stations are positioned within downtown Rochester. Two of the five major venues within the 
market, the Hyatt Regency and the Radisson Hotel, are located within downtown Rochester and both feature 
more than 1,100 walkable hotel rooms making these venues attractive to meetings, conferences and events 
seeking large room blocks. The Diplomat Banquet Center is located approximately five miles west of 
downtown Rochester and features only 85 walkable hotel rooms. The Strathallan Rochester is situated less 
than one mile east of downtown Rochester and features 213 walkable hotel rooms and the R.I.T Banquet 
Center sits more than eight miles south of downtown Rochester and features 304 on-site guestrooms.  

Management at the Radisson Hotel indicated that Rochester primarily serves a drive-in market and hosts 
major state associations within a rotation. Recently, the Rochester Institute of Technology and the University 
of Rochester have helped to drive business to the Radisson Hotel and a number of other local venues. 
Radisson management also indicated that business is slow beginning in December and lasting through 
March. Business peaks in the summer months as the weather improves. Additionally, management indicated 
that it is a challenge to attract groups to Rochester as the city lacks true destination appeal. It is estimated 
that the Radisson Rochester hosts approximately 250 major events per year, which is dominated by 
association and wedding business and followed by weekend SMERF and intermittent university business.  

HSP anticipates that a conference center development in downtown Ithaca will compete with the Rochester 
market to host major and minor state association events, weekend SMERF business and some weddings as 
the Rochester market offers a wide array of meeting and conference venues. HSP also believes that Ithaca 
offers a more robust destination package featuring eco-tourism amenities not offered in Rochester.   

Cooperstown Market 

Cooperstown, New York is located approximately 100 miles north-northeast of Ithaca, and had an estimated 
population of 1,792 people in 2015. Cooperstown is home to the National Baseball Hall of Fame and Museum 
in addition to several outdoor attractions located at Otsego Lake and the Glimmerglass State Park. Baseball is 
not the only reason for tourists to visit Cooperstown; the market also offers a number of breweries, vineyards, 
museums and farm-to-table restaurants.  

HSP identified one primary venue within the Cooperstown market, which is anticipated to compete with a 
conference center development in downtown Ithaca. The Otesaga Resort Hotel features more than 11,700 
square feet of function space, which is divided between a 4,250-square-foot ballroom and 7,484 square feet 
of meeting space. The property also boasts 135 hotel rooms and has a function space square foot per key 
ratio of just under 87 square feet per key. Management at the Otsego Resort Hotel indicated that associations 
are the primary demand generator for events followed closely by corporate and then SMERF events. Social 
demand is highest in the summer months. Management also indicated that Cooperstown’s proximity to Albany 
plays a large role in attracting association events and that the property and market serve primarily drive-in 
clientele.  
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The Cooperstown market features a number of similarities to the Ithaca market in terms of ecotourism and 
demand drivers. As this is the case, HSP expects the Cooperstown market to directly compete with the Ithaca 
for SMERF and rotating state association business.   

Albany Market 

The Albany meeting and conference market is located approximately 160 miles east of Ithaca and serves as 
the state capital to New York. Historically, Albany has been a thriving arts community. Lately more people are 
traveling to Albany for its vast wilderness and abundance of outdoor activities including skiing, hiking, biking, 
canoeing and fishing. Albany is a destination for history lovers and is home to the New York State Museum, 
colonial style homes, historic churches and 18th Century mansions. 

HSP identified four primary venues within the Albany market which is expected to be competitive with a 
conference center development in Downtown Ithaca. Competitive properties in Albany include: 

! The Desmond Albany Hotel offers 14,650 square feet of rentable functions space, which is 
divided between 8,810 square feet of ballroom space and 5,840 square feet of breakout meeting 
space. The hotel offers 322 guest rooms and has a function square foot to key ratio of 45.5 
square feet. 

! The Radisson Hotel Albany features 312 guestrooms and offers more than 11,800 square feet 
of rentable function space divided between 9,685 square feet of ballroom space and 2,120 
square feet of meeting room space. 

! The Albany Marriott offers the second most rentable function space of the competitive venues 
in Albany at 15,796 square feet. The Marriott also offers 359 guest rooms and more than 13,200 
square feet of ballroom space.  

! The Hilton Albany offers the most rentable function space across the four competitive Albany 
venues at 17,553 square feet in addition to 385 guest rooms. The hotel also boasts a function 
square foot per key ratio of 45.6 square feet. The function space at the Hilton is divided between 
13,270 square feet of ballroom space and 4,283 square feet of meeting space’ 

Three of the four primary meeting and conference venues within the Albany market, the Radisson Hotel, the 
Desmond Albany Hotel and the Albany Marriott, are located adjacent to the Albany International Airport and 
approximately ten miles north-northwest of downtown Albany. These three properties all feature more than 
1,200 walkable guest rooms comprised of high quality hotel properties.  

Management at the Radisson Hotel Albany indicated that due to Albany’s central location, the market will pull 
business from a two- to three-hour drive radius and that business peaks between September and October. 
Since Albany is the state capital, state associations in addition to government related association business 
drive a majority of business within the market. Government related association business is estimated to 
account for approximately 40 percent of business at the Radisson Hotel Albany. Additionally, SMERF helps to 
drive business in the summer months, especially in relation to the NCAA and the MAAC. August is typically a 
quiet month in Albany as business is often lost to Saratoga Springs during its horse race season.  

Management at the Desmond Albany indicated that both association and union segmentations help to drive 
demand for their available function space. Management also indicated that state association and union 
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segmentations are followed by corporate and social demand and that the SMERF segmentation dominates 
weekend business. Overall, management at the Desmond Albany estimated a 70 percent utilization rate of 
their event space over the year.  

As Albany is the state capital of New York, rotating state association business helps to occupy rentable 
function space within the market and is expected to directly compete with a Downtown conference center 
development in Ithaca. Additionally, Albany offers visitors a similar destination and eco-tourism package to 
that found in the Ithaca market resulting in expected completion for small business and smaller association 
business. Albany is also more accessible to New York City than is Ithaca as the drive from New York City to 
Albany is approximately three hours.  

Niagara Falls Market 

The Niagara Falls market is located approximately 165 miles northwest of Ithaca, and as of 2015, had an 
estimated population of almost 49,000 people. The Niagara Falls market is best known as home to Niagara 
Falls. The market is also home to Niagara Falls State Park. The Niagara Falls State Park offers an array of 
outdoor activities for nature enthusiasts including hiking, biking, fishing and camping. Additionally, the Niagara 
Falls market is home to a number of museums including the Aquarium of Niagara, Daredevil Museum and the 
Schoelkopf Museum.  

Based on conversations with local stakeholders, HSP identified one venue in the Niagara Falls market that is 
expected to be competitive with a conference center development in Downtown Ithaca. The Sheraton at the 
Falls features more than 5,500 square feet of rentable function space split between a 4,860-square-foot 
ballroom and 648 square feet of breakout meeting space. Additionally, the Sheraton hotel offers nearly 400 
guest rooms and boasts more than 1,600 walkable hotel rooms. 

HSP anticipates a conference center development in downtown Ithaca to moderately compete with the 
Niagara Falls meeting and conference market due to its proximity to other major markets and demand drivers 
in the area. The Niagara Falls offers an abundant selection of meeting and conference facilities targeted at 
rotating state association and large meeting and conference events. As such, HSP expects minimal 
competition between Niagara Falls and Ithaca.  

Saratoga Springs Market 

The Saratoga Springs meeting and conference market is located approximately 190 miles northeast of Ithaca 
and approximately 37 miles to the north of Albany, New York. As of 2015, Saratoga Springs had an estimated 
population of 27,765 people. Saratoga Springs is best known for its world-class horse racing, which is in full 
swing as of August each year, in addition to its more than ten golf courses, ten museums, boutique stores and 
restaurants. Saratoga Springs is one of the oldest tourist destinations in the United States and offers an 
abundant supply of lodging options including the unconventional bed and breakfasts and local inn options. 

HSP identified two venues within the Saratoga Springs market that are expected to compete with a 
conference center development in Downtown Ithaca. Both venues in Saratoga Springs offer more than 12,000 
square feet of rentable function space and more than 120 hotel guest rooms each on site or at an adjoining 
hotel property. The competitive venues include: 
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! The Gideon Putnam offers 124 guest rooms and 12,413 square feet of rentable function space. 
The function space at the Gideon Putnam is divided between 5,832 square feet of ballroom 
space and more than 6,500 square feet of meeting space. The property boasts a function space 
square foot to key ratio more than 100 square feet per key. 

! The Saratoga Springs City Center is one of the largest venues within the region that is 
expected to compete with a conference center development in downtown Ithaca. The Saratoga 
Springs City Center features more than 33,000 square feet of function space that is divided 
between more than 20,000 square feet of ballroom space and 13,000 square feet of meeting 
space. The property also features the adjoining Saratoga Hilton Hotel, which offers 242 
guestrooms. This property features a function space square foot to key ratio of more than 136 
square feet. 

Of the two venues within the Saratoga Springs market, only the Saratoga Springs City Center is located within 
in downtown Saratoga Springs and as such, features close to 520 walkable hotel rooms and a wide selection 
of downtown dining options. Thee Gideon Putnam is located approximately three miles south of downtown 
Saratoga Springs. Both venues within the market are also located within three miles of the Saratoga Race 
Course, which serves as home to a number of annual, high profile horse races.  

As the Saratoga Springs market features one of the only other stand-alone meeting and conference facilities 
within Upstate New York that is expected to compete with a conference center development in Downtown 
Ithaca, the Saratoga Springs City Center, HSP expects this market to directly compete with Ithaca. 
Historically, the City Center has hosted corporate events, rotating state association events, trade groups and 
northeast regional organizations. HSP expects competition to be higher in the month of August as people visit 
the Saratoga Springs market during horse racing season. Additionally, HSP expects the Saratoga Springs 
market to compete with Ithaca for to host social functions throughout the warm, summer months.  

Lake Placid Market 

The Lake Placid market is located within the Adirondack Mountain Range in the northeast portion of Upstate 
New York and is approximately 250 miles away from Ithaca. Lake Placid is well known as a winter sports 
destination and has previously hosted the Winter Olympics in 1932 and again in 1980. In addition to offering a 
number of winter sports including bobsledding, skiing, ice climbing, speed skating and ski-jumping, Lake 
Placid is also a summer destination for many as it is located within the Adirondack State Park and features 
the notable Mirror Lake. 

HSP identified two venues within the Lake Placid market expected to compete with a conference center 
development in Ithaca’s Downtown. Venues located in Lake Placid include: 

! The Mirror Lake Inn features 6,125 square feet of rentable function space separated into a 
2,400-square foot ballroom and more than 3,700 square feet of meeting space.  

! The Crowne Plaza features a total of 245 guestrooms and offers guests more than 15,700 
square feet of rentable function space. The available function space is divided between 10,260 
square feet of ballroom space and 5,476 square feet of breakout meeting space. The property 
boasts a function space square foot to key ratio of more than 64 square feet per key. 
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Lake Placid is an attractive destination for ecotourism both in the summer as well as the winter since it is one 
of few Upstate New York markets with a skiing component. As such, HSP anticipates that a conference center 
development in Ithaca will compete with the Lake Placid meetings and conference market throughout the 
year. Lake Placid currently targets higher quality association meetings and events in addition to social events 
and attracts a similar clientele to that expected to utilize a conference center in Downtown Ithaca.     

New York City Market 

Although New York City is not expected to directly compete with the meeting and conference market in Ithaca, 
it is important to understand the role New York City plays within the region. New York City is located 
approximately 225 miles to the southeast of Downtown Ithaca and features an estimated 2015 population of 
more than 8.5 million people, making it the most populated city in the United States. While New York City 
offers some of the most comprehensive function space in the country and will always be a major player within 
the state to host meetings and conferences, HSP does not expect the two markets to compete.  

New York City hosts a number of rotating state association events but also hosts national and international 
meetings, conferences and exhibitions as the city boasts one of the most robust transportation and 
conference support systems in the world. New York City also features one of the most comprehensive tourism 
packages in the world with countless attractions including Times Square, Broadway Theater, Central Park and 
the Bronx Zoo to name a few in addition to one of the most eclectic dining selections in the country. According 
to Cvent, New York City boasts approximately 815 special event venues and approximately 24,000 
restaurants in addition to more than 29,500 guest rooms within one mile from the convention center. New 
York City is also serviced by three airports, two of which are international, including John F. Kennedy 
International Airport, Newark-Liberty International Airport and LaGuardia Airport making it easily accessible 
through the air.  

Syracuse Market 

Syracuse is located approximately 55 miles northeast of Ithaca and serves as one of the northernmost 
gateways to New York’s Finger Lake Region. As of 2015, Syracuse was the fourth largest city in New York 
with an approximate population of more than 145,000 people, however, the city’s population has seen steady 
decline since reaching highs in 1950 at more than 220,500 people. Syracuse is easily accessible, as the city 
is served by two major New York thoroughfares, Interstate-90 from the east and west and Interstate-481 from 
the north and south. This market is also serviced by Syracuse Hancock International Airport, making it an 
attractive destination for meetings and events from outside of the drivable area.  

One of the primary drivers of meeting and event business within the Syracuse market is the presence of 
Syracuse University. Syracuse University was founded in 1870 and boasts an undergraduate enrollment of 
more than 14,000 students, in addition to an alumni base of more than 250,000 spread across 173 countries. 
Syracuse also houses Destiny USA, the state’s largest and the nation’s second most visited retail destination, 
which recently underwent a rebranding. The rebranded retail venue now houses more than 260 stores all 
under one roof, allowing for it to be a year-round destination asset to the Syracuse market. The primary 
meeting and event venue in the market is the Oncenter Convention Center Complex, which offers a 65,000-
square foot exhibit hall, a 15,000-square foot ballroom, and 14 meeting rooms. Additional meeting and 
conference hotels located within downtown Syracuse include the 279-room Crowne Plaza Syracuse which 
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boasts approximately 12,500 square feet of function space, the Sheraton Syracuse University Hotel and 
Conference center which features approximately 10,000 square feet of function space and 235 rooms on site 
and the 159-room Genesee Grand Hotel which features 159 guest rooms, one 4,459 square foot ballroom, 
two meeting rooms totaling 1,750 square feet, one 1,080 square foot conference room and a 50 person 
capacity theater.  

Conversations with Ithaca stakeholders and local venues indicated that Syracuse is not considered to be one 
of the primary competitive regional markets due to its size and breadth of event facilities. However, in 
speaking with local and regional venues, HSP understands that the Syracuse market, along with the Buffalo, 
Rochester, Albany and New York City are the primary destination for rotating state association events. Due to 
both its proximity to Ithaca, and its current role within the state rotation of association business, HSP expects 
that the Syracuse market will modestly compete with Ithaca to host rotating association events in the central 
portion of the state.  

Casino Development 

Located 50 miles north of Ithaca in Waterloo, New York, the del Lago Resort and Casino opened on February 
1st, 2017. The hotel, which is still under construction, is expected to feature a banquet room capable of 
accommodating groups between 200 to 250 people. Conversations with casino representatives indicated that 
there is still uncertainly regarding the exact size and amenities offered at the event space, but the complex 
aims to host weddings and corporate events.  

Located 40 miles south of Ithaca in Nichols, New York, Tioga Downs officially opened its new gaming casino 
in December of 2016. The hotel component of the project, which is still under construction, will offer 161 
rooms, a spa, two rooftop decks, a pool, and 6,500-square feet of divisible ballroom space. Conversations 
with casino representatives indicated that there will be no breakout rooms as part of the development. 

While new, high-quality function space developed in the region will likely indirectly compete with any 
development in Ithaca, the proposed casino event spaces do not offer the amount of space nor the breakout 
rooms necessary to accommodate corporate and association events. In addition, many groups have moral 
opposition to holding events at casino properties. HSP does expect a new Ithaca conference center to directly 
compete with new casino properties in the region.  

Conclusion 

Although eleven meeting and conference venues currently exist in Ithaca, HSP expects that there is room in 
the market for a stand-alone conference facility aimed at accommodating events not directly related to Ithaca 
College and Cornell University. The two major local venues, the Statler Hotel and Ithaca College, work to 
accommodate university related functions and cannot, and choose not to accommodate wedding, association 
and SMERF events, as the venues are often booked by university related events. Additionally, only four of the 
eleven local venues are located in downtown Ithaca and of the four, the Hotel Ithaca is the only venue to offer 
true function space demanded by the market. 

Regionally, most comparable markets within Upstate New York offer similar ecotourism amenities to those 
found in Ithaca. As such, HSP expects Ithaca to compete with a majority of the region to host weekend and 
summer weddings, weekend SMERF, rotating state association and small business events. However, HSP 
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expects a conference center development in Downtown Ithaca to attract statewide drive-in business, 
especially business that is not directly related to the local universities. HSP identified an opportunity within the 
Ithaca market to attract meeting and conference events featuring attendees with ties to Cornell University or 
Ithaca College. Additionally, HSP expects a conference center in Downtown Ithaca to be attractive to rotating 
statewide association business, which currently rotates between Buffalo, Rochester, Syracuse, Albany and 
New York City.      
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MEETING PLANNER SURVEY AND INTERVIEWS  
In order to understand the market opportunity for a new meeting and conference facility development in 
downtown Ithaca, HSP identified and contacted meeting planners, event organizers and key associations to 
gauge the level of demand for a new event facility in the market. HSP gathered feedback and insights through 
phone-interviews and an online surveys to understand how Ithaca is viewed as a destination for events. 
Feedback helps to inform the size, amenities, quality, and components included in the facility 
recommendations.  

Meeting Planner Survey 

New York state association meetings and event business plays a major role in the success of event facilities 
throughout the region. Conversations with local event facilities, market participants and stakeholders indicated 
that midweek corporate and association business is lacking in Ithaca, and there is an opportunity to attract 
such events with the development of a new event facility. HSP contacted the Empire State Society of 
Association Executives (ESSAE) to better understand the existing state associations’ destination selection 
process, and the opportunity to attract those groups to Ithaca. The ESSAE consists of approximately 262 
state associations. HSP surveyed these associations, as well as a list of 225 contacts that featured rotating 
regional meeting planners, to better understand the market opportunity in Ithaca. While the number of 
responses, 31, is not ideal, the response rate is satisfactory for a cold-call survey given the number of 
contacts available and the historical lack of consideration from event planners. While not completely scientific, 
this state association feedback provides valuable insight on how Ithaca is viewed as a destination.  

The following chart summarizes the respondents by organization type. 

Figure 3-1 
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As the figure shows, more than 75 percent of combined respondents were from professional associations and 
trade organizations. These are the type of events that a new conference facility in downtown Ithaca is 
expected to attract, and this is consistent with local stakeholder feedback. Sixty one percent of respondents 
indicated that their organization is based in Albany, which is to be expected for state associations.  

The following chart shows a breakdown of respondents that have previously held an event in Ithaca.  

Figure 3-2 

  

Nearly 60 percent of respondents have not held an event in Ithaca before.  

The following figure lists the reasons why Ithaca was not selected as an event destination.  

Figure 3-3 
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Ithaca’s location can present both opportunities and challenges in regards to attracting groups. For some, 
Ithaca is not viewed as an accessible destination, and is therefore not considered as a potential event 
location. Meeting facility size was listed as the second most common reason as to why groups do not 
consider Ithaca. The lack of an attached or adjacent hotel was the third most common reason for not selecting 
Ithaca. A number of groups stated that they have never considered Ithaca as a potential destination for an 
event. The development of a new facility would likely better position Ithaca as a more viable meeting and 
event destination and get on the radar of meeting and event planners.  

The following figure shows a breakdown of reasons respondents selected Ithaca as an event destination. 

Figure 3-4 
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Figure 3-5 
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Figure 3-6 

  

For those groups that need ballroom space, the average amount of space required ranges from less than 
1,000 up to 6,000 square feet.  

The following figure shows the number of breakout rooms needed by respondents.  

Figure 3-7 
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exhibition hall space for events, 24 percent of respondents indicated that they would utilize 25,000 square 
feet. Overall, the ballroom and breakout room needs of meeting planners are consistent with 
recommendations and feedback from key local stakeholders regarding the ideal size for a new Ithaca event 
facility. 

The following chart shows the peak room block needed by meeting planners.  

Figure 3-8 

  

The majority of respondents indicated that their events need peak room blocks of approximately 200 to 300 
rooms. Forty-eight percent of respondents indicated that their event has a total room requirement of 250 to 
1,000 rooms, while 14 percent need more than 1,000 rooms. Seventy-nine percent of respondents stated that 
the maximum distance that they prefer to stay from an event facility is one block. As mentioned, the presence 
of adjacent and walkable hotel options is vital to the success of any event facility. The average daily rate 
(ADR) for a headquarter hotel room at respondents most recent events was $159. This ranged from $99 at 
the Clayton Harbor Hotel in Clayton, New York to $250 in New York City.  

The following chart ranks the importance of certain elements in regards to an event destination.  
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Figure 3-9 

  

Hotel room block availability is the most important element when considering a location for event destinations 
with an adequate supply of function space.  

In addition to answering specific survey questions, state associations and meeting planners provided specific 
feedback as it relates to downtown Ithaca as an event destination. The comments and feedback from meeting 
planners are summarized below: 

§ Hotel connectivity and walkability are extremely important. Any new event facility developed in 
downtown Ithaca should be able to accommodate 500 people in a banquet-style set up. 

§ Event planners are very interested in holding events in Ithaca, but it has been a struggle to 
secure meeting space and hotel rooms “under one roof.” 

§ Planners that are not quite as familiar with the market do not anticipate the higher than average 
hotel rates in the market. Regional groups have been interested in holding events in Ithaca in 
the past, but have not given strong consideration due to the hotel rates downtown.   

§ Ithaca should be promoted as a travel destination. The area offers unique characteristics and 
attractions, and these should continue to be promoted as Ithaca continues to enhance its 
meetings and events package.  

§ For a group that is traveling from all corners of the state, Ithaca is not viewed as an easily 
accessible destination.  
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§ Flexibility of the function space is very important. Any new developments must be column free 
with supporting breakout rooms. 

Overall, regional meeting planners and associations expressed interest in a new conference center 
development in downtown Ithaca. Historically, Ithaca has not been considered as a potential event destination 
for a variety of factors. The lack of a flexible, high quality venue has limited Ithaca’s opportunities to attract 
events, and those that can be accommodated are faced with some of the highest hotel rates outside of New 
York City. Accessibility will continue to present challenges to downtown Ithaca, but the city’s central location is 
also viewed as a major attraction to prospective groups.  

Lost Business Interviews 

In addition to future untapped market opportunity, it is vital to understand the historic market situation, and the 
reasons for lost business. The Ithaca Convention and Visitors Bureau provided HSP with a list of lost 
business groups for the last three years. These groups were interested in holding their event in Ithaca, but for 
one reason or another, decided to take their group elsewhere. Based on feedback provided to the CVB, the 
following chart summarizes the reasons listed for lost business. 

Figure 3-10 

  

As the chart shows, nearly half of all lost business indicated to the CVB that the lack of a facility was a reason 
for not selecting Ithaca. This is followed by hotel rates, at approximately 17 percent. N/A includes groups that 
did not indicate the reason for not selecting Ithaca.  
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HSP contacted and interviewed groups to better understand their event, their interest in Ithaca, and their 
reason for not selecting Ithaca. Key feedback from lost business groups includes: 

§ Ithaca’s reputation and destination appeal are attractive to meeting planners. The development 
of downtown and increased activity is very enticing to prospective groups. 

§ Walkability, scenery, and nature-oriented attractions should be leveraged by Ithaca. Meeting 
planners are looking for unique experiences, and Ithaca has the features to offer that. 

§ The lack of a high quality, column free ballroom space and supporting breakout rooms is the 
primary reason for many lost business groups. These groups are typically looking for a capacity 
of 300 to 500, and an attached or adjacent headquarters hotel. A short walk is acceptable, but 
shuttling attendees can be a deal-breaker. 

§ Ithaca (and the CVB) has attempted to be creative with function space and lodging requirements 
in the past to be able to accommodate events. This includes packages and contracts that have 
featured rooms from multiple properties and transportation services to the event space. While 
this is appreciated, this process creates many logistical issues that are not attractive to meeting 
planners.  

§ Ithaca’s high hotel rates present issues for certain groups. The consistently high hotel rates will 
ensure that some groups will never strongly consider Ithaca, but higher rated business is willing 
and able to pay market rate to be in Ithaca. This higher-rated business is looking for a flexible 
space with complementary breakout rooms and walkable hotel rooms. 

§ The university presence is attractive to meeting planners. Groups have been willing and able to 
work with colleges in the past, but scheduling has presented issues, and the venue location and 
transportation is not ideal for hosting events.  

§ It is vital that the CVB promotes any new facility and lodging package in downtown Ithaca. 
Groups have expressed interest, and want to be kept up to date on the progress of a new 
potential event facility in order to prepare for and schedule future events.  

§ Access is not viewed as a major issue by lost business groups. The lack of a flexible, un-
affiliated venue with breakout rooms and walkable hotel packages is the reason for lost event 
opportunities in Ithaca.  

Conclusion 

Feedback gathered from a variety of potential demand generators provides valuable insight on the market 
opportunity for a new conference center development in downtown Ithaca. Feedback indicates that there is 
significant opportunity for a potential event facility development in downtown Ithaca despite some of the 
current challenges with high hotel rates. Surveyed associations indicated that the lack of a large enough event 
facility with walkable hotel rooms is a major deterrent in considering Ithaca as a destination. Accessibility 
presents issues, but Ithaca’s central location and the presence of Cornell University and Ithaca College are 
attractive to event planners. The ballroom and breakout room needs are consistent with Ithaca stakeholder 
feedback, and for those planners that are not currently considering Ithaca, a new development will put Ithaca 
on the map. 
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Historic lost business represents groups that have previously been interested in hosting events in Ithaca, but 
have gone a different direction for one reason or another. Conversations with these groups indicated that the 
lack of an available flexible facility in Ithaca has forced them to choose other destinations. There are too many 
hurdles and moving parts associated with holding an event in Ithaca, and other destinations can provide 
packages with function space, breakout rooms and walkable hotels. Currently, Ithaca is unable to offer such a 
package, however, the development of a new downtown conference center would potentially solve many of 
the issues that currently face meeting planners considering Ithaca as a destination for their event..  
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CASE STUDIES 
There have been a number of small- to mid-sized communities that have developed conference and meeting 
facilities in order to diversify and enhance the opportunities to attract visitors as well as accommodate local 
events. HSP used the following criteria identify markets and venues that offer similar characteristics to Ithaca 
and provide insights that are helpful in understanding such facilities.  

§ Similar in size and square footage 
§ Located in a college / university town 
§ Located within a destination, eco-tourism market 
§ Compete with a secondary, university-related meetings and conference facility within the market 
§ Serving a drivable clientele  

These facilities have established reputations as high quality facilities throughout the meetings and conference 
community. The analysis focuses on the physical programing of each complex as well as its historical 
demand, financing and funding. Data collected from these complexes inform the demand and financial 
projections later in the report. 

The following table provides a summary of the comparable facilities identified by HSP.  

Table 4-1 

 

Four venues were identified as case studies in addition to two meeting and conference concepts. The case 
studies identified range in size from 10,230 square feet up to 20,866 square feet and average more than 
13,600 square feet. The newest venue to be constructed in the set is the Mill, which opened in December of 
2015. Three of the four venues identified feature an accompanying hotel property with 127 rooms on average. 
HSP chose to select venues that featured a ballroom between 7,000 square feet and 10,500 square feet, 
based on the lack of quality facilities in Ithaca that can accommodate more than 300. The average ballroom in 
the set spans more than 8,850 square feet. Additionally, HSP identified the presence of accompanying 
breakout meeting rooms to be important and on average, the venues in the set feature six breakout meeting 
rooms.  

Ithaca Conference Center - Case Studies

Venue Name Local University Location
Total Function 

Space (SF)
Total 

Meeting (SF)
Total Ballroom   

(SF)
# of Meeting 

Rooms
Hotel 

Rooms 
Function SF 

per Key

Monroe Convention Center Indiana University Bloomington, IN 20,866 12,191 8,675 9 117 178.3
The Mill Mississippi State University Starkville, MS 12,633 3,705 8,928 7 105 120.3
Jackson Center University of Alabama - Huntsville Huntsville, AL 10,745 3,160 7,585 3 -- --
BankCorp South Conference Center University of Mississippi - Tupelo Tupelo, MS 10,230 -- 10,230 -- 158 64.7
Average 13,619 6,352 8,855 6 127 121

Source: CVENT, Hunden Strategic Partners
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Two of the venues, the Monroe Convention Center and the Jackson Center, are owned and operated by the 
local municipality in which they are located and the remaining two, the Mill and BancorpSouth Conference 
Center are owned and operated by the accompanying hotel property to which they are associated. 

Monroe Convention Center – Bloomington, Indiana 

The Monroe Convention Center is a two-story building located in downtown Bloomington, Indiana at the 
intersection of North College Avenue and 3rd Street. This location puts the facility less than a mile from 
Indiana University’s Memorial Union, which is located in the center of campus and features approximately 30 
event spaces ranging from small conference rooms to large capacity halls. Indiana University was founded in 
1820 and has a total student population of more than 48,000 students.  

The Monroe Convention Center is owned by Monroe County but is operated by the Convention Center 
Management Company, which was established as a non-profit organization with the sole purpose of operating 
the Monroe Convention Center. It is important to note that although the facility is labeled as a convention 
center, its primary purpose is as a meeting and conference facility that targets niche groups of up to 200 
people, as indicated by facility management. 

The following figure shows a picture from inside of the Monroe Convention Center after its renovation. 

Figure 4-1 

 

The following figure shows an image of the Monroe Convention Center space setup for an event. 
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Figure 4-2 

 

The building in which the Monroe Convention Center is located was first built in 1923 as the Graham Motor 
Sales building but was quickly converted into the Henry Ford Model T plant and showroom thereafter. The 
building served as a location for locals to gather and see the latest cars off the assembly line, earning its 
name as Bloomington’s “Ford Corner.” In continuing the tradition as a building for local assembly, the Henry 
Ford Model T plant and showroom was then converted into the Monroe County Convention Center in 1991. 
After its opening in 1991, the facility quickly drew a number of statewide association events, regional public 
events, corporate recognition, family and social events. In 2012, the Monroe Convention Center underwent 
renovations aimed at remodeling and modernizing the building. 

The Monroe Convention Center is located adjacent to the 117-room Courtyard by Marriott and is connected 
via an enclosed walkway. The Courtyard by Marriott features 1,138 square feet of function space, which is 
divided between the 542-square-foot Alumni meeting room and the 596-square-foot Varsity meeting room.  

The following table outlines the function space available at the Monroe Convention Center.  
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Table 4-2 

  

The Monroe Convention Center features one 8,675-square-foot ballroom on the second floor in addition to 
nine meeting rooms. Seven of the nine meeting rooms are located on the ground floor and the remaining two 
are located on the second floor adjacent to the Great Ballroom. The Olcott Young Room is the largest meeting 
room available for rent at the Monroe Convention Center at 2,600 square feet and is followed by the Duke 
Energy Room West at 2,067 square feet. The total function space to hotel key ratio is just approximately 178 
square feet per key when accounting for the 117 guestrooms at the adjacent Courtyard by Marriott hotel.  

The following figure shows a chart outlining the number of events hosted at the Monroe Convention Center, 
by month, during 2015. 

Function Space Breakdown - Monroe Convention Center

Facilities Total (SF) By Division (SF) Divisions
Ballroom

The Great Room 8,675 1
Total Ballroom Space 8,675 -- 1

Meeting Rooms
Olcott Young Room 2,600 1
Duke Energy Room 3,471 2
William J. Finch Room 1,350 1
Zebendon Room West 1,166 1
Hansen Room East 1,130 1
Ralph Rogers Board Room 864 1
Cook Group Room 1,610 2

Total Meeting Space 12,191 -- 9

Hotel Rooms 117
Total Exhibit Space 0 / Guest Room 0.0
Total Meeting Space 12,191 104.2
Total Ballroom Space 8,675 74.1
Total Function Space 20,866 178.3

Ballroom Divisions 1 / 100 Guest Rooms 0.9
Meeting Room Divisions 9 0.8
Total Divisions 10 8.5

Source: Monroe Convention Center, Hunden Strategic Partners
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Figure 4-3 

 

While carrying a full-time staff of six, the Monroe Convention Center hosted a total of 509 events in 2015 and 
operated on a budget of $1.3 million. On average, 42 events were held at the Monroe Convention Center 
each month with the months of April, October and November hosting the highest number of events at 54, 53 
and 51 events, respectively.  

In speaking with management at the Monroe Convention Center, HSP understands that both association and 
corporate business drive events and each segment accounted for more than 25 percent of business in 2015. 
Education and social segments followed association and corporate business in 2015 accounting for 
approximately 20 and 10 percent of business, respectively. Additionally, management estimates that more 
than 3,380 hotel room nights were generated by the Monroe Convention Center in 2015. Management also 
indicated that the average attendance per event was approximately 200 people and that more than 100,000 
people, in total, attended events at the facility in 2015. Total room rental revenue at the Monroe Convention 
center was more than $330,000 in 2015.  

The Jackson Center – Huntsville, Alabama  

The Jackson Center is located in Huntsville, Alabama and within the confines of the Cummings Research 
Park. The Cummings Research Park is the nation’s second largest research park and home to cutting edge 
science and technology companies including Lockheed Martin, Northrop Grumman, ADTRAN, Dynetics, 
Intuitive Research & Technology, SAIC and Redstone Federal Credit Union. The Jackson Center is also 
located less than four miles west of the University of Alabama – Huntsville (UAH), which was established in 
1950 and has a student population of more than 8,400 students. The UAH features one on-campus exhibit 
hall spanning 5,800 square feet with three divisions in addition to one 86-person, tiered conference room. 
Students attending the University of Alabama – Huntsville predominantly study engineering, science, business 
administration or nursing. 
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The following figure shows the building façade at the Jackson Center in Huntsville, Alabama.  

Figure 4-4 

 

Management at the Jackson Center emphasized the intimacy of their venue and strives to host professional 
meetings that are not overshadowed by larger conferences and events. The Jackson Center also prides itself 
on having the most up-to-date technology demanded by meeting planners. The center is equipped with state-
of-the-art audio and visual equipment in addition to having a full-time IT support staff on-site however, there is 
no lodging component to the Jackson Center. The available technology at the Jackson Center includes: 

§ AMX wireless touch panel audiovisual  
§ HD projectors mounted into the ceiling with accompanying retractable screens 
§ 52” plasma TVs used to present digital signage, a display loop or live video streaming 
§ Life-sized HD IP video conferencing with the ability for playback 
§ HD pan/tilt/zoom video cameras with DVD recording capabilities and 
§ Complimentary Wi-Fi with laptop connectivity  

The Jackson Center also prides itself as a “one stop center,” an attribute often found in successful conference 
facilities. As a one stop center, management at the venue will often handle any and all conference details in 
addition to handling any off-site coordination including booking lodging accommodations and transportation. 
The Jackson Center also features on-line registration services including web ordering to make the process 
more efficient.  

 

The following table outlines the function space available at the Jackson Center in Huntsville, Alabama.  
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Table 4-3 

  

The Jackson Center features one 7,585-square-foot ballroom with two divisions in addition to three individual 
meeting rooms ranging between 408 square feet and 1,600 square feet. The 7,585-square-foot Discovery Hall 
can be divided into two individual junior ballrooms and features 17.6-foot ceilings with ten chandeliers and two 
permanent stages. Discovery Hall also features three retractable screens and three HD projectors mounted 
into the ceiling. Unique to the Jackson Center is the 1,600-square-foot Pub. The Pub is a dedicated meeting 
space intended for planning meetings, receptions, breaks and lunches as it features 86 chairs and 12 
barstools in addition to a full bar. The Jackson Center also offers 196 free on-site parking spaces as well as a 
refreshment area where attendees can purchase snacks and drinks throughout the event. 

The following figure shows images of the Discovery Hall setup for different events. 

Function Space Breakdown - The Jackson Center

Facilities Total (SF) By Division (SF) Divisions
Ballroom

Discovery Hall 7,585 2
Discovery Hall A 3,793
Discovery Hall B 3,793

Total Ballroom Space 7,585 2

Meeting Rooms
Board of Directors Room 1,152 1
Inspiration Room 408 1
The Pub 1,600 1

Total Meeting Space 3,160 -- 3

Hotel Rooms --
Total Exhibit Space 0 / Guest Room --
Total Meeting Space 3,160 --
Total Ballroom Space 7,585 --
Total Function Space 10,745 --

Ballroom Divisions 2 / 100 Guest Rooms --
Meeting Room Divisions 3 --
Total Divisions 5 --

Source: The Jackson Center, Hunden Strategic Partners
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Figure 4-5 

 

The following figure shows the Pub at the Jackson Center. 

Figure 4-6 

 

In following the theme of being a one stop shop, the Jackson Center also boasts an on-site catering service 
capable of producing a continental or a la carte breakfast menu, boxed, buffet style or pattered lunches and a 
buffet style dinner. The on-site catering will also accommodate interactive stations and operate the bar within 
the Pub, in addition to offering reception packages and break packages.  
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The Mill at MSU – Starkville, Mississippi  

The Mill at MSU opened in December of 2015 and is located on Russel Street in Starkville, Mississippi, less 
than one mile west of the Colvard Student Union at Mississippi State University. The Colvard Student Union 
at MSU offers approximately thirteen board and meeting rooms, three lounges and the Foster Ballroom with a 
maximum capacity of 500 people, all available to rent for meeting and conference events. As of fall 2016, 
more than 20,000 students were enrolled at Mississippi State University in Starkville.  

The Mill is owned and managed by the adjacent Courtyard Starkville, which features 105 guestrooms and a 
parking structure. In addition to the Mill Conference Center and the Courtyard Starkville, the redevelopment of 
the area also calls for the future development of office space, retail, restaurants and apartment buildings.  

The following figure shows a picture of the building in which the Mill Conference Center is located.  

Figure 4-7 

 

The following figure shows the Courtyard Starkville, which is located adjacent and south of the Mill. 

Figure 4-8 
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The Mill at MSU first opened in 1902 as a cotton mill but quickly became the city’s center of economic activity 
and place of local gathering as it was one of the first buildings to utilize electricity for industrial purposes. Due 
to its quick success as a cotton producing plant, the Mill was purchased by Sanders Industries in 1916 
allowing it to become one of the most successful cotton producing plants in the country. This increased 
success allowed the Mill to be at the center of both the Starkville economy as well as the overall Mississippi 
economy. The Mill operated as a cotton producing plant from its opening in 1902 until its closing in 1965.  
Mississippi State University quickly purchased the vacant property in 1965 and repurposed the building to 
house the university’s physical plant. The building was again vacant after the closing of the university’s 
physical plant but reopened in 2015 as the Mill Conference Center. The Mill’s reopening as a conference 
center has again placed the building in the city’s center of economic activity. In addition to the conference 
center, the ground level of the Mill consists of custom-made and individually-tailored office and business 
space. Approximately ten office spaces ranging in size from 630 square feet up to 3,345 square feet are 
located on the main level of the Mill. A fine dining restaurant is also planned for the Mill building. 

The following table breaks down the rentable function space at the Mill. 

Table 4-4 

  

Function Space Breakdown - The Mill at MSU

Facilities Total (SF) By Division (SF) Divisions
Ballroom

Mississippian Grand Ballroom 8,928 3
The Mississippian Salon A 3,096
The Mississippian Salon B 2,592
The Mississippian Salon C 3,240

Total Ballroom Space 8,928 8,928 3

Meeting Rooms
Rivers Conference Room 825 1
Delta Conference Room 800 1
Foothills Conference Room 800 1
Sanders Conference Room 320 1
Coastal Conference Room 320 1
Black Prairie Conference Room 320 1
Pines Conference Room 320 1

Total Meeting Space 3,705 -- 7

Hotel Rooms 105
Total Exhibit Space 0 / Guest Room 0.0
Total Meeting Space 3,705 35.3
Total Ballroom Space 8,928 85.0
Total Function Space 12,633 120.3

Ballroom Divisions 3 / 100 Guest Rooms 2.9
Meeting Room Divisions 7 0.7
Total Divisions 10 9.5

Source: The Mill at MSU, Hunden Strategic Partners



 

Downtown Ithaca Conference Center Market and Feasibility Study Chapter 4 - Page 12 

The Mill at Mississippi State University features one 8,928-square-foot ballroom with two divisions in addition 
to seven breakout meeting rooms ranging from 825 square feet down to 320 square feet. In total, the facility 
offers more than 12,600 square feet of space and has a total key to function space ratio of 120.3 square feet 
per key. The venue can accommodate groups as small as ten people and as large as 1,000 for weddings, 
meetings and social gatherings.  

The following figure shows an image of the Mill Conference Center’s Mississippian Grand Ballroom. 

Figure 4-9 

  

BancorpSouth Conference Center – Tupelo, Mississippi  

Located at 387 East Main Street in downtown Tupelo, Mississippi, the BancorpSouth Conference Center is 
located between the 10,000-seat BancorpSouth Arena and the 158-room Hilton Garden Inn.  The 
BancorpSouth Conference Center features more than 10,000 square feet of rentable function space. The 
Hilton Garden Inn is one of the few upscale hotels in the area, and opened in 2006. It includes 158 
guestrooms and suites, a business center and indoor swimming pool.  

Similar to Ithaca, the Tupelo markets is a small, scenic, rural destination that benefits from desirable tourist 
attractions such as the University of Mississippi Tupelo, the Elvis Birthplace Museum, and the annual Elvis 
Presley Music Festival. Additionally, Tupelo is home to the Tupelo Automobile Museum, the start of the 
Natchez Trace, and a strong variety of arts and music offerings.  

The following picture shows the exterior of the BancorpSouth Conference Center. 
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Figure 4-10 

 

The hotel and conference center were developed simultaneously as part of a larger $22 million downtown 
revitalization project that also included a new City Hall and the Tupelo Automobile Museum. The privately-
owned hotel was originally planned to have 110 rooms when it opened in 2006, but due to increasing demand 
at the time, was immediately expanded to 158 rooms. The additional rooms opened in 2008. The Hilton 
Garden Inn owners have also leased the conference center from the City and control the booking of that 
facility. The existence of the conference facility makes the Hilton Garden Inn effectively a full-service hotel, 
although it does not include a full-service restaurant or room service. 

The venue is geared toward meeting and conference events in addition to wedding and reception events. The 
center can accommodate groups as small as eight people up to 800. Amenities at the BancorpSouth 
Conference Center include: 

§ In-room temperature and lighting controls 
§ High speed internet and multiple phone lines 
§ On-site audiovisual services; business center 
§ On-site conference planning department 

The table below shows the rentable function space available at the BancorpSouth Conference Center. 
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Table 4-4 

  

As shown, there is one large conference hall spanning 10,232 square feet and although there are no stand-
alone meeting rooms, the ballroom is divisible into six smaller rooms allowing for the venue to be formatted to 
include breakout meeting rooms. Management indicated that the Sweet Gum room is predominantly used to 
host wedding and social events as it can accommodate up to 800 people. Additionally, the BancorpSouth 
Conference Center boasts an in-house catering service with culinary experts on staff. The on-site catering 
service can accommodate breakfast and break menus, lunch menus, Hor d’Oeuvers, dinner and bar menus.  

The following figure shows the BancorpSouth Conference Center setup for a banquet. 

Function Space Breakdown - BancorpSouth Conference Center

Facilities Total (SF) By Division (SF) Divisions
Ballroom 10,232 6

Elm 684
Poplar 1,364
Sweet Gum 4,092
Magnolia 2,046
Oak 682
Mimosa 1,364

Total Ballroom Space 10,232 6

Hotel Rooms 158
Total Exhibit Space 0 / Guest Room --
Total Meeting Space 0 --
Total Ballroom Space 10,232 64.8
Total Function Space 10,232 64.8

Ballroom Divisions 6 / 100 Guest Rooms 3.8
Meeting Room Divisions 0 0.0
Total Divisions 6 3.8

Source: BancorpSouth Conference Center, Hunden Strategic Partners
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Figure 4-11 

 

The conference center and adjacent arena are regularly marketed and booked as a package. The conference 
center offers meeting and ballroom space for events that can be combined with the meeting rooms and exhibit 
space on the arena floor. As a combined package, the conference center and arena offer a 10,230-square 
foot ballroom, 5,600 square feet of meeting rooms and approximately 35,000 square feet of exhibit space. 
The meetings package can accommodate up to 8,000 people for a general session. 

Conference Center Concepts  

Falls Event Center 

The Falls Event Center (FEC) company currently operates eight separate event centers located throughout 
the United States. The FEC has two locations in Utah and three in California, in addition to one venue in 
Arizona, Colorado and Oregon. Recently, the company completed the development of its third location in 
Roseville, California, which is set to open in January 2017. The facilities range in size from 5,500 square feet 
up to 27,000 square feet, with the average facility size of 16,400. The facilities tend to encompass more than 
15,000 gross square feet and include a main event hall, game room, theatre, large conference room, small 
conference room, boardroom and brides room. The main event hall comprises approximately 50 percent of 
the total function space.  

The following shows a breakdown of number spaces by type for the eight Falls Event Centers. 
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Table 4-5 

 

The following figure shows an image of the main ballroom at the Elk Grove, CA location setup for a wedding. 

Figure 4-12 

 

The following images show spaces in other Falls Event Centers’ properties.  

Figure 4-13 

 

Falls Event Centers Summary
Location Size Buildings Main Halls Large Conf Rms Small Conf Rms Boardrooms Game Rooms Server's Kitchen Theaters Dressing Rooms Courtyard/Patios

Gilbert, AZ 27,000 2 2 2 2 1 2 4 1 2 8
Roseville, CA 15,038 1 1 1 1 1 1 1 1 1 3
Fresno, CA 16,000 2 2 2 1 1 2 2 -- 2 2
Elk Grove, CA 27,000 2 2 2 2 2 2 4 2 2 8
Littleton, CO 13,800 1 1 1 1 -- 1 1 -- 1 4
McMinnville, OR 5,500 2 2 1 1 1 1 1 -- 2 --
Salt Lake City, UT 16,000 2 2 1 -- -- 2 2 -- 2 2
St. George, UT 11,000 2 2 1 -- 1 1 1 -- 2 5
Average 16,417 2 2 1 1 1 2 2 1 2 5

Source: Falls Event Centers, Hunden Strategic Partners
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The idea behind the development of all Falls Event Centers is to create an environment, and a space, for all 
types of social gatherings. Falls Event Center developments include flexible room layouts in addition to a 
unique open vendor policy, which allows clients to bring in vendors of their choice. This prototypical 
conference and event venue targets small corporate clients in addition to weddings. 

The Falls Event Center facilities primarily act as state-of-the-art event venues for weddings and special 
events. Corporate events are common during the week. The FEC locations feature amenities specifically for 
weddings. These include main event hall amenities such as a 184” HD projector, 80” HDTV’s, a full sound 
system, color changing LED lights in the ceiling, wireless HDMI and a DVD player. Bridal suite amenities 
include a large dressing mirror, dressing table and lounge chair. Other wedding features available include 
spaces for smaller parties, outdoor courtyards, groom rooms with pool or foosball tables, free Wi-Fi 
throughout the building and portable PA systems and wireless mics.  

FEC leadership initially expected that family and wedding events would account for 70 percent of business. 
However, business has balanced out at approximately 50 percent family and weddings and 50 percent 
corporate demand. The facility in Elk Grove, California has weddings booked every weekend throughout the 
year, with some weekend days hosting two wedding events. The Elk Grove facility costs $4,000 to $4,500 for 
all weekday day rentals, while weekends tend to be approximately 30 percent more expensive. Weekend all-
day rental rates are approximately $6,000.  

Noah’s Event Venue 

The Noah Corporation, parent and operating company to all Noah’s Event Venues, was founded in 2003 and 
opened its first event venue in Utah as of January 2007. Currently, the Noah Corporation has developed 33 
event venues in 21 states across the US such as Louisville, Kentucky; Oklahoma City, Oklahoma; San 
Antonio, Texas; Madison, Wisconsin; Little Rock, Arkansas and Omaha, Nebraska. The Noah Corporation 
also has five other planned event venues in the development process throughout the US.  

The following figure shows a map depicting the location of the Noah’s Event Venues in the United States. 
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Figure 4-14 

 

The following table summaries the function space of the Noah’s Event Venues. 

Table 4-6 

 

Noah's Event Venues Summary
Location Main Banquet Hall Small Conf Rm Medium Conf Rm Board Room/Billiard Room Small Mtg Rm Banquet Room Total

Chandler, AZ 3,528 945 1,470 1,213 -- -- 7,156
Little Rock, AR 2,989 972 1,134 972 900 -- 6,967
Westminster, CO 3,552 -- 1,640 1,609 -- -- 6,801
Lake Mary, FL 2,989 972 1,134 972 900 -- 6,967
Lincolnshire, IL 2,989 972 1,134 972 972 -- 7,039
Naperville, IL 2,989 972 1,134 972 972 -- 7,039
Des Moines, IA 2,989 972 1,134 972 972 -- 7,039
Overland Park, KS 2,989 972 -- -- 960 -- 4,921
Wichita, KS 2,989 -- -- 972 972 972 4,933
Louisville, KY 2,989 -- 1,134 1,134 972 1,134 6,229
Auburn Hills, MI 2,989 972 -- -- 960 -- 4,921
Omaha, NE 2,989 972 -- -- 960 -- 4,921
Albuquerque, NM 2,989 972 -- -- 960 -- 4,921
High Point, NC 2,989 -- 1,107 2,214 960 -- 7,270
Morrisville, NC 2,989 972 -- -- 960 -- 4,921
Mentor, OH 2,989 -- 1,134 972 972 972 6,067
New Albany, OH 2,989 972 -- -- 960 -- 4,921
Oklahoma City, OK 2,989 972 1,134 972 972 -- 7,039
Tulsa, OK 2,989 972 -- -- 960 -- 4,921
Memphis, TN 2,989 -- 1,107 2,214 960 -- 7,270
Dickinson/Bay Area, TX 2,989 972 -- -- 960 -- 4,921
Fairview/Allen, TX 2,989 972 1,161 1,161 900 -- 7,183
Fort Worth, TX 2,989 972 1,134 972 900 -- 6,967
Frisco/Plano, TX 2,989 972 1,134 972 900 -- 6,967
Katy, TX 2,989 972 1,134 972 225 -- 6,292
Las Colinas, TX 2,976 -- 1,664 1,752 -- -- 6,392
Richardson, TX 2,989 972 1,134 972 972 -- 7,039
San Antonio, TX 2,989 972 1,134 972 900 -- 6,967
Sugar Land, TX 2,989 972 1,134 972 900 -- 6,967
Farmington, UT -- -- -- -- -- -- --
Lindon/Utah County, UT 2,989 972 1,134 972 1,080 -- 7,147
South Jordan, UT 2,989 1,482 1,924 663 -- -- 7,058
Madison, WI 2,989 972 -- -- 960 -- 4,921
Average 3,025 971 1,231 1,154 925 1,026 6,304

Source: Falls Event Centers, Hunden Strategic Partners
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Noah’s Event Venues operate in a similar fashion to the Falls Event Center. All venues offer flexible function 
space in addition to offering clients an open vendor policy allowing them to bring in catering of their choice. 
The Noah’s Event Venues are targeted toward social functions including weddings, reunions and graduations 
in addition to small corporate business gatherings. 

The following figure shows a picture of the building façade of the Noah’s Event Venue in Louisville, Kentucky.  

Figure 4-15 

  

The following figure shows images of interior spaces at some Noah’s Event Venues. 

Figure 4-16 

  

Concepts such as Fall Event Center and Noah’s Event Venue, which offer similarly sized venues to the 
recommended Project, are primarily geared towards accommodating the social and corporate events that 
downtown Ithaca is looking to attract. While these facilities have typically been located in larger metro and 
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suburban markets and are not completely comparable to the recommended Project, these concepts could be 
considered as a downtown Ithaca Project moves forward.  

Conclusion  

HSP anticipates social, wedding, small corporate and rotational association business will account for the 
majority of demand, based on Ithaca’s market similarities to the case studies presented in this chapter. 
Equipping a new conference and meeting facility with similar massing of space and services and amenities as 
these comparable facilities will accommodate existing demand in Ithaca and drive new demand to the area. 
Identifying similar markets as well as similar facilities is critical to understanding how a potential facility in 
Ithaca may performance. Vital market components include the presence of a local university, the presence of 
eco-tourism or destination assets that drive demand in addition to the presence of a ballroom that is at least 
7,000 square feet. HSP expects a development in downtown Ithaca to primarily attract social business 
throughout the summer months but also generate businesses to fill the mid-week gap currently experienced 
by the market with the addition of dedicated flexible function space. These case studies inform the demand 
and financial projections performed and presented in the following chapters. 
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HOTEL MARKET AND TRENDS ANALYSIS 
This chapter includes an in-depth analysis of the competitive set in Downtown Ithaca, New York, and other 
lodging options in the downtown area. 

Ithaca Hotel Market 

The following table shows a summary of the hotel chain scales within five miles of downtown Ithaca. 

Table 5-1 

  

More than 1,800 rooms between 22 properties are located within five miles of downtown Ithaca. Nearly half of 
the hotel rooms are in the Economy/Independent Class, which account for 42 percent of the rooms in the 
market. The average age of the properties is 31 years, with averages for individual classes ranging from eight 
to 43 years. The Marriott Ithaca Downtown on the Commons, which opened in December 2016, is the newest 
hotel, and the only Upper Upscale property located in Ithaca. 

The following table summarizes all hotels within five miles of downtown Ithaca sorted by number of rooms. 

Lodging Summary: Ithaca

Chain Scale Rooms % of Total 
Rooms Hotels Rooms per 

Hotel
Avg. Opening 

Year
Avg. Age 
in Years

Luxury -- -- -- -- -- --
Upper Upscale 159 9% 1 159 -- --
Upscale 302 16% 3 101 Aug-04 12
Upper Midscale 309 17% 4 77 Sep-08 8
Midscale 302 16% 3 101 Aug-82 34
Economy / Independent 766 42% 11 70 Oct-73 43
Total / Average 1,838 100% 22 84 Dec-84 32

Source:  Smith Travel Research, Hunden Strategic Partners
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Table 5-6  

 

The hotels surrounding downtown Ithaca range in size from 17 rooms at the Grayhaven Motel to the 159-
room Marriott Ithaca Downtown on the Commons. Five hotels have opened in the last ten years, with the 
Marriott Ithaca Downtown on the Commons being the newest hotel in the city, opening in December 2016. 
The Canopy by Hilton Ithaca The Commons is projected to open in early 2018 and will add 123 rooms to the 
Upper Upscale Class. 

Ithaca Competitive Set 

In order to best understand the hotel market in Ithaca, HSP selected a set of primary competitive and relevant 
hotels to profile and analyze. The primary factors considered were location, function space, quality, amenities, 
size, brand and market demand mix. The supply and performance of a local hotel market is a vital component 
to understanding the market opportunity for a new conference center.  The presence of adjacent and walkable 
hotel options is one of the most important elements considered by meeting and event planners when 
analyzing event destinations, as evidenced by feedback in Chapter 3 of this report. In addition, a hotel market 

Ithaca Hotels
Property Name 
Marriott Ithaca Downtown On The Commons

Statler Hotel

Hotel Ithaca

Canopy by Hilton Ithaca The Commons

Ramada Ithaca Hotel & Conference Center

Courtyard Ithaca Airport University

Fairfield Inn & Suites Ithaca

Trip Hotel

Hilton Garden Inn Ithaca

Best Western University Inn

Homewood Suites Ithaca

Quality Inn Ithaca

Holiday Inn Express & Suites Ithaca

Meadow Court Inn

Econo Lodge Ithaca

Hampton Inn Ithaca

Super 8 Ithaca

Country Inn & Suites Ithaca

La Tourelle Country Inn

Hillside Inn

Rodeway Inn & Suites Ithaca

Embassy Inn

Grayhaven Motel

Source: Smith Travel Research, Hunden Strategic Partners

Ithaca Hotels
Rooms  Chain Scale  Open Date 

159 Upper Upscale Dec-16

153 Independent Jun-87

125 Independent Jun-72

123 Upper Upscale U/C

121 Midscale Dec-71

107 Upscale Dec-00

106 Upper Midscale Aug-13

106 Independent Jun-65

104 Upscale Aug-05

101 Midscale Apr-87

91 Upscale May-07

80 Midscale Sep-88

79 Upper Midscale Oct-16

75 Independent May-60

72 Economy Sep-87

66 Upper Midscale Apr-04

63 Economy Oct-85

58 Upper Midscale May-08

54 Independent May-86

41 Independent Jun-47

35 Economy Jun-60

25 Independent Jun-83

17 Independent Jun-75

Source: Smith Travel Research, Hunden Strategic Partners
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that is performing extremely well in both occupancy and average daily rate may not be able to accommodate 
the room nights generated by events at the facility. Understanding seasonality and weekly trends helps to 
identify gaps in the hotel market that could potentially be filled by a new attraction downtown. 

The following table shows a summary of the hotels in the Ithaca competitive set arranged by distance from the 
Ithaca Commons. 

Table 5-7 

 

The 12 hotels in the competitive set will total 1,272 rooms when the Canopy by Hilton Ithaca The Commons 
opens in early 2018. The largest hotel is the Marriott Ithaca Downtown on the Commons, featuring 159 rooms, 
followed by the Statler Hotel with 153 rooms. The opening of the Marriott and Canopy by Hilton will result in a 
total of 511 rooms between four properties located in downtown Ithaca. The average age of the hotels in the 
competitive set is 16 years, however, three of the properties have been open for about  30 years. While a new 
conference center development will likely have the greatest impact on those properties located within walking 
distance of the facility, the entire Ithaca hotel market will benefit from the demand generated from a new event 
facility.  

The following figure shows a map of the Ithaca competitive hotel supply. 

Ithaca Competitive Set Hotels
Property Name  Address Distance from Ithaca Commons
Hilton Garden Inn Ithaca 130 E. Seneca St 0.1

Canopy by Hilton Ithaca The Commons 310 E State St 0.1

Marriott Ithaca Downtown On The Commons 120 South Aurora St 0.2

Hotel Ithaca 222 South Cayuga St 0.2

Statler Hotel 130 Statler Dr 1.3

Hampton Inn Ithaca 337 Elmira Rd 1.8

Fairfield Inn & Suites Ithaca 359 Elmira Rd 2.0

Holiday Inn Express & Suites Ithaca 371 Elmira Rd 2.1

Best Western University Inn 1020 Ellis Hollow Rd 2.1

Country Inn & Suites Ithaca 1100 Danby Rd 2.5

Homewood Suites Ithaca 36 Cinema Dr 4.1

Courtyard Ithaca Airport University 29 Thornwood Dr 5.4

Total/Average 1.8

Source: Smith Travel Research, Hunden Strategic Partners

Ithaca Competitive Set Hotels
Rooms  Chain Scale  Open Date 

104 Upscale Aug-05

123 Upper Upscale U/C

159 Upper Upscale Dec-16

125 Independent Jun-72

153 Independent Jun-87

66 Upper Midscale Apr-04

106 Upper Midscale Aug-13

79 Upper Midscale Oct-16

101 Midscale Apr-87

58 Upper Midscale May-08

91 Upscale May-07

107 Upscale Dec-00

1,272 -- Nov-01
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Figure 5-1 

 

As shown above, the selected set includes three existing properties in downtown Ithaca near the Commons, 
with the remaining properties located within five-miles. The Canopy by Hilton Ithaca The Commons is 
currently under construction on the east end of the Commons on State Street. 

Competitive Set Profiles 

Hilton Garden Inn Ithaca 

Built in 2005, the Hilton Garden Inn Ithaca features 104 guestrooms and 1,250 square feet of function space 
in two meeting rooms. The Hilton Garden Inn Ithaca is located at 130 East Seneca Street, a block north of the 
Ithaca Commons. Additional amenities at the property include fitness and business centers, pool, whirlpool, 
the Garden Grille and Bar, and Kilpatrick’s Publick House. 
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The following figure shows an image of the entrance and exterior of the Hilton Garden Inn Ithaca. 

Figure 5-2 

 

Conversations with representatives from The Hilton Garden Inn provided insight on the seasonality of the 
Ithaca hotel market. Management indicated that the property’s room nights in the winter months are primarily 
driven by sporting events, including Cornell events and swimming events at Ithaca College. This swimming 
demand continues into March, and visits associated with Cornell programs play a major role in room nights in 
the early spring. The month of April is driven by major events occurring at Cornell, as well as college visits by 
high schools students. Graduation occurs in May, and then the busy season typically begins in June. This 
includes increased leisure travel, major conferences associated with Cornell, and the peak of the wedding 
season. Tourism in Ithaca peaks in July, according to representatives from the Hilton Garden Inn, and student 
move-in plays a major role in August business. The NASCAR event at Watkins Glen also occurs the first 
weekend of the month, which has a major impact on the entire Ithaca hotel market. September is considered 
a shoulder month, with demand being driven by alumni weekends and homecoming, and then demand 
increases again in October due to conferences occurring at Cornell, college visits, and weddings. 
Representatives from the Hilton Garden Inn stated that they are constantly turning away sports business in 
October due to lack of availability and high rates. November begins slow season, as demand shifts back to 
sports and collegiate teams. Representatives stated that approximately 70 percent of room nights at the 
property are generated by education, 25 percent are generated by leisure, and less than 5 percent are 
generated by group business. 

Overall, conversations with Hilton Garden Inn representatives indicated that during the early spring, late fall, 
and winter months, midweek business is lacking, and there is opportunity in the market to accommodate the 
demand associated with a new event facility.  
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Marriott Ithaca Downtown on The Commons 

Marriott Ithaca Downtown on The Commons opened in December 2016 and is located at 120 South Aurora 
Street in downtown Ithaca. The 159-room full-service property features Monks on The Commons, which is 
open for breakfast, lunch, and dinner, as well as a fitness and business center and complimentary shuttle 
service to Cornell University, Ithaca College and Ithaca Tompkins Regional Airport. 

The following image is a rendering of the newly opened Marriott Ithaca Downtown on The Commons. 

Figure 5-3 

 

The Marriott Ithaca Downtown on The Commons features 2,320 square feet of total function space, including 
the Gorges Ballroom, which offers 1,984 square feet in two divisions. Marriott management stated that the 
meetings and events market is improving in Ithaca, and the ideal event facility development downtown should 
be able to accommodate groups of 300 to 500 people. Property representatives expressed interest in an 
adjacent, nearby, or connected meeting space, and the hotel would consider financial participation in a project 
if it makes sense. Management stated that a divisible 5,000 square foot ballroom with pre-function space and 
breakout rooms would be recommended.  
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Hotel Ithaca 

Hotel Ithaca is located at 222 South Cayuga Street, south of the Ithaca Commons. The property, which 
opened in 1972, is currently undergoing a renovation and expansion. When complete in 2017, the property 
will offer 171 total guest rooms between the original tower and the expansion tower. The full-service 
independent hotel, which lost its Holiday Inn flag in 2013, features Max’s Classic American Grill, an indoor 
pool, fitness and business centers, as well as campus and airport shuttles. 

The following image shows the original tower of the Hotel Ithaca. 

Figure 5-4 

 

While the property had considered the development of a conference facility on the north side of the property in 
2013, the project was abandoned due to poor soil conditions and a rising cost of development. The following 
figure is a rendering of the new tower at the Hotel Ithaca, which is projected to open in April 2017. 
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Figure 5-5 

 

The project will include the expansion of existing function space at the property. The Hotel Ithaca is projected 
to feature 3,276 square feet of function space, including a 3,000-square-foot ballroom that can host groups up 
to 200. These spaces will be used for business meetings and dinners, receptions and weddings. Hotel Ithaca 
representatives stated that the incremental opportunity for a new event facility on the weekends is minimal 
due to the performance of the Ithaca hotel market, but there is significant opportunity during the week. 
Overall, Hotel Ithaca representatives believe that the Ithaca market is prime for a new conference center 
development.  

Statler Hotel 

Opened in 1987, the Statler Hotel is located on the campus of Cornell University, approximately 1.5-miles 
northeast of the Ithaca Commons. The independent property offers 153 guest rooms, and features three 
restaurants, a fitness center, computer stations, and business services along with a complimentary airport 
shuttle. The hotel, according to property management, aims to provide experiential learning for the Cornell 
School of Hotel Administration. 

The following image shows the Statler Hotel.  
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Figure 5-6 

 

As the primary lodging option for Cornell events, Statler representatives stated that the hotel is consistently 
working with other Ithaca hotels as overflow options for large summer conferences, and the hotel is forced to 
use campus housing in certain cases due to lack of available rooms. Representatives stated that the property 
is constantly looking to attract hotel business in the months of January through March, but the Statler is 
turning away business in late September and October. Consistent with other hoteliers, Statler management 
stated that there is little room for improvement in hotel performance on the weekends. The Statler is close to 
100 percent occupancy 40 weekends per year, according to property representatives. The focus of any new 
demand generator in downtown Ithaca must be Sunday through Wednesday. 

Hampton Inn Ithaca 

The Hampton Inn Ithaca opened in 2004 and is located approximately two-miles southwest of downtown 
Ithaca at 337 Elmira Road, just west of Ithaca College. The property is affiliated with Hilton Worldwide under 
the Hampton by Hilton brand and has 66 rooms. The hotel has a gym, indoor pool, and business center along 
with complimentary breakfast and parking. 

The following figure is an image of the front entrance and exterior of the Hampton Inn Ithaca. 
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Figure 5-7 

 

The Hampton Inn Ithaca has one meeting room with 253 square feet of space that can accommodate up to 25 
guests.  

Fairfield Inn & Suites Ithaca 

Opened in 2013, the Fairfield Inn & Suites Ithaca is located at 359 Elmira Road, approximately two-miles 
southwest of the Ithaca Commons and just west of Ithaca College. The 106-room hotel is affiliated with 
Marriott Hotels under the Fairfield Inn brand. The amenities at the property include an indoor pool, a fitness 
center, a living room-style lobby, and guest laundry, as well as a complimentary breakfast and parking. A 
variety of restaurants are within two-miles of the hotel. 

The following figure is an image of the entrance and exterior of the Fairfield Inn & Suites Ithaca. 

Figure 5-8 

 

The Fairfield Inn & Suites does not have any meeting rooms. 
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Holiday Inn Express & Suites Ithaca 

The Holiday Inn Express & Suites Ithaca opened in October 2016, and it is the newest of the three properties 
located approximately two-miles southwest of the Ithaca Commons on Elmira Road. The hotel is affiliated with 
InterContinental Hotels Group under the Holiday Inn brand. The 79-room hotel offers an indoor pool, fitness 
and business centers, guest laundry and complimentary breakfast and parking. 

The following figure is an image of the entrance to the newly opened Holiday Inn Express & Suites Ithaca. 

Figure 5-9 

 

The Holiday Inn Express & Suites Ithaca has one meeting room with 375 square feet of space that can 
accommodate groups from two to 25 guests. 

Best Western University Inn 

Opened in 1987, the Best Western University Inn is located at 1020 Ellis Hollow Road, approximately two-
miles east of the Ithaca Commons. The hotel is affiliated and branded by Best Western. The property has 101 
rooms and offers a seasonal pool, fitness and business centers along with complimentary breakfast, parking 
and area shuttle. 

The following figure is an image of the entrance of the Best Western University Inn. 
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Figure 5-10 

 

The Best Western University Inn has a meeting room with approximately 675 square feet of meeting space, 
which can accommodate groups up to 45. This property has a robust group business that is dominated with 
groups from Cornell University. 

Country Inn & Suites Ithaca 

The Country Inn & Suites Ithaca opened in 2008 and is located approximately three-miles south of the Ithaca 
Commons at 1100 Danby Road. The 58-room hotel is affiliated with Carlson Rezidor Hotel Group under the 
Country Inns & Suites by Carlson Brand. The property provides an indoor pool, whirlpool, business center, 
fitness room, complimentary breakfast, parking and shuttle. 

The following figure is an image of the entrance at the Country Inn & Suites Ithaca. 

Figure 5-11 

 

The Country Inn & Suites Ithaca has one meeting room with 1,600 square feet of space for up to 100 guests. 
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Homewood Suites Ithaca 

The Homewood Suites Ithaca was built in 2007 and is located at 36 Cinema Drive, approximately five-miles 
northeast of Ithaca Commons. The 91-room all-suite hotel is affiliated with Hilton Worldwide under the 
Homewood Suites brand. The extended stay property offers an indoor pool and sports court, fitness room, 
convenience store, business center, and guest laundry along with complimentary breakfast, area shuttle, and 
grocery shopping service.  

The following figure is an image of the entrance and exterior of the Homewood Suites Ithaca. 

Figure 5-12 

 

The Homewood Suites Ithaca has one meeting room with 676 square feet of space for small meetings or 
events for up to 50 guests. 

Courtyard Ithaca Airport University 

The Courtyard Ithaca Airport University opened in 2000 and is located approximately 5.5-miles northeast of 
Ithaca Commons at 29 Thornwood Drive. The hotel is affiliated with Marriott Hotels under the Courtyard brand 
and has 107 guest rooms. The property provides an indoor pool, whirlpool, exercise room, The Bistro, and a 
business center along with complimentary area shuttle and parking. 

The following figure is an image of the exterior of the Courtyard Ithaca Airport University. 

Figure 5-13 

 

The Courtyard Ithaca Airport University offers one meeting room with 676 square feet of space that can host 
meetings and events for up to 50 guests. 
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Canopy by Hilton Ithaca The Commons 

The Canopy by Hilton Ithaca The Commons is currently under construction on the east end of the Commons. 
Projected to open in early 2018, the 123-room property is affiliated with Hilton Worldwide under the Canopy 
by Hilton brand, one of the newest brands in the Hilton Family. Currently, 19 Canopy properties are planned 
to open by late 2019 in cities worldwide. The brand focuses on a relaxed, hip vibe, which is emphasized 
through the lower case “c” in the name, with open and inviting spaces. Each property is designed to 
complement the surrounding neighborhood by fitting in to the local area. Local running and bike paths will be 
identified and provided to guests so they can immerse themselves into the neighborhood, and each location 
will have bikes to rent.  

The following figure is an image of a rendering of the Canopy by Hilton Ithaca The Commons. 

Figure 5-14 

 

The Canopy by Hilton Ithaca The Commons is a $19 million project that is planned to have 123 guest rooms 
on seven floors. When completed, the 75,000-square foot property will include a 2,000-square-foot restaurant 
on the first floor. The plans also include a small meeting room and a gym. 

Downtown Inns 

Downtown Ithaca also offers numerous Bed and Breakfast (B&B’s) or Inn properties. While the impact of 
these properties on the market is minimal due to the number of rooms, any mid-week improvement in the 
hotel market as a result of a conference center development will likely be felt by all lodging options near 
downtown Ithaca. Nationally, is it estimated that there are more than 17,000 B&B’s in the country. The 
national average daily rate (ADR) of B&B’s is estimated at $155, while the national average occupancy is 
estimated at 55 percent. B&B’s in Ithaca pay a three percent transient sales tax and an eight percent room 
tax.  
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The following section briefly profiles each property. 
§ The Argos Inn is located at 408 East State Street in Downtown Ithaca on the Commons. The 

inn has ten guestrooms, all with private bathrooms. All the rooms have queen or king size beds 
with heated bathroom floors. The property also features Bar Argos, which is open to the public 
from 4:00 PM to 10:00 PM daily. The Argos Inn can be rented as an event space, as rooms 
range from $170 to $315 per night. 

§ William Henry Miller Inn is located at 303 North Aurora Street in Downtown Ithaca on the 
Commons. The Inn opened in 1999 and has nine guestrooms, each with a private bathroom. A 
homemade breakfast is served for two hours every morning and a dessert buffet is provided 
every evening. Rooms range from $195 to $240 per night Sunday through Thursday and $235 to 
$280 per night Friday and Saturday nights. The inn has a two-night minimum for most 
weekends. 

Peer to Peer Short-Term Lodging Rentals 

Short-term rental services such as Airbnb, HomeAway, and VRBO are becoming increasingly popular 
throughout the country. In many communities, the prevalence of these lodging options are having an adverse 
impact on the tourism market due to lost room taxes that would have accrued at a hotel. Tompkins County, 
however, has an agreement with Corporate Airbnb to collect the room taxes on the Airbnb room nights in the 
county.  

The following table shows the Tompkins County Airbnb market by the numbers for the period from June 2015 
to June 2016.  

Table 5-2 

 

Tompkins County featured 550 Airbnb hosts that had at least one reservation in this time-period, with an 
average nightly rate of $140. The average reservation was 2.6 nights, making the average revenue per stay 
approximately $364. Overall, it is estimated that 2.5 percent of all Ithaca visitors stayed in Airbnb properties.  

Tompkins County Airbnb By the Numbers, Jun 2015- Jun 2016
Category Amount
Guests stayed in an Airbnb Listing 22,400
Hosts with at least one reservation 550
Average length of reservation 2.6
Total host earnings $3,200,000
Median host earnings $5,000
Average nightly rate $140
Average revenue per reservation $364
Number of reservations 8,791
Average reservations per host 16
Average host earnings $5,818
Total host earnings $3,200,000

Source:  Airbnb
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Hotelier Feedback 

Ithaca hoteliers expressed overall support of a new conference center development in downtown Ithaca. The 
market is heavily reliant upon university business, which has a major impact on seasonality of local hotel 
performance. Hoteliers stated that there will undoubtedly be times of the year, peak season in the summer 
and certain occasions in the spring and fall, when the market will not be able to accommodate new business 
generated by an event center. The group rates for state associations and other potential users will not be able 
to compete with the existing business. This is also true for most weekends throughout the year. Hoteliers 
stated that maintaining rate integrity will be very important, but there is great room for improvement in 
midweek business throughout the year, specifically in the winter, early spring, and late fall. The demand 
generated by a new event center could fill this mid-week gap, and hoteliers believe that an event center can 
perfectly complement the Ithaca hotel market.  

Competitive Set Performance 

HSP used Smith Travel Research data to analyze the selected hotel competitive set. The following table 
shows the performance data for the Ithaca competitive set of hotels from 2011 through 2015 and YTD 
September 2016. 

Table 5-8 

 

Room nights sold have increased every year since 2011, indicating an increase in demand for hotel rooms in 
the market. Occupancy dipped in 2014, dropping to nearly 63 percent, but has rebounded to a year-to-date 
occupancy of 72.5 percent in 2016. The current occupancy rate has surpassed the threshold of approximately 
66 percent, the point at which developers start to consider potential new hotel developments. This has 
resulted in the development of the Marriott Ithaca Downtown and Holiday Inn Express and Suites, which 
opened in late 2016, as well as the expansion of Hotel Ithaca and the development of the Canopy by Hilton, 
which is projected to open in early 2018. This addition of higher-quality supply may result in a decrease in 
occupancy, and additional demand generators will be necessary to reach current occupancy levels.  

In this time period the average daily rate (ADR) has consistently increased, going from $151.12 in 2011 to 
$178.58 in September 2016, an increase of more than $25. Revenue per available room (RevPAR) has 
followed this trend, increasing nearly 26 percent in the last five years. As has been discussed throughout this 
report, Ithaca’s strong rates may present a challenge attracting certain events. Maintaining rate integrity will 

Year
Annual 

Avg. 
Available 
Rooms

Available 
Room 
Nights

% 
Change

Room 
Nights Sold % Change % Occ. % Change ADR % Change RevPar % Change

2011 856 312,440 -- 214,080 -- 68.5 -- $151.12 -- $103.54 --
2012 859 313,664 0.4% 217,997 1.8% 69.5 1.4% $155.78 3.1% $108.27 4.6%
2013 905 330,452 5.4% 220,439 1.1% 66.7 -4.0% $164.25 5.4% $109.57 1.2%
2014 967 352,955 6.8% 223,778 1.5% 63.4 -5.0% $169.87 3.4% $107.70 -1.7%
2015 967 352,955 0.0% 231,990 3.7% 65.7 3.7% $173.37 2.1% $113.96 5.8%

2016 YTD (September) 911 248,703 -5.8% 180,294 -0.3% 72.5 5.9% $178.58 4.1% $129.46 8.9%

Historical Supply, Demand, Occupancy, ADR, and RevPar for Competitive Hotels

CAGR* (2011-2015) 3.2% 3.2% -- 2.1% -- -1.0% -- 3.7% -- 2.5% --

*Compound Annual Growth Rate

Sources: Smith Travel Research, Hunden Strategic Partners   
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be important to Ithaca hoteliers, and the current rates will hinder a new event facility from attracting significant 
SMERF (social, military, educational, religious, and fraternal) groups that are not willing to pay such high 
rates. Higher rated business, such as corporate events and association events, will be will be much more 
likely to pay those rates.  

The following figure shows the monthly supply and demand trends for the selected set from January 2010 
through July 2016. 

Figure 5-15 

 

The competitive set has a consistent seasonality trend. The average monthly room night supply was  constant 
until mid-2013, when supply increased with the addition of the Fairfield Inn & Suites Ithaca. Supply then 
decreased in late 2015 when rooms were taken out of the supply mix because of the renovation and 
expansion of the Hotel Ithaca, but supply in late 2016 (not shown) increased due to new hotel developments 
in the market. Demand has been fairly consistent, with a gradual increase through this six-year period. 
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The following figure shows the monthly (year-over-year) room revenue changes by month for the competitive 
set. 

Figure 5-16 

 

Any data point greater than zero is positive and is a positive indicator for the competitive set. As shown, the 
competitive set’s room revenue has been positive for much of this period. Only twice has this set been 
negative two or more consecutive months. This occurred in late 2012 and late 2014. This competitive set was 
positive from January 2011 to June 2012 and included the high point of the period at approximately 26 
percent.  

The following figure shows the Revenue per Available Room (RevPAR), which is the product of occupancy 
and rate. 
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Figure 5-17 

 

The black line above shows the 12-month moving average, which has increased throughout the period with 
some fluctuations. The figure above shows RevPAR fluctuating seasonally between January of 2010 and 
September of 2016. As shown, the 12-month moving average has increased through the period from 
approximately $95 to approximately $122.  

The following figure displays the seasonality of occupancy from January 2010 through September 2016. 

Figure 5-18 

 

As shown above, June, July and August are the busiest months, averaging more than 80 percent. The spring 
and fall months’ average between 60 and 80 percent. January and December are the slowest months of the 
year, with approximately 45 percent and 38 percent occupancy, respectively. The seasonality is similar to 
most northern markets where occupancy rates are lower in the cold winter months and then increase during 
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the late spring and summer months. The Ithaca market peaks during the summer season. Analysis of 
seasonality indicates an opportunity for a new conference center development in Ithaca. Survey respondents, 
primarily state associations, indicated that the majority of their events occur in the spring and fall months. 
These are the time periods when Ithaca hoteliers are looking for additional demand generators to maintain 
occupancy. A new event facility may be able to fill that gap in the annual calendar, and could benefit the entire 
Ithaca hotel market. 

The following figure shows the seasonality of rate from January 2010 through September 2016. 

Figure 5-19 

 

As shown, the average ADR fluctuates throughout the year. The average ADR fluctuates from approximately 
$120 to $195. Prices are very strong in this market with the highest prices occurring in May which is driven by 
graduations.  Average prices are significantly lower from December through March. The maximum average 
daily rate peaks in May at nearly $200. Overall, rate trends are consistent with occupancy.  

The following figure shows the seasonality of RevPAR, which is the product of rate and occupancy, and 
suggests overall profitability. The period is from January 2010 through September 2016. 
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Figure 5-20 

  

As with the other performance indicators, RevPAR data is consistent with the analysis of the prior graphs. 
RevPAR is highest May through October when rate and occupancy are at high or at peaks levels.  

The following figure shows the occupancy by day of week during the 12-month period from October 2015 
through in September 2016.  

Figure 5-21 

 

Average occupancy levels Monday through Thursday nearly exceed 60 percent on Mondays and 70 percent 
on Thursdays. A high level of occupancy during the week typically suggests a strong corporate (commercial) 
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market. Average occupancy is strongest on Friday and Saturday, suggesting robust leisure weekend 
visitation. Occupancy is lowest on Sunday nights, which is typical for most markets. Analysis of weekly trends 
suggests that there is opportunity to increase business in Ithaca hotels during the week. This opportunity is 
consistent with the demand that a new conference center would generate  

The following figure shows the average daily rate by day of the week. 

Figure 5-22 

 

Average rates are highest on Fridays and Saturdays at approximately $205, and decrease by approximately 
$30 on Sundays, which provides this market with very strong Sunday performance. Rates are lowest Monday 
through Thursday but still very strong at approximately $160 to $170 per night. Average rates vary by more 
than $45 per night between the low of Mondays and the high of the weekends. Similar to occupancy, this 
chart suggests that there is an opportunity for a new event facility to drive rates and demand during the week. 

Unaccommodated Demand 

Unaccommodated demand is defined as demand that would have been captured by the market but for a lack 
of available or quality of rooms. This demand is therefore deferred to later dates, accepts less-preferred 
accommodations, locates just outside the selected set area, moves its business to another area, or cancels 
plans altogether. Therefore, as new properties are added to the market, it is expected that this demand will be 
accommodated and absorbed by the new supply. This suggests that when new hotels are added, they do not 
cannibalize existing market demand, but accommodate the previously unaccommodated demand. While it is 
not possible to accurately predict all unaccommodated demand, an estimated figure can be inferred from 
occupancy data. 

The following table shows the occupancy percent by day of the week, by month, for the twelve months 
starting October 2015 through September 2016. The figures represent the projected unaccommodated 
demand from the competitive set hotels in Ithaca. Days of the week with occupancy between 75 and 80 
percent are shown in yellow, suggesting mild displacement and unaccommodated demand, while orange 
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shows days with 80 to 90 percent occupancy, suggesting highly likely displacement. Days in red are for times 
when occupancy was greater than 90 percent for the set, suggesting near-certain displacement. 

Table 5-9 

 

Each cell is an average of four specific dates, for example Wednesdays in October averaged 72.8 percent 
occupancy. As shown, Saturday occupancy stays above 90 percent from April through October, with Friday 
being nearly as strong five of those seven months. Tuesday and Wednesday in June, July and August had 
occupancy greater than 80 percent, and Thursday through Saturday during the months of July and August 
had an occupancy greater than 90 percent. The highest occupancy occurred on Saturdays in April, July and 
August, which all experienced over 95 percent occupancy. During December 2015, occupancy averaged 
approximately 37 percent, the lowest in the year. Weekday occupancy is strongest on Friday and Saturday at 
more than 80 percent. Once again, this table above demonstrates an opportunity for improvement in mid-
week business through all seasons other than the peak summer months. 

The following table shows the ADR by day of week by month for the 12-month period ending March 2016. The 
yellow cells represent ADR values from $160 to $170, the orange cells represent values from $170 to $180, 
and the red cells are all values above $180.  

Sunday Monday Tuesday Wednesday Thursday Friday Saturday Avg
Oct - 15 67.2% 68.7% 73.6% 72.8% 74.8% 92.6% 92.7% 78.4%
Nov - 15 35.9% 47.3% 54.3% 54.5% 67.2% 81.2% 70.8% 57.6%
Dec - 15 25.1% 35.3% 36.8% 34.3% 32.7% 48.0% 45.9% 36.6%
Jan - 16 29.0% 37.6% 46.9% 46.4% 44.4% 49.0% 45.8% 42.6%
Feb - 16 45.8% 52.9% 61.8% 60.9% 62.0% 91.1% 87.0% 65.5%
Mar - 16 48.1% 50.3% 55.9% 61.1% 76.6% 87.4% 72.0% 64.5%
Apr - 16 62.9% 63.6% 65.2% 72.8% 80.6% 98.2% 95.6% 78.3%
May - 16 60.6% 56.4% 63.4% 61.0% 65.9% 83.9% 91.6% 68.1%
Jun - 16 73.5% 80.3% 82.3% 72.6% 81.9% 89.3% 91.2% 81.3%
Jul - 16 79.8% 78.3% 88.3% 88.8% 94.0% 93.8% 95.3% 88.5%
Aug - 16 82.9% 82.7% 89.5% 81.8% 90.0% 92.5% 95.8% 87.6%
Sep - 16 61.4% 60.5% 70.0% 70.8% 79.8% 91.4% 93.6% 76.0%
Average 55.5% 59.4% 65.2% 64.5% 70.5% 83.2% 81.4%

Sources: Smith Travel Research   

Occupancy Percent by Day of Week by Month - October 2015 - September 2016
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Table 5-10 

 

The highest average daily rates occur on Fridays, Saturdays and Sundays in May, at $281.21, $289.27 and 
$267.76, respectively. Graduations in May drive the rates for the entire month, occupying three of the 
weekends in May. The market has a large variance on a monthly basis, from an average of $127.27 in 
January to an average of $215.34 in May. The days of the week with the lowest ADR are Mondays through 
Wednesdays with an average of approximately $157.00 per night. Overall, Saturdays have the highest ADR 
during the week at approximately $204.32.  

The following figure shows the estimate of unaccommodated room nights over the past five years for the 
competitive set of hotels.  

Figure 5-23 

 

Sunday Monday Tuesday Wednesday Thursday Friday Saturday Avg
Oct - 15 178.26 173.61 178.14 178.28 185.82 229.00 231.27 198.66
Nov - 15 144.07 150.96 141.64 145.32 154.96 194.20 192.06 163.85
Dec - 15 126.17 121.72 129.04 127.03 127.46 136.90 131.61 129.09
Jan - 16 128.59 120.39 123.65 132.54 127.84 128.86 127.48 127.27
Feb - 16 143.04 146.94 141.63 142.47 143.57 152.79 153.39 147.16
Mar - 16 141.20 132.98 139.87 145.73 157.52 166.07 162.75 151.46
Apr - 16 161.20 148.02 149.82 154.74 177.83 200.69 201.11 176.37
May - 16 267.76 154.42 155.60 149.83 166.06 281.21 289.27 215.34
Jun - 16 163.94 161.93 161.86 163.74 178.32 209.83 210.72 179.50
Jul - 16 177.95 166.33 165.51 169.01 174.58 207.36 208.77 183.79
Aug - 16 192.38 176.84 179.71 179.66 214.85 245.78 236.40 202.48
Sep - 16 171.94 171.23 173.90 173.79 181.84 213.45 217.52 189.86
Average 174.50 156.45 157.02 158.58 170.93 202.49 204.32

Sources: Smith Travel Research   

ADR by Day of Week by Month - October 2015 - September 2016
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As previously mentioned, an unaccommodated room night is a night when a traveler seeking 
accommodations within the market must either cancel or reschedule their stay, settle for accommodations of 
lesser quality because the desired facilities have no vacancies or stay in accommodations outside of the 
desired hotels. The number of estimated unaccommodated room nights is determined in any month when 
occupancy is higher than 66 percent, which occurred on several occasions over the past five years. When 
rooms sell out or nearly do so, rates can be increased and the viability of new hotels is more likely to occur. 
Based on HSP estimates, the number of unaccommodated room nights for the competitive set was at 
approximately 11,000 rooms in 2015.  This number is expected to drop moving forward with the addition of 
new high-quality properties to the market.  

Restaurant Analysis 

The overall hospitality package is critical to the attractiveness of a locale for meeting planners and can impact 
the likelihood of securing events. Meeting organizers have specific hospitality needs and demands that must 
be met in order to attract events to an area. In addition to the quantity and quality of lodging options, the 
number and distance of food and beverage options within the area is a critical aspect to the success of a 
facility.  

The following map shows the restaurants in downtown Ithaca.  

Figure 5-24 

 

As shown, the majority of the restaurants are concentrated around the Commons and downtown hotels, with 
some located on the periphery. Walkable dining options are vital to the success of a conference center, and 
the four-block pedestrian-friendly Downtown Ithaca Commons has transformed downtown to offer the 
experience that today’s planners and attendees have grown to expect.  
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The following figure shows images of restaurants in Downtown Ithaca. 

Figure 5-25 

 

The following figure shows the mix of restaurants in Downtown Ithaca. 

Figure 5-26 

  

HSP inventoried 54 restaurants in downtown Ithaca. The restaurants inventoried in downtown Ithaca provide 
a variety of options guests attending events and conferences. Casual and fine dining restaurants account for 
nearly 75 percent of this market, while fast casual options account for less than one quarter. The abundance 
of unique sit-down restaurant options is extremely attractive to meeting planners, and the density of options in 
downtown Ithaca is improving. The downtown area also provides fast, casual and quick service restaurants, 
which are necessary, especially during lunch breaks, to allow for quick bites in between event sessions.  

The following figure shows an image of some of the restaurants along Aurora Street in Downtown Ithaca. 
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Figure 5-27 

 

Conversations with local stakeholders indicated that, while the restaurant vibrancy downtown has improved 
and is now transferring into nightlife, there is still too much retail and related activity closing at 5 PM. 
Extending the hours of activity and spending in the Commons and throughout downtown Ithaca will be an 
important next step as Ithaca looks to improve its reputation as a destination for events.  

Conclusions 

The strong performance of the Ithaca hotel market is evidenced by the development of two high quality hotel 
properties downtown, the 159-room Marriott by Ithaca Downtown and the 123-room Canopy by Hilton Ithaca 
the Commons. The strength and depth of demand generated by Cornell University, along with the lack of 
lodging options downtown, has resulted in abnormally high average daily rates and growing occupancy rates 
in the market. While seasonal, the performance Ithaca hotels has resulted in many unaccommodated room 
nights in the market, specifically during weekends and citywide sell-out events such as graduation, summer 
tourism months, wedding season in the fall. The two new hotel properties, which will increase the number of 
downtown hotel rooms by 123 percent, will benefit from this consistent built-in demand in the market. 
However, analysis of the market performance and conversations with hoteliers indicates that there are many 
occasions, typically Sundays through Thursdays in the colder months when Ithaca hotels struggle to maintain 
occupancy and are forced to drop rates due to a lack of demand in the market. The development of two new 
competitive hotel properties, totaling 282 rooms, will only increase the need for additional room-night 
generators in the market during these times. The supply of high-quality hotel options located within walking 
distance of downtown, combined with the market opportunity for improved weekday business in the winter, 
spring, and late fall, suggests that a new conference center development would complement the existing local 
demand generators and fill a major gap in the Ithaca hotel market.  
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 RECOMMENDATIONS 
This chapter presents HSP’s analysis of the local meeting and event situation and presents recommended 
options for downtown Ithaca.  

A SWOT (Strengths, Weaknesses, Opportunities and Threats) analysis was conducted leading up to these 
recommendations. A SWOT analysis identifies critical factors that will impact the Project’s overall 
performance. It also suggests implications for the sizing and quality of the project given the current 
environment. Strengths and weaknesses are currently factors impacting the potential project as well as items 
inherent in the project or market, while opportunities and threats are potential and external factors impacting 
the success of the Project. 

This section provides recommendations on the size and quality of the Project based on HSP’s review of the 
market and other factors. In addition, HSP’s experience with similar projects and how they have performed 
played a role in our recommendations and projections.  

Strengths 
! Destination Appeal: Ithaca offers the characteristics and attractions that groups look for when 

considering potential locations for events. The attractiveness of the destination can be a 
deciding factor for meeting planners, and the scenery and nature-oriented attributes of Ithaca, 
combined with the unique experiences offered through breweries, vineyards, Cornell University 
and Ithaca College, provide the market with a competitive advantage over other regional 
destinations when pursuing events. In addition, the vibrancy and activity of downtown continues 
to improve, and the development of new restaurants and hotels are helping to create a critical 
mass of options in downtown Ithaca. 

! Lack of Competitive Local Venues: Currently, downtown Ithaca offers no non-university 
affiliated event venues that offer more than 4,000 square feet of function space. The two most 
relevant event spaces in the market, the Statler Hotel and Emerson Suites, are university-
affiliated venues that have a primary obligation to the students and faculty of the college. While 
the venues attempt to remain flexible and the CVB works to offer event packages to groups, the 
market is unable to accommodate events of 350 to 500 people simply due to the lack of a 
venue.  

! Central Location: Ithaca’s centralized location within the state of New York will provide 
advantages in attracting certain meeting planners and events. Many state and regional 
association events are looking to host events in locations that are equidistant from the corners of 
the state in order to relieve the driving distance of members.  

! Downtown Development: The continued development of downtown will be a major asset in the 
event and meeting package offered by Ithaca. As is mentioned throughout the study, walkable 
and adjacent room blocks are a critical element considered by meeting planners when 
considering event destinations. The development of the Ithaca Marriott Downtown and future 
opening of the Canopy by Hilton will more than double the amount of hotel rooms in downtown 
Ithaca, which will allow the city to be more competitive in attracting events. The new supply of 
hotel rooms also offers a challenge, in that lower demand periods will be exacerbated. Any new 
demand generator, such as a conference facility, will allow hotels to generate more room nights. 
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! University Presence: As demonstrated by the survey results, meeting planners have 
historically been attracted to Ithaca due to the presence of Ithaca College and Cornell University. 
Conversations with Statler representatives indicated that groups want to be in Ithaca for an “Ivy 
League experience,” but larger events cannot be accommodated due to a lack of event space, 
availability, and hotel rooms on campus. This presents an opportunity for a new event center to 
leverage this existing unaccommodated demand, and potentially partner with the university to 
host events that, otherwise, would be forced to look elsewhere.  

! Committed Community Leadership. The City of Ithaca, Downtown Alliance, and CVB have 
demonstrated a commitment to stimulating redevelopment and reinvestment in the city, 
especially the downtown area. The County has also voiced support for more downtown 
development, including a meeting facility. This cooperation and commitment will be necessary to 
move the development process forward. 

Weaknesses 
! Access: Ithaca will be almost strictly a drive-in market due to the limited air accessibility of the 

city. This will limit the pool of events that the city can pursue, and will ensure that downtown will 
never be a major convention destination. It is vital that downtown Ithaca maintains a solid 
infrastructure, specifically parking, in order to accommodate potential events. 

! Hotel Rates: The average daily rate and seasonal performance of the Ithaca hotel market will 
present challenges to Ithaca in attracting certain events. Hotel occupancy, specifically on the 
weekends, guarantees that no major events will be able to be accommodated on the weekends 
due to a lack of hotel room availability. Hoteliers will not be willing to offer group rates (typically 
lower than other rates) to visitors when existing leisure demand is strong enough to fill hotels. In 
addition, many New York state associations look to hold events in September and October, a 
period in which the Ithaca hotel market is already performing at extremely high levels. While the 
development of two new downtown hotels will alleviate a portion of this weakness, the hotel 
situation will present obstacles to Ithaca in attracting events during certain periods of the year. 

! Funding: There is no clear funding structure in place to develop a new conference facility in 
downtown Ithaca. While various funding structures exist for these types of venues, the lack of an 
obvious funding source is an obstacle. In addition, an ongoing funding source will be required to 
support the potential net operating losses sustained by the facility.   

! Loss of Events in Ithaca. Due to lack of quality large function space in Ithaca, several event 
organizers and conventioneers have not considered the city a prime location for a variety of 
events in the past, including for conferences and conventions. This is more of a challenge to 
overcome than a long-term weakness. 

Opportunities 
! Lack of an Available Existing High Quality Function Space. There is no direct competitor for 

the Project in Ithaca, suggesting it would own its place in the market and should not displace 
much existing demand at current local facilities. The simple lack of a non-university affiliated 
event venue has taken Ithaca out of the market for many groups. 

! Opportunity to Fill Hotel Gaps: While the Ithaca hotel market is performing at high levels 
during certain times of the year, there are periods (winter, early spring, late/early fall) when the 
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hotels are looking to fill rooms and are willing to offer lower rates. This is especially true for mid-
week business, as conversations with local hoteliers indicated that a new demand generator for 
the Sunday though Thursday period would be a welcome addition to the Ithaca market. HSP’s 
analytics also confirmed this weak period, which is the opposite challenge posed in most 
markets. Most markets are full during the weekdays and soft on weekends.  

! Association Business: Currently, Ithaca is a not a relevant player in the state association event 
market. Many of Ithaca’s peer cities throughout the central New York are benefitting from 
consistent association business, but Ithaca does not offer the facility or event package to attract 
these groups. This business represents a significant opportunity for a new downtown conference 
center. 

! Wedding Business: As a college town, many students who meet their spouse in school want to 
return to Ithaca to be married. The lack of available event venues on Cornell’s campus has 
resulted in a waiting list of more than two years for a venue, and the prevalence and size of 
Cornell events during prime wedding season makes scheduling and logistics very difficult. The 
development of a flexible, high-quality, ballroom in downtown Ithaca will be attractive to those 
looking to return to Ithaca for their wedding. 

! Flight to Quality. There is a flight to quality that occurs when new space opens with the 
services and amenities customers expect. This then draws business from the existing event 
facilities outside of Ithaca (Rochester, Elmira, Binghamton) to Ithaca where they may have 
wanted to be anyway, but had few meeting/event options. There are a number of local and 
regional corporate users and state associations that make do with lesser facilities, go out of town 
to host events, or lack desired options all because there are not the size and quality of options 
they prefer. A new conference center hotel would recapture and accommodate this latent 
demand.  

! Economic, Fiscal and Employment Benefits. The Project will entice visitors to visit downtown 
Ithaca businesses, restaurants and entertainment facilities. These visits result in increased 
downtown spending, and in turn, an improved local business environment, additional tax 
collections and an increased number of employment opportunities. The visibility that visitors will 
have of the downtown will show off the community to a new population that may consider visiting 
again or even moving to the community. 

Threats 
! Competition. The Project may experience a decline in use should another meeting facility be 

developed in Ithaca before or immediately after the proposed development is completed. 
Advancing a project sooner rather than later could keep the market relatively clear of immediate 
competition, especially in a non-downtown location that would have fewer impactful benefits to 
the community.  

! U.S. Economy and Demand. The current economic situation is gradually improving from the 
most recent recession and this could have an impact on the demand side of the equation. 
Leisure travel slows during economic downturns, as does business and group travel.  
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Recommendations 

Analysis of the market appeal, demographics, and competitive local and regional supply of event facilities, as 
well as conversations with local stakeholders, hoteliers, industry experts, and potential demand generators, 
indicates that there is an opportunity for a conference center development in downtown Ithaca. The 
opportunity in the Ithaca market lies with the development of a high-quality, flexible function space with 
breakout rooms that can enhance the meetings package of downtown Ithaca and generate mid-week hotel 
demand through the attraction of social, corporate, and association events. 

The factors considered for the size of the spaces recommended included the following: 

! Likely budget limitations. Conference facilities are not inexpensive investments and the larger 
the facility, the more expensive the potential ongoing required financial operating support. HSP 
recommended a facility that would accommodate most unaccommodated events, but not all, as 
the costs, especially in an urban setting, can rise quickly.  

! Market for events in downtown Ithaca and the size range of events. Most events desiring to 
be held in Ithaca total fewer than 300 attendees, however, there are enough potential events 
over 300 attendees that cannot currently be held that the facility was designed to accommodate 
up to 667 in a banquet format in the ballroom. This should accommodate most events desiring to 
be in Ithaca.  

! Balancing capacity with the number of quality hotel rooms in and around downtown. 
While quality hotel room supply has been increasing, there is a limit to the size of events that 
can be hosted by hotels in and around the downtown area that are appealing to event 
attendees. Having a meeting facility that has spaces for groups larger than what local hotels can 
accommodate in terms of overnight attendees is currently unnecessary, especially given budget 
constraints on investment.  

! Existing supply and size of conference, meeting and event facilities in the market. 
Currently, there are very few high quality and flexible ballroom, meeting and event facilities in 
the Ithaca market. Facilities on the Cornell campus, especially the Statler Hotel, are not often 
available for usage by non-Cornell events. When they are, the facilities are fairly limited and not 
especially flexible. For example, the ballroom is only 4,140 square feet in the Statler, about 41 
percent of the size of the recommended ballroom in the downtown conference center. The other 
large rooms are fixed auditorium and amphitheater style rooms that are not flexible. The facilities 
at the recommended conference center will have large, divisible spaces that can be configured 
in a variety of formats for many types of events. Even the meeting rooms can be combined to 
form a junior ballroom if necessary.  

The following table outlines the recommended program for a downtown Ithaca conference facility. 



 

Downtown Ithaca Conference Center Demand and Financial Feasibility Study                                   Chapter 6 – Page 6 

Table 6-1 
Proposed Program

 Capacity
Area Square Feet Divisions Square Feet Booths Theater Banquet

Grand Ballroom 10,000               4 2,500 50 909 667
Meeting Rooms 4,800                 6 800 na Variable Variable

Total 14,800               17

Other Space 18,089                
Total Building SF 32,889               

Source: HSP Conceptual Buildout Cost Model
 

HSP recommends the development of a facility that features a 10,000-square foot ballroom with four divisions 
and at least 18-foot ceilings and full audio-visual capabilities. This carpeted, column-free space would be able 
to accommodate approximately 900 attendees in a theater setting and 667 in a banquet setting.  

HSP also recommends the development of six breakout rooms totaling 4,800 square feet, resulting in a facility 
with 14,800 square feet of total function space. Based on standard metrics for an efficient event facility of this 
type, HSP expects that pre-function, back-of-house, kitchen, and other ancillary space will bring the size of 
the entire development to approximately 31,000 square feet. If the facility is not able to be this efficient due to 
site constraints, the total square footage could be higher.  

The typical and recommended pre-function space in front of a ballroom or any function space is expected to 
be approximately 30-33 percent of the interior function space. So, for example, the pre-function space in front 
of a 10,000-square foot ballroom is recommended to be 3,000 – 3,300 square feet. This space allows for 
cocktail receptions, the ability to set up tables or booths for vendors or registration and other event needs. 
Sometime this space can be sellable, depending on the situation.  

Other non-sellable space includes bathrooms, the kitchen, storage, employee offices, loading docks and 
hallways.  

The facility should feature all of the expected amenities of modern event facilities, including state-of-the-art 
production technology and Wi-Fi capabilities. The ability to provide high-quality catering will be critical for 
hosting impactful events.  

In terms of parking, the facility’s maximum capacity if all rooms are filled would be more than 1,000. However, 
given how the facility is likely to be used in most cases, not all rooms will be used simultaneously and even if 
they are, the way they are used would be more likely in a setting that would cap attendance at about 800. If all 
attendees arrived by car, which is not likely, HPS assumes two people per car, so a maximum need for 400 
spaces. Yet because this facility is located adjacent to several hotels and most events will be serving visitors 
staying in these hotels (versus local charity balls in most cases), these visitors will have already found parking 
related to their hotel stay, either in private or public garages. As such, the number of net new parking spaces 
needed for this facility is expected to be relatively few.  
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In the next phase of this analysis, a general parking analysis will be completed to determine the range of 
spaces likely needed for this facility.  

Budget 

HSP is aware of the fiscal constraints that public entities are under, so a discussion of budget is critical. The 
cost per square foot of a high quality meetings facility can range substantially, due to construction labor 
market conditions, the usage of union labor and/or prevailing wage, the vertical nature of a building, the site 
and other items. Also, if an existing building is used and rehabilitated, costs could be lower, or even higher, 
depending on existing conditions, asbestos abatement, etc.  

The table below shows the conceptual buildout cost model. Much can change depending on the site and other 
factors. 

Table 6-2 
Conceptual Buildout Cost Model

Low High
Site Cost TBD TBD
Site Prep TBD TBD
Hard Construction 6,580,000$       13,160,000$     
Soft Costs 1,650,000$       3,290,000$       
Total (Less Site & Prep) 8,230,000$       16,450,000$     

Source:  HSP
 

Using a wide range of $200 - $400 per square foot for hard construction costs, plus and additional 25 percent 
for soft costs, the cost of a facility could range from $8 million to $16+ million. Parking and its cost will need to 
be determined as well. Site acquisition costs and site prep would add to the total.  

Site 

When considering potential sites for a conference or event facility in downtown Ithaca, there are a number of 
criteria that should be identified and clearly addressed as sites are considered in a future phase. While HSP 
did not conduct a specific site analysis for this project, there are consistent through-lines for successful 
conference center developments throughout the country. These include:   

! Connectivity or Adjacency to a Hotel: Proximity to available room blocks is one of the most 
important factors that meeting planners consider when analyzing destinations. Connectivity it 
preferred, but a new conference center development should be developed within one block of a 
hotel. 

! Walkability to Restaurants, Retail, Entertainment, and Other Activity: The experience of the 
attendee is extremely important in attracting return business, and the activity and options 
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surrounding a facility plays a major role in this experience. A new conference center should 
leverage the continue development of the Ithaca Commons.  

! Parking: As a drive-in destination, Ithaca must offer the parking infrastructure necessary to 
accommodate large events. Proximity to structured parking will be an important factor the visitor 
experience at a downtown Ithaca conference facility. 

! Access and Visibility: While accessibility to downtown Ithaca already presents challenges, any 
new conference center developments should not compound these challenges. Signage and way 
finding will be critical to ensuring an efficient and organized event. 

Governance/Management 

One of the most important decisions for a public entity that is considering the short- and long-term strategies 
for public venues is the management structure of the facilities. The manner in which a municipality or county 
structures the type of management of the facilities is central to the success of the project. Community leaders 
need to implement the best ownership and management structure under which public facilities would operate 
to best suit the needs of the city and county, and to foster the success of the project. 

Ownership of event facilities multi-use facilities throughout the United States varies depending on the type of 
facility, the nature of development of the property, and the needs of each community. However, publicly-
oriented facilities in general, whether they are multi-purpose buildings, exhibit halls, conference centers or 
major convention centers, usually have one of three ownership structures. Many facilities, including most 
event and convention centers are publicly owned, either by a municipality or a county (or related agency). 
Some event facilities are owned by quasi-public entities, such as not-for-profit corporations or authorities. The 
least likely ownership structure is private ownership, although this typically occurs when conference facilities 
are one part of a hotel development and not stand-alone. Banquet halls are often privately owned, but the 
quality level and cost of development is usually one step lower than a publicly-owned facility. While the 
recommended facility in Ithaca will resemble a banquet facility, it is recommended to have higher quality 
facilities, multifunction capabilities and amenities.  

Facilities can be effectively run within any structure if the right, qualified management personnel are in place 
and the incentives and expectations are appropriate for such management. Also, it is critical that the owner 
(whether a municipality, authority, etc.) understands the events, conventions, sports, entertainment, and 
hospitality industry. An undereducated owner (regarding this industry) coupled with any management team 
provides an opportunity for economic and mission failure. Within any structure, safeguards and expectations 
must be in place to ensure everyone is operating with the same goals.  

The two dominant types of management are public operation through the owner’s employees, or private 
management that contracts with the municipal owner. As with ownership structure, pros and cons exist for 
both types of management of event facilities.  

Private Management 

The following are implications of choosing a private management company: 

! Competition drives improvements. There are several major management companies for events 
centers and similar facilities. By making them compete initially for a contract, the owner has a 
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choice of vendors who will commit to excellence. Then, by reviewing and re-bidding the contract 
every four to five years, the threat of continued review and competition will keep the existing 
manager on point and allow the other bidders to offer something better. 

! Such companies specialize in public assembly facility management, including convention centers 
and event centers, are generally members of the trade associations and should be able to 
operate the facilities in a competent and creative manner.  

! Management companies know how to maximize revenue and minimize expenses without hurting 
service. They also know how to staff the building with the minimum amount of manpower (which 
is the largest portion of expenses for a events center). Because staff is generally non-union, 
under-performing employees can be terminated without a lengthy process. And if labor is union, 
companies are in a better position to negotiate than city staff that may have political concerns. 
Either way, payroll costs can be minimized.  

! Because private management companies manage multiple facilities, they typically train 
managers over time through junior roles and advance them to manage facilities only when adept 
at the job. They also have a network of resources (contacts, training) to assist if the local building 
should need additional resources. 

! Private managers should be well versed in negotiating food and beverage contracts, advertising 
and sponsorship deals, and related deals for the building.  

! If an owner (municipality or authority) is unhappy with the job of management, they have several 
options to remedy the situation, including requesting the removal of the manager through the 
management company. The management company can then provide options to the owner for 
replacing the manager in question. 

! Private management companies have relationships with national and regional event promoters, 
planners and other facility users and this provides several benefits: 

! Private management should be able to fill space within their booking window due to their 
relationships with such event promoters. 

! Such companies can develop custom shows and events with these promoters specifically 
for the market if a gap exists in the market. 

! Multi-venue deals can decrease costs for the facility. 

! Because of performance-based compensation, operating results should be stronger. 

! Generally speaking, private management companies have a more efficient and quicker 
procurement process for goods and services than the public contracting process. 

! Private management companies charge fees above and beyond the cost of their general 
manager. The management fee is typically a flat amount with a bonus that can be achieved by 
meeting certain goals annually. These deal points are critical to the building’s success and 
should be reviewed carefully. Ultimately, the efficiency, customer service, and financial results 
produced via the management company should more than make up for their fee, but deal 
negotiation is still critical. 



 

Downtown Ithaca Conference Center Demand and Financial Feasibility Study                                   Chapter 6 – Page 10 

! There can be a concern of lack of control by the municipal owner over a private management 
company, but those checks and balances are recommended by HSP and can be properly 
calibrated with the right agreement. 

! General managers could potentially turn over at a higher rate as new opportunities present 
themselves within the company’s other facilities. However, this can also occur amongst public 
managers. 

Public Management 

The following are discussion items related to public management: 

! Managers working directly for the public sector owner can be successful and effective in terms of 
operations if they have been trained in the industry and have excelled in other markets. 
However, it is key that their contract has the same stipulations that a private management 
company’s would in terms of management, marketing, revenue generation, expense control, 
customer service, etc. Also, it is imperative that the owner (if it is a not-for-profit corporation or 
the municipality directly) either be competent in aevents center and hospitality management and 
marketing and/or retain an owner’s rep/asset manager who can review and interpret the 
performance of management for the owner. Managers, whether public or private, control the data 
and message related to that data for the facility and it is therefore very important that someone 
who knows the industry can ask the right questions and review compliance with performance 
objectives. This can also be mitigated somewhat through the management contract. 

! If the manager and staff are extensions of the public sector, they can be influenced by political 
and other public sector personalities and decisions. One administration may not want to retain a 
past administration’s manager and could demand the change, despite good performance by the 
manager. Or the opposite could occur, where the facility’s performance suffers because 
municipal leaders keep the non-performing manager in place in order to maintain personal 
relationships.  

! When event facilities are extensions of city departments and are not stand-alone enterprises, the 
revenues and expenses (and subsidies) can get mixed in with other department funds and can 
be hard to determine. This occurs in certain municipalities and can cause great financial 
confusion. Setting up the building as an enterprise keeps the responsibility for its performance 
within the building.  

These types of facilities are significant businesses and must be responsive to the needs of the market. When 
well run, they can generate net income for the owner. If treated as a public amenity, they can cause significant 
financial deficits, which the owner – in most cases, the public sector, would cover. As such, if they are to be 
owned and operated by the public sector, then a separate enterprise entity should be created to operate the 
sports complex. The goal for the venue will be to both generate economic and fiscal impacts as well as 
maximize revenue and minimize expenses. However, one or more private entities operating the facility like a 
business and renting the facility from the public would put the risk on the private sector and away from the 
public sector. 
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Authority Directed Management 

A third, popular way to govern public event facilities is with an authority model. This occurs when an 
independent authority (often appointed by elected officials) hires an independent manager or a management 
company to run the facility. The CVB (convention and visitor bureau) can be formed under this structure as 
well as and report to and receive funding from the authority. The authority receives funding from dedicated tax 
revenues most often. Essentially, the facility management team (private company or directly hired by the 
authority) would report to the authority. Also, the CVB would receive funding and report up to the Authority. 
This would ensure cooperation between the CVB and facility stakeholders and also make sure the efforts of 
the total structure are aligned.  

Management Model Conclusions 

Because the site and adjacencies have not been determined, it is currently inappropriate to make a final 
recommendation on the ownership, funding and management of the recommended facility. If the facility is a 
standalone facility, HSP recommends that the conference center be funded by public funds and operated by 
an expert in the conference center industry. This may include a private, third-party management company. 
However, if the site chosen is adjacent and/or attached to an existing hotel, the hotel may both invest in the 
project and manage it.  

Given how many unknowns there are until a site and design is determined, it is best to reserve judgement on 
the best management model.  

Funding Model  

HSP has conducted a preliminary review of the funding options that may be available to a project. Again, 
much depends on the ultimate site chosen, but there could be funding in creative ways from both the public 
and private sectors. 

The table below breaks down the funding options that may be available for this project. 
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Table 6-3 

Funding Model Options

Public Sources
State

New York Capital Projects (Legislature/Budget)
Low Cost Loan
Reduced or Waived Fees

County
Bond Funding
Reduced or Waived Fees
CVB/Hotel Tax Funding
Rebate or Use of County Portion of Sales or Restaurant Tax Collected

City
Bond Funding
TIF Funding
Reduced or Waived Fees
Rebate or Use of County Portion of Sales or Restaurant Tax Collected
New local tax

Private Sources
Hotel Owner Equity Investment, Bank Loan
Management Company Investment in Catering Equipment

Other
Business Improvement District Self Assessment

Source:  HSP
 

The State of New York has programs that typically change with each new governor. Historically, individual 
projects that are favored by the governor or legislature are granted funding. In the current state budget 
passed this year, approximately $500 million in special projects funding was approved. Ithaca could apply for 
this project to receive funds in this manner. In addition, to the extent that are any low-interest or revolving loan 
funds available at the state level, these could be utilized, although HSP’s investigation suggested that the 
existing program is for small business lending.  

At the City and County level, there are potential options for reducing upfront costs by limiting fees as well as 
by funding infrastructure, such as parking, sidewalks and other items for components of the project that would 
be considered to be public infrastructure. Additionally, existing or incremental hotel and sales tax collections 
could be directed toward debt service.  

Private sources of funding would be equity or debt from a hotel owner, but the project would need to be 
financial profitable in order for these to be likely.  
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Finally, a business improvement district could be utilized, which is a way for private businesses to self-assess 
based on their property tax to fund district activities or fund projects that benefit the district, such as a 
conference center.  

Finally, grants from non-profits, foundations or other granting entities could be used for the project.  

Much more process will need to occur to assemble the most appropriate funding development plan.  
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DEMAND & FINANCIAL PROJECTIONS 
This chapter shows the operations at the recommended downtown Ithaca conference center, assuming the 
recommended development is constructed and an easily visible and accessible site is chosen. 

It also assumes that a CVB is provided more resources in terms of meetings sales and then markets the 
facility at levels comparable to other facilities of this size.  Pre-marketing for meetings and conferences should 
take place immediately upon financing of the project. 

Conference Center  

The table below shows the events by type projected for the conference center. These projections are 
determined through conversations with comparable regional facilities, analysis of competitive facility event 
history, local stakeholder market feedback, and lost business data from Ithaca competitive local event 
facilities. These annual projections also considered the lack of hotel availability in June, July, August, and 
October due to high occupancy and hotel rate throughout the market, as well as potential inclement weather 
in the winter months. 

Table 7-1 
Projected Events at the Ithaca Conference Center

Event Type

Projected Events at the Ithaca Conference Center

Year 1 Year 2 Year 3 Year 4 Year 5 Year 6 Year 7 Year 8 Year 9 Year 10

Conventions, Conferences
Consumer Shows
Corporate Events
Special Events

12 14 16 18 18 18 18 18 18 18
1 1 1 1 1 1 1 1 1 1
8 10 12 15 15 15 15 15 15 15
9 10 11 12 12 12 12 12 12 12

Banquets
Meetings Room Events

28 32 37 43 49 49 49 49 49 49
52 62 75 90 108 108 108 108 108 108

Total 110 130 152 178 203 203 203 203 203 203
Meeting & Ballroom Occupancy

Source: HSP

27% 32% 37% 43% 48% 48% 48% 48% 48% 48%

 

Based on the level of demand experienced by local facilities as well as competitors, and interviews with 
potential sources of demand, HSP made estimates of event demand, by type of event: 

! Conventions/Conferences: While a new downtown Ithaca event facility will not be hosting 
traditional conventions, there is opportunity to host rotating state association conferences that 
need a smaller amount of flexible function space, especially ballrooms and meeting rooms. 
Cornell conferences that are outgrowing existing facilities will also be able to expand in a new 
facility. HSP projected 1.5 conferences per month at a new facility by stabilization, which HSP 
believes is conservative. 

! Consumer Shows: Due to the size and quality of the recommended venue, as well as the 
nature of the Ithaca hotel market, a downtown Ithaca event facility will not be a competitive 
destination for consumer shows. Consumer shows tend to need spaces of at least 45,000 
square feet that can accommodate large installations, such as cars, boats and RVs. 



 

Downtown Ithaca Conference Center Demand and Financial Feasibility Study                                   Chapter 7 - Page 3 

! Special Events: Ithaca has been considered for dance competitions and acapella competitions, 
but has not offered the space to accommodate the events. While the new space will not be able 
to accommodate major indoor sports, competitive events and entertainment present 
and opportunity, specifically in the winter months. HSP projects approximately one special event 
per month by stabilization. This includes arts and culture events, such as accommodating a 
portion of film fest activities or other downtown events. 

! Corporate Events: Many alumni-driven corporate events want to be in Ithaca due to the 
presence of Cornell, but there is little available meeting space for non-university affiliated event. 
These events typically need breakout meeting rooms as well as ballrooms for dining and 
speaker portions of their schedule.  HSP estimates more than one corporate event per month by 
stabilization, which again, HSP believes is conservative. 

! Banquets: Primarily consisting of weddings and other ceremonies, competitive and comparable 
venues are accommodating approximately 50 banquet events per year, about one per week. 
 There will likely be weeks throughout the summer months where receptions and banquets 
cannot be accommodated, however, most dinner events typically do not use the entire ballroom. 
This is the benefit of having a divisible ballroom, so multiple simultaneous events can be 
accommodated. Weddings can and likely will fill most Saturday nights. Banquet events can also 
occur during the week for many other user types, include collegiate events, charity events and 
government or related events. The number of full-ballroom events will be limited, but having the 
ability to host such a large group is critical to helping Ithaca move into new markets.   

! Meeting Room Events: These smaller, less impactful events will consist of local companies 
and organizations in need of a meeting space for a variety of reasons. This could 
also include associations looking for space for smaller, educational sessions and sports teams in 
need of a room for game preparation. However, this type of use will be the primary weekday use 
and will help the nearby hotels in an impactful way, as they cannot offer much meeting space 
onsite. Corporate transient and corporate group demand will likely increase due to the 
availability of this new space. 

Overall, it is projected that the number of total events will increase from 110 in Year 1 to 203 by stabilization. 
Occupancy at stabilization for the meeting and ballroom is projected to be 48 percent by stabilization.   

The next table shows the number of attendees projected in the first ten years of operation.  

Table 7-2 
Proposed Ithaca Conference Center Projected Attendance

Event Type Year 1 Year 2 Year 3 Year 4 Year 5 Year 6 Year 7 Year 8 Year 9 Year 10

Conventions, Conferences 3,100 3,700 4,200 4,700 4,700 4,700 4,700 4,700 4,700 4,700
Consumer Shows 700 700 700 700 700 700 700 700 700 700
Corporate Events 1,500 1,900 2,300 2,800 2,800 2,800 2,800 2,800 2,800 2,800
Special Events 4,700 5,400 6,100 6,500 6,500 6,500 6,500 6,500 6,500 6,500
Banquets/Receptions 10,100 11,600 13,400 15,500 17,300 17,300 17,300 17,300 17,300 17,300
Meetings Room Events 4,500 5,500 6,600 7,800 9,400 9,400 9,400 9,400 9,400 9,400

Total All Events 24,600 28,800 33,300 38,000 41,400 41,400 41,400 41,400 41,400 41,400

Source:  HSP
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A total of 24,600 attendees are projected in the first year, ramping up to nearly 41,400 by stabilization. HSP 
projects that banquets, receptions, and meeting room events will account for nearly 70 percent of all 
attendees by stabilization.   

The table below shows the average number of attendees projected by event type. There will be general 
excitement over the prospect of a new event facility in the market throughout the first couple of years but that 
excitements will gradually subside, as evidenced by the decrease in average attendance to stabilization. 
These numbers are based on conversations with comparable and competitive venues, as well as industry 
standards.  

Table 7-3 
Projected Average Attendance by Event Type - Ithaca Conference Center

 Year 1 Year 2 Year 3 Year 4 Year 5 Year 6 Year 7 Year 8 Year 9 Year 10

Exhibit Events
Conventions, Conferences and Trade Shows 260 260 260 260 260 260 260 260 260 260
Consumer Shows 700 700 700 700 700 700 700 700 700 700
Corporate Events 190 190 190 190 190 190 190 190 190 190
Special Events 520 540 550 540 540 540 540 540 540 540
Banquets/Receptions 360 360 360 360 350 350 350 350 350 350
Meetings Room Events 90 90 90 90 90 90 90 90 90 90

Average 220 220 220 210 200 200 200 200 200 200

Source: HSP  

Other than consumer shows, the largest events are projected to be special events with more than 500 
average attendees per event. This is followed by banquets and receptions, conferences, and corporate 
events. While the table shows the average attendance projection, many of these events will vary greatly in 
size depending upon many factors. . HSP expects that events utilizing the five meeting rooms will have the 
greatest variance in the number of attendees. Overall, HSP projects an average attendance per event of 200 
by stabilization, decreasing from an average of 220 attendees in its first year in operation.   

CONFERENCE CENTER OPERATING PROJECTION 

The following table presents the projected operating statement for the facility’s first ten years of operation. The 
projection uses inflated dollars and accrual-based accounting, wherein revenues are recognized when they 
are earned and expenses are recognized when they are incurred. Revenues include all revenues of the 
facility that can be used for operations. Revenue and expense assumptions are based industry averages 
compiled by HSP and analysis of comparable venues. All revenues and expenses are inflated at a three 
percent annual rate. 
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Table 7-4 
Pro Forma Operating Statement of Revenue and Expenses ($000's, Inflated)

Year 1 Year 2 Year 3 Year 4 Year 5 Year 6 Year 7 Year 8 Year 9 Year 10

Revenue
Event Revenue

Space Rental $73 $89 $106 $127 $138 $142 $145 $149 $153 $156
Equipment Rental 11 13 16 19 21 21 22 22 23 23
Gross Food & Beverage 854 961 1,146 1,371 1,555 1,594 1,634 1,675 1,716 1,759
Event Services Income 65 78 92 107 116 119 122 125 128 131

Sub-total $1,003 $1,141 $1,360 $1,624 $1,830 $1,876 $1,923 $1,971 $2,020 $2,071
Other Revenue  

Advertising and Sponsorships 10 10 11 11 11 11 12 12 12 12
Hotel Commissions 65 77 90 104 114 114 114 114 114 114
Other Revenue 3 3 4 5 5 6 6 6 6 6

Total Operating Revenue $1,081 $1,232 $1,465 $1,744 $1,961 $2,007 $2,054 $2,103 $2,153 $2,204

Expenses  

Food and Beverage $572 $625 $745 $891 $1,011 $1,036 $1,062 $1,088 $1,116 $1,144
Salaries and Wages 353 362 371 380 390 399 409 420 430 441
Employee Benefits 138 141 145 148 152 156 160 164 168 172
Passthrough Labor 21 25 29 34 35 36 37 38 39 40
Maintenance & Repairs 42 51 61 73 86 88 90 93 95 97
Cleaning 19 23 27 33 37 38 39 40 41 42
Utilities 49 51 54 57 60 61 61 62 62 63
Sales and Marketing 35 36 37 38 39 40 41 42 43 44
General and Administrative 37 38 39 40 41 42 43 44 45 46
Insurance 22 23 23 24 25 25 26 26 27 28
Other Operating Expenses 30 31 33 34 36 37 38 39 40 41
Management Fee 48 53 63 75 84 86 88 90 92 94
Reserve For Replacement 32 36 43 51 57 58 59 61 62 64

Total Expenses $1,397 $1,494 $1,670 $1,877 $2,051 $2,101 $2,153 $2,205 $2,259 $2,314
Net Operating Income ($317) ($262) ($205) ($133) ($90) ($94) ($98) ($102) ($106) ($111)

Source:  HSP
 

It is projected that in the first year of operation, the conference center is will generate revenues of $1.08 
million and incur approximately $1.4 million in operating expenses, leaving a deficit of $317,000. Once the 
building stabilizes after marketing and long-term bookings occur, it is expected the facility will reach more than 
$1.9 million in revenue and $2.0 million in expense, decreasing the deficit to $90,000 in year five. This is 
highly dependent upon the assumptions below.  

The assumptions and methodology used to estimate the financial performance of the facility is described in 
the following subsections. 

Operating Revenues 

The following text describes the individual line items listed in the table above.  

Space Rentals – include the temporary rental of event space and other facilities for events. Assumptions of 
rental revenue per square foot are based on comparable facilities. The following table summarizes the 
projected rental rates for event spaces and equipment, as well as the ratio of event services revenue to 
rental revenue. 
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Table 7-5 
Rental Revenue Assumptions

Item

Rental Revenue Assumptions

Rent

Rental Revenue Assumptions

Unit

Ballroom Rental $2,000 per show day (full ballroom)

Meeting Room Rental $600 per show day (all rooms)

Equipment Rental

Source: HSP

7.5% % of space rental

 

Ballroom rental is assumed to be rented at $2,000, although this is often waived if food and beverage 
minimums are met. Meeting room rental is expected to be $600 if all rooms are rented.  

Equipment Rental - includes the rental of furniture, audio/visual, and other equipment. In this analysis, 
equipment rental is expected to total seven percent of space rental revenue.  

Event Services - include revenue from services and reimbursements for labor provided to other facility users. 
Facilities charge users for a range of services, including electrical, cleaning, telephone, Internet, 
decorating, audio-visual, and security services. The facility will receive revenue from providing these 
services, either through direct charges for services provided by facility staff, or through shared revenues 
from services provided by third-party vendors. The costs of temporary labor for stagehands, police, 
ushers and paramedics, and others, are also recovered from facility tenants. 

Food and Beverage Services (Net) - are based on event attendance, and reflect net sales that the facility 
will generate through its events in concessions, catered meals, and other services such as coffee break 
services for meetings. The projections are based on per capita food and beverage revenues, estimated to 
reflect an expectation of the quality in the facility. The following table shows the assumptions for per 
capita food and beverage revenue, in current price levels. 

Table 7-6 
Gross Food and Beverage Service Assumptions

Revenue

Gross Food and Beverage Service Assumptions

Base

Gross Food and Beverage Service Assumptions

Unit

Conventions, Conferences $29.00 per attendee
Corporate Events $39.00 per attendee
Banquets/Receptions
Meetings Room Events

$59.00
$24.00

per attendee
per attendee

Source: HSP
 

As the basis for the analysis, gross food and beverage sales are assumed to be $29.00 per 
convention/conference attendee, $39.00 for corporate events, $59.00 for banquets and receptions, and 
$24.00 for meeting room events. Depending on the event type, 33 to 50 percent will flow to the bottom line.  



 

Downtown Ithaca Conference Center Demand and Financial Feasibility Study                                   Chapter 7 - Page 7 

Other Revenues – other revenues includes any revenue from other sources that do not fit into previous 
categories, including interest generated from facility revenues. Examples include vending commissions, 
interest, or income from a coat check booth.  

Expenses 

The expense assumptions are described below. 

Salaries and benefits will be one of the largest expense items. The assumptions for staffing are shown below. 

Table 7-7 

Base Salary Expenses

Gen. Manager
Assistant Mgr./Business Manager
Administrative Assistant

Base Salary Expenses

Salary per Staff 
Member
Year 1

$88,000
$55,000
$38,000

Controller $64,000
Director of Sales $60,000
Director of Catering $48,000

Total
 
Source:  HSP

$353,000

 

The table below shows a summary of the assumptions utilized for projections of most other operating 
expenses.  



 

Downtown Ithaca Conference Center Demand and Financial Feasibility Study                                   Chapter 7 - Page 8 

Table 7-8 
Expense Assumptions

Expenses

General and Administrative

Expense Assumptions

Base

$2.50

Expense Assumptions

Unit

per SF of facility
Employee Benefits
Maintenance & Repairs

Insurance
Advertising & Marketing

Utilities

Cleaning
Other Operating Expenses

39%
$300
$150
$1.50

$35,000
$35,000

$125
$2.50
$200

4%

% of salaries
per show day

per move in/ out day
per SF of facility

per year in first 2 years
per year afterwards

per event day
per building sq. footage

per event day
% of sub-total

Management Fee
Reserve For Replacement

Source: HSP

4.0%
4.0%

% of gross revenue
% of revenues

 

General and Administrative – expenses are related to expenditures for staff training, travel, registrations 
and memberships, printing, postage, and other expenses. Based on the existing amount implied for G&A, 
general and administrative expense is projected to be $2.50 per square foot of facility space.  

Building Maintenance and Repair – reflects maintenance associated with particular events occurring in the 
ballroom. Consequently, the projected amounts are calculated based on facility usage for ballroom 
events at $300 per event day and $150 per move-in /out day.  

Insurance – this projected expense is based on the premiums paid currently by the facility, based on facility 
size at $1.50 per square foot of total space.  

Advertising (Sales & Marketing) – Advertising and marketing expenditures are projected to be $35,000.  

Utilities - reflect the facility’s utility cost and are based on the volume of activity in the conference center 
(usage of the facility will spike utility usage) as well as a base amount for continuous utility service for the 
total building space. The projections assume a rate of $100 per event day on top of a base of $2.00 per 
square foot of total space.  

Cleaning – depends on event activity and is separate and in addition to passthrough labor charges for 
cleaning. This is calculated at $200 per event day.  

Other Operating Expenses - include miscellaneous expenses, uniforms, tools, small equipment, dues and 
subscriptions, and transportation. These expenses are estimated as three percent of total direct expenses. 

Management Fee – Management fee is assumed to be 4.0 percent of gross revenue.  
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Reserve for Replacement – The building owner is responsible for major capital items, so HSP has assumed 
an amount be dedicated to a reserve fund of 4.0 percent of revenue.  
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ECONOMIC,  F ISCAL & EMPLOYMENT IMPACT ANALYSIS 
The incremental impact from the Project will increase economic activity, resulting in higher fiscal activity, 
income and employment for both the Ithaca and Tompkins County economies. 

HSP uses the IMPLAN input-output multiplier model, which determines the level of additional activity in the 
Ithaca economy due to additional inputs. For example, for every dollar of direct new spending in Ithaca, the 
IMPLAN model provides multipliers for the indirect and induced spending that will result.  

The net new and recaptured direct spending discussed earlier in the chapter is considered to be the Direct 
Impact.  

From the direct spending figures, further impact analyses will be completed.  

! Indirect Impacts are the supply of goods and services resulting from the initial direct spending. For 
example, a conference attendee’s direct expenditure on a hotel room causes the hotel to purchase 
linens and other items from suppliers. The portion of these hotel purchases that are within the local 
economy is considered an indirect economic impact. 

! Induced Impacts embody the change in local spending due to the personal expenditures by 
employees whose incomes are affected by direct and indirect spending. For example, a waitress at a 
restaurant may have more personal income as a result of the conference attendee’s visit. The 
amount of the increased income that the employee spends in the area is considered an induced 
impact.  

! Fiscal Impacts represent the incremental tax revenue collected by the community due to the net 
new economic activity. The fiscal impacts represent the government’s share of total economic 
benefit. Fiscal impacts provide an offset to the potential public expenditures required to support the 
development.  

! Employment Impacts include the incremental employment provided not only onsite, but due to the 
spending associated with it. For example, the direct, indirect and induced impacts generate 
spending, support new and ongoing businesses and ultimately result in ongoing employment for 
citizens. HSP will show the number of ongoing jobs supported by the project and provide the 
resulting income and income taxes generated.  

There are a variety of impacts to the community from the Project, including increases in existing visitor 
spending due to better facilities, new group attendee spending, new corporate transient spending and new 
leisure spending. 

New and Recaptured Visitation Due to the Project 

The following table summarizes the daytrip and overnight visitor activity expected over 20 years due to the 
conference center development. 
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Table 8-1 
Net New Visitors and Room Nights

Year 1 Year 2 Year 3 Year 4 Year 5

New Daytrip Visitor Days 5,939 6,951 8,042 9,186 9,962

New Overnighter Days 10,711 12,679 14,743 16,954 18,618

New Room Nights 6,522 7,744 9,023 10,397 11,442

Source:  Hunden Strategic Partners

Net New Visitors and Room Nights

Year 10

9,962

18,618

11,442

Net New Visitors and Room Nights

Year 20 Total

9,962 189,516

18,618 352,969

11,442 216,761

 

As shown, more than 189,000 daytrip visitor days and 352,000 overnight days are expected to be new or 
recaptured from other locales over the twenty-year period. Currently, few are hosted within the city limits. New 
room nights from the overnighters are projected to total more than 216,000 over the twenty-year period.  

Visitor Spending 

The daily spending by visitors and the overnight spending by overnight visitors all contribute to the economic 
impact of the Project. Spending by category, conservatively estimated based on a number of inputs, was 
populated in the model. Other spending includes entertainment such as concerts and tours, as well as other 
non-specified spending. These are shown in the table below.  

Table 8-2 
Estimated Spending Per Visitor per Day

Year 1 Year 2 Year 3 Year 4 Year 5 Year 6 Year 7 Year 8 Year 9 Year 10
Spending per New Visitor - Overnight
Onsite Food & Beverage $46.15 $47.31 $48.49 $49.70 $50.94 $52.22 $53.52 $54.86 $56.23 $57.64
Offsite Food & Beverage $23.08 $23.65 $24.24 $24.85 $25.47 $26.11 $26.76 $27.43 $28.12 $28.82
Total Food & Beverage $69.23 $70.96 $72.73 $74.55 $76.42 $78.33 $80.28 $82.29 $84.35 $86.46

Lodging Spending $141.54 $145.78 $150.16 $154.66 $159.30 $164.08 $169.00 $174.07 $179.30 $184.68
Retail Spending $8.57 $8.78 $9.00 $9.23 $9.46 $9.70 $9.94 $10.19 $10.44 $10.70
Transportation Spending $8.99 $9.21 $9.45 $9.68 $9.92 $10.17 $10.43 $10.69 $10.95 $11.23
Other Spending $6.64 $6.81 $6.98 $7.15 $7.33 $7.51 $7.70 $7.89 $8.09 $8.29
Total Direct Spending $234.97 $241.55 $248.32 $255.28 $262.43 $269.79 $277.35 $285.13 $293.13 $301.36

Spending per Visitor - Day Trip
Onsite Food & Beverage $23.08 $23.65 $24.24 $24.85 $25.47 $26.11 $26.76 $27.43 $28.12 $28.82
Offsite Food & Beverage $15.46 $15.85 $16.24 $16.65 $17.07 $17.49 $17.93 $18.38 $18.84 $19.31
Total Food & Beverage $38.54 $39.50 $40.49 $41.50 $42.54 $43.60 $44.69 $45.81 $46.95 $48.13

 
Retail Spending $5.74 $5.89 $6.03 $6.18 $6.34 $6.50 $6.66 $6.83 $7.00 $7.17
Transportation Spending $7.19 $7.37 $7.56 $7.74 $7.94 $8.14 $8.34 $8.55 $8.76 $8.98
Other Spending $5.98 $6.13 $6.28 $6.44 $6.60 $6.76 $6.93 $7.10 $7.28 $7.46
Total Direct Spending $57.45 $58.88 $60.36 $61.86 $63.41 $65.00 $66.62 $68.29 $69.99 $71.74

Source:  Hunden Strategic Partners
 

The per-person, per-day spending for overnight guests totals nearly $235 in Year 1 and increases with 
inflation, which is assumed at 2.5 percent. The daily spending per person for day trips is $57 in the first year. 
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The per-person, per day spending for overnight visitors is expected to reach $262.43 by stabilization and the 
daily spending per person for day trips is expected to reach $63.41 by stabilization in Year 5. 

Direct, Indirect and Induced Impacts 

The table below shows the direct net new spending, based on the analysis.  

Table 8-3 
Direct Net New/Recaptured Spending to Tompkins County (000s)

 
 Year 1 Year 2 Year 3 Year 4 Year 5

 

Food & Beverage $680 $824 $982 $1,156 $1,298
Lodging $923 $1,129 $1,355 $1,608 $1,823
Retail $126 $152 $181 $213 $239
Transportation $139 $168 $200 $235 $264
Other $107 $129 $153 $180 $202
Total $1,975 $2,402 $2,871 $3,393 $3,826

Source:  Hunden Strategic Partners

Direct Net New/Recaptured Spending to Tompkins County (000s)

Year 10

$1,469
$2,113
$271
$299
$229

$4,380

Direct Net New/Recaptured Spending to Tompkins County (000s)

Year 20 Total

$1,880 $28,801
$2,705 $41,071
$347 $5,310
$382 $5,856
$293 $4,487

$5,606 $85,524

 

Spending on lodging is the largest component of direct net new spending to Tompkins County, followed by 
food and beverage spending. The other spending components are minimal by comparison. By Year 3, the 
new spending is projected to be more than $2.8 million. Over the twenty-year period, a total of more than $85 
million in direct net new/recaptured Tompkins County spending is projected as a result of the Project.  

The following table shows the direct, indirect and induced spending from the Project, based on the IMPLAN 
multipliers for Tompkins County.  

Table 8-4 
Direct, Indirect & Induced Net New Spending to Tompkins County (000s)

 
 Year 1 Year 2 Year 3 Year 4 Year 5

Direct, Indirect & Induced Net New Spending to Tompkins County (000s)

Year 10

Direct, Indirect & Induced Net New Spending to Tompkins County (000s)

Year 20 Total

Net New Spending
Direct $1,975 $2,402 $2,871 $3,393 $3,826
Indirect $667 $811 $969 $1,145 $1,291
Induced $776 $944 $1,128 $1,333 $1,502
Total $3,418 $4,157 $4,968 $5,871 $6,619

Source:  Hunden Strategic Partners

$4,380
$1,477
$1,719
$7,576

$5,606 $85,524
$1,890 $28,840
$2,201 $33,576
$9,697 $147,940 

 

The direct spending totals more than $85 million over the period (as shown in the prior table), while the 
indirect and induced spending add another $29 and $43 million, respectively. In total, $148 million in 
economic impact is projected from the new and recaptured spending over the twenty-year period.   

The following table shows the new earnings associated with the new economic activity. 
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Table 8-5 
Net New Earnings from Direct, Indirect & Induced Spending (000s)

 
 Year 1 Year 2 Year 3 Year 4 Year 5

Net New Earnings from Direct, Indirect & Induced Spending (000s)

Year 10

Net New Earnings from Direct, Indirect & Induced Spending (000s)

Year 20 Total
Net New Earnings
From Direct $625 $760 $908 $1,073 $1,209
From Indirect $215 $262 $313 $370 $418
From Induced $234 $284 $340 $401 $452
Total $1,074 $1,306 $1,561 $1,844 $2,079

Source:  Hunden Strategic Partners

$1,383
$478
$518

$2,379

 
$1,771 $27,017
$612 $9,335
$663 $10,112

$3,045 $46,465 

 

By stabilization in Year 5 of operations, more than $2 million of new direct, indirect, and induced earnings are 
projected, with a total of more than $46 million over the twenty-year period.  

The table below shows the estimated full-time equivalent jobs created by the Project.   

Table 8-6 
Net New Full-Time Equivalent Jobs from Direct, Indirect & Induced Earnings (000s)

 
 Year 1 Year 2 Year 3 Year 4 Year 5

Net New Full-Time Equivalent Jobs from Direct, Indirect & Induced Earnings (000s)

Year 10

Net New Full-Time Equivalent Jobs from Direct, Indirect & Induced Earnings (000s)

Year 20

Net New FTE Jobs
From Direct 34 41 48 55 60
From Indirect 12 14 16 19 21
From Induced 14 16 19 22 24
Total 60 71 83 95 105

Source:  Hunden Strategic Partners

61
21
24
105

61
21
24
105

 

New full-time equivalent jobs (FTE’s) are projected to vary over the period based on the net new spending 
and total 105 by stabilization, 

Fiscal Impact 

The fiscal impacts from the Project benefit to the community via taxes generated, essentially through new 
hotel and sales tax. HSP utilized the following chart to estimate the sales tax distribution between Tompkins 
County and the City of Ithaca.    



 

Downtown Ithaca Conference Center Demand and Financial Feasibility Study                                   Chapter 8 - Page 6 

Figure 8-1 

 

The following table shows the projections of new taxes over the first 20 years of operation.  



 

Downtown Ithaca Conference Center Demand and Financial Feasibility Study                                   Chapter 8 - Page 7 

Table 8-7 
Fiscal Impact - City and County Tax Impacts from Net New Spending (000s)

 Year 1 Year 2 Year 3 Year 4 Year 5

Fiscal Impact - City and County Tax Impacts from Net New Spending (000s)

Year 10

Fiscal Impact - City and County Tax Impacts from Net New Spending (000s)

Year 20 Total

Taxes Collected

County Hotel Tax (5%) $46 $56 $68 $80 $91
Local Portion of Sales Tax (4%)

Portion to County (2.25%) $44 $54 $65 $76 $86
Portion to City (1.75%) $35 $42 $50 $59 $67

Total $125 $153 $183 $216 $244

$106

$99
$77
$281

$135 $2,054

$126 $1,924
$98 $1,497
$360 $5,475

Source:  Hunden Strategic Partners  

There are two primary local taxes collected:  

! Local 5.0 percent hotel tax 

! Local 4.0 percent sales tax (2.25 percent to County and 1.75 percent to City) 

In total, these taxes are expected to garner $281,000 or more per year after the tenth year of operation and 
more than $5.4 million during the first twenty-year period.  

Construction Impact 

The one-time construction of the Project will impact both the City of Ithaca and Tompkins County as spending 
will occur via the purchase of materials (40 percent of the budget) and the payment of labor and service 
providers (60 percent of the budget). HSP utilized the high-end projected construction cost, approximately $16 
million, for the impact analysis.  

The net impacts as a result of construction are shown in the table below. 

Table 8-8 

Impact
Direct Materials Spending 6,580,000$      
Indirect Spending 1,840,000$      
Induced Spending 2,930,000$      
Total 11,350,000$     

Direct Labor Spending 9,870,000$      

Employment (Job Years) 182

Source: Hunden Strategic Partners

Construction Impact - Ithaca Conference Center
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Materials spending in both Ithaca and Tompkins County is estimated to total $11.3 million in direct, indirect 
and induced spending. The direct labor spending is approximately $9.8 million and would support 182 job-
years (one construction job for one year).  

The following table shows the summary of estimated cumulative 20-year impacts for the Project. If new 
restaurants and hotels are built that are supported in part due to the conference center, the impacts will be 
even greater.  

Table 8-9 

Summary of 20-Year Estimated Impacts

Net New Spending (millions)
Direct $86
Indirect $29
Induced $34
Total $148 

Net New Earnings (millions)
From Direct $27
From Indirect $9
From Induced $10
Total $46 

Net New FTE Jobs Actual
From Direct 61
From Indirect 21
From Induced 24
Total 105 

Taxes Collected (millions)
County Hotel Tax (5%) $2.1
Local Portion of Sales Tax (4%)  

Portion to County (2.25%) $1.9
Portion to City (1.75%) $1.5

Total $5.5 
Construction Impact (millions)

New Materials Spending $11.4
New Labor Spending $9.9

Job-Years, Actual 182

Source:  Hunden Strategic Partners  

The net new spending for the Project totals $148 million over the 20-year period, $46 million in new earnings, 
more than 105 new full-time equivalent jobs, and more than $5.5 million in new taxes collected from the 
ongoing spending over 20 years. The construction impact will be more than $20 million on materials and 
labor, most of which will accrue to the Tompkins County Economy. The 182 job-years will be a temporary 
boon for the local economy.   


