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Date: November 18, 2016 
 
To: Darren Kempner, NFTA 
  
From: Dena Belzer, Sarah Graham, Flavio Coppola, Strategic Economics 
 
Subject:  NFTA Metro Rail Economic Benefits Study 
 
 

I. EXECUTIVE SUMMARY 

This report quantifies the anticipated economic benefits associated with the extension of the NFTA Metro 
Rail light rail transit (LRT) line into the Towns of Amherst and Tonawanda along the Niagara Falls 
Boulevard (NFB) alignment. The analysis focuses on the transit-oriented growth patterns of the Metro Rail 
extension’s corridor, the economic and fiscal benefits created by the construction of the Metro Rail 
extension and associated transit-oriented development, and benefits in terms of job accessibility for 
households in the region. The main findings are presented in this section. 
 

• The Metro Rail corridor is projected to grow faster than the region. 

• Employment in the Metro Rail corridor represents about a fifth of all regional jobs, and almost a 
fourth of all office and health, education, and government jobs in the region.  

• Employment growth is projected to be stronger, on average, in the Metro Rail corridor than in the 
total region, particularly for office jobs. 

• The land supply of available vacant, underutilized, and/or redevelopment parcels in the Metro Rail 
corridor is more than sufficient to accommodate the projected household and employment growth 
expected to occur in the corridor through 2040. 

• Future development resulting from the extension of Metro Rail is expected to add approximately 
8.4 million square feet of commercial (office and retail) and residential space throughout the Metro 
Rail corridor, worth a total assessed valuation of approximately $1.7 billion.  Existing properties 
where the current buildings and uses are expected to remain should see their cumulative assessed 
value increase by upwards of $310 million as a result of their proximity to the Metro Rail extension. 

• In the scenario where the Metro Rail extension is built, the City of Buffalo and the Town of Amherst 
would collect approximately $61.5 million in property tax revenues from properties in the Metro 
Rail corridor, 32 percent more than in a scenario without the Metro Rail extension project. 
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• The retail development linked to the construction of the Metro Rail extension would lead to 
approximately $8.7 million in sales tax revenues for the State of New York and $10.3 million in 
sales tax revenues for Erie County. 

• Employed residents both living and working within the Metro Rail corridor could benefit from a 
significant reduction in transportation costs. Currently, almost 5,000 employed residents living in 
the existing Metro Rail corridor also work in the corridor. Considering the NFB Metro Rail 
extension, and not assuming any new residents in the corridor, this number would increase by 
3,656. Moreover, based on projected future growth, and conservatively assuming current patterns 
of location of workers, an additional 1,339 workers could both live and work in the corridor by 
2040, reaching a total of 9,942. This figure is likely to be higher as residential and commercial 
development intensifies within half a mile of Metro Rail stations. 
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II. INTRODUCTION 

Report Purpose  

This report quantifies the anticipated economic benefits associated with of extending Niagara Frontier 
Transportation Authority (NFTA) existing Metro Rail LRT line into the Towns of Amherst and Tonawanda 
along the Niagara Falls Boulevard alignment. Figure 1 shows the extent of the proposed alignment: the 
Niagara Falls Boulevard Light Rail Transit (NFB LRT). As suggested on the map, the expansion is likely 
to happen in two phases. Phase 1, the focus of this analysis, extends Metro Rail from the current University 
Station north to the vicinity of the I-990 interchange with Audubon Parkway, servicing the University at 
Buffalo’s north campus (UB north). A future Phase 2 expansion would extend the Metro Rail line further 
towards the northeast to a final terminus at CrossPoint Business Park. 

Measuring the Benefits of Transit  

Strategic Economics has analyzed the anticipated economic benefits pertaining to the extension of the 
Metro Rail along the Phase 1 alignment displayed in Figure 1, focusing on the following three elements: 
 
Transit Oriented Growth – The Greater Buffalo-Niagara Regional Transportation Council (GBNRTC) 
provided Strategic Economics with 2040 projections for Households and Jobs in the region and for the 
Metro Rail corridor, including both the existing Metro Rail line and the NFB LRT extension. These figures 
were produced as part of the process to translate the One Region Forward initiative into the region’s 
mandated Long Range Transportation Plan. Every major region in the United States is required by Federal 
law to complete such a plan, which typically gets updated every five years and has at least a 20-year time 
horizon. A key part of this planning process is to generate socio-economic projections that then become the 
basis for modeling future transportation demand. This demand will, in turn, drive future transportation 
investment decisions. In the Buffalo-Niagara region, GBNRTC is responsible for preparing these mandated 
projections. In fact, GBNRTC is in the process of updating its population, household, and employment 
growth for the region through 2040.  
 
Total projections were then allocated to subarea geographies to form the basis for the transportation demand 
modeling. The GBNRTC preliminary projections, including growth allocations to specific subareas, 
assumes that there will be a transit project in the general vicinity of the proposed NFB LRT extension. 
Thus, these projections reflect a “transit oriented” growth pattern for the region. Such a growth pattern 
would accomplish two objectives. First, focusing more future growth in the region’s core is more fiscally 
and environmentally sustainable, as was demonstrated through the One Region Forward process. And, 
secondly, this allows the Buffalo region to be more competitive with other regions for economic expansion. 
While in past decades most parts of the U.S. have focused growth in expanding suburban locations, 
economic and demographic trends are now reshaping demand for employment and housing options that 
would allow some segment of the region’s businesses and their workers to use transit as an alternative to 
driving to work. Work trips are an essential part of future transportation demand modeling, so including 
this transit expansion in the GBNRTC model was done to reflect the impact of future transportation 
investments and ensure that the region is maintaining its fiscal viability and economic competitiveness.  
 
Because most of the economic benefits coming from a transit investment are driven by future development 
and property and sales tax, it is essential to understand the relationship between future population and 
employment growth and how this growth translates into demand for housing units and commercial space. 
For purposes of this analysis, Strategic Economics has used the GBNRTC 2040 population, household, and 
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employment projections as the basis for estimating future development activity. However, because this 
analysis is a one year snapshot of potential future change, not a cumulative estimate of all potential impacts 
from the transit investment, the 2040 projections are used in this report as a “transit oriented growth 
scenario.” This approach creates a relatively simple way to measure the potential change in conditions along 
the Metro Rail corridor by comparing the existing conditions to a single future year.  
 
Fiscal Benefits – The biggest monetary benefits from the Metro Rail extension will be realized in increased 
assessed valuations and revenues to the City of Buffalo, the Towns of Amherst and Tonawanda, Erie 
County, and New York State. These benefits are directly reflected in increased property and sales tax 
revenues from new development, as well as in increased assessed valuations from new development and an 
increase in value of existing property located near transit that will not change use. There is consistent 
evidence from all over the U.S. that light rail transit has a positive impact on property values, and increases 
the likelihood of future development. 
 
Accessibility – Based on research showing that transit has higher economic benefits when it connects major 
employment centers, this analysis also measures how many people would have an increased accessibility 
to jobs based on their ability to both live and work near Metro Rail. One of the significant strengths of the 
Metro Rail extension project is that it connects many of the region’s most significant employment, 
institutional, shopping, and entertainment concentrations including: Downtown Buffalo, the Buffalo 
Niagara Medical Campus, all of the UB campuses, attractions in and around Canalside (including Key Bank 
Center and HARBORCenter), colleges (i.e., Canisius College, Medaille College, and Erie Community 
College City Campus), the Theatre District, important retail locations such as the Boulevard Mall and 
Northtown Plaza, and suburban office locations such as the Audubon Office Park, as well as the planned 
Muir Woods mixed use project.  
 

Study Geographies 

This report refers to several geographies on which the analysis is based. The terms used are defined below:  
 
Buffalo Corridor – This refers to the existing Metro Rail line and the area surrounding the existing Metro 
Rail stations located in the City of Buffalo, and displayed as blue circles in Figure 1. See the “half mile 
buffer” discussion below for further explanation. 
 
Amherst Corridor – The Amherst Corridor refers to the area around proposed Metro Rail line and stations, 
represented for the NFB LRT extension as black circles in Figure 1: these stations are all located in the 
Town of Amherst, except for one, which is located on the border of the Towns of Tonawanda and Amherst. 
Note that only the stations in Phase 1 of the transit expansion were analyzed. See the “half mile buffer” 
discussion below for further explanation. 
 
Total Corridor – The combined Buffalo Corridor and Amherst Corridor. Strategic Economics analyzed 
impacts at the Total Corridor level because the area surrounding existing Metro Rail stations in Buffalo is 
expected to achieve additional benefits from the expanded Metro Rail line that will connect the City to 
major activity centers, including Boulevard Mall, UB North Campus, the Audubon Business Park, and the 
planned Muir Woods project.  
 
Half Mile Buffer – The half mile buffer surrounding a station is the standard radius for measuring transit 
impacts, as they are most concentrated in this area. Strategic Economics created a half mile buffer around 
existing and proposed Metro Rail stations to perform the analysis at this scale. For parcel-level data, each 
parcel that was located within, or was contiguous with, the buffer was selected. For data at the Census block 
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group level, due to their irregular shape, block groups were kept in the selection when most of their surface 
was located within the half mile buffer.  
 
One Mile Buffer – National research has shown that the impact of light rail transit extends well beyond 
the half mile buffer. Strategic Economics used a one mile buffer to analyze the increase in property values 
for properties located within this distance of the Metro Rail line. The selection area was defined using the 
same method as for the half mile buffer.  
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Figure 1: Context Map of Buffalo’s Metro Line and its Proposed Extension (Phases 1 and 2) 
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III. TRANSIT ORIENTED GROWTH 

GBNRTC projects the region’s future population, households, and employment by sector for 2040. These 
projections are used for transportation demand modeling purposes, and serve the goal of helping the region 
plan for more sustainable, transit-oriented growth. Total population, households, and employment growth 
is projected at the regional level and then allocated to smaller geographies to understand travel demand at 
the local scale. The production of these projections, and their allocation to smaller areas, relies on several 
assumptions. Among these, the results of the projections reflect the assumption that an enhanced transit 
project will be built in the region, and that the increased accessibility to more jobs and households that 
enhanced transit creates will in turn intensify development near transit stations.  
 
The tables below show the allocation of population, households, and employment growth for both Metro 
Rail corridors separately, together, and for the region. 2015 is the baseline year, and 2040 the furthermost 
year for which projections were produced; the geography that was analyzed is the half mile buffer around 
existing and proposed stations. The Total Corridor 2040 projection was used as a benchmark assumption 
about how much future development is likely to occur in the corridor, which was essential for the analysis 
of property tax impacts presented in the next section. This section presents the findings from the analysis 
of demographic and employment projections: 
 

• The Metro Rail corridor is projected to grow faster than the region. As shown in Figures 2 and 
3, the Total Corridor’s population growth is projected to be much higher than the region’s: the Total 
Corridor is forecasted to increase its population by 5.8 percent between 2015 and 2040, while the 
region’s population increase during the same period is projected at 1.3 percent.  

• The Metro Rail corridor has smaller households than the rest of the region, and their size is 
projected to continue reducing. Figure 4 indicates that households in the corridor were composed 
of two people on average in 2015, compared to 2.18 in the region. Household size in the Total 
Corridor is projected to decrease further between 2015 and 2040, and faster than the decrease 
projected for the region: the corridor will experience a 0.7 percent decrease over the period, 
compared to a 0.1 percent decrease in the region. It should be noted that this is consistent with 
typical transit-oriented growth scenarios because households living near transit tend to be smaller 
than households living at larger distances from transit. 

Figure 2: Existing and Forecasted Population, 2015 and 2040 
  2015 2040 2015-2040 

Geography 
Number of 
Residents 

Share of 
Region 

Number of 
Residents 

Share of 
Region 

Numeric 
Change 

Percent 
Change 

Buffalo Corridor 63,084 6% 68,917 6% 5,833 9.2% 

Amherst Corridor 36,093 3% 36,008 3% -85 -0.2% 

Total Corridor 99,177 9% 104,925 9% 5,748 5.8% 

Buffalo Niagara Region 1,136,272 100% 1,150,512 100% 14,240 1.3% 

Sources: GBNRTC, 2016; Strategic Economics, 2016.      
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Figure 3: Existing and Forecasted Households, 2015 and 2040 

  2015 2040 2015-2040 

Geography 
Number of 

Households 
Share of 

Region 
Number of 

Households 
Share of 

Region 
Numeric 
Change 

Percent 
Change 

Buffalo Corridor 31,753 6% 35,064 7% 3,311 10.4% 

Amherst Corridor 17,771 3% 17,718 3% -53 -0.3% 

Total Corridor 49,524 9% 52,782 10% 3,258 6.6% 

Buffalo Niagara Region 521,782 100% 528,596 100% 6,814 1.3% 

Sources: GBNRTC, 2016; Strategic Economics, 2016.      
 
Figure 4: Existing and Forecasted Household Size, 2015 and 2040 

      2015-2040 

Geography 2015 2040 
Numeric 
Change 

Percent 
Change 

Buffalo Corridor 1.99 1.97 -0.02 -1.1% 

Amherst Corridor 2.03 2.03 0.00 0.1% 

Total Corridor 2.00 1.99 -0.01 -0.7% 

Buffalo Niagara Region 2.18 2.18 0.00 -0.1% 

Sources: GBNRTC, 2016; Strategic Economics, 2016.    
 

• The corridor has an important concentration of office and health, education, and government 
jobs. Figures 5 through 8 present the existing (2015) and projected (2040) jobs by employment 
sector for both corridors separately, together, and for the region. As shown in Figure 7, health, 
education, and government, as well as office jobs, are the major employment categories of jobs 
present in the corridor. As shown by national research, workers in these employment categories are 
more likely to ride transit to work. In addition, these are significant “driving industries” for the 
entire region. 

• Employment growth is projected to be stronger, on average, in the Metro Rail corridor than 
in the total region. Figures 7 and 8 show that employment in the Metro Rail corridor is expected 
to grow by 13.3 percent between 2015 and 2040, compared to a 12.5 increase for the region. 

• The Metro Rail corridor is projected to have strong growth in office jobs, above the growth 
projected regionally. As Figures 7 and 8 show, GBNRTC projects a 38.2 percent increase in office 
jobs between 2015 and 2040 for the Total Corridor; this growth is much higher than the growth in 
office employment in the region, projected at 24.6 percent. Office jobs – as well as health and 
education jobs – are drivers of local economic growth and have stronger ripple effects in terms of 
employment creation in other sectors. 
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Figure 5: Existing and Forecasted Jobs by Sector, Buffalo Corridor, 2015 and 2040 
  2015 2040 2015-2040 

Employment Sector     
Numeric 
Change 

Percent 
Change 

Industrial 8,407 7,671 -736 -8.8% 

Retail  2,371 2,509 138 5.8% 

Office  29,832 41,363 11,531 38.7% 

Health/ Education/ Government  32,011 32,018 7 0.0% 

Services 11,512 11,999 487 4.2% 
Total Employment 84,133 95,560 11,427 13.6% 

Sources: GBNRTC, 2016; Strategic Economics, 2016.    
 
Figure 6: Existing and Forecasted Jobs by Sector, Amherst Corridor, 2015 and 2040 

  2015 2040 2015-2040 

Employment Sector     
Numeric 
Change 

Percent 
Change 

Industrial 1,294 1,301 7 0.5% 

Retail  6,609 7,022 413 6.2% 

Office  12,190 16,698 4,508 37.0% 

Health/ Education/ Government  15,435 15,486 51 0.3% 

Services 6,806 7,221 415 6.1% 
Total Employment 42,334 47,728 5,394 12.7% 

Sources: GBNRTC, 2016; Strategic Economics, 2016.    
 
Figure 7: Existing and Forecasted Jobs by Sector, Total Corridor, 2015 and 2040 

  2015 2040 2015-2040 

Employment Sector     
Numeric 
Change 

Percent 
Change 

Industrial 9,701 8,972 -729 -7.5% 

Retail  8,980 9,531 551 6.1% 

Office  42,022 58,061 16,039 38.2% 

Health/ Education/ Government  47,446 47,504 58 0.1% 

Services 18,318 19,220 902 4.9% 
Total Employment 126,467 143,288 16,821 13.3% 

Sources: GBNRTC, 2016; Strategic Economics, 2016.    
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Figure 8: Existing and Forecasted Jobs by Sector, Buffalo Niagara Region, 2015 and 2040 
  2015 2040 2015-2040 

Employment Sector     
Numeric 
Change 

Percent 
Change 

Industrial 124,598 122,018 -2,580 -2.1% 

Retail  75,037 78,323 3,286 4.4% 

Office  168,317 209,715 41,398 24.6% 

Health/ Education/ Government  194,106 213,002 18,896 9.7% 

Services 99,864 121,448 21,584 21.6% 
Total Employment 665,613 748,660 83,047 12.5% 

Sources: GBNRTC, 2016; Strategic Economics, 2016.    
 

• The Metro Rail corridor is the heart of the Buffalo-Niagara Region’s employment and 
represents about a fifth of all regional jobs. As shown in Figures 9 and 10, the Total Corridor 
represents 19 percent of all employment in the region, which is mapped in Figure 11.  

• The Metro Rail corridor contains almost a fourth of all office and health, education, and 
government jobs in the region. Office and health, education, and government jobs in the Total 
Corridor represent, respectively, 25 and 24 percent of the region’s total jobs in those sectors, as 
shown in Figure 9. 

• Regional office jobs are projected to be even more concentrated along the Metro Rail corridor 
in the future. Figure 9 indicates that 25 percent of office jobs in the Buffalo-Niagara Region are 
located in the Metro Rail corridor; by 2040, this proportion is set to reach 28 percent. 

 
Figure 9: Existing and Forecasted Jobs by Sector as a Share of the Buffalo Niagara Region, 2015 
and 2040 

  Buffalo Corridor Amherst Corridor Total Corridor 
Employment Sector 2015 2040 2015 2040 2015 2040 

Industrial 7% 6% 1% 1% 8% 7% 

Retail  3% 3% 9% 9% 12% 12% 

Office  18% 20% 7% 8% 25% 28% 

Health/ Education/ Government  16% 15% 8% 7% 24% 22% 

Services 12% 10% 7% 6% 18% 16% 
Total Employment 13% 13% 6% 6% 19% 19% 

Sources: GBNRTC, 2016; Strategic Economics, 2016.      
 
Figure 10: Summary Table of Existing and Forecasted Jobs, 2015 and 2040 

  2015 2040 2015-2040 

Geography 
Number 
of Jobs 

Share of 
Region 

Number 
of Jobs 

Share of 
Region 

Numeric 
Change 

Percent 
Change 

Buffalo Corridor 84,133 13% 95,560 13% 11,427 13.6% 

Amherst Corridor 42,334 6% 47,728 6% 5,394 12.7% 

Total Corridor 126,467 19% 143,288 19% 16,821 13.3% 

Buffalo Niagara Region 665,613 100% 748,660 100% 83,047 12.5% 

Sources: GBNRTC, 2016; Strategic Economics, 2016.      
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Figure 11: Map of Employment Concentration, Metro Rail Corridor, 2014 
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IV. FISCAL BENEFITS 

For this section of the analysis, Strategic Economics estimated the fiscal benefits associated with the Metro 
Rail extension as displayed in the Phase 1 alignment shown in Figure 1. To calculate these fiscal benefits, 
a baseline scenario based on 2015 data was compared to a Transit-Oriented Development Scenario (TOD 
Scenario), which corresponds to annual fiscal revenues in a scenario where the Metro Rail extension is built 
and development and increased activity occurs in its proximity. All results are in 2015 dollars. 
 
Although the population, households, and employment projections are shown for the Buffalo and Amherst 
Corridors separately in GBNRTC’s projections, the analysis of fiscal benefits provides results at the 
corridor level, and assumes that a portion of the projected growth may reallocate itself between Buffalo, 
Amherst, and Tonawanda due to the presence of the Metro Rail extension. GBNRTC’s projections for the 
Total Corridor, presented in the previous section, were used as the “control total” for the TOD Scenario in 
this section of the report. This control total indicates the total number of new households and jobs that the 
corridor can receive in a scenario where the Metro Rail extension is built.  
 
The TOD Scenario translates into two major fiscal benefits to local jurisdictions, Erie County, and New 
York State: increases in property tax revenues and increases in sales tax revenues. 
 

Property Tax Revenues 

To calculate the increase in property tax revenues that the Metro Rail extension could bring, Strategic 
Economics estimated separately the property value increase that would accrue to existing properties and 
the property values associated with new development that would locate near the Metro Rail line. The 
following discussion presents the steps taken to arrive at the results; more details on the methodology can 
also be found in the Appendix. 
 
For existing development, based on a review of the literature on the property value impacts of light rail 
transit, Strategic Economics assumed that the impact of light rail transit on property values extends to a one 
mile buffer around existing and proposed stations, but that higher property value increases are observed 
closest to light rail transit stations. To this end, different property value increase factors (expressed as a 
percent of total value) were applied to parcels between zero and a quarter mile, a quarter mile and half a 
mile, and half a mile and one mile from stations (see Appendix C). These factors were higher around 
proposed stations than around existing stations. The reason for this is because even though existing stations 
have been in operation since the 1980s, and most of their property value premium has already been realized, 
the extension of Metro Rail into Amherst and Tonawanda will still add some value due to the increased 
connectivity to regionally significant employment destinations.  
 
For new development, Strategic Economics conservatively assumed that new development would only 
happen on parcels that are within a half mile of existing and proposed Metro Rail stations. Within this area, 
the potential land supply available for future development, based on assessment data provided by the City 
of Buffalo and the Towns of Amherst and Tonawanda, was composed of the following:  
 

• Vacant parcels – The analysis excluded parcels that were smaller than a quarter of an acre, as they 
are less likely to be developed. 

• Underutilized parcels – They were defined by calculating a ratio of assessed improvements to 
assessed land values (ILR): any parcel for which land is worth more than the value of the assessed 
improvements (i.e., with an ILR lower than 1), is considered as underutilized. Parcels with 



 

NFTA Metro Rail Economic Benefits Study, Draft Memorandum | November 2016 13 

residential units, parks, open space, public/quasi-public, and any parcel under one quarter of an 
acre were excluded from this analysis. 

• Redevelopment parcels – These sites were identified by NFTA and GBNRTC as having potential 
for redevelopment in the long term, in the TOD Scenario. Input from NFTA, GBNRTC, and 
planning staff from the City of Buffalo and the Town of Amherst was used to ascertain that the 
parcels that were selected were viable sites for potential development or redevelopment in the TOD 
Scenario. 

 
Land Supply and Demand 
 
An important benchmark for this analysis is to test whether the land identified for potential development or 
redevelopment (the land supply) is sufficient to accommodate the future 2040 growth projected by 
GBNRTC in the Total Corridor. Figure 12 displays the land inventory in the Metro Rail corridor and shows 
that the corridor’s development opportunity, or land supply, is of 864 acres, composed of 383 acres in the 
Buffalo Corridor and 481 acres in the Amherst Corridor. While these figures seem substantial, they only 
represent 2 percent of the total acreage in the jurisdictions of Buffalo and Amherst, as shown in Figure 13. 
Using conservative measures of dwellings per acre, employees per square foot, and floor-to-area ratios 
(FAR) by development type, Strategic Economics calculated the land demand associated with the GBNRTC 
2040 projections for the Metro Rail corridor. As Figures 14 and 15 show, the jobs projected in the Metro 
Rail corridor by 2040 are estimated to require 332 acres of commercial land, while new households are 
estimated to require 109 of acres of land. As land demand is lower than the identified supply (441 acres of 
demand, 481 acres of supply), it does not appear that there is or will be a land supply constraint in the 
corridor. Moreover, many of the new workers and households that will be in the Metro Rail corridor by 
2040 will likely occupy vacant commercial and residential space, and therefore will not all necessitate the 
construction of new space. As an example, Downtown Buffalo currently has approximately 1,685,200 
square feet of vacant office space (class A and B),1 which could be occupied by new workers. More detailed 
assumptions regarding both land supply and demand are provided in Appendix B. 
 
 

                                                      
 
1 Source: Interview with Robert Dimmig, CBRE, October 2016. 
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Figure 12: Land Inventory in the Metro Rail Corridor, in Acres, 2015 
  Total Land 

in the 
Corridor 

Developed Land 
Remaining in Existing 

Uses 

Development Opportunity Total 
Development 
Opportunity  Vacant Land Underutilized Land 

Land to Be 
Redeveloped 

Land Use Acres Percent Acres Percent Acres Percent Acres Percent Acres Percent 
Buffalo Corridor 3,746 3,362 90% 196 5% 113 3% 75 2% 383 10% 
Amherst Corridor 3,905 3,425 88% 54 1% 82 2% 344 9% 481 12% 
Total Corridor 7,651 6,787 89% 250 3% 195 3% 419  5% 864 11% 
Notes: Land under "Development Opportunity" categories corresponds to parcels that have been identified by Strategic Economics, NFTA and GBNRTC for development or 
redevelopment. 
Source: City of Buffalo, 2015; Town of Amherst, 2015; Strategic Economics, 2016. 

 
Figure 13: Development Opportunity and Total City/Town Land, in Acres, 2015 

  Buffalo Amherst Total 
  Acres Percent Acres Percent Acres Percent 
Development Opportunity in the Corridor 383 2% 481 2% 864 2% 
Total Land in Jurisdiction 21,334 100% 28,820 100% 50,154 100% 
Sources: City of Buffalo, 2015; Town of Amherst, 2015; Strategic Economics, 2016.    

 
Figure 14: GBNRTC Forecasted Commercial Development Land Demand, 2015-2040 

Sector Square Feet Acres 
Office  4,811,700 276 
Retail/Services 726,500 56 
Total 5,538,200 332 
Sources: GBNRTC, 2016; Strategic Economics, 2016. 

 
Figure 15: GBNRTC Forecasted Residential Development Land Demand, 2015-2040 

  Square Feet Acres 
Households 2,861,800 109 
Sources: GBNRTC, 2016; Strategic Economics, 2016. 
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Future Development Potential 
 
The previous subsection shows land demand in acres, which is the correct metric for matching future land 
demand against supply.  However, to measure assessed value and property tax revenues, it is necessary to 
translate future demand into built space and then apply a dollar figure by land use.  Figures 16 and 17 show 
the total future development potential along with estimated total assessed value of future development.  
Based on the GBNRTC projections and applying measures of dwellings per acre, employees per square 
foot, and FAR by development type, future development resulting from the extension of Metro Rail is 
expected to add approximately 8.4 million square feet of new development or substantial redevelopment 
by 2040, including both residential and commercial space.  This anticipated future development is expected 
to result in a total assessed valuation of approximately $1.7 billion.  Existing properties where the current 
buildings and uses are expected to remain should see their cumulative assessed value increase by upwards 
of $310 million as a result of their proximity to the Metro Rail extension, which connects with major 
employment centers. More detailed assumptions related to development potential, assessed valuation, and 
property tax revenues are available in Appendix C. 
 
 

Figure 16: Square Footage and Assessed Value of New Private Development, Metro Rail 
Corridor 

Geography 
 Square Feet of New 

Development 
Assessed Value of New 

Development  
Buffalo Corridor 5,100,000 $1,164,500,000  
Amherst Corridor 3,300,000 $527,400,000  
Total Metro Rail Corridor 8,400,000 $1,691,900,000  
Source: Strategic Economics, 2016.   

 
Figure 17: Transit Premium on Assessed Values of Existing Properties, Metro Rail 
Corridor 

Geography 
Transit Premium on Assessed 
Values of Existing Properties  

Buffalo Corridor $146,400,000  
Amherst Corridor $164,500,000  
Total Metro Rail Corridor $310,900,000  
Note: The transit premium calculations exclude buildings classified as public or quasi-public. 
Source: Strategic Economics, 2016.  
   

 
Property Tax Revenues Results 
 
As shown in the previous subsection, the land supply in the Metro Rail corridor is sufficient to meet the 
land demand associated with projected net new employment and households. In order to calculate property 
tax revenues, critical assumptions were made on the proportion of land labeled as “development 
opportunity” that would develop.2 These assumptions were made by land use and by development 
opportunity type (vacant, underutilized, redevelopment), and calibrated to reach a total amount of 
development that is consistent with GBNRTC’s total 2040 employment and household projections for the 
entire Metro Rail corridor. 
 

                                                      
 
2 These assumptions are documented in the Appendix. 
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Property tax rates were applied by land use for the City of Buffalo and the Town of Amherst,3 excluding 
land use categories that are partly tax exempt. The analysis led to the following findings: 
 

• In the TOD Scenario, the City of Buffalo and the Town of Amherst would collect 
approximately $61.5 million in property tax revenues in the Metro Rail corridor. Figure 18 
presents the total property tax revenues from properties located in the half mile buffer around 
existing and proposed Metro Rail stations, in 2015 dollars, both for the Baseline Scenario and the 
TOD Scenario. As shown, in the TOD Scenario, property tax revenues from the properties located 
in the Metro Rail corridor would total approximately $61.5 million on an annual basis, compared 
to $46.5 million in the Baseline Scenario.4 Figures for the TOD Scenario are presented as annual 
revenues assuming the construction of the extension and future development. 

• In the TOD Scenario, property tax revenues in the Metro Rail corridor would increase by 
about one third. Figure 19 shows that the increment in property tax revenues from the Metro Rail 
corridor in the TOD Scenario is of $15 million, which represents a 32 percent increase from the 
Baseline Scenario. 

 
Figure 18: Property Tax Revenues in the Metro Rail Corridor, Baseline and TOD Scenarios, 2015 
Dollars 

  Buffalo Corridor Amherst Corridor Total Corridor 
Baseline Scenario $39,105,956 $7,368,396 $46,474,351 
TOD Scenario $52,213,595 $9,278,713 $61,492,308 
Sources: City of Buffalo, 2015; Town of Amherst, 2015; Strategic Economics, 2016.  

 
Figure 19: Increment in Property Tax Revenues Between Baseline and TOD Scenarios, 2015 Dollars 

  Buffalo Corridor Amherst Corridor Total Corridor 
Increment $13,107,640 $1,910,318 $15,017,957 
Percent Increase 34% 26% 32% 
Sources: City of Buffalo, 2015; Town of Amherst, 2015; Strategic Economics, 2016.  

 

Sales Tax Revenues 

Strategic Economics estimated the amount of sales tax revenues that are associated with the net new retail 
development and sales occurring in the Metro Rail corridor in the TOD Scenario (approximately 1.3 million 
square feet). The list of assumptions used to calculate sales tax revenues is presented in Figure 20, while 
results are shown in Figure 21. As shown in Figure 18, Strategic Economics assumed that new retail 
development would have the same level of sales per square foot ($339 per square foot) as Amherst’s 
Boulevard Mall had in 2016. To account for the fact that some of the new development will not directly 
generate sales, and a portion of sales (such as groceries) are not taxable, 50 percent of sales associated with 

                                                      
 
3 Because of the small share of properties in the corridor located in Tonawanda, property tax revenues in the Amherst 
corridor were calculated as if they all pertained to the Town of Amherst. 
4 Property tax revenues are much higher in the Buffalo Corridor than in the Amherst Corridor for several reasons: the 
tax base in the Buffalo Corridor is higher than in the Amherst Corridor ($5.2 billion versus $4 billion), and the City 
of Buffalo’s overall tax rate is higher than the Town of Amherst’s. Although Strategic Economics applied a lower 
premium coefficient to existing properties in the Buffalo Corridor than in the Amherst Corridor (as much of the value 
of transit has already been capitalized), these reasons lead to higher property tax revenues, and a higher increment in 
the TOD Scenario, in Buffalo. 
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new retail development were discounted in the calculation of sales tax revenues. The analysis produced the 
following findings: 
 

• The TOD Scenario would lead to approximately $8.7 million in sales tax revenues for the 
State of New York and $10.3 million for Erie County. Figure 20 shows that State and County 
sales tax revenues in the TOD Scenario would amount to approximately $19 million. As in the 
previous section, this figure corresponds to annual sales tax revenues assuming the construction of 
the extension and future retail development. 

 
Figure 20: Sales Tax Analysis Assumptions 

Sales tax rate 8.75% 
NY State share 4.00% 
Erie County share 4.75% 
Sales per square foot  $339  
Estimated New Retail Square Feet 1,282,840  
Percent Taxable 50% 
Sources: Boulevard Mall for Sale in Amherst, Buffalo Business First, July 29, 2016, 
http://www.bizjournals.com/buffalo/news/2016/07/27/boulevard-mall-up-for-sale.html; Erie County Comptroller, 2016; 
International Council of Shopping Centers, 2014; Strategic Economics, 2016. 

 
Figure 21: Estimated Sales Tax Revenues, Annual, 2016 Dollars 

Estimated Taxable Sales $217,441,380  
New York State Sales Tax Revenues $8,697,655  
Erie County Sales Tax Revenues $10,328,466  
Total Sales Tax Revenues $19,026,121  

Source: Strategic Economics, 2016. 
 

V. ACCESSIBILITY 

This section considers the increased accessibility benefits the Metro Rail NFB LRT extension would offer 
to people who either live in the corridor now, or could do so in the future. This benefit typically accrues to 
households in the form of lower transportation costs. The Federal Highway Administration5 estimates that 
households living in auto-oriented suburban locations typically spend as much as 25 percent of household 
expenditures on transportation. However, households living in locations with enhanced transit and where 
certain destinations can also be reached by biking and walking, typically spend as little as 9 percent of 
household expenditures on transportation. This difference in costs represents a significant benefit to 
households located in places with access to enhanced transit and other local amenities. For purposes of this 
analysis, the measure used to determine if a household is likely to have reduced transportation costs is the 
number of people who are both living and working in the Metro Rail corridor. Although these people may 
not necessarily commute to work via transit, they can, or will, have the option to do so, thus potentially 
reducing overall transportation related expenditures. 
 
As Figure 22 shows, in 2014, 26 percent of the employed residents living in the existing Metro Rail corridor 
also worked in the corridor. However, when the Metro Rail extension is factored in, as shown in Figure 23, 
30 percent of the employed residents in the total corridor also work in the corridor. This represents an 
                                                      
 
5 Source: http://www.fhwa.dot.gov/livability/fact_sheets/transandhousing.cfm 
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additional 3,656 workers who, without having to move or change jobs, could substantially reduce their 
transportation costs if light rail transit were available today with current development patterns. These 
figures would likely be higher after the construction of the light rail extension, as more households and jobs 
will locate near transit stations. 
 
Moreover, as Figure 25 shows, a high number of workers who work in the Metro Rail corridor live just 
outside the half mile buffer. To the extent that these people may be willing to walk slightly longer distances 
to ride Metro Rail as an alternative to driving to work, a potentially significant number of existing 
households could also achieve some form of accessibility benefit associated with reduced transportation 
costs. Similarly, many workers residing in the Metro Rail corridor, as shown in Figure 26, work in 
Downtown Buffalo, at locations close to existing Metro Rail stations. The construction the Metro Rail 
extension would allow a portion of them to opt to use transit to reach their place of work. 
 
This benefit could accrue to many more workers in the TOD Scenario which projects an increase of 16,821 
jobs in the Total Corridor (Figure 7). Currently, as Figure 24 shows, 8 percent of workers employed in the 
Total Corridor also live in the corridor. If this existing capture rate is applied to future workers employed 
in the Total Corridor, an additional 1,339 workers in the Total Corridor would also live within a half mile 
of transit, reaching a total of 9,942 residents who both live and work in the Total Corridor. However, this 
figure assumes that the current pattern holds; given that the Total Corridor has sufficient land capacity, a 
larger number of workers could reside within the half mile buffer and receive the accessibility benefits of 
enhanced transit, including reduced transportation costs. 
 
Figure 22: Where Residents of the Existing Metro Rail Corridor Work, 2014  

 Number 
Percent 
of Total 

Living and Employed in the Existing Metro Rail Corridor       4,947  26% 
Living in the Existing Metro Rail Corridor but Employed Outside      14,030  74% 
Living in the Existing Metro Rail Corridor      18,977  100% 
Sources: US Census, Longitudinal Employment Household Dynamics Data, 2014; Strategic Economics, 
2016. 

 
Figure 23: Where Residents of the Total Metro Rail Corridor Work, 2014 

  Number 
Percent 
of Total 

Living and Employed in the Total Metro Rail Corridor 8,603 30% 
Living in the Total Metro Rail Corridor but Employed Outside 20,458 70% 
Living in the Total Metro Rail Corridor 29,061 100% 
Sources: US Census, Longitudinal Employment Household Dynamics Data, 2014; Strategic Economics, 
2016. 

 
Figure 24: Where Workers in the Total Metro Rail Corridor Live 2014 

  Number 
Percent 
of Total 

Employed and Living in the Total Metro Rail Corridor          8,603  8% 
Employed in the Total Metro Rail Corridor but Living Outside        99,492  92% 
Employed in the Total Metro Rail Corridor      108,095  100% 
Sources: US Census, Longitudinal Employment Household Dynamics Data, 2014; Strategic Economics, 
2016. 
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Figure 25: Map of the Place of Residence of Workers Employed in the Amherst Corridor,2014 
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Figure 26: Map of the Place of Work of Employed Residents of the Amherst Corridor,2014 
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Appendix A – Employment Categories 
 
 
The employment categories presented in Figures 5 through 9 correspond to aggregations of the 2-digit 
NAICS sectors presented below: 
 
Figure A-1: Correspondence Between Employment Categories of the Transit Oriented Growth 
Analysis and NAICS 2-Digit Sectors 
 

Employment Categories NAICS 2-Digit Sectors 
Agriculture, Forestry, Fishing & 
Hunting 11 - Agriculture, Forestry, Fishing and Hunting 

Industrial 

21 - Mining, Quarrying, and Oil and Gas Extraction 
22 - Utilities 
23 - Construction 
31-33 - Manufacturing 
42 - Wholesale Trade 
48-49 - Transportation and Warehousing 

Retail  44-45 - Retail Trade 

Office 

51 - Information 
52 - Finance and Insurance 
53 - Real Estate and Rental and Leasing 
54 - Professional, Scientific, and Technical Services 
55 - Management of Companies and Enterprises 
56 - Administrative and Support and Waste Management and 
Remediation Services 

Health, Education & Government 
61 - Educational Services 
62 - Health Care and Social Assistance 
92 - Public Administration 

Service Sector 
71 - Arts, Entertainment, and Recreation 
72 - Accommodation and Food Services 
81 - Other Services (except Public Administration) 

Source: GBNRTC, 2016. 
 
It should be noted that Agriculture, Forestry, Fishing & Hunting employment is equal to zero along the 
corridor and was therefore not presented in these tables. Because of the presence of workers in this sector 
at the regional level, the jobs by sector do not sum to total employment for the region. 
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Appendix B – Land Demand Assumptions 
 
To translate GBNRTC’s household and employment forecasts into land demand by units and acres, 
Strategic Economics used the assumptions presented in Figures B-1 and B-2. The assumption of an average 
number of dwellings per acre for new households in the Metro Rail corridor (Figure B-1) was determined 
in consultation with NFTA, GBNRTC, Parsons Brinckerhoff, and Strategic Economics; square foot per 
worker and floor to area ratio (FAR) assumptions were drawn from a literature review and discussions with 
staff from GBNRTC, NFTA, and CBRE | Buffalo.  
 
 
Figure B-1: Assumption for Residential Land Demand 

Number of Dwellings per Acre 30 
Sources: NFTA, GBNRTC, Strategic Economics, 2016.  

 
Figure B-2: Assumption for Commercial Land Demand 

  
Number of Square 

Feet per Worker 
Floor to 

Area Ratio 
Retail  500 0.3 
Office  300 0.4 
Sources: Energy Information Administration, 2003 Commercial Buildings Energy 
Consumption Survey, Revised June 2006; Building Owners and Managers 
Association Survey, 2012; Strategic Economics, 2016. 
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Appendix C - Property Tax Revenue Calculations 
 
Strategic Economics separately calculated the property tax revenues impacts from parcels not expected to 
develop or change in use (“existing development”); and from parcels expected to develop or redevelop 
(“new development”). In both cases, the appropriate tax rates for the City of Buffalo and the Town of 
Amherst were applied to the assessed values of existing and new development. The total amount of property 
tax revenue under the TOD Scenario – which assumes the construction of the Metro Rail extension – was 
compared to the Baseline Scenario, which corresponds to the property tax revenues from the Metro Rail 
corridor as is. 
 
Property Tax Revenues from Existing Development 
Based on a review of the literature on the property value impacts of light rail transit, Strategic Economics 
assumed that the impact of light rail transit on property values extends to a one mile buffer around existing 
and proposed stations, but that higher property value increases are observed closest to light rail transit 
stations. To this end, different property value increase factors (expressed as a percent of total value) were 
applied to parcels between zero and a quarter mile, a quarter mile and half a mile, and half a mile and one 
mile from stations. These factors were higher around proposed stations than around existing stations. The 
reason for this is because even though existing stations have been in operation since the 1980s, and most of 
their property value premium has already been realized, the extension of Metro Rail into Amherst and 
Tonawanda will still add some value due to the increased connectivity to regionally significant employment 
destinations. The property value increase factors were only applied to parcels that were not expected to 
develop or redevelop under the TOD Scenario. The factors that were applied are presented in Figures C-1 
and C-2.  
 
Figure C-1: Property Value Increase Factors by Land Use, Buffalo Corridor 

Land Use 0-1/4 mile 1/4-1/2 mile 1/2-1 mile 
Single-Family Residential 5.00% 3.75% 2.50% 
Multi-Family Residential 8.00% 6.00% 4.00% 
Office 8.00% 6.00% 4.00% 
Other Commercial 3.00% 2.25% 1.50% 
Source: Strategic Economics, 2016.    

 
Figure C-2: Property Value Increase Factors by Land Use, Amherst Corridor 

Land Use 0-1/4 mile 1/4-1/2 mile 1/2-1 mile 
Single-Family Residential 10.00% 7.50% 5.00% 
Multi-Family Residential 15.00% 11.25% 7.50% 
Office 15.00% 11.25% 7.50% 
Other Commercial 5.00% 3.75% 2.50% 
Source: Strategic Economics, 2016.    

 
Property Tax Revenues from New Development 
Strategic Economics assumed that only a portion of the total potential land supply (identified as 
“development opportunity land”) in the Metro Rail corridor would be developed or redeveloped in the TOD 
Scenario. These assumptions were made by land use and by development opportunity type (vacant, 
underutilized, redevelopment) for each corridor segment, and calibrated to reach a total amount of 
development that is consistent with GBNRTC’s total 2040 employment and household projections for the 
entire Metro Rail corridor. The percentage of land supply assumed to develop or redevelop varied between 
30 and 80 percent depending on land use, development opportunity type, and location. These percentages 
were based on the specific location of parcels along the corridor, market conditions, and parcel size by 
development opportunity type. 
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Among the parcels that were assumed to develop or redevelop, vacant parcels were assumed to develop 
consistently with their current land use. Underutilized and redevelopment parcels were assumed to develop 
following the land use composition presented in Figures C-3 and C-4. These percentages were based on 
market conditions and the demand projections for the Metro Rail corridor produced by GBNRTC. 
 
Figure C-3: Land Use Allocation of New Development on Underutilized and Redevelopment Parcels, 
Buffalo Corridor 

Land Use Percentage 
Residential 45% 
Office 40% 
Retail/Services 15% 
Total 100% 
Source: Strategic Economics, 2016.  

 
Figure C-4: Land Use Allocation of New Development on Underutilized and Redevelopment Parcels, 
Amherst Corridor 

Land Use Percentage 
Residential 30% 
Office 45% 
Retail/Services 25% 
Total 100% 
Source: Strategic Economics, 2016.  

 
To estimate the amount of development that would occur on parcels being developed or redeveloped, and 
their assessed value, Strategic Economics used the assumptions presented in Figures C-5 and C-6, which 
were supported with input from CBRE’s Buffalo office. Floor to area ratios by land use were based on 
recent development types for the Buffalo and Amherst corridors by land use, and values per square foot 
were based on recent transactions for new residential and commercial development on the local market.  
This approach varies from the approach used to measure land demand because while land demand is 
typically represented in acres, assessed valuation is tied to square footage of development.  Therefore, the 
total development potential for the corridor are stated in square footage, but include both residential and 
commercial development. 
 
Figure C-5: Floor to Area Ratio and Value per Square Foot Assumptions by Land Use, Buffalo 
Corridor 

Land Use Floor to Area Ratio Value per SF 
Residential 0.50 $150 
Office 0.75 $330 
Retail/Services 0.30 $120 
Other 0.30 $120 
Source: CBRE and Strategic Economics, 2016.   

 
Figure C-6: Floor to Area Ratio and Value per Square Foot Assumptions by Land Use, Amherst 
Corridor 

Land Use Floor to Area Ratio Value per SF 
Residential 0.50 $150 
Office 0.40 $180 
Retail/Services 0.30 $120 
Other 0.30 $120 
Source: CBRE and Strategic Economics, 2016.   
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Appendix D- Sales Tax Revenues 
 
Strategic Economics estimated the amount of sales tax revenues that are associated with the net new retail 
development and sales occurring in the Metro Rail corridor in the TOD Scenario (approximately 1.3 million 
square feet). The list of assumptions used to calculate sales tax revenues is presented in Figure 20 in the 
body of this report. As shown in Figure 20, Strategic Economics assumed that new retail development 
would have the same level of sales per square foot ($339 per square foot) as Amherst’s Boulevard Mall had 
in 2016. To account for the fact that some of the new development will not directly generate sales, and a 
portion of sales (such as groceries) are not taxable, 50 percent of sales associated with new retail 
development were discounted in the calculation of sales tax revenues. 
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