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BEFORE THE METRO COUNCIL 
 
 

RESOLUTION DESIGNATING THE OREGON 
CONVENTION CENTER HEADQUARTERS 
HOTEL PROJECT AS A COUNCIL PROJECT 
AND ASSIGNING A LEAD COUNCILOR AND 
COUNCIL LIAISON 

)
)
) 
) 

RESOLUTION NO. 07-3772 
 
Introduced by Councilor Rod Park 

 
 

WHEREAS, the Metro Council is responsible for the operation of the Metropolitan 
Exposition and Recreation Commission (MERC), including the Oregon Convention Center 
(OCC); and  

WHEREAS, the mission of the OCC is to maximize economic benefits for the 
metropolitan region and the state of Oregon, while protecting the public investment in the facility; 
and 

WHEREAS, the cumulative economic effects of the OCC from 1990 to 2005 amount to 
$6.0 billion in total convention spending and 92,620 FTE jobs in the Tri-County metropolitan 
region, as well as $185 million in tax revenue in the state of Oregon, according to the cumulative 
annual reports by the independent consulting firm KPMG measuring the regional economic 
impact of the OCC; and  

WHEREAS, METRO and MERC are responsible for ensuring the OCC operates in a 
fiscally responsible manner; and 

WHEREAS, METRO and MERC have considered multiple policy alternatives to operate 
the OCC in a fiscally responsible manner, while continuing to support the OCC mission of 
maximizing the regional economic impact of the OCC; and  

WHEREAS, the development of a Headquarters Hotel (HQ Hotel) adjacent to the OCC 
has been identified as a policy option to meet these goals; and 

WHEREAS, projects that are of a scope and complexity that, for purposes of efficiency, 
would benefit from the focused attention of a subset of the Council are designated by the Metro 
Council as Council Projects and are assigned a Lead Councilor and Council Liaisons; and 

 WHEREAS, the Oregon Convention Center Headquarters Hotel is such a project with 
policy questions relating to economic benefit, cost, feasibility, equity and centers development; 
and 

 WHEREAS, the Council President, working with members of the council, has designated 
councilors to play lead and liaison roles; now therefore 

BE IT RESOLVED: 
That the Council hereby designates the Oregon Convention Center Headquarters Hotel as a Metro 
Council Project; and that Metro Councilor Rod Park is hereby designated as lead Metro Councilor 
and that Metro Councilor Rex Burkholder is hereby designated Metro Council Liaison on this 
Project.   



ADOPTED by the Metro Council this 8' day of February 2007. 
n 

Approved as to Form: 
A 
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STAFF REPORT  
 
 

IN CONSIDERATION OF RESOLUTION NO. 07-3772, A RESOLUTION OF 
METRO COUNCIL, DESIGNATING THE OREGON CONVENTION CENTER 
HEADQUARTERS HOTEL PROJECT AS A COUNCIL PROJECT AND ASSIGNING 
A LEAD COUNCILOR AND COUNCIL LIASON. 

             
 
Date: January 25, 2007 
Prepared by: Nick Popenuk     
 
 
BACKGROUND 
 
In 1989 voters approved general obligation bonds to finance the development of the Oregon 
Convention Center.  The project cost was $90 million, and the OCC opened in 1990.  Its mission 
is to maximize economic benefits for the metropolitan region and the state of Oregon, while 
protecting the public investment in the facility.   
 
The consulting firm KPMG issues an annual report measuring the regional economic impact of 
the OCC.  The most recent report was completed in May 2006 and summarizes the economic 
impact of the 2005 calendar year.  The report is attached as Attachment 1.  The report found the 
OCC was responsible for $551.6 million in total convention spending in 2005, and that the OCC 
generated $21.8 million in annual tax revenue and 8,300 FTEs of employment in 2005.  
According to the KPMG annual reports, the cumulative economic effects of the OCC from 1990 
to 2005 amount to $6.0 billion in total convention spending and 92,620 FTE jobs in the Tri-
County metropolitan region, as well as $185 million in tax revenue in the state of Oregon.  A 
chart, generated by KPMG, summarizing the cumulative economic impact of the OCC is attached 
as Attachment 2.   
 
Despite the significant economic impact the OCC has on the region, the facility itself is struggling 
with a projected gap in fund balance.  The Oregon Convention Center is forecasted to experience 
a strategic fund balance gap of over $1 million in fiscal years 2007-2008 increasing to a fund gap 
of almost $4.2 million in fiscal year 2013-2014 under current conditions. 
 
The forecasted funding gap is a result of excess, unused capacity in the Center.  The OCC 
significantly expanded its facilities in 2003 in response to full occupancy rates in the original 
convention space and industry demand for increased convention space.  However, due in part to 
the lack of adjacent hotel space dedicated to large room blocks to serve national conventions, the 
expanded OCC has struggled to attract the large, national conventions necessary to occupy the 
expanded space.   
 
Metro and the Metropolitan Exposition and Recreation Commission (MERC) have considered 
several alternative policies to solve the OCC funding gap.  These alternatives included: 
maintaining the status quo and continuing to invest Metro and regional dollars to fund the 
convention center; converting the OCC into a civic center; the development of a privately owned 
HQ Hotel; and the development of a publicly owned HQ Hotel.   The alternative of providing free 
rent and transportation to the OCC as an inducement to national conventions was also discussed, 
however, the Portland Oregon Visitors Association (POVA) reports that this inducement is 
already provided to national conventions through allocation of the Visitor Development Fund. 
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Every year POVA completes an annual Lost Business Report explaining why national 
conventions opted against coming to Oregon.  The top reasons reported to POVA for this lost 
business in 2006 were: 1) lack of an adjacent HQ Hotel  – 249,339 room nights, 2) Date 
Availability – 29,849 room nights, 3) Cost/Rate – 17,083 room nights, 4) Larger Facility – 0 
room nights.  A chart from POVA’s Lost Business Report summarizing the reasons for lost 
business is attached as Attachment 3.  POVA’s lost business report illustrates that the lack of a 
convention center headquarters hotel is by far the most significant obstacle to attracting more 
convention business to the Oregon Convention Center. 
 
After considering all of these alternatives, the option that provides the most likelihood of solving 
the OCC funding gap while still promoting and achieving the OCC’s mission of maximizing 
regional economic impact, while also providing public control over the Project and providing 
public equity in return for public expenditures, is a publicly-owned and privately-operated 
convention center headquarters hotel model.  
 
REPORTS/ANALYSIS 
 
Since 2003, several independent studies were commissioned on the impact and feasibility of a 
headquarters hotel.  Those studies include: 
 

• 2003 – Strategic Advisory Group (SAG) 
• 2005 – KPMG, LLP. 
• 2006 – PKF Consulting 
• 2006 – ECONorthwest 

 
These reports are attached as Attachments 4, 5, 6 and 7 respectively.  The Strategic Advisory 
Group was engaged collaboratively by Metro, MERC, PDC, POVA and the Tri-County Lodging 
Association (TCLA).  The SAG study concluded that an appropriately sized headquarters hotel 
would be necessary in order for the OCC to maximize its positive economic impact on the Metro 
region.  The study projected that over 30 years the benefits to the Metro region and the State of 
Oregon from a convention center headquarters hotel would add millions of additional hotel room 
nights and millions of dollars in additional spending, and thousands of additional jobs supported 
each year. 
 
The KPMG report estimated the regional benefit of a 600-room convention center Headquarters 
Hotel would range from $83.8 to $111.7 million annually and approximately 1,250 to 1,600 full-
time jobs within the area’s convention industry would be needed to support the new convention 
business (laundry services, florists, audio/visual providers, and the like). 
 
The PKF study recommended that an OCC Headquarters Hotel contain 600 rooms with 41,000 
square feet of function space, which would have an impact of preventing an erosion of current 
OCC convention volume of an estimated 25,000 rooms per night annually by 2013, and that 
competitive hotels’ rates and occupancies would likely be equal to or greater than that achieved 
without such a hotel, and that a Headquarters’ Hotel would provide a catalyst for new business 
relocation to the hotel’s area and would also provide significant economic impact via jobs, taxes, 
and income. 
 
The ECONorthwest study examined the economic impact of a convention center Headquarters 
Hotel in Portland, and concluded that such a hotel would generate expenditures of almost $50 
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million in the Portland region in 2013 (in 2004 dollars), which expenditures would generate a 
total economic impact of over $100 million in business sales and $40 million in labor income, 
and the equivalent of almost 1500 full-time jobs in the Portland region in 2013; and that the 
present value in 2006 of future benefits generated by the Headquarters hotel is $850 million to 
$1.4 billion in business sales, $340 million to $653 million in labor income, and the equivalent of 
278 to 2,058 annual full-time jobs. 
 
KNOWN OPPOSITION 
 
There is no known opposition to this resolution designating the Council project and a Council 
liaison.   Significant doubts remain as to whether a publicly owned and financed HQ Hotel is 
financially feasible and whether it will eliminate the strategic fund gap and achieve the OCC 
mission of maximizing economic impact to the region.  Metro has received letters from the Tri-
County Lodging Association and  the Oregon Lodging Association detailing their concerns 
regarding a publicly owned hotel of this size.  Both stakeholders who support and oppose the 
development of a publicly owned and financed Convention Center Hotel, agree that more 
information is needed before any final decisions are made regarding development of a 
Convention Center Hotel.  This resolution will designate the Project as one that the Metro 
Council will investigate, allowing Metro staff to do the necessary research to determine if 
development of a Convention Center Hotel is the best policy option to achieve the OCC mission 
of maximizing economic benefits to the region and eliminate the OCC strategic fund gap. 
 
LEGAL ANTECEDENTS 
 
 
Simultaneous to the consideration of this Metro Council Resolution 07-3772, the Metro Council 
is also considering two other resolutions regarding the OCC Headquarters Hotel Project: 
Resolution 07-3748, “ADOPTING FINDINGS GRANTING AN EXEMPTION TO THE 
METRO AND MERC CONTRACTING RULES, AUTHORIZING ACCEPTANCE OF PDC’S 
CONTRACTING PROCESS, AUTHORIZING EXCLUSIVE NEGOTIATIONS WITH THE 
SELECTED PROJECT TEAM; AND AUTHORIZING USE OF ALTERNATIVE 
CONTRACTING METHODS FOR DESIGN, CONSTRUCTION, MANAGEMENT, 
OPERATION AND FINANCING OF THE OCC HEADQUATERS HOTEL,” and Resolution 
07-3777, “AMENDING THE LEGISLATIVE AGENDA TO SEEK LOTTERY FUNDS TO 
SUPPORT CONSTRUCTION OF A HEADQUARTERS HOTEL ADJACENT TO THE 
OREGON CONVENTION CENTER.” 
BUDGET IMPACTS 
 
The budget impacts of this resolution are staff and Councilor time.  This resolution designates the 
Oregon Convention Center Headquarters Hotel as a Metro Council Project.  It does not seek 
authorization of any specific agreements, nor does it obligate Metro to commit any hard costs to 
the Project. 
 
ANTICIPATED EFFECTS 
 
Adopting Resolution No. 07-3772 would recognize Metro as lead agency investigating  the 
Oregon Convention Center Headquarters Hotel Project.  The resolution would authorize Metro 
staff to further research feasibility of the Project and remaining policy questions.  Possible next 
steps include: negotiations with the Development Team, meet with key project stakeholders, build 
partnerships with other beneficiaries of OCC operations, contract with an independent consultant 
to conduct an in depth project feasibility study and research and consider financing options. 
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RECOMMENDED ACTION 
 
The Office of the Chief Operating Officer recommends adoption of this resolution. 
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April 12, 2006

Mr. Jeffrey Blosser, Director
Oregon Convention Center
P. O. Box 12210
Portland, Oregon  97212

Dear Mr. Blosser: 

Per our agreement dated March 22, 2004, we have completed our economic and fiscal impact analysis update 
for the Oregon Convention Center’s operations in 2005.  The report presented herein includes the summary of 
findings and principal conclusions from our research.  

The findings contained in the report reflect analysis of primary and secondary sources of information.  We have 
utilized sources that are deemed to be reliable but cannot guarantee their accuracy.  Moreover, estimates and 
analysis regarding the analysis are based on trends and assumptions and, therefore, there will usually be 
differences between the estimated and actual results because events and circumstances frequently do not 
occur as expected, and those differences may be material.

May 5, 2006

Mr. Jeffrey Blosser, Director
Oregon Convention Center
P. O. Box 12210
Portland, Oregon  97212

Dear Mr. Blosser: 

Per our agreement dated March 22, 2004, we have completed our economic and fiscal impact analysis update 
for the Oregon Convention Center’s operations in 2005.  The report presented herein includes the summary of 
findings and principal conclusions from our research.  

The findings and assumptions contained in the report reflect analysis of primary and secondary sources 
including information from management at the Oregon Convention Center.  We have utilized sources that are 
deemed to be reliable but cannot guarantee their accuracy.  Moreover, estimates and analysis are based on 
trends and assumptions and, therefore, there will usually be differences between the projected and actual results 
because events and circumstances frequently do not occur as expected, and those differences may be material.  
We have no obligation, unless subsequently engaged, to update this report or revise this analysis as presented 
due to events or conditions occurring after the date of this report.

KPMG LLP Telephone 813-223-1466
Suite 1700 Fax 813-223-3516
100 North Tampa Street Internet www.us.kpmg.com
Tampa, Florida  33602

KPMG LLP, a U.S. limited liability partnership, is the U.S.
member firm of KPMG International, a Swiss cooperative. 1
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April 12, 2006

Mr. Jeffrey Blosser, Director
Oregon Convention Center
P. O. Box 12210
Portland, Oregon  97212

Dear Mr. Blosser: 

Per our agreement dated March 22, 2004, we have completed our economic and fiscal impact analysis update 
for the Oregon Convention Center’s operations in 2005.  The report presented herein includes the summary of 
findings and principal conclusions from our research.  

The findings contained in the report reflect analysis of primary and secondary sources of information.  We have 
utilized sources that are deemed to be reliable but cannot guarantee their accuracy.  Moreover, estimates and 
analysis regarding the analysis are based on trends and assumptions and, therefore, there will usually be 
differences between the estimated and actual results because events and circumstances frequently do not 
occur as expected, and those differences may be material.

2

In accordance with the terms of our engagement letter, the accompanying report is restricted to internal use by 
the Oregon Convention Center and may not be relied upon by any third party for any purpose.  Notwithstanding 
these limitations, it is understood that this document is subject to public information laws and as such can be 
made available to the public.  Neither this report, nor any portion thereof, may be used for any other purpose 
without the prior written consent of KPMG LLP.

This analysis was prepared under the Consulting Standards issued by the American Institute of Certified Public 
Accountants (AICPA) and does not constitute an examination, compilation or agreed upon procedures in 
accordance with the standards established by the AICPA.  As such, we do not express an opinion or any other 
form of assurance on whether the prospective financial statements are presented in conformity with AICPA 
presentation guidelines or on whether the underlying assumptions provide a reasonable basis for the 
presentation.

The client has authorized reports to be sent electronically for its convenience.  However, only the final hard copy 
report should be viewed as our work product.

We have enjoyed working on this engagement and our on-going relationship with the Oregon Convention Center 
and look forward to the opportunity to provide you with continued service.

Sincerely,
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The Oregon Convention Center (OCC) is owned by METRO, a regional government, and managed by Metropolitan 
Exposition-Recreation Commission (MERC), a seven-member commission which is a subsidiary of METRO.  MERC also 
provides management and stewardship of other regional public assembly facilities including the Portland Center for the 
Performing Arts and the Portland Metropolitan Exposition Center. Originally opened in September of 1990, the OCC 
currently offers the following components subsequent to its expansion in April of 2003:

• Exhibit Space:  255,000 square feet of contiguous space divisible into six exhibit halls

• Ballroom Space:  59,400 square feet of total space, which includes a 25,200-square foot ballroom and a 
34,200-square foot ballroom

• Meeting Space:  50 rooms totaling 52,330 square feet of meeting space

• Skyview Terrace: 7,000 square feet

• Parking:  800-space underground parking garage on-site and 2,500 parking spaces within walking 
distance

• Technology:  High-speed wired and wireless (Wi-Fi)

In addition, the Portland Development Commission (PDC), in conjunction with MERC and the Portland Oregon Visitors 
Association (POVA), sought developers for construction of a headquarters hotel near the OCC.  Four proposals were 
received and were evaluated by a headquarters hotel evaluation committee comprised of representatives from MERC, 
POVA, OCC, the Tri-County Lodging Association, the Lloyd Business Improvement District, the Lloyd District 
Transportation Management Association, the Portland Office of Finance and Administration, the N/NE Economic 
Development Alliance, PDC, the Lloyd District Community Association and METRO.  After a series of public meetings, 
this committee made a recommendation for a preferred developer to the PDC Executive Director.

Introduction
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Introduction (cont’d)

The PDC Board approved the recommendation of the Executive Director to select Ashforth Pacific and Garfield Traub 
for the headquarters hotel project.  The selected developer will enter into a Memorandum of Understanding and begin 
exclusive negotiations with the PDC.  Upon successful completion of negotiations, the PDC and developer will enter 
into a formal Development Agreement that will detail the development program, project financing and conveyance of 
property. 

The benefits realized from on-going OCC operations are recurring in nature.  This analysis reflects the impact of the 
event activity during calendar year 2005. 

The Tri-County Metropolitan Region benefits from the OCC in a number of ways, including such tangible and 
intangible benefits as:

• Enhancing the area’s image as a business, meetings and tourist destination;

• Receiving regional and national exposure through destination marketing and visitation;

• Providing a first-class meeting venue for area residents and out-of-town delegates/attendees;

• Unifying the market area, creating a more distinct identity;

• Providing a catalyst for urban redevelopment initiatives; and

• Generating additional economic activity and enhanced fiscal revenues to the Tri-County Metropolitan 
Region.

Each of these benefits is important in assessing the benefit of the on-going operations of the OCC to the Tri-County 
Metropolitan Region.  While the value of most of these benefits is difficult to measure, the economic activity generated 
by the OCC within the Tri-County Metropolitan Region can be quantified in terms of spending, employment and 
earnings.  As such, this analysis summarizes the estimated direct, indirect and induced economic benefits and tax 
benefits associated with the OCC’s operations for the entire Tri-County Metropolitan Region as well as by individual 
county.  
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Overview of OCC Event Activity 

The convention and meetings industry is comprised of several types of events with varying space 
requirements.  The following describes the primary event types hosted at the OCC.  

• Convention - An assembly of attendees from an association, corporation or other organization, meeting 
for a common purpose which typically require hotel/motel rooms. 

• Tradeshow - An assembly of members from common trade associations or other organizations, meeting 
to buy and sell products, exchange information and generally conduct business via the use of exhibit 
booths.  Tradeshows are usually not open to the public.

• Meeting - Any gathering of persons for a common cause such as annual meetings, religious meetings, 
seminars and other public assemblies.

• Public Show - Any assembly of members of common trade associations, organizations and/or other 
groups who meet solely to sell, display or demonstrate their wares and services to the general public 
where an admission fee may or may not be charged.

• Food & Beverage Event - Special events requiring catering services such as luncheons, receptions and 
banquets.

During calendar year 2005, the OCC hosted 572 events, which accounted for a total attendance of 
approximately 723,900.  This event activity represents an increase of 15 events and approximately 80,200 in 
total attendance from the prior year.  The pages that follow summarize event activity at the OCC in terms of  
number of events, attendance and attendee days.
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Overview of OCC Event Activity – Number of Events

The number of public shows and meetings increased between 2004 and 2005.  Consistent with most 
convention centers, meetings comprised the largest number of events at the facility, accounting for 
approximately 53% of the total number of events in 2005.  However, meetings are not typically a large 
economic impact generator.  The OCC experienced a slight decrease in the number of conventions/ 
tradeshows from 93 in 2004 to 87 in 2005.  In addition, the number of food and beverage events also 
decreased for the second consecutive year.  

Comparison of the Number of Events at the OCC
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Overview of OCC Event Activity – Total Attendance

Public shows, conventions/tradeshows and meetings all experienced an increase in total attendance 
between 2004 and 2005.  Historically, public shows account for the highest percentage of attendance at the 
facility, of which the annual International Auto Show is one of the largest.  Although attendance at this event 
decreased by more than 9,000 people between 2004 and 2005, this single event still accounted for 
approximately 19% of total attendance at public shows.  Despite a decline in the number of conventions/ 
tradeshows, total attendance for these events increased by approximately 8,400 people.  In addition, total 
attendance at meetings increased for the fourth consecutive year. 

Comparison of Total Attendance at the OCC
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Overview of OCC Event Activity – Total Attendee Days

The number of attendee days is an important component in the methodology used to calculate economic impact.   
For conventions/tradeshows, meetings as well as food and beverage events, an attendee day is defined as total 
attendance multiplied by the event length.  For example, a three-day convention with 600 delegates equates to 
1,800 attendee days which reflects that the same number of delegates return to the event each of the three days.  
Conversely, attendee days for public shows are assumed to be the same as total attendance since most attendees 
generally attend a public show only once during the event.  Total attendee days at conventions/tradeshows 
increased by 23% from nearly 560,000 in 2004 to just over 668,000 in 2005, which is important since these events 
typically generate the greatest amount of economic impact within the surrounding areas.

Comparison of Total Attendee Days at the OCC
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Overview of OCC Event Activity – Scope 

When estimating economic impact, the scope of event activity is important because different spending amounts 
are applied to attendees based on whether they are attending State/local or national/regional/international events.  
As shown in the table below, approximately 85% of all events hosted at the OCC were State/local in scope.  
However, approximately 43% of the conventions/tradeshows and 83% of related attendee days were generated 
from national/regional/international events.

 

Event Type
State/ 
Local

National/ 
Regional/ 

International Total
State/ 
Local

National/ 
Regional/ 

International Total
Conventions & Tradeshows 50 37 87 119,004 569,082 688,086
Meetings 270 35 305 70,570 20,136 90,706
Other 165 15 180 429,168 26,349 455,517

Total 485 87 572 618,742 615,567 1,234,309

Summary of Event Activity at the OCC in 2005 by Scope

Attendee DaysNumber of Events
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Methodology

An assessment of the economic benefits that could potentially accrue to the Tri-County Metropolitan Region as 
a result of the on-going operations of the OCC can be approached in several ways.  The approach used in this 
analysis considers the expense side of convention center operations as well as attendee, association and 
exhibitor spending for documentation of the initial direct impacts to a community.  All expenses generated by 
convention center operations from salaries and wages, repairs and maintenance, contract services, 
administrative, marketing, utilities, insurance, etc. as well as an estimate of spending for attendees, associations 
and exhibitors using the facility are used as an initial measure of economic activity within the marketplace.  Once 
the amount for direct spending is estimated, a multiplier is applied to generate the total (direct, indirect and 
induced) spending, earnings and employment associated with the project.  This "multiplier" effect is estimated in 
this analysis using a regional economic forecasting model provided by the Minnesota IMPLAN Group, Inc.  

The economic activity directly generated through the on-going operations of the OCC and the spending of its 
users affects more than just the facility and immediately surrounding land uses.  As this money ripples through 
the economy, several other economic sectors are impacted and jobs are created.  For example, when a caterer 
purchases food for an event at the OCC everyone from the wholesaler to the farmer that produced the food is 
impacted.  In addition, local governmental entities that tax these economic transactions also benefit.  The 
following are the specific aggregate industries used in this analysis:

• hotel/entertainment;
• eating and drinking places;
• transportation;
• retail trade;  
• electric, gas, water & sanitary services; and
• business services.
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Methodology (cont’d)

Once the total economic impact for the Tri-County Metropolitan Region is estimated, a percentage of the total is 
allocated to each of the three counties.  Allocations for hotel spending are based on the historical transient lodging 
tax receipts for each county as a percentage of the total collections within the Tri-County Metropolitan Region.  
Allocations for all other spending are calculated in the same manner based on historical information on travel 
spending as provided by Dean Runyan Associates to the Oregon Tourism Commission.  The table below 
summarizes the allocations for hotel and all other spending used in this analysis.

   County
Hotel 

Spending
All Other 

Spending
Clackamas 8.37% 12.40%
Multnomah 80.35% 74.10%
Washington 11.28% 13.50%

Total 100.00% 100.00%

% Allocation

Source: Dean Runyan Associates. 
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Methodology (cont’d)

The three categories of measurement used to assess the economic impact of a project are spending, 
earnings and employment which are defined below:

• Total spending (output) represents the total direct and indirect/induced spending effects generated 
by the project.  This calculation measures the total dollar change in spending (output) that occurs in 
the local economy for each dollar of output delivered to final demand.

• Personal earnings represent the wages and salaries earned by employees of businesses 
associated with or impacted by the project.  In other words, the multiplier measures the total dollar 
change in earnings of households employed by the affected industries for each additional dollar of 
output delivered to final demand.

• Employment represents the number of full and part-time jobs supported by the project.  The 
employment multiplier measures the total change in the number of jobs supported in the local 
economy for each additional $1.0 million of output delivered to final demand.

In addition to the economic impact analysis, fiscal benefits or tax revenue impacts that result from on-going 
operations of the OCC are also estimated.  The governmental entities considered in this fiscal analysis are 
Clackamas, Multnomah and Washington Counties, as well as METRO and the State of Oregon.  Revenues 
generated from hotel/motel occupancy tax, excise tax, motor vehicle rental tax, business income tax and 
personal income tax are calculated.  All amounts depicted in this report are presented in 2005 dollars unless 
otherwise noted.
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Summary of Estimated Economic Benefits from 
On-Going OCC Operations

The table to the right summarizes the estimated 
economic impacts generated from operations of the 
OCC in 2005 in terms of total direct and 
indirect/induced spending, employment and earnings 
for the entire Tri-County Metropolitan Region as well 
as the allocation of this spending among the three 
individual counties using the method previously 
described.  The pages that follow discuss each 
component in more detail.  

Total Economic Benefits: Tri-County Region
Direct Spending $322,395,000
Indirect/Induced Spending $229,251,000
Total Direct and Indirect/Induced Spending $551,646,000

Total Direct and Indirect/Induced Employment (# of FTE jobs) 8,300
Total Direct and Indirect/Induced Earnings $243,422,000

Total Economic Benefits:
Direct Spending $36,441,000
Indirect/Induced Spending $26,005,000
Total Direct and Indirect/Induced Spending $62,446,000

Total Direct and Indirect/Induced Employment (# of FTE jobs) 900
Total Direct and Indirect/Induced Earnings $27,756,000

Total Economic Benefits:
Direct Spending $244,380,000
Indirect/Induced Spending $173,631,000
Total Direct and Indirect/Induced Spending $418,011,000

Total Direct and Indirect/Induced Employment (# of FTE jobs) 6,300
Total Direct and Indirect/Induced Earnings $184,141,000

Total Economic Benefits:
Direct Spending $41,575,000
Indirect/Induced Spending $29,615,000
Total Direct and Indirect/Induced Spending $71,190,000

Total Direct and Indirect/Induced Employment (# of FTE jobs) 1,100
Total Direct and Indirect/Induced Earnings $31,525,000

Notes:  
Amounts are presented in 2005 dollars.
FTE denotes full-time equivalent employees.
There may be slight differences due to rounding.

Estimated Economic Benefits To the Tri-County Metropolitan Region 
From OCC Operations  in 2005

Clackamas County

Multnomah County

Washington County
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Summary of Direct Spending

The first step in calculating economic impact is estimating the direct spending.  The benefits generated at the 
local level result from the impact of direct spending both by attendees and activities that support events held 
at the OCC.  Direct spending impacts from operations are annually recurring in nature.  The primary types of 
spending quantified in this analysis include:

• Attendee spending, including out-of-town delegates and local attendees;

• Association spending;

• Exhibitor spending; and

• Budgetary spending by the OCC.

Per capita attendee spending amounts are estimated based on the Convention Expenditure and Impact 
Study conducted by Destination Marketing Association International (DMAI), formerly the International 
Association of Convention and Visitors Bureaus (IACVB), which reflects the spending patterns of thousands 
of convention and meeting delegates from a broad base of meeting types.  The 2004 Convention 
Expenditure and Impact Study provides the spending attributes for regional/national business, however, 
State/local spending attributes were unavailable due to an inadequate sample.  Thus, figures from the 2002 
Convention Income Survey were used.  All amounts were inflated by a 3% annual inflation rate to reflect 
2005 dollars.  
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Summary of Direct Spending (cont’d)

Attendee Spending

Through information from management, OCC events were analyzed to separate out attendees at regional/ 
national events from those at State/local events.  The DMAI Convention Income Survey provides spending 
estimates by scope of event.  For purposes of this analysis, high impact attendees are defined as those that stay 
overnight in a hotel room.  In general, low impact attendees are local patrons at consumer shows, civic events 
and meetings.  As such, adjustments are made to the DMAI spending amounts to account for low impact 
spending.  Based on information provided by the OCC and for purposes of this analysis, all attendees at 
regional/national/international events are classified as high impact.  In addition, 30% of State/local convention/ 
tradeshow attendees and 5% of attendees at all other State/local events are considered high impact.  All 
remaining attendees are classified as low impact.  

The following table presents the total spending characteristics per delegate day for delegates.

Regional/ 
National

Per Day Spending High Impact Low Impact High Impact

Delegate $234.94  $26.77  $269.48  
Note:     In 2005 dollars.
Source: DMAI. 

State/Local
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Summary of Direct Spending (cont’d)

Association & Exhibitor Spending

Sponsoring organizations have substantial investments in the events that they host.  These organizations purchase 
goods and services from either the convention center, food and beverage contractor or from outside sources.  Items 
such as exhibit space and equipment rental are typically provided by the convention center, which are reflected as 
revenues for the provider.  Since this spending is eventually reflected in the budgetary spending by the convention 
center, these amounts are excluded from association spending to avoid double counting.  Estimated association 
spending amounts are provided by the DMAI Convention Expenditure and Impact Study and are based on 
spending per attendee day. 

The DMAI Convention Expenditure and Impact Study also provides spending estimates for exhibitors per attendee 
day.  Adjustments to these estimates are made to avoid double counting similar to association spending. Based on 
conversations with DMAI representatives, exhibitor spending at State/local events can be higher than that at 
regional/national events since these exhibitors are more likely from the local area.  Thus, they tend to spend a 
greater portion of their exhibit-related expenses within their own community.  Conversely, exhibitors attending 
regional/national events are likely to spend a greater portion of their expenses where they are based as opposed to 
the event location.

Association and exhibitor spending per delegate day are presented below.

Per Day Spending
State/ 
Local

Regional/ 
National

Association1 $14.68  $15.45  
Exhibitor1 $114.36  $72.38  
Note:    1 Amounts are for 2005 spending per delegate.  
Source: DMAI. 
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Summary of Direct Spending (cont’d)

Budgetary spending by the OCC 

Budgetary spending refers to the “expense side” generated by the OCC.  Regardless of the source or magnitude of
the revenues that the building produces, this analysis focuses on the operating expenditures occurring in the Tri-
County economies.  Based on information provided by management, the OCC had approximately $17.9 million in 
operating expenditures in 2005.

Summary of Direct Spending

Based on information provided by the OCC for 2005 and the DMAI spending estimates, the total direct spending 
related to OCC attendees, associations and exhibitors as well as budgetary spending is estimated to be 
approximately $322.4 million in 2005.  The table below shows the breakdown of estimated direct spending among 
these groups.  

Category 2005
Attendee Spending $195,090,000
Association Spending 109,365,000
OCC Budgetary Spending 17,940,000

Total Direct Spending $322,395,000
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Indirect/Induced Spending

The economic activity generated through the on-going operations of the OCC affects more than just the facility.
In preparation for new spending in the economy, several other economic sectors are impacted and jobs are 
created.  It is a common misconception to assume that the indirect/induced spending occurs subsequent to the 
purchase of the good as an "after effect."  To further illustrate this point, consider that raw materials are 
purchased, labor is hired, and goods are produced, transported and marketed to retailers before the attendee 
spending takes place.  To yield direct spending, several intermediary levels of spending must occur first.  

Manufacturer 

Packager 
Distributor

Transporter

Retailer

Attendee

Indirect/Induced Economic Activity Direct Economic Activity
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Multipliers

In an effort to quantify the inputs needed to produce the total output, economists have developed multiplier 
models.  This “multiplier” effect is estimated in this analysis using a regional economic forecasting model 
provided by Minnesota IMPLAN Group, Inc., a private economic modeling company.  The format and data is 
based on models developed and maintained by the U.S. Department of Commerce, Bureau of Economic 
Analysis (BEA).  One of the major advantages of this type of model is that it is sensitive to both location and 
type of spending, and has the ability to provide induced/indirect spending, employment and earnings 
information by industry category. 

The direct spending amounts estimated from operations of the OCC are applied to the multipliers in order to 
calculate estimates for total spending, total earnings and total employment (jobs).  The Tri-County 
Metropolitan Region multipliers used in this analysis are shown in the following table.

Category Spending Employment Earnings

Hotels/Entertainment 1.6847 31.4 0.6865
Eating & Drinking Places 1.7526 31.5 0.6504
Retail Trade 1.5825 22.8 0.6681
Transportation 1.7919 15.6 0.6513
Utilities 1.3344 4.6 0.3390
Business Services 1.7315 20.6 0.9230
Source:  IMPLAN.

Oregon's Tri-County Metropolitan Region Multipliers
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Summary of Estimated Total Spending in the  
Tri-County Metropolitan Region

Outputs from the model indicate that total (direct and induced/indirect) spending generated within the Tri-County 
Metropolitan Region from OCC operations in 2005 is estimated to be approximately $551.6 million, which is 
31% higher than in 2004.  This difference in total spending is likely attributable to increases in total attendee 
days (21%), total conventions/tradeshows attendee days (23%), total high impact attendee days (39%) and total 
regional/national/international attendee days (50%).  In 2005, approximately 55% of total attendees days were 
high impact days compared to 47% in 2004.
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Summary of Estimated Total Spending By County
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Estimated total spending increased by approximately 34% in Clackamas County, 32% in Multnomah County 
and 25% in Washington County.
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Summary of Estimated Total Employment in the 
Tri-County Metropolitan Region

Based on the IMPLAN model, which calculates the number of jobs per $1.0 million in spending, it is estimated 
that the economic activity associated with OCC operations generated approximately 8,300 total jobs in 2005 in 
the Tri-County Metropolitan Region, an increase of approximately 2,100 jobs from 2004.  These jobs are 
created in many sectors of the economy, which both directly and indirectly support the increased level of 
business activity in the area. 
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Summary of Estimated Total Employment by County
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As with total spending, estimated total employment increased in each of the three counties between 2004 and 
2005.  Washington County experienced the largest percentage increase in employment (38%) followed by 
Multnomah (34%) and Clackamas (29%) counties.  
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Summary of Estimated Total Earnings in the 
Tri-County Metropolitan Region

Estimates by IMPLAN indicate that total earnings in the Tri-County Metropolitan Region generated from OCC 
operations were approximately $243.4 million in 2005.  
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Summary of Estimated Total Earnings By County
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In terms of estimated total earnings, Clackamas County increased by approximately 34% between 2004 and 2005 
followed by Multnomah County (31%) and Washington County (24%). 
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Fiscal Impacts Analysis

The estimated spending generated by the on-going operations of the OCC create tax revenues for the Tri-
County Metropolitan Region.  Experience in other markets suggests that while a significant portion of the direct 
spending would likely occur near the facility, additional spending occurs in other areas within the Tri-County 
Metropolitan Region, particularly spending such as business services and the everyday living expenses of 
residents.

Major tax sources potentially impacted by OCC operations were identified in order to estimate the taxable 
amounts to apply to each respective tax rate.  Although other taxes, such as property taxes and gasoline taxes,
may be impacted by the on-going operations of the OCC, this analysis estimates revenues generated from the 
following taxes based on the direct and indirect/induced spending amounts previously discussed: 

Multnomah County
Transient Lodgings Tax
Personal Income Tax
Motor Vehicle Rental Tax
Business Income Tax

Washington County
Lodging Tax

State of Oregon
Personal Income Tax
Transient Lodging (Hotel/Motel) Tax
Corporate Excise and Income Tax

METRO
Excise Tax

Clackamas County
Transient Room Tax
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Summary of Estimated Fiscal Impacts 
Generated From OCC Operations in 2005 

Tax revenues generated from OCC operations and related spending in 2005 are estimated to be $21.8 million.   

State of Oregon
Personal Income Tax $7,088,000
Transient Lodging Tax 878,000
Corporate Excise and Income Tax 851,000
Total $8,817,000

METRO
Excise Tax $1,065,000
Total $1,065,000

Clackamas County
Transient Room Tax $661,000
Total $661,000

Multnomah County
Transient Lodgings Tax $8,109,000
Personal Income Tax 1,197,000
Motor Vehicle Rental Tax 1,073,000
Business Income Tax 142,000
Total $10,521,000

Washington County
Lodging Tax $693,000
Total $693,000

Total Tax Benefits $21,757,000

Estimated Fiscal Impacts from OCC Operations in 2005
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Summary of Estimated Total Fiscal Impacts 
Generated From OCC Operations

As shown below, estimated fiscal impacts generated from OCC operations increased by approximately 37% 
between 2004 and 2005, which is primarily attributable to the increase in attendees and related spending.

$13.0 $13.8

$18.9

$15.9

$21.8

$0.0

$5.0

$10.0

$15.0

$20.0

$25.0

2001 2002 2003 2004 2005

(in
m

ill
io

ns
)



29

Summary of Assumptions Used in the 
Fiscal Impacts Analysis

The pages that follow outline the assumptions utilized in this analysis to calculate the estimated fiscal benefits 
generated by the State of Oregon, METRO, and the three individual counties in the Tri-County Metropolitan 
Region.

State of Oregon

Personal Income Tax – The State of Oregon imposes a personal income tax, which is calculated on a graduated 
scale.  Personal income tax is the State of Oregon’s largest source of revenue.  Based on information from the 
State of Oregon Department of Revenue, the Statewide effective tax rate for personal income is 5.6%.  For 
purposes of this analysis, personal income tax is calculated by applying the effective tax rate of 5.6% to 52% of 
total earnings, which represents the State’s average taxable income as a percentage of total income. 

Transient Lodging Tax – Effective in 2004, public and private lodging providers began paying a 1% State lodging 
tax.  This tax is in addition to and not in place of any local transient lodging tax.  This tax continuously 
appropriates funds to the Oregon Tourism Commission to promote tourism programs in Oregon. For purposes of 
this analysis, the 1% tax rate is applied to 100% of hotel spending.

Corporate Excise and Income Tax – Corporate excise and income tax is the second largest source of revenue for 
the State. All corporations doing business in Oregon pay excise tax while corporations not doing business in the 
State but having income from an Oregon source pay income tax.  The corporate tax rate is 6.6% of Oregon net 
income. For purposes of this analysis and based on information from the State of Oregon Department of 
Revenue, the 6.6% tax rate is applied to 4% of direct spending in order to reflect net income.
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Summary of Assumptions Used in the 
Fiscal Impacts Analysis (cont’d)

METRO

Excise Tax – METRO imposes an excise tax of 7.5% of total earned revenues of facilities owned or operated by 
MERC.  The tax is remitted on a monthly basis to METRO and is a General Fund Revenue which goes toward the 
funding of general government activities as well as various planning, parks and green spaces activities.  For 
purposes of this analysis, the actual excise tax amount paid by the OCC is used.

Clackamas County

Transient Room Tax – Clackamas County imposes a 6% transient room tax on hotels, defined as any structure or 
any portion of any structure which is occupied or intended or designed for transient occupancy for 30 days or less 
for dwelling, lodging or sleeping purposes.  Revenues generated by this source are allocated as follows:  two 
points are used for administration purposes, a flat fee is allocated to help fund the County Fair and the remaining 
amount goes to the Tourism Development Council Fund which is used to promote tourism.  The flat fee allocated 
to the County was originally set at $250,000 per year and is adjusted by CPI annually.  For fiscal year 2005, the 
flat fee was approximately $343,000.  

In addition to the 6% tax rate imposed by Clackamas County, several cities in the County also impose additional 
transient room taxes, which range from 3% to 5%.  For purposes of this analysis, a tax rate of 9% is applied to 
100% of direct hotel spending in the County.  Although all tax revenue is generated within the County, the County 
only retains six of the nine points while the various cities within the County receive the remaining amount. 
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Summary of Assumptions Used in the 
Fiscal Impacts Analysis (cont’d)

Multnomah County

Transient Lodgings Tax – Multnomah County imposes a tax of 11.5% of the rent charged by the operator of any 
structure or any portion of any structure which is occupied or intended or designed for transient occupancy for 
30 days or less for dwelling, lodging or sleeping purposes.  This tax is allocated as follows:

• the base rate of 5% is allocated to the County’s general fund

• a 1% surcharge rate of the tax is used for contracting with private organizations for the promotion, 
solicitation, procurement and service of County convention business and tourism

• a 3% surcharge rate of the tax is allocated to the excise tax fund of which hotel operators can deduct 5% 
of the 3% for administrative costs.  The remaining amount is dedicated to various projects such as the 
OCC, the Portland Center for the Performing Arts, and the Regional Arts and Culture Council 

• a 2.5% surcharge rate of the tax is allocated to the Visitors Facilities Trust Account (VFTA) of which hotel 
operators can deduct 5% of the 2.5% for administrative costs

For purposes of this analysis, the tax rate of 11.5% is applied to 100% of direct hotel spending in Multnomah 
County. 

Personal Income Tax – In addition to the State’s personal income tax, the County levies an additional 1.25% on 
Oregon’s taxable personal income.  For purposes of this analysis, the 1.25% tax rate is applied to 52% of total 
earnings in Multnomah County consistent with the methodology described earlier related to the personal income 
tax imposed by the State of Oregon.  This tax sunset at the end of calendar year 2005.  
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Summary of Assumptions Used in the 
Fiscal Impacts Analysis (cont’d)

Motor Vehicle Rental Tax – Multnomah County levies a tax on the rental of motor vehicles from a 
commercial establishment doing business in the County if the rental is for a period of 30 days or less.  The 
total tax rate is 12.5% of the rental fee charged by the commercial establishment for the rental.  The tax is 
remitted to the County on a quarterly basis.  The collections from the base rate of 10% is allocated to the 
County’s general fund while the remaining 2.5% is allocated to the OCC. For purposes of this analysis, the 
tax rate of 12.5% is applied to 50% of direct local transportation in Multnomah County.

Business Income Tax – A business income tax is imposed on each person doing business within Multnomah 
County equal to 1.45% of the net income from that business within the County.  This tax is administered by 
the City of Portland.  For purposes of this analysis, the business income tax rate of 1.45% is applied to 4% of 
total direct spending in order to reflect net income.

Washington County

Lodging Tax – Washington County levies a 7% tax on short term stays in hotels, motels and RV parks.  
Currently, one point is dedicated to the Fair Board to support the County Fair and one point is dedicated to 
the Washington County Visitors Association to expand tourism.  The remaining five points are split between 
the County and cities and are primarily used to fund functions like public safety, public health, transportation 
and other local government services.  At the present time, no city in Washington County has its own lodging 
tax.  For purposes of this analysis, the 7% tax rate is applied to 100% of direct hotel spending in Washington 
County.  In addition, there is currently a measure on the May ballot to increase the lodging tax from 7% to 
9%.  



Oregon Convention Center
Economic Impact Results

1990-2005

01/31/2007

Total 
(millions) Direct Indirect Total

County 
Lodging

Vehicle 
Rental

City 
Lodging

Metro 
Excise

State 
Income

County 
Income

State 
Business

County 
Business FTEs

1990 13.7 8.2 5.5 n/a n/a n/a n/a n/a n/a n/a n/a n/a 102
1991 326.0 141.7 184.3 n/a n/a n/a n/a n/a n/a n/a n/a n/a 5,578
1992 345.4 150.6 194.8 1993 figures are cumulative for 1990-1993 5,632
1993 341.8 150.7 191.1 29,177 12,812 3,013 n/a 378 10,972 n/a 2,002 n/a 5,285
1994 430.2 188.6 241.6 12,360 5,351 1,235 n/a 222 4,672 n/a 880 n/a 6,539
1995 389.9 175.0 214.9 11,457 4,772 1,134 n/a 654 4,089 n/a 808 n/a 5,463
1996 377.9 164.9 213.0 11,537 4,778 1,202 n/a 652 4,218 n/a 687 n/a 5,179
1997 311.7 142.4 169.3 8,720 3,616 849 n/a 630 2,995 n/a 630 n/a 3,842
1998 467.2 240.4 226.8 6,468 5,921 547 n/a n/a n/a n/a n/a n/a 7,700
1999 477.4 246.2 231.2 7,424 6,835 589 n/a n/a n/a n/a n/a n/a 7,900
2000 306.4 158.5 147.9 7,430 4,987 481 1,962 n/a n/a n/a n/a n/a 5,100
2001 359.0 184.8 174.2 14,482 5,460 517 1,907 645 5,221 n/a 732 n/a 5,900
2002 380.1 195.7 184.4 15,469 5,922 562 2,117 615 5,607 n/a 646 n/a 6,200
2003 481.4 269.8 211.6 20,958 8,165 738 2,179 924 6,930 1,132 890 146 7,700
2004 420.8 245.9 174.9 18,261 7,122 801 2,340 1,061 5,452 917 487 81 6,200
2005 551.6 322.4 229.2 21,757 10,341 1,073 1,065 7,088 1,197 851 142 8,300
Cumulative 
Totals 5,980.5 2,985.8 2,994.7 185,500 86,082 12,741 10,505 6,846 57,244 3,246 8,613 369 92,620

Convention Spending EmploymentTax Revenues (thousands)

Oregon Convention Center
Economic Impact Results

1990-2005
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July 8, 2005

Mr. Jeffrey Blosser, Executive Director
Oregon Convention Center
777 NE Martin Luther King, Jr. Boulevard
Portland, Oregon  97232

Dear Mr. Blosser: 

Per our amended agreement dated May 6, 2005, we have completed our hypothetical, order-
of-magnitude estimate of the economic and fiscal impacts that may be generated by the 
construction and operation of a proposed headquarters hotel adjacent to the Oregon 
Convention Center.  The report presented herein includes the summary of findings and 
principal conclusions from our research.  

The findings contained in the report reflect analysis of primary and secondary sources of 
information.  We have utilized sources that are deemed to be reliable but cannot guarantee 
their accuracy.  Moreover, estimates and analysis regarding the economic and fiscal impacts 
are based on trends and assumptions and, therefore, there will usually be differences between 
the estimated and actual results because events and circumstances frequently do not occur as 
expected, and those differences may be material.
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The accompanying analysis was prepared for internal use by the Oregon Convention Center.  
In accordance with the terms of our agreement, the accompanying economic and fiscal impact 
analysis is restricted to internal use and may not be relied upon by any third party for any 
purpose.  We have no obligation, unless subsequently engaged, to update this report or revise 
this analysis as presented due to events or conditions occurring after the date of this report.  
Notwithstanding these limitations, it is understood that this document is subject to public 
information laws and, as such, can be made available to the public. Neither this report, nor any 
portion thereof, may be used for any other purpose without the prior written consent of KPMG 
LLP.

Because the procedures we performed do not constitute an examination of prospective 
financial statements in accordance with standards established by the American Institute of 
Certified Public Accountants, we do not express an opinion or any other form of assurance on 
whether the prospective financial statements are presented in conformity with AICPA 
presentation guidelines or on whether the underlying assumptions provide a reasonable basis 
for the presentation. 

We have enjoyed working on this engagement and our relationship with the Oregon 
Convention Center, and look forward to the opportunity to provide you with continued service.

Sincerely,
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IntroductionIntroduction
The Oregon Convention Center (OCC) is owned by a regional government known as 
Metro and managed by a seven-member commission, which is a subsidiary of Metro 
called the Metropolitan Exposition-Recreation Commission (MERC).  MERC also 
provides management and stewardship of other regional public assembly facilities, 
including the Portland Center for the Performing Arts and the Portland Metropolitan 
Exposition Center.

The OCC originally opened in September of 1990 and unveiled an expansion in April of 
2003.  The OCC currently offers 255,000 square feet of exhibit space and over 100,000 
square feet of meeting and ballroom space.  Since the opening of the expanded center, 
the OCC has hosted 80 to 90 conventions and tradeshows annually. These events 
represent primarily regional, national and international groups that attract out-of-town 
guests.  Attendees at conventions and tradeshows generate spending at hotels, 
restaurants, retail, entertainment and transportation establishments.

The Portland Oregon Visitors Association (POVA) indicated that there are currently 
slightly more than 2,000 hotel rooms within close proximity to the OCC.  Of these rooms, 
approximately 1,300 are considered “first-class” hotel rooms.  Based on POVA records, 
a total of thirty groups representing future bookings from 2004 through 2012 were lost, in 
2004 alone, due to the lack of a headquarters hotel. The vast majority of these groups 
are national or international in scope, representing nearly 240,000 room nights and more 
than 85,000 attendee days.  Groups that are not choosing to host their event in Portland 
represent significant potential economic impact to the community in the form of 
spending, jobs and earnings.
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IntroductionIntroduction (cont’d)(cont’d)
Given the potential benefits from these groups the Portland area is currently losing, the OCC has 
assessed the merits of developing a hotel to serve as its headquarters property, while also serving the 
needs of the greater marketplace.  Effort has been made by the community to understand the 
potential demand for a headquarters hotel while also studying the potential impact to the local hotel 
market and community as a whole.  The following summarizes the major findings from two studies 
that have been completed in the last five years:

Evaluation of Hotel Market Conditions & Impact Analysis of a Convention Hotel – Economics 
Research Associates, 2001

ERA found that the full economic impact of the OCC expansion would not be fully realized if the 
facility did not offer a more competitive hotel package.  The study states this could include 
development of a headquarters property and/or more larger hotels willing to dedicate 250+ room 
blocks to OCC event-related activity.  At the time of this study, the Portland hotel market was weak 
due to a slowing in demand (after years of substantial growth) and an increase in supply.  Consultants 
estimated a range of impacts from incremental delegate spending due to additional hotel supply under 
both weak and strong assumed hotel market conditions.  Under weaker conditions, the 
expansion/renovation of an existing property appeared most appropriate.  ERA added that under 
stronger market conditions, the development of a new, 600 to 800-room headquarters property would 
be a more appropriate strategy.  

The report set forth three alternative hotel development strategies that the City could employ to 
respond to then current hotel market conditions while still planning for future hotel supply to serve the 
OCC.  These included:  a firm stance of no public subsidy, remaining ambiguous to keep options 
open, and providing public subsidy when under improved market conditions and actively planning for 
such a time.  The report laid out other considerations for the City, including the potential to restrict 
competition by limiting the development of smaller, limited-service properties that could ultimately 
dilute the market for a full-service, larger-scale property.  In addition, ERA recommended that the land 
parcels in the immediate vicinity of the OCC be preserved to maintain the option of future hotel 
development.
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IntroductionIntroduction (cont’d)(cont’d)

Convention Center Hotel Strategic Plan – Strategic Advisory Group, 2003

In preparation for the opening of the OCC expansion, POVA retained Strategic Advisory 
Group (SAG) to create a strategic plan aimed at maximizing the potential for city-wide 
conventions while minimizing any negative impact on the lodging market.  Findings 
suggested that the expanded OCC would not be able to capture much of its new target 
market (due to greater rentable space) based on its lack of a headquarters hotel 
property.  Recommendations were made to address the market needs in a three-step 
process:  maximizing the existing hotel supply downtown via an institutionalized 
transportation program between downtown hotels and the OCC; redeveloping existing 
hotels proximate to the OCC; and subsidize development of additional rooms adjacent to 
the OCC.

Based on SAG’s interview of meeting planners, the OCC could attract 40% to 45% of its 
target market should a 500- to 600-room headquarters hotel be developed.  Findings 
suggested such a property could generate over 15,000 incremental room nights 
annually.  One of SAG’s assumptions was that no other full-service hotel would be 
developed in the Portland market. Estimates of construction costs and incremental 
economic benefits generated by different hotel development scenarios were prepared.  
In addition, financing requirements, potential funding strategies and the public’s return on 
investment were also outlined.



7

IntroductionIntroduction (cont’d)(cont’d)

Subsequent to these studies, the Portland Development Commission (PDC) issued a 
Headquarters Hotel Implementation Strategy that’s objective was to identify the full array of 
developer interest and potential approaches to the project.  In September 2004, the PDC 
issued a Request for Proposals (RFP) to qualified hotel developers interested in creating a 
public/private partnership to build a headquarters hotel for the OCC.  The RFP specifically 
states that the winning developer/operator will be required to enter into a Room Block 
Agreement with MERC which reserves the greater of (a) 75% of the newly developed or 
rehabilitated rooms or (b) 500 rooms for potential OCC-related bookings for a specified period 
and makes the rooms available to OCC users at a to-be-negotiated competitive group discount 
rate.

The overall goal, according to the PDC, is to attract more large conventions and tradeshows to 
the OCC, as well as to leverage the economic benefits of the center to the City of Portland, 
add quality jobs for the local workforce, and increase tax revenues.  Four developer/operator 
proposals were received in December 2004 and are currently under review.  
Recommendations for the winning bid are expected in May, with final approval by the PDC 
likely occurring in June.
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IntroductionIntroduction (cont’d)(cont’d)

As outlined in the RFP for the proposed headquarters hotel issued by the PDC, development 
objectives of the property include the following:

Maintain Portland’s current market share in the regional, national and international
meetings market

Expand Portland’s position in the group meetings market by attracting groups with a
headquarter hotel requirement and/or a larger committable room block

Provide POVA with a room block of 400 to 500 rooms

Maximize positive impact to other area hotels

Increase economic impact of the OCC and thereby maximize impact to the area’s economy

Minimize public investment and risk
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IntroductionIntroduction (cont’d)(cont’d)

KPMG was retained to assist the OCC in preparing a hypothetical, order-of-magnitude 
estimate of the economic and fiscal impacts that may be generated by the construction and 
operation of a potential headquarters hotel in the Tri-County Metropolitan Region.  Based on 
information provided by OCC management, two development scenarios are presented 
including a 500-room and a 600-room property.  The region includes Clackamas, Multnomah 
and Washington Counties. The study estimates impacts associated with hotel construction and 
operations.  In addition, hypothetical, order-of-magnitude estimates of the direct and total jobs, 
spending and earnings as well as tax revenues that could potentially be generated in the Tri-
County region are presented.

Construction of the proposed hotel would generate direct spending on various goods and 
services.  This spending would create new jobs and earnings, as well as induce further 
spending within the region.  This impact would be a one-time benefit during the construction 
period.

The hypothetical benefits generated from on-going operations of the proposed hotel would be 
recurring in nature.  This analysis reflects the estimated impacts for a possible range of hotel 
operations for each of the two development scenarios.
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Introduction (contIntroduction (cont’’d)d)

The Tri-County Metropolitan Region would benefit from the proposed hotel in a number of 
ways, including such tangible and intangible benefits as:

• Enhancing the area’s image as a business, meetings and tourist destination;

• Receiving regional and national exposure through destination marketing and visitation 
both by tourism agencies within Portland as well as via the national marketing arm of    
the chosen flag;

• Providing a first-class support hotel for the OCC;

• Providing a catalyst for urban redevelopment initiatives in the Lloyd Center District;

• Generating enhanced fiscal revenues; and 

• Generating additional economic activity in the Tri-County Metropolitan Region.

Each of these benefits is important in assessing the benefit of the on-going operations of the 
hotel to the Tri-County Metropolitan Region.  While the value of most of these benefits is 
difficult to measure, the economic activity that may be generated by the proposed hotel within 
the Tri-County Metropolitan Region can be estimated.  This analysis includes order-of-
magnitude estimates of the direct and indirect/induced benefits associated with the 
construction and on-going operations of the property.  These potential benefits are measured 
at the regional level for spending, jobs and income as well as the associated tax revenues. 
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MethodologyMethodology
An assessment of the economic benefits that could potentially accrue to the Tri-County Metropolitan 
Region as a result of the on-going operations of a proposed headquarters hotel for the OCC can be 
approached in several ways.  The approach used in this analysis considers the expense side of hotel 
operations as well as attendee, association and exhibitor spending for estimation of the initial direct 
impacts to a community.  All expenses generated by hotel operations from room department, 
food/beverage department, administrative, advertising, utilities, maintenance, etc. as well as an estimate 
of spending for guests using the hotel, are used as an initial measure of economic activity within the 
marketplace.  With respect to construction impacts, direct spending is estimated as total project costs 
including hard and soft costs.  Once the amount for direct spending is estimated, a multiplier is applied to 
generate the total (direct, indirect and induced) spending, earnings and employment associated with the 
project.  This "multiplier" effect is estimated in this analysis using a regional economic forecasting model 
provided by the Minnesota IMPLAN Group, Inc. (IMPLAN). The economic impact amount generated 
represents the order-of-magnitude total impact to the Tri-County Metropolitan Region. 

The economic activity directly generated through the construction and on-going operations of the 
proposed hotel and the spending of its users affects more than just the property and immediately 
surrounding land uses.  As this money ripples through the economy, several other economic sectors are 
impacted and jobs are created.  For example, when a caterer at the hotel purchases food for an event, 
everyone from the wholesaler to the farmer that produced the food is impacted.  In addition, local 
governmental entities that tax these economic transactions are also impacted.

The following are the specific aggregate industries used in this analysis:

new construction
hotel/entertainment
eating and drinking places
transportation

retail trade
electric, gas, water & sanitary services
business services
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Methodology (contMethodology (cont’’d)d)

The three categories of measurement used to assess the economic impact of a project are 
spending, earnings and employment which are defined below:

Total spending (output) represents the total direct and indirect/induced spending effects 
generated by the project.  This calculation measures the total dollar change in spending 
(output) that occurs in the local economy for each dollar of output delivered to final demand.

Personal earnings represent the wages and salaries earned by employees of businesses 
associated with or impacted by the project.  In other words, the multiplier measures the total 
dollar change in earnings of households employed by the affected industries for each 
additional dollar of output delivered to final demand.

Employment represents the number of full and part-time jobs supported by the project.  The 
employment multiplier measures the total change in the number of jobs supported in the 
local economy for each additional $1.0 million of output delivered to final demand.

In addition to the economic impact analysis, fiscal benefits or tax revenue impacts that may 
potentially result from the on-going operations of the proposed hotel are also estimated.  
The governmental entities considered in this fiscal analysis are Clackamas, Multnomah and 
Washington Counties, as well as the State of Oregon.  Potential revenues generated from 
hotel/motel occupancy tax, motor vehicle rental tax, business income tax and personal 
income tax are calculated.  All amounts depicted in this report are presented in constant 
2005 dollars unless otherwise noted.
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Summary of Significant AssumptionsSummary of Significant Assumptions
These hypothetical estimates are primarily based on information from various secondary 
sources including, but not limited to, historical OCC operating data provided by management, 
delegate spending data from the 2004 International Association of Convention and Visitors 
Bureaus (IACVB) ExPact Survey, per diem spending data from the 2005 Corporate Travel 
Index, multipliers from IMPLAN and information in the four hotel developer RFP responses 
received by the PDC, rather than on primary market research.

This analysis assumes that the proposed new headquarters hotel under either scenario will be 
built adjacent to the OCC and that no other full-service hotel is built in the Lloyd Center district.  
While some new full-service hotel developments have recently occurred downtown, such as the 
new Sage Renaissance Hotel, these will not likely have a significant impact on the operation of 
the proposed headquarters hotel property due to the fact that downtown hotels focus primarily 
on commercial business that prefers to stay downtown.  For purposes of this analysis, KPMG 
assumes that the new headquarters hotel will focus a majority of its marketing efforts on OCC-
related and in-house group business.

These estimates are also based on certain hypothetical assumptions pertaining to operations of 
the proposed new headquarters hotel including occupancy, average daily rate, mix of business, 
hotel operating expenses and project costs which are primarily derived from the hotel developer 
proposals currently under consideration.  For the benefits associated with construction of the 
hotel, it is estimated that 70% of total project costs are spent in the Tri-County region. 

This analysis is subject to change depending on further refinements regarding operating 
strategies for the proposed new headquarters hotel as well as more detailed information on the 
project including projected changes in supply and demand for hotels, lost business reports from 
POVA and other related information. 
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Hypothetical Estimate of the Total Economic Benefits from the Hypothetical Estimate of the Total Economic Benefits from the 
OnOn--Going Operations of the Proposed Headquarters HotelGoing Operations of the Proposed Headquarters Hotel

The following table presents the hypothetical, order-of-magnitude estimate of economic 
impact to the Tri-County region from the proposed hotel’s operations under two scenarios.  
These impacts would be annually recurring and are estimated to range from approximately 
$83.8 million to $111.7 million in total spending.  In addition, based on the assumptions 
previously noted, approximately 1,250 to 1,600 jobs could be created in the Tri-County 
region, generating approximately $36.0 million to $49.0 million annually in total earnings.

The pages that follow discuss each component (i.e. direct and indirect/induced spending, 
total employment and total earnings) in more detail.

Note:  FTE denotes full-time equivalents.

Total Economic Benefits: Low High Low High
Direct Spending $48,829,000 $56,711,000 $52,369,000 $65,125,000
Indirect/Induced Spending $34,994,000 $40,545,000 $37,502,000 $46,603,000
Total Direct and Indirect/Induced Spending $83,823,000 $97,256,000 $89,871,000 $111,728,000

Total Direct and Indirect/Induced Employment (# of FTE jobs) 1,250 1,400 1,300 1,600
Total Direct and Indirect/Induced Earnings $36,030,000 $42,560,000 $39,033,000 $48,988,000

Estimated Benefits from Operations of a New Headquarters Hotel to the Tri-County Region 
(annually recurring impact)

600 Rooms500 Rooms
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Direct SpendingDirect Spending
The first step in calculating economic impact is estimating the direct spending.  The benefits that 
may be generated at the local level result from the impact of direct spending both by hotel guests 
and activities that support operations of the hotel.  Direct spending impacts from operations are 
annually recurring in nature.  The primary types of spending estimated in this analysis include:

• OCC-related hotel guest spending;

• Non-OCC-related hotel guest spending; and

• Budgetary spending by the hotel.

OCC-Related Hotel Guest Spending  - Per capita OCC-related guest spending amounts are 
estimated based on the Convention Expenditure and Impact Study conducted by the International 
Association of Convention and Visitors Bureaus (IACVB), which reflects the spending patterns of 
thousands of convention and meeting delegates from a broad base of meeting types.  

Non-OCC-Related Hotel Guest Spending  - Per capita non-OCC-related guest spending amounts 
are estimated based on the 2005 Corporate Travel Index.

Budgetary Spending by the Hotel - Budgetary spending refers to the “expense side” generated by 
the hotel.  Regardless of the source or magnitude of the revenues that the property produces, this 
analysis focuses on the operating expenditures occurring in the Tri-County economies.  Based on 
various sources including the four hotel developer proposals, the proposed hotel’s operations could 
range from $5.7 million to $10.4 million.  These figures are subject to vary depending on several 
factors including, but not limited to, the hotel’s size, operator, marketing focus/niche and the actual 
development deal negotiated with the PDC.

As a final step, each of the spending amounts described previously is assigned to a logical industry 
sector to be used as inputs into the regional economic multiplier model.  
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Indirect/Induced SpendingIndirect/Induced Spending
The economic activity that may be generated through the on-going operations of the proposed hotel 
affects more than just the property.  In preparation for new spending in the economy, several other 
economic sectors are impacted and jobs are created.  It is a common misconception to assume that the 
indirect/induced spending occurs subsequent to the purchase of the good as an "after effect."  To further 
illustrate this point, consider that raw materials are purchased, labor is hired, and goods are produced, 
transported and marketed to retailers before the attendee spending takes place.  To yield direct 
spending, several intermediary levels of spending must occur first.  

In an effort to quantify the inputs needed to produce the direct output, economists have developed 
multiplier models.  This “multiplier” effect is estimated in this analysis using a regional economic 
forecasting model provided by the Minnesota IMPLAN Group, Inc., a private economic modeling 
company.  The format and data is based on models developed and maintained by the U.S. Department 
of Commerce, Bureau of Economic Analysis (BEA). The models analyze economic data on a regional 
basis by individual industry categories.  One of the major advantages of this type of model is that it is 
sensitive to both location and type of spending and has the ability to provide indirect/induced spending, 
employment and earnings information by industry category.  The direct spending amounts estimated to 
be generated by operations of the proposed hotel are applied to the multipliers in order to calculate 
estimates for total spending, total earnings, and total employment (jobs). 

Manufacturer 

Packager 
Distributor

Transporter

Retailer 

Attendee

Indirect/Induced Economic Activity Direct Economic Activity
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Spending in the TriSpending in the Tri--County Metropolitan RegionCounty Metropolitan Region

Outputs from the model indicate that total (direct and indirect/induced) spending in the Tri-
County Metropolitan Region from annual facility operations may not differ significantly for a 500-
room property versus a 600-room hotel.  It is estimated that a 600-room hotel may generate 
approximately 15% greater spending in the Tri-County region, which is illustrated in the graph 
below.  

Based on the 2003 SAG 
report, a 600-room 
property would allow the 
OCC to penetrate an 
additional 5% of the 
market demand over a 
500-room hotel.  An 
additional 100 rooms, in 
practice, may only 
translate to an additional 
70 committable rooms for 
OCC-related business.  
Thus, this relatively small 
change in inventory 
generates a relatively 
minor difference in 
impact.
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Summary of Total Economic Benefits from ConstructionSummary of Total Economic Benefits from Construction
of the Proposed Headquarters Hotelof the Proposed Headquarters Hotel

In addition to the annually recurring benefits from the proposed hotel’s operations, a one-time 
impact from construction of the property would also be generated.  The following table outlines 
the potential impacts to the Tri-County region in terms of spending, employment and earnings 
from construction.  

As shown, construction of a 500- or 600-room hotel could potentially generate between $190.8 
million and $241.6 million in total spending based on the assumptions outlined previously.  In 
addition, approximately 2,000 to 2,500 jobs may be created in the Tri-County region, 
generating approximately $83.4 million to $105.6 million in total earnings.

Note:  FTE denotes full-time equivalents.

Total Economic Benefits: Low High Low High
Direct Spending $108,150,000 $115,360,000 $129,780,000 $136,990,000
Indirect/Induced Spending $82,614,000 $88,122,000 $99,137,000 $104,645,000
Total Direct and Indirect/Induced Spending $190,764,000 $203,482,000 $228,917,000 $241,635,000

Total Direct and Indirect/Induced Employment (# of FTE jobs) 2,000 2,100 2,400 2,500
Total Direct and Indirect/Induced Earnings $83,366,000 $88,924,000 $100,039,000 $105,597,000

Estimated Benefits from Construction of a New Headquarters Hotel to the Tri-County Region 
(one-time)

600 Rooms500 Rooms
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Fiscal Impacts AnalysisFiscal Impacts Analysis
The direct and indirect/induced spending generated by the operations of the proposed headquarters hotel 
create tax revenues for the Tri-County Metropolitan Region.  Experience in other markets indicates that while a 
significant portion of the direct spending would occur near the hotel, additional spending occurs in other areas 
within the Tri-County Metropolitan Region, particularly spending such as business services and the everyday 
living expenses of residents.

Each major tax source impacted by hotel operations was reviewed in order to ascertain the appropriate taxable 
amounts to apply the respective tax rate.  Direct and indirect/induced spending estimates discussed previously 
were used to calculate tax benefits associated with hotel operations.

Fiscal benefits were estimated for the following major taxes in the State of Oregon, Clackamas County, 
Multnomah County, and Washington County:

These taxes are summarized in the table on the next page.  Other County-level taxes, such as property taxes 
and gasoline taxes were also considered but, upon investigation, these taxes were deemed not to be 
particularly relevant to the project and have therefore been excluded from the fiscal analysis.  In addition, it 
should be noted that there is no general sales tax levied in the State of Oregon.

Multnomah County
Motor Vehicle Rental Tax
Transient Lodging (Hotel/Motel) Tax
Business Income Tax
Personal Income Tax

Washington County
Hotel/Motel Occupancy Tax

State of Oregon
Personal Income Tax
Business Income Tax
Transient Lodging (Hotel/Motel) Tax

Clackamas County
Hotel/Motel Occupancy Tax
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Summary of Total Fiscal Impacts from a New Headquarters HotelSummary of Total Fiscal Impacts from a New Headquarters Hotel

Low High Low High

State of Oregon
Personal Income Tax $1,049,000 $1,239,000 $1,137,000 $1,427,000
Business Income Tax $97,000 $112,000 $104,000 $129,000
Transient Lodging Tax $171,000 $184,000 $175,000 $208,000
Total $1,317,000 $1,535,000 $1,416,000 $1,764,000

Clackamas County
Hotel Occupancy Tax $123,000 $133,000 $126,000 $149,000
Total $123,000 $133,000 $126,000 $149,000

Multnomah County
Motor Vehicle Rental Tax $275,000 $300,000 $300,000 $353,000
Transient Lodging Tax $1,574,000 $1,696,000 $1,610,000 $1,909,000
Business Income Tax $16,000 $19,000 $17,000 $22,000
Personal Income Tax $178,000 $210,000 $192,000 $241,000
Total $2,043,000 $2,225,000 $2,119,000 $2,525,000

Washington County
Hotel Occupancy Tax $144,000 $155,000 $147,000 $174,000
Total $144,000 $155,000 $147,000 $174,000

Total Tax Benefits $3,627,000 $4,048,000 $3,808,000 $4,612,000

Estimated Annual Tax Revenue Impact from a New Headquarters Hotel
600 Rooms500 Rooms
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Summary of Assumptions Used in the Fiscal Impacts AnalysisSummary of Assumptions Used in the Fiscal Impacts Analysis

The pages that follow outline the assumptions utilized in this analysis to calculate the estimated fiscal 
benefits generated by the State of Oregon and the three individual counties in the Tri-County 
Metropolitan Region.

State of Oregon

Personal Income Tax – The State of Oregon imposes a personal income tax, which is calculated on a 
graduated scale.  Personal income tax is the State of Oregon’s largest source of revenue.  For purposes 
of this analysis, based on information from the State of Oregon Department of Revenue, the Statewide 
average effective tax rate of 5.6% is used.  This effective tax rate is applied to 52% of total earnings, 
which is calculated by dividing the taxable income by the personal income in order to determine the 
percentage of total income that is taxable.

Business Income Tax – The State of Oregon also imposes a business income tax of 6.6% on net 
income.  The corporate income tax is the second largest source of revenue for the State.  All 
corporations doing or authorized to do business in Oregon and corporations not doing or authorized to 
do business, but having income from an Oregon source, pay the tax. 

The business income tax is actually two separate taxes: corporation excise tax and corporation income 
tax.  The minimum excise tax is $10.  Ninety-nine percent of all corporations pay the excise tax and just 
one percent pays the income tax.  Since these two taxes are nearly identical and the common tax base 
is net income, both taxes are simply referred to as corporate income tax.  

For purposes of this analysis and based on information from the State of Oregon Department of 
Revenue, the 6.6% tax rate is applied to 3% of direct spending in order to reflect net income.
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Summary of Assumptions Used in the Fiscal Impacts Analysis (contSummary of Assumptions Used in the Fiscal Impacts Analysis (cont’’d)d)

Transient Lodging (Hotel/Motel) Tax – The 2003 Oregon Legislature enacted a 1% State lodging 
tax effective in 2004.  This tax continuously appropriates money to the Oregon Tourism Commission, 
with generated revenues used to promote tourism programs in Oregon.  Any person requiring an 
overnight stay in a hotel/motel is required to pay this tax.  Thus, the effective tax rate is applied to 
100% of hotel spending.

Clackamas County

Hotel/Motel Occupancy Tax – Clackamas County imposes a hotel/motel occupancy tax of 6% on 
revenue for all hotel room night stays within the County.  Revenues generated by this source are 
allocated as follows:  2% is used for administration purposes, a flat fee is allocated to help fund the 
County Fair and the remaining goes to the Tourism Development Council Fund which is used to 
promote tourism.  The flat fee allocated to the County was originally set at $250,000 per year and is 
adjusted by CPI annually.  In 2004, the flat fee was budgeted at $335,000.  In addition to the 6%, 
several cities in the County also impose additional hotel/motel taxes, which range from 3% to 5%.  
For purposes of this analysis, a tax rate of 9% has been applied to 100% of direct hotel spending.  
Although all tax revenue is generated within the County, the County retains 6 points of the estimated 
9% tax and various cities within the County receive the remaining amount. 

Multnomah County

Motor Vehicle Rental Tax – Up until April 2000, the County of Multnomah levied a motor vehicle 
rental tax of 10% on the rental of all vehicles from a commercial establishment in Multnomah County 
if the rental is for a period of 30 days or less.  The tax is remitted to the County on a quarterly basis 
and is allocated as General Fund Revenue.  In April 2000, an additional 2.5% tax was approved for 
Convention Center, Civic Stadium and other regional uses.  For purposes of this analysis, a tax rate 
of 12.5% is applied to 50% of direct local transportation in Multnomah County.
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Summary of Assumptions Used in the Fiscal Impacts Analysis (contSummary of Assumptions Used in the Fiscal Impacts Analysis (cont’’d)d)

Transient Lodging (Hotel/Motel) Tax – This tax source was originally established in 1972.  The tax 
rate of 5% of the room rent collected by hotels/motels in unincorporated Multnomah County is 
collected by the hotel/motel operator and remitted to the County on a quarterly basis.  An additional 
1% tax in unincorporated Multnomah County was established in January 1979 to be used 
exclusively for contracting with private organizations for the promotion, solicitation, procurement and 
service of convention business and tourism in the County.  The Board of County Commissioners 
adopted a supplemental countywide 3% tax (incorporated and unincorporated) in February 1986.  

Hotel/motel operators are allowed to keep 0.15% (5% of the 3%) tax for administration costs and the 
remaining 2.85% is dedicated to the OCC.  The City of Portland, Troutdale, Wood Village and 
Fairview collect taxes from hotel/motel operators located in their jurisdiction and remit the tax to the 
County.  The County collects the taxes from operators in the unincorporated area of the County.  All 
funds collected are transferred to Metro, who is responsible for the operations of the Convention 
Center.  An additional 2.5% tax was approved for Convention Center, Civic Stadium and other 
regional uses on April 1, 2000.  For purposes of this analysis, a tax rate of 11.5% is utilized.  This tax 
rate is applied to 100% of direct hotel spending in Multnomah County.

Business Income Tax – The County Business Income Tax was established in 1976 to replace the 
Business License.  The tax is imposed on each person or entity doing business within Multnomah 
County on the net income from that business within the County.  The taxes are administered by the 
City of Portland.  Through an agreement, Multnomah County distributes a portion of the tax to the 
cities in East Multnomah County.  For tax years beginning January 1, 1994, the business income tax 
rate is 1.45%.  For purposes of this analysis, a tax rate of 1.45% was applied to 3% of total direct 
spending.



24

Summary of Assumptions Used in the Fiscal Impacts Analysis (contSummary of Assumptions Used in the Fiscal Impacts Analysis (cont’’d)d)

Personal Income Tax – In addition to the State’s personal income tax, the County levies an 
additional 1.25% on Oregon’s taxable personal income.  This tax became effective January 1, 2003.  
For purposes of this analysis, the 1.25% tax rate is applied to 52% of total earnings in Multnomah 
County, similar to the methodology used to calculate the percentage of taxable income for the 
personal income tax imposed by the State of Oregon. 

Washington County

Hotel/Motel Tax – Washington County levies a 7% tax on hotels and motels in the County.  Of that 
amount, 1% is dedicated to the Fair Board and 1% is dedicated to the Washington County Visitors 
Association.  Of the remaining 5%, cities are allocated one-half of that portion of the tax raised 
within their jurisdiction, and the County retains the other half.  The County exclusively retains all of 
the 5% revenue collected from motels outside incorporated city limits.  The County administers this 
program on behalf of the cities within Washington County.  In fiscal year 2004, Washington County 
collected approximately $3,968,400 in hotel/motel taxes.  For purposes of this analysis, the 7% tax 
rate is applied to 100% direct hotel spending in Washington County.
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June 16, 2006    

TO: Michael O’Connell  
FROM: David Helton and Terry Moore 
SUBJECT: ECONOMIC IMPACT OF HEADQUARTERS HOTEL IN PORTLAND 

The Portland Development Commission asked ECONorthwest to estimate the economic impacts 
associated with development of a 600-room Headquarters Hotel adjacent to the Oregon 
Convention Center in Portland.1  The main assumptions and conclusions are: 

• By 2013, the Headquarters Hotel will attract new events and retain events in Portland that 
will generate 129,000 Occupied Room Nights (ORNs) and 150,000 Delegate-Days per 
year.  

• These new and retained events will generate expenditures of almost $50 million in the 
Portland region in 2013 (in 2004 dollars). 

• These expenditures will generate a total economic impact of over $100 million in Output 
(business sales) and $40 million in Labor Income (in 2004 dollars), and the equivalent of 
almost 1,500 full-time jobs in the Portland region in 2013. 

• The present value in 2006 of future benefits generated by the Headquarters Hotel under a 
pessimistic to optimistic range of assumptions is $850 million to $1.6 billion in Output 
(business sales), $340 million to $653 million in Labor Income, and the equivalent of 278 
to 2,058 annual full-time jobs. 

This memorandum has five sections:    

• Background describes the purposes and scope of the analysis, and summarizes the 
theory, techniques, and data relevant to estimating the impacts of a new Headquarters 
Hotel on key measures of regional economic activity.  

• Visitation and Spending Generated and Retained by a Headquarters Hotel estimates 
of the number of additional Occupied Room Nights, attendees, and spending generated 
by a Headquarters Hotel  

• Business Sales, Labor Income, and Jobs Generated by the Headquarters Hotel 
presents our estimate of the total economic impact of spending generated by the Hotel.  

                                                 
1 The economic impact analysis in this memorandum is ECO’s product for  Phase III of its work on the proposed hotel. Phases I 
and II focused on a review of existing documents regarding the state of the national convention industry, performance of the 
OCC, and economic impact of the proposed Headquarters Hotel. 
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• Fiscal Impacts of a Headquarters Hotel estimates the tax revenue to State and local 
jurisdictions resulting from expenditures generated by the Hotel. 

• Qualitative Impacts of the Headquarters Hotel describes other impacts of the 
Headquarters Hotel that are more difficult to quantify. 

BACKGROUND 
The Portland Development Commission has asked ECONorthwest to estimate the economic 
impacts associated with development of a 600-room Headquarters Hotel adjacent to the Oregon 
Convention Center in Portland. To estimate the total economic impact of the Hotel, we estimated 
the level of annual spending that can be attributed to the Hotel (expenditures that would not have 
occurred in the Portland economy but for the existence of the Hotel). We used a model of the 
regional economy to estimate the total impact of these expenditures as they circulate through the 
Portland economy. We estimate these impacts in terms of business sales, labor income (wages 
and benefits) and full-time jobs generated by expenditures attributable to the Hotel. We also 
estimate the fiscal impact (tax revenue) to the State and local jurisdictions resulting from 
expenditures attributable to the Hotel. 

The focus of the analysis in this report is on the impact of operation of the Headquarters Hotel. 
Construction of the Headquarters Hotel, however, will also generate business sales, labor 
income, job, and tax revenue over three years. We also report an estimate of economic impacts 
generated by construction of the Headquarters Hotel in our impact analysis.   

VISITATION AND SPENDING GENERATED AND RETAINED BY A 
HEADQUARTERS HOTEL 
PKF Consulting prepared an estimate of the impact of a 600-room Headquarters Hotel on the 
number of events and visitors in Portland generated by and retained by the Hotel.2 PKF estimates 
that by 2013 a 600-room hotel would: 

• Attract an additional 17 conventions annually at the OCC. Each event would generate an  
average of 3,600 Occupied Room Nights (ORNs) (1,200 per day for three days)—a total 
of 61,200 new ORNs annually.  

• Attract another 43,000 ORNs annually of in-house group business at the Headquarters 
Hotel that would not otherwise happen in Portland. 

• Retain 6-8 events at the OCC that would otherwise leave Portland because of a lack of a 
Headquarters Hotel. These events average 1,000 to 1,400 ORNs per day with an average 
stay of 3 days, or about 25,000 ORNs annually.  

Our assessment of the impacts estimated by PKF Consulting is that they are reasonable to the 
point of conservative given the size of the convention and exhibition event industry and the 
attractiveness of Portland as an event destination. Data from the Center for Exhibition Industry 
Research Exhibition Industry Census3 shows that there were at least 4,500 events in the United 
States and Canada using 10,000 to 249,000 square feet of exhibition space in 2004. This is the 
                                                 
2 Greg Crown, PKF Consulting. “The Impact of the Failure to Develop a Headquarters Hotel.” Draft.  

3 Center for Exhibition Industry Research, CEIR http://www.ceir.org/ 
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minimum number of events as data in the Census is self-reported by event organizers and 
confirmed by a third-party auditor, so it does not include events that did not respond to the CEIR 
Census survey. Portland needs only attract a small fraction of these events to generate the impact 
estimated by PKF Consulting.  

Table 1 summarizes the number of additional/retained events, delegates per event, total ORNs, 
and total delegate-days spent in Portland by event type. To calculate total ORNs generated by the 
additional events, PKF Consulting assumed that each delegate at the additional or retained events 
would spend three nights in a hotel room. To calculate total delegate-days, we assumed that each 
delegate spends 3.5 days in Portland to include time that delegates spend in Portland before and 
after their event.4  

Table 1. Events attracted or retained by a Headquarters Hotel,  
delegates per event, total ORNs, and total delegate-days spent  
in Portland by event type, 2013 

Event Type Events
Delegates 
per Event

Total
ORNs

Total 
Delegate 

Days
New OCC Events 17 1,200 61,000 71,000
Retained OCC Events 7 1,200 25,000 29,000

New and Retained OCC Events 24 86,000 100,000
New HQ Hotel Events 43,000 50,000
Total OCC and HQ Hotel Events 129,000 150,000  

Source: PKF Consulting; summary and delegate-days by ECONorthwest. 
Assumptions: Each delegate stays in a hotel room three nights and stays in Portland 3.5 days. 

To estimate the amount of expenditures this additional and retained visitation would generate in 
Portland, we used the ExPact 2004 Convention Expenditure & Impact Study published by the 
International Association of Convention & Visitor Bureaus Foundation.5 The ExPact 2004 Study 
reports average expenditures by convention delegates, exhibiting companies, and event 
organizers broken down by event type and expenditure type. The expenditure data are derived 
from completed surveys returned by 12,920 delegates, 1,286 exhibiting companies, and 77 event 
organizers. The ExPact 2004 Study uses methods to provide statistically valid estimates of 
expenditures that can be used to measure the direct spending and economic impact of 
conventions, meetings, trade shows, and exhibitions in the host community. The ExPact 2004 
Study reports expenditures in the host city only—it omits expenditures on airfare and other 
expenditures incurred outside of the host city. 

To estimate total spending in Portland generated by events attracted or retained by the 
Headquarters Hotel we use the number of ORNs and delegate-days reported in Table 1 and 
expenditures reported in the ExPact 2004 Study. To make this estimate we must make 
assumptions about the correspondence of the data on additional and retained use from PKF 
Consulting with the expenditure data reported in the ExPact 2004 Study. The rest of this section 
describes the assumptions and data we use to estimate expenditures in the Portland region. We 
chose methods and assumptions to yield conservative but reasonable estimates of total new 
expenditures resulting from the existence and operation of the Headquarters Hotel.   

                                                 
4 This assumption reflects event-related time in Portland only, and does not include additional time that some delegates may 
choose to spend in Portland or the Pacific Northwest for recreation, travel, visiting family, etc. 

5 Revised February 2005. www.iacvb.org  
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The ExPact 2004 Study reports total expenditures and average daily expenditures by type for All 
Events and for International/National/Regional events only.6 We apply data for All Events or for 
International/National/Regional events as appropriate to estimate expenditures generated by the 
Headquarters Hotel. The ExPact 2004 Study reports only local expenditures by delegates, 
exhibitors, and event organizers—non-local expenditures such as airfare is not included. Since 
the ExPact 2004 Study was published in 2004, the expenditures are in 2004 dollars. Applying 
2004 dollars to ORNs and delegate-days generated in 2013 produces an estimate of this future 
impact in 2004 dollars. We use 2013 as the base year for estimating annual economic impacts 
because this is the first year in which PKF Consulting shows operation of the Headquarters Hotel 
having a full impact on the number of events at the OCC. 

For delegate spending at additional and retained events at the OCC we used average daily 
expenditure data for International/National/Regional Events. For events at the Headquarters 
Hotel, we used the data for All Events as these data also include State/Local Events, which may 
better reflect spending by delegates at events in the Headquarters Hotel. For visitors of groups 
using the Headquarters Hotel we omitted expenditures for Auto Rental and Local Transportation 
under the assumption that a higher proportion of these visitors will drive and not need to rent a 
car or hire a cab; remaining Transportation expenditures for these visitors is primarily for gas 
and parking.  

Table 2 shows the result of applying the average daily expenditures to the number of delegates 
attracted or retained by the Headquarters Hotel as shown in Table 1. For calculating expenditures 
on Lodging & Incidentals, we used the number of ORNs by event type shown in Table 1, which 
represents each delegate spending three nights in a hotel room. For other categories of 
expenditures we use delegate-days shown in Table 1, as this captures expenditures that delegates 
make during their entire stay in Portland, including in the morning of their last day before they 
leave Portland. 

We calculated annual expenditures using ORNs and delegate-days shown in Table 1. Table 2 
shows that visitors attracted or retained in Portland by the Headquarters Hotel would spend a 
total of $36.2 million annually for lodging, food, retail purchases, transportation, and 
entertainment in the Portland area. Table 2 also shows that the average number of event nights 
per delegate and delegate travel party size reported in the ExPact 2004 Study. The reported 
average number of nights per delegate 3.56, supports our assumptions that delegates at events in 
Portland will spend three nights and 3.5 days, and suggests that our assumptions are 
conservative. The reported average delegate travel party size of 1.05 indicates that most 
delegates travel alone, supporting the assumption used by PKF Consultants that each delegate 
staying overnight will generate an Occupied Room Night at an area hotel.  

                                                 
6 All Events includes expenditures at events classified as International/National/Regional and State/Local events. Expenditures 
for State/Local events is not reported separately in the ExPact 2004 Study due to an insufficient number of responses to yield a 
statistically valid representation of delegate expenditures that market. The difference between data for All Events and 
International/National/Regional events is small, and spending at All Events in each category is generally less than spending at 
International/National/Regional events alone. 
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Table 2. Expenditures by delegates attracted or retained by the  
Headquarters Hotel, 2013 ($2004) 

Type of Expenditure OCC Events HQ Hotel Events
Annual 

Expenditures
Lodging & Incidentals $127.52 $126.45 $16,404,070
Food & Beverage $73.36 $76.16 $11,233,152
Entertainment/Recreation $7.23 $8.29 $1,146,600
Retail $28.60 $29.16 $4,352,544
Transportation $24.82 $10.22 $3,016,944
Other $0.10 $0.17 $18,648
Total $261.63 $250.45 $36,171,958
Average number of nights per delegate: 3.56
Average delegate travel party size: 1.05

Daily Expenditure

 
Source: Average daily expenditures, nights per delegate, and delegate travel party size from ExPact 2004 Study.  

In addition to expenditures by visitors in Portland, events attracted or retained by the 
Headquarters Hotel will generate expenditures by event organizers and exhibiting companies. 
Table 3 shows expenditures by organizers of events that would be attracted or retained by the 
Headquarters Hotel in 2013. To estimate expenditures by organizers of events at the OCC and 
Headquarters Hotel, we used the average event organizer expenditure per delegate-day reported 
in the ExPact 2004 Study ($22.36) and the number of delegate-days shown in Table 1 (151,200). 
By using average expenditures per delegate-day, rather than per event, we weight the event 
organizer expenditures by the size of events that would be attracted or retained by the 
Headquarters Hotel. The level of event-organizer spending per delegate-day is low compared to 
spending per day by delegates themselves because expenditures for events are spread across a 
large number of delegate-days. Table 3 shows that organizers of events attracted or retained by 
the Headquarters Hotel would spend almost $3.4 million annually in 2013 (in 2004 dollars) in 
the Portland area. While this level of spending is significant, it is only about 10% of the annual 
spending generated by delegate spending. 

Table 3. Expenditures by organizers of events attracted or  
retained by the Headquarters Hotel, 2013 ($2004) 

Type of Expenditure
% of Total 

Expenditures
Annual 

Expenditures
Food & Beverage 26.6% $899,301
Exhibition Space Fees 23.4% $791,115
Services Hired 22.0% $743,783
Equipment Rental 9.7% $327,941
Staff Living 6.2% $209,612
Advertising (in event city) 3.6% $121,710
Technology Services 1.7% $57,474
Additional Space 1.2% $40,570
Local Transportation 1.0% $33,808
Other 4.6% $155,518
Total 100.0% $3,380,832
Avg. event organizer spending per delegate day: $22.36  

Source: Average event organizer spending per delegate-day from ExPact 2004 Study (all events).  
Annual expenditures calculated by ECONorthwest using delegate-days shown in Table 1. 

Table 4 shows the amount of expenditures in the Portland area by exhibiting companies at events 
attracted or retained by the Headquarters Hotel. To estimate these expenditures, we used average 
exhibitor spending per delegate-day, rather than spending per event, again to weight the 
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expenditures by size of events. We used the number of delegate-days from events at the OCC 
(100,800) to estimate expenditures by exhibiting companies at all events attracted or retained by 
the Headquarters Hotel. We did not include delegate-days from events at the Headquarters Hotel 
itself in our estimate to reflect our expectation that some events will have few or no exhibiting 
companies.7 

Table 4 shows that exhibiting companies from events attracted or retained by the Headquarters 
Hotel would spend over $9.3 million in Portland in 2013 (in 2004 dollars).  

Table 4. Expenditures by exhibiting companies at events  
attracted or retained by the Headquarters Hotel, 2013 ($2004) 

Type of Expenditure
% of Total 

Expenditures
Annual 

Expenditures
Staff Living 50.1% $4,682,939
Vendor Services 12.3% $1,149,704
Food & Beverage 12.1% $1,131,009
Equipment Rental 10.6% $990,802
Advertising (in event city) 2.9% $271,068
Local Transportation 2.8% $261,721
Services Hired 2.1% $196,291
Additional Meeting Rooms 1.6% $149,555
Other 5.5% $514,095
Total 100.0% $9,347,184
Avg. exhibiting company spending per delegate day: $92.73   

Source: Average event organizer spending per delegate-day from ExPact 2004 Study (all events).  
Annual expenditures calculated by ECONorthwest using delegate-days shown in Table 1. 

Table 5 summarizes the expenditures estimated in Tables 2, 3, and 4. Table 5 shows that events 
attracted or retained by the Headquarters Hotel would generate expenditures of almost $50 
million annually in Portland in 2013 (in 2004 dollars). The largest source of expenditures would 
be Delegates, followed by Exhibiting Companies and Event Organizers. The largest type of 
expenditures would be on Lodging & Incidentals, followed by Food & Beverage. These two 
expense categories, together with expenditures for Staff Living (which is primarily for lodging) 
together account for over 70% of total expenditures from events attracted or retained by the 
Headquarters Hotel. 

                                                 
7 Some events at the Headquarters Hotel will have exhibitors, and some events at the OCC will not. We use delegate days for 
events at the OCC to estimate exhibitor expenditures, rather than all events, to be conservative in our estimate.   



Economic Impact of Headquarters Hotel June 16, 2006    Page 7 
 

 

Table 5. Expenditures generated by events attracted or retained by the 
Headquarters Hotel, 2013 ($2004) 

Type of Expenditure Delegates
Event 

Organizers
Exhibiting 

Companies Total
Lodging & Incidentals $16,404,070 $16,404,070
Food & Beverage $11,233,152 $899,301 $1,131,009 $13,263,463
Staff Living $209,612 $4,682,939 $4,892,551
Retail $4,352,544 $4,352,544
Local Transportation $3,016,944 $33,808 $261,721 $3,312,473
Equipment Rental $327,941 $990,802 $1,318,742
Vendor Services $1,149,704 $1,149,704
Entertainment/Recreation $1,146,600 $1,146,600
Services Hired $743,783 $196,291 $940,074
Exhibition Space Fees $791,115 $791,115
Other $18,648 $155,518 $514,095 $688,261
Advertising (in event city) $121,710 $271,068 $392,778
Additional Space $40,570 $149,555 $190,125
Technology Services $57,474 $57,474
Total $36,171,958 $3,380,832 $9,347,184 $48,899,974

Expenditure Source

 
Source: ECONorthwest. 

We refer to all the expenditures in Table 5 as direct expenditures: new money coming into the 
Portland regional economy because delegates, event organizers, and exhibitors are spending 
money in the region. The next section uses a model of the Portland area economy to estimate 
indirect (and induced) impacts on total business sales, personal income, and jobs generated as the 
spending in Table 5 circulates through the regional economy.  

BUSINESS SALES, LABOR INCOME, AND JOBS GENERATED BY 
OPERATION OF THE HEADQUARTERS HOTEL 
We used IMPLAN, a regional input-output model, to estimate the economic impact of 
expenditures generated by events attracted or retained by the Headquarters Hotel. IMPLAN 
allows us to estimate the total amount of Output (business sales), Labor Income, and jobs 
generated by these expenditures in the three-county Portland region (Multnomah, Clackamas, 
and Washington County).  

Impact of Headquarters Hotel in 2013 
We matched event expenditures in Table 5 to industry categories used in the IMPLAN model to 
estimate economic impacts. Table 6 shows the IMPLAN industries we selected to correspond to 
the event expenditure categories and the regional multipliers associated with these industries.  
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Table 6. Industries and IMPLAN multipliers corresponding to event expenditure 
categories 

Type of Expenditure
Direct 

Expenditures Industry Proxy Output
Labor 

Income Jobs
Lodging & Incidentals $16,404,070 Hotels and motels- including casino hotels 2.12 0.86 27.68
Food & Beverage $13,263,463 Food services and drinking places 2.06 0.75 31.13
Staff Living $4,892,551 Hotels and motels- including casino hotels 2.12 0.86 27.68
Retail $4,352,544 Miscellaneous store retailers 2.19 1.01 41.07
Local Transportation $3,312,473 Transit and ground passenger transportation 2.09 0.88 33.05
Equipment Rental $1,318,742 Business support services 2.15 0.94 28.58
Vendor Services $1,149,704 Business support services 2.15 0.94 28.58
Entertainment/Recreation $1,146,600 Promoters of performing arts and sports 2.13 0.73 57.36
Services Hired $940,074 Facilities support services 2.21 0.86 25.93
Exhibition Space Fees $791,115 Facilities support services 2.21 0.86 25.93
Other $688,261 Other support services 2.10 0.76 17.91
Advertising (in event city) $392,778 Advertising and related services 2.26 0.90 22.88
Additional Space $190,125 Facilities support services 2.21 0.86 25.93
Technology Services $57,474 Other computer related services 2.21 0.84 17.53
Total $48,899,974

Total Impact Multiplier

 
Source: ECONorthwest. Multipliers from MIG IMPLAN © model. 

The IMPLAN model uses multipliers to estimate the total impact of expenditures in a region on 
Output (business sales), Labor Income, and jobs in the region. The Total Impact Multipliers in 
the last columns of Table 6 include direct, indirect, and induced impacts. These categories reflect 
the impact of expenditures as they circulate through the regional economy. Direct impacts occur 
at the point of sale; indirect and induced impacts occur in the region as the income from direct 
impacts is spent on other goods and services in the region.  

• Output multipliers typically describe the change in Output in an economy per dollar of 
direct impact.  Changes in output primarily reflect changes in gross sales by area 
businesses. A total output multiplier of 2.12 indicates that total Output in the economy 
increases by $2.12 for each $1 of direct expenditure. This total results from purchases of 
other goods and services in the regional economy generated from the original $1 of direct 
expenditures. These additional purchases eventually total $1.12.  
 
Output is primarily reflected as gross business sales in the economy, so we use the term 
business sales as a synonym for output. In most businesses, a large portion of gross sales 
goes toward paying wages and benefits to workers, and a smaller portion goes to the 
business owner as profit. The portion of business sales that go to labor and business 
owners in the Portland region is captured by the Labor Income multiplier and 
Employment multipliers. 

• Labor Income multipliers describe the change in Labor Income per $1 change in Output. 
Labor Income means money that people working in the Portland area receive as 
compensation, primarily in the form of wages, salaries, and benefits. Aggregated 
increases to Labor Income is one reasonable way to measure the economic benefit that a 
new headquarters hotel would have on the region. A total income multiplier of 0.86 
indicates that total personal income in the economy increases by $0.86 for every dollar of 
expenditures.  
 
Labor Income impacts are a subset of Output impacts—that is, Labor Income impacts are 
the portion of Output impacts that result in income for workers and small business 
owners in the Portland region. Therefore the Output and Labor Income impacts should 
not be added.  
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• Employment multipliers represent the number of jobs, measured as full time-equivalent 
positions, per million dollars of direct expenditure. An employment multiplier of 27.68 
indicates that every million dollars of expenditures in the Portland economy generates the 
equivalent of 27.68 full time-equivalent positions.  

Applying the total impact multipliers to the level of expenditures in Table 6 results in an estimate 
of the total annual impact of expenditures generated by events attracted or retained by the 
Headquarters Hotel. The nearly $50 million of expenditures shown in Table 6 would result in an 
annual economic impact in the Portland economy of: 

• $103 million in Output (business sales) 

• $41 million in Labor Income 

• The equivalent of 1,500 Full-Time Jobs 

These estimates are for the year 2013, and the estimates of Output and Labor Income impacts are 
in 2004 dollars. By using the IMPLAN model of the current economy to estimate these future 
impacts, we implicitly have assumed that the economic structure of the three-county region in 
2013 will be similar to that today (a reasonable assumption given the purposes of this analysis). 

The annual impacts will be distributed among the three counties that make up the Portland region 
as defined for this analysis: Clackamas, Multnomah, and Washington. To estimate the 
distribution of these impacts within the region, we used a breakout of expenditures by county 
developed by KPMG for their assessment of the economic impacts of the OCC.8 The estimate by 
KPMG is based on historical transient lodging tax receipts by jurisdiction and estimates of 
historical travel spending by county from the Oregon Tourism Commission. Table 7 shows the 
results. 

Table 7. Allocation of expenditures  
by county in the Portland region 

County
Hotel 

Spending
All Other 

Spending
Clackamas 8% 14%
Multnomah 81% 72%
Washington 11% 14%
Total 100% 100%  

Source: KPMG. Economic/Fiscal Impact Analysis for the  
Oregon Convention Center. April 2005. 

Applying the percentages to the level of expenditures shown in Table 5 yields an estimate of 
county-level impacts. For example, if 11% of the Hotel Spending in Table 5 is in Washington 
County, then Washington County will get 11% of the Output, Labor Income, and employment 
impacts generated by expenditures in Hotels. Table 8 shows the result of applying the 
percentages in Table 7 to estimate the annual regional impacts by county. 

                                                 
8 KPMG. Economic/Fiscal Impact Analysis for the Oregon Convention Center. Prepared for Metro E R Commission. April 2005. 
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Table 8. Economic impact of the Headquarters  
Hotel by county, 2013 ($2004) 

County Output
Labor 

Income
Employment 

FTE
Clackamas $11,779,082 $4,688,166 175
Multnomah $78,605,181 $31,403,971 1,132
Washington $13,135,956 $5,237,132 192
Total $103,520,219 $41,329,270 1,499

Economic Impact

 
Source: ECONorthwest.  

Stream of annual economic impacts generated by the Headquarters 
Hotel 
The analysis of economic impacts summarized in Table 8 is for the year 2013 only, which is the 
first year that operation of the Headquarters Hotel will have a full impact on the number of 
events and visitors at the OCC and Hotel. The Headquarters Hotel will, however, generate 
economic impacts as soon as it opens and will continue to generate impacts after 2013. Thus, it is 
not enough for an analysis of total economic impacts to limit itself to looking at a single year—
we must estimate the value of the stream of economic impacts that the Headquarters Hotel will 
generate as it operates in the future.  

Estimating a single value for a stream of impacts that occurs over many years is referred to as 
discounting to present value. The technique is based on the observation that future benefits and 
costs are less valuable to most people than current ones.9 The typical technique for summarizing 
a stream of impacts that occurs over many years is discounting to present value. Most people 
understand that in terms of a savings account or a mortgage. If a savings account pays 3% 
interest, then $100 today will be $103 in a year, and, going the other direction, $103 a year from 
now is worth $100 today. In the case of the HQ hotel, we can take the estimates of economic 
impacts in future years, “discount them to a present value” for each year, and then add up the 
discounted values to get an estimate of the total value of the impacts. Tables 9 and 10 show that 
analysis. 

We use a discount rate of 3% per year to discount the stream of future economic impacts 
generated by the Headquarters Hotel into a single estimate that represents the value of that 
stream today. We do not discount for inflation because our estimates of future benefits are in 
constant 2004 dollars—an adjustment for inflation is not necessary or appropriate. To estimate 
the impact generated by the Headquarters Hotel in the years between its opening in 2010 and full 
impact in 2013, we used a ramp-up of Occupied Room Nights generated by the Headquarters 
Hotel estimated by PKF Consulting. Table 9 shows this ramp-up of ORNs generated by the 
Headquarters Hotel.  

                                                 
9 For example, most people would prefer to receive $1 million today over $1 million in five years. Even if we agreed that 
inflation would average 3% over this period, most people would still prefer $1 million today over $1 million adjusted for 
inflation in five years ($1.15 million). The reason is that waiting for the money has an opportunity cost in addition to inflation—
the opportunity cost is the return on other investments that one could make during the waiting period. Economists refer to this as 
the time value of money. It is a generally accepted rule-of-thumb that the time value of money averages 3% per year. This value is 
based on returns from low-risk investments such as corporate and municipal bonds, which have an average yield of about 3% 
above expected inflation over the long run. 
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Table 9. Ramp-up of ORNs generated by the Headquarters  
Hotel, 2010–2014 

Year
Additional 

OCC Events
Retained 

OCC Events
HQ Hotel 

Events Total
% of 
2013

2010 32,400 25,000 28,810 86,210 67%
2011 46,800 25,000 36,000 107,800 83%
2012 54,000 25,000 43,200 122,200 94%
2013 61,200 25,000 43,200 129,400 100%
2014 61,200 25,000 43,200 129,400 100%

Occupied Room Nights

 
Source: Greg Crown, PKF Consulting.  

After 2013, the Headquarters Hotel will have its full impact on retaining and attracting events to 
the OCC and generating economic impacts from the resulting expenditures, and these impacts 
will continue annually into the future. To assess the total benefit to the Portland economy from 
an investment in a Headquarters Hotel, we need to make an estimate of the future stream of 
economic impacts as the Hotel continues to operate after 2013. The estimate of room nights 
attracted or retained by the Headquarters Hotel from PKF Consulting, however, does not 
estimate these impacts after 2014 or comment on the expected trend.  

In making assumptions about the future stream of benefits generated by the Headquarters Hotel, 
we considered two possible scenarios that would move future impacts in different directions: 

• Our earlier review of existing documents for PDC on the state of the convention and 
event market found that the number events using over 5,000 square feet of exhibition 
space increased at an average rate of 2.5% per year between 1989 and 2004. Annual 
growth in net space rented, number of exhibitors, and attendance at 400 events surveyed 
by Tradeshow Week averaged growth of about 2% between 1995 and 2004, with higher 
rates of growth observed in earlier periods.10 We expect the convention and exhibition 
industry to continue to grow at rates close to these long-run averages. This suggests that 
the economic impacts generated by the Headquarters Hotel could increase over time as 
the number and size of large events continue to grow. 

• Other cities have also invested in convention and hotel facilities, and we expect this 
competition to continue. In addition, some of the large events that might come in early 
years will grow too large for Portland in later years. These considerations suggest the 
possibility that the economic impacts generated by the Headquarters Hotel could decline 
over time as competition for these events increases faster than growth of demand in the 
industry. 

Our assessment of these countervailing trends is that growth in the industry will lead to growth in 
the economic impacts generated by the Headquarters Hotel, despite increasing competition from 
other cities for events, because:  

• Construction of a Headquarters Hotel will put Portland in the market for large events, and 
we expect this market to grow over time.  

• Many of these large events are annual or semi-annual events that rotate to different 
regions of the country. The 2003 study by the Strategic Advisory Group found that 
roughly 60% of respondents who would consider holding an event in Portland thought 

                                                 
10 Hazinski, Thomas and Hans Detlefsen.  “Is The Sky Falling on the Convention Industry?” HVS Journal.  May 2005. 
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that the city was “about the same” or “more appealing” than other cities they would 
consider.11  

• We think that Portland will be increasingly attractive as a location for convention and 
exhibition events because of the increasing importance of culture and recreational 
amenities in selecting a location, the need for alternatives to overused locations such as 
Chicago and Las Vegas, and increasing benefits from Portland’s investments in light rail 
and neighborhood revitalization.  

• Increasing personal income levels should cause delegate spending to grow faster than 
inflation over the long-run.  

Given our expectation of growth in the economic impacts generated by the Headquarters Hotel in 
real (constant dollar) terms, a conservative assumption for estimating the present value of this 
stream of benefits is that they continue in future years at the same level as in 2013 (that is, 
assuming that there is no growth in the real value of benefits over time). 

Table 10. Annual economic impact of the  
Headquarters Hotel, 2010–2030  

Year Output
Personal 

Income
Employment 

FTE
Future Benefits ($2004)
2010 $68,968,146 $27,534,748 999
2011 $86,240,183 $34,430,412 1,249
2012 $97,760,207 $39,029,650 1,416
2013 $103,520,219 $41,329,270 1,499
2014 $103,520,219 $41,329,270 1,499
2015 $103,520,219 $41,329,270 1,499
2016 $103,520,219 $41,329,270 1,499
2017 $103,520,219 $41,329,270 1,499
2018 $103,520,219 $41,329,270 1,499
2019 $103,520,219 $41,329,270 1,499
2020 $103,520,219 $41,329,270 1,499
2021 $103,520,219 $41,329,270 1,499
2022 $103,520,219 $41,329,270 1,499
2023 $103,520,219 $41,329,270 1,499
2024 $103,520,219 $41,329,270 1,499
2025 $103,520,219 $41,329,270 1,499
2026 $103,520,219 $41,329,270 1,499
2027 $103,520,219 $41,329,270 1,499
2028 $103,520,219 $41,329,270 1,499
2029 $103,520,219 $41,329,270 1,499
2030 $103,520,219 $41,329,270 1,499
Present Value in 2006 (discounted 3% per year)

$1,452,000,000 $580,000,000 n/a  
Source: ECONorthwest. 

This assumption is obviously just that: an assumption. But such assumptions are an inevitable 
part of forecasting. We have to make an assumption that reflects what we think will be 
happening in the U.S. economy, the Portland economy, and the convention and hotel industry 25 
                                                 
11 Strategic Advisory Group. Convention Center Hotel Strategic Plan. Prepared for the Portland Oregon Visitors Association. 
February 2003. 
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years from now. After considering comments received on our draft report and talking with PKF  
Consulting, we concluded that the most reasonable assumption for the purposes of forecasting 
was to assume a steady (not growing, not declining) stream of economic benefits after 2013.12  

Table 10 shows the stream of annual economic impacts generated by a Headquarters Hotel 
between 2010 and 2030. To estimate the impacts in 2010–2012, we apply the ramp-up of ORNs 
shown in Table 9. After 2014, we assume that the annual impact of the Headquarters Hotel will 
continue on at the 2013 level. We did not include impacts after the year 2030. Table 10 shows 
the resulting estimate of annual economic impact by year between 2010 and 2030. 

To estimate the present value in 2006 of the stream of Output and Personal Income impacts 
shown in Table 10, we used an annual real discount rate of 3% to represent the time value of 
money. We did not discount for inflation because the impacts in Table 10 are all in 2004 dollars. 
Applying this discount rate to the stream of Output and Personal Income impacts shown in Table 
10 results in a net present value of roughly $1.5 billion in total output and $580 million in total 
personal income.  

Type of jobs generated by the Headquarters Hotel 
Dividing annual Personal Income impacts by the number of annual full-time jobs in Table 10 
results in an average income per job of $27,569. For comparison, the Oregon Employment 
Department reports that the average pay per job in the Portland PMSA (Oregon portion) was 
$40,651 in 2004. 13 While this comparison suggests that the jobs generated by the Headquarters 
Hotel will be low-wage jobs, this is not an accurate characterization.  

Focusing on the average income per job obscures the fact that visitor spending generated or 
retained by the Headquarters Hotel will support a wide range of jobs, including high-wage 
professional and managerial jobs to low-wage unskilled jobs. Visitor spending at the 
Headquarters Hotel and other hotels, for example, will support a range of jobs that include 
managers, accountants, electricians, plumbers, contractors, receptionists, housekeepers, and food 
service workers. The wages that these workers earn will be in turn spent on the whole range of 
consumer goods and services, such as health care, utilities, housing, and food, that also will 
support a wide range of jobs. In addition, many workers at hotels, such as waiters and bellhops, 
receive tips in addition to their wage, and wages for these occupations are low in part to reflect 
this tip income. The earnings data produced by IMPLAN may not fully represent all of this 
additional tip income.  

Range of potential impacts under varying assumptions 
Given the uncertainty about the future stream of impacts generated by the Headquarters Hotel, 
we investigated the sensitivity of our results to changes in the base assumptions. As explained 
earlier, one could argue that the stream of future impacts generated by the Headquarters Hotel 
will grow or decline in the future. To represent each of these scenarios, we made the following 
assumptions: 

                                                 
12 We corresponded with Greg Crown of PKF Consulting about reasonable parameters for the long-term growth of benefits 
generated by the Headquarters Hotel. He agreed that an appropriately conservative approach would show a constant number of 
events and attendees over time beyond 2013, with growth in expenditures at or near the rate of inflation (that is, little or no 
growth in constant dollar terms). 

13 Oregon Employment Department. Covered Employment and Wages. http://www.qualityinfo.org/olmisj/CEP  
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• To represent a scenario of growth in the stream of benefits generated by the Headquarters 
Hotel, we used the historical growth rate for the number of delegates and exhibitors at 
Tradeshow 400 events, 2% per year. We believe that this growth rate is optimistic and 
achievable only if Portland continues to invest in marketing and improvements to the 
OCC, nearby hotels, and regional attractions.  

• To represent a scenario of declining benefits, we assumed that benefits generated by or 
attributable to the Headquarters Hotel declines 10% per year each year after 2014. We 
believe that this rate of decline overstates the potential for declining benefits from the 
Hotel over time.  

The result of applying these assumptions to estimate the present value of the stream of future 
benefits generated by the Headquarters Hotel is shown in Table 11. As in Table 10, Table 11 
uses a discount rate of 3% to estimate the value today of the future stream of benefits from the 
Hotel. 

Table 11. Present value of economic impacts generated  
by the Headquarters Hotel under a range of assumptions,  
2006 

Scenario Output
Personal 

Income
Annual 

Employment FTE
Declining Benefits $850,000,000 $340,000,000 278 to 1,499
Constant Benefits $1,452,000,000 $580,000,000 999 to 1,499
Growing Benefits $1,636,000,000 $653,000,000 999 to 2,058  

Source: ECONorthwest. 

Table 11 shows that the nearly $50 million of expenditures shown in Table 6 would result in a 
stream of annual economic impacts in the Portland economy with a present value of: 

• $850 million to $1.6 billion in Output (business sales) 

• $340 million to $653 million in Personal Income 

• The equivalent of 278 to 2,058 annual full-time jobs 

The focus of the analysis in this report has been on the impact of operation of the Headquarters 
Hotel. Construction of the Headquarters Hotel, however, will also generate business sales, labor 
income, job, and tax revenue over three years. We estimated these impacts using IMPLAN and 
the same methods used for the analysis of operational impacts. To estimate the economic 
impacts, we used a construction cost for the 600-room Headquarters Hotel of $150 million and 
assumed that this spending would be new to the Portland economy. IMPLAN shows that the 
initial expenditure of $150 million to construct the Headquarters Hotel results in Output 
(business sales) of $321 million, Labor Income of $149 million, and 3,390 annual full-time jobs 
in the Portland economy. These impacts would be spread out over the three-year period in which 
the Hotel is under construction.  

Putting these impacts in context 
We are very familiar with the techniques of economic impact analysis, and how analyses like the 
one presented in this memorandum are done and reported. Many lack the kind of discussion 
about techniques and assumptions that we have presented, and are hard to interpret. But part of 
the difficulty is just the nature of the assignment. In our opinion, these numbers get so big and 
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distant that they are hard to interpret. It may be clearer for public policy to think about the 
impacts in a way that is a little simpler and consistent with the techniques described in the 
memorandum: 

• Does a HQ Hotel bring new business to the Portland region? This question is 
fundamental if there are going to be any benefits from investing in the Headquarters 
Hotel. The answer from the PKF Consulting is yes: at full operation, the Hotel will 
account for about 150,000 new delegate-days per year. Based on our review of market 
conditions, we believe that the estimate by PKF Consulting is reasonable. 

• How much more money will get spent in the Portland region because of that new or 
retained business? An approximate answer is easily derived from the estimate of new or 
retained delegate-days. Many studies and casual observation suggest that delegates spend 
an average of about $250 per day. And event organizers and exhibitors also spend new 
money in the region, which bumps the impact up to about $360 per delegate-day. To 
make the arithmetic simple, let’s be conservative and say the amount is $333 per 
delegate-day, so that every 3 delegate days generates $1000 of new spending. Combine 
that with 150,000 new and retained delegate-days per year generated by the Headquarters 
Hotel and one gets our estimate in Table 5: $50 million of new spending per year. 
But that is direct spending and does not account for multiplier effects. When those are 
added, the spending roughly doubles, to $100 million per year.  

• How big a deal is $100 million per year in the Portland regional economy? The 2002 
Economic Census reports that retail sales alone totaled $17.8 billion in Multnomah, 
Clackamas, and Washington counties. While $100 million is a small share of total sales 
in the Region, it is still a lot of money. The proper comparison, however, is not with total 
sales in the Region but with the amount of public investment needed to leverage this 
$100 million in annual spending. If the amount of this public investment is less than the 
present value of $100 million in annual spending, then the investment yields a return for 
the Region.  

• Think in terms of a single year, not in present discounted value. As economists, the 
proper measure of benefits from the Headquarters Hotel for comparison to the public 
costs of the Hotel is the present value of the stream of future benefits. But we have found 
that the concept of discounting to present value is not intuitive for most people. Thus, for 
the purposes of public decision-making, it seems adequate to frame question as follows: 
Is it worth spending $X million dollars of public money now to subsidize the 
development of a Headquarters Hotel that will generate about $100 million of new 
spending per year in the regional economy? 

• What else could be done with funding dedicated to the Headquarters Hotel? The 
temptation for many will be to compare the benefits of public funding for a Headquarters 
Hotel to other public investments that might be made, such as education. The critical 
issue here, however, is what other uses the funding dedicated to the Headquarters Hotel 
could be used for. For example, property tax abatements for the Hotel and room tax 
revenue generated by visitors attracted by the Hotel would not exist but for the Hotel and 
thus are not available for other uses. In addition, other funds used to support construction 
of the Headquarters Hotel such as tax increment funds from urban renewal districts often 
have restrictions that limit their use. Thus, the key question when considering whether an 
investment in the Headquarters Hotel is worthwhile is what other investments could the 
funds be used for, and what kind of benefits would those investments return to the 
Region?  
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FISCAL IMPACTS OF A HEADQUARTERS HOTEL 
Additional spending generated in Portland by events attracted or retained by the Headquarters 
Hotel will result in additional tax revenue to the State of Oregon, Metro, and the three counties 
that compose the Portland area.14 To estimate the amount of tax revenue generated by events 
attracted or retained by the Headquarters Hotel, we used the estimates of spending shown in 
Table 2, the allocation of expenditures by county in Table 7, and additional assumptions to 
convert this spending to a base amount on which the respective tax rates are applied. We used the 
following assumptions to estimate the base amounts on which taxes are applied: 

• Personal Income Tax: We assumed that 55% of the new Labor Income reported in Table 
8 would be subject to this tax, which has a tax rate of 5.6%. This represents the level of 
taxable income after deductions and non-taxable income and benefits are deducted from 
gross income. 

• Hotel Occupancy Tax: We assumed that 90% of expenditures for Lodging & Incidentals 
and Staff Living in Table 5 would be subject to this tax. All of this expenditure would be 
subject to the State tax of 1%, and expenditures in the individual counties would be 
subject to this tax at the rate in each County.  

• Excise Tax: Metro charges a 7.5% Excise Tax on revenue received by the OCC. To 
estimate this revenue, we made assumptions for the share of event expenditures made at 
the OCC by Event Organizers and Exhibiting Companies (100% of exhibition space, 
50% of equipment rental, 50% of additional space, and 20% of services hired, based on 
expenditure per delegate-days at the OCC only). 

• Business License Fee: The City of Portland has a Business License Fee that is 2.2% of 
net business income in the City. For this analysis, we assumed that 90% of output 
(business sales) in Multnomah County will occur in the City of Portland, and that net 
business income is 5% of total sales.  

• Motor Vehicle Rental Tax: Multnomah County levies a tax of 12.5% on motor vehicle 
rentals in the County. To estimate these expenditures, we used average daily delegate 
spending on auto rentals reported in the ExPact 2004 Study ($6.66) and applied this to the 
number of OCC delegate-days. 

• Business Income Tax: Multnomah County levies a tax of 1.45% on business income in 
the County, which we assumed is 5% of total Output in the County as reported in Table 
8.  

The analysis in this section does not include all of the fiscal tax and fee revenue that jurisdictions 
will receive as a result of operation of the Headquarters Hotel. Visitation and jobs generated by 
the Hotel, for example, will increase demand for electricity which will generate utility tax 
revenue to the City. The Hotel will also increase property tax revenues to jurisdictions by 
increasing property values around the Hotel and by supporting businesses and households that 
otherwise would not be in the Region (the Headquarters Hotel itself will probably be exempt 
from property taxes for a period as part of the public participation in the project). We did not 
include these revenue sources because their relationship to the Headquarters Hotel is indirect and 

                                                 
14 Those events, and the secondary business activity they generate, will also increase the demands on the services that the tax 
revenues pay for. This memorandum looks only at tax revenues.  
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difficult to estimate. We also expect relatively little additional revenue from sources not included 
in this analysis.15 

Table 12 shows the result of applying these assumptions to the estimated level of spending and 
economic impacts in this report. Table 12 shows that events attracted or retained by the 
Headquarters Hotel are expected to generate almost $3.8 million in tax revenue in 2013 (in 2004 
dollars). The majority of this revenue is from the Hotel Occupancy Tax and the State’s Personal 
Income Tax. 

Table 12. Tax revenue from expenditures by events attracted or retained by the 
Headquarters Hotel, 2013 ($2004) 
Jurisdiction/Tax Assumption Input  Tax Base Tax Rate Revenue
State of Oregon $1,464,600

Personal Income Tax 55% of total labor income $41,329,270 $22,731,000 5.6% $1,272,900
Hotel Occupancy Tax 90% of lodging and staff living 

expenditures
$21,296,621 $19,167,000 1.0% $191,700

Metro $107,000
Excise Tax 100% exhibition space 50% equipment 

rental; 20% services hired by event 
organizers at OCC)

$1,426,890 7.5% $107,000

City of Portland $77,819
Business License Fee 5% of output in City of Portland, which is 

90% of output in Multnomah County
$70,744,663 $3,537,233 2.2% $77,819

Multnomah County $1,925,700
Hotel Occupancy Tax 81% of lodging expenditures $19,167,000 $15,525,000 11.5% $1,785,400
Motor Vehicle Rental Tax OCC delegate spending on auto rentals 

($6.66 per delegate-day)
$666,000 12.5% $83,300

Business Income Tax 5% of output in Multnomah Co. $78,605,181 $3,930,000 1.45% $57,000
Clackamas County $92,000

Hotel Occupancy Tax 8% of lodging expenditures in the Region $19,167,000 $1,533,000 6.0% $92,000

Washington County $147,600
Hotel Occupancy Tax 11% of lodging expenditures in the 

Region
$19,167,000 $2,108,000 7.0% $147,600

TOTAL ANNUAL IMPACT $3,814,719  
Source: ECONorthwest. 

QUALITATIVE IMPACTS OF THE HEADQUARTERS HOTEL 
So far in this report we have focused on the economic impacts of the Headquarters Hotel that we 
can quantify in terms of spending, income, jobs, and tax revenue. The Headquarters Hotel will 
have additional impacts that are more difficult to quantify in terms of spending or jobs; this 
section describes these impacts. A 2005 report by KPMG16 identified several qualitative 
economic benefits that the tri-county region would experience from operation of a Headquarters 
Hotel adjacent to the OCC: 

• Enhancing the Portland area’s image as a business, meeting, and tourist destination. 

                                                 
15 In other regions, the bulk of fiscal impacts generated by events at a convention center are from sales tax revenue. Oregon, 
however, does not have a sales tax. 

16 KPMG.  Economic/Fiscal Impact Analysis for a Proposed HQ Hotel Adjacent to the Oregon Convention Center. Prepared for 
Metro E R Commission. July 2005. 
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• Regional and national exposure through destination marketing and visitation. This will  
encourage return visits to Oregon for travel and recreation that will generate additional 
economic impacts in the state. 

• Providing a first-class support hotel for the OCC, improving the performance of that asset 
and the return on the Region’s investment in that facility. 

• Providing a catalyst for urban redevelopment projects in the Lloyd Center District. 

In addition, we would add: 

• Supporting new and niche industries in Portland by giving them exposure to national 
markets. 

On this last point, by allowing the OCC to bring more national and international events to 
Portland, a Headquarters Hotel can allow the OCC to better support new and niche industries in 
Oregon by showcasing these industries and giving them exposure to national and international 
markets. For example, attracting a national or international wine-related event could showcase 
Oregon wineries and give them exposure to potential customers that they otherwise might not 
have the budget to reach. In this way, the OCC can help the Portland region to transition from 
old declining industries to new growing industries. Making this transition is critical for continued 
economic vitality in the Region. Examples of industries that could benefit in this way include 
craft brewing, high technology, biotechnology, alternative energy, computer security, and food 
processing. 

A recent article in the Willamette Week17 illustrates another point about qualitative economic 
impacts associated with a Headquarters Hotel. The article claims that Portland has never gotten 
the NBA All-Star Game because it lacks a Headquarters Hotel near the Rose Garden arena. In 
addition to the spending by players and visitors that such an event would bring, it would also 
bring national exposure to Portland through televised shots of the city that would cost millions if 
Portland were to buy that airtime for advertising.  

The Portland region has made substantial investments and efforts to ensure that Portland is an 
international center of commerce and culture. Examples of these investments and efforts include 
improvements to Portland International Airport and efforts to attract national and international 
flights, port facilities and efforts to attract and retain international shipping lines, improvements 
to major transportation facilities, encouragement of downtown redevelopment, investments in 
light rail transit, and construction and operation of performing arts, sports, and cultural facilities. 
The OCC itself is an example of the Region’s investments and efforts to ensure that Portland is a 
center of commerce and culture. The investment in the OCC, however, is not generating the 
highest return of benefits to the Region because it lacks a Headquarters Hotel. Investing in a 
Headquarters Hotel will increase the return on the Region’s investment in the OCC. 

                                                 
17 Gerald, Paul. “Ill-Starred: Why Portland Never Gets the NBA All-Star Game.” Willamette Week. February 15, 2006. 
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