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1. INTRODUCTION 

1.1 Project Description 

On behalf of the Mohegan Tribal Gaming Authority, Beals and Thomas, Inc., retained Community 

Opportunities Group, Inc. (COG) and Jeffrey Donohoe Associates (JDA) to prepare an economic and fiscal 

impact analysis of a proposed casino gaming facility in Palmer, Massachusetts. The project includes a 319,000 

square foot casino with a 224,000 square foot hotel (300 rooms), a second hotel with an indoor/outdoor water 

park and 300,000 square feet of retail space including an eight screen Cineplex.  The Mohegan Sun 

Massachusetts project will be developed on a 150-acre site near Exit 8 of the Massachusetts Turnpike. The 

total estimated development cost is $678.5 million, although this estimate does not include all development 

costs.  The estimate of $678.5 million includes hard construction costs and traditional soft costs (permitting, 

design, etc.), the project will incur a number of additional expenses which will increase the overall cost, such 

as land acquisition, licensing, financing and associated costs.  

1.2 Approach and Methodology  

The consulting team’s scope of work included the following tasks: 

 

 Definition of geographic study area.  In consultation with the Town’s peer review consultants, the 

“study area” has been defined as Palmer (first tier); the nearby towns of Ludlow, Wilbraham, 

Belchertown, Ware, Warren, Brimfield, Monson, Sturbridge, and Southbridge (second tier); and the 

cities of Springfield and Chicopee to the west (third tier)). 

 Socioeconomic assessment of the study area. The assessment covers population characteristics, 

social resources, economic resources, and cultural and community institutions, focusing primarily on 

Palmer and, as appropriate, other communities in the study area. 

 Literature review of selected scholarly and professional research on the local and regional impact of 

casino gaming. 

 Interviews with town departments and review of data provided by the Town.  

 Site visits to comparable casino gaming facilities in other states (three in Pennsylvania, one in 

Michigan and one in Minnesota). 

 Estimate of direct, indirect, and induced economic impact. 

 Estimate of state revenues to be generated by the project. 

Estimate of demands on local government services, the associated cost of those services, and local revenues 

generated by the project – that is, the project’s fiscal impact on Palmer.  The conclusions of the fiscal impact 
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analysis (FIA) are informed by interviews with town staff, the literature review, and consultation with local 

officials in other communities with casino gaming compounds. 

1.3 Considerations 

1.3.1 Introduction 
Casinos can be controversial land uses in many communities, inciting lively debates on the positive and 

negative impacts a casino has on all aspects of a community and region. Casinos have been hailed as 

economic development tools, and advocates argue that they provide jobs, create revenue for local and state 

governments, and increase property values. Opponents argue that casinos bring crime, congestion, and 

negative social impacts related to problem gambling, and hurt local businesses. Hundreds of researchers have 

attempted to determine the impact of casinos. Although the methodologies used vary widely and many 

impacts are context-specific and thus difficult to generalize, most studies find that casinos have both positive 

and negative impacts. Overall most impacts are moderate, especially compared with expectations.  

 

1.3.2 Background 

E X P O R T  G R O W T H  T HE O R Y  

Most researchers and economic development professionals theorize that casinos will have the greatest 

economic benefit if they function as an export industry, attracting customers from outside the community. 

These outside patrons inject new spending into the local economy, essentially expanding the tax base and 

creating a multiplier effect that leads to additional job creation, spending, and tax revenue. It is also theorized 

that the host community experiences fewer negative social impacts if the casino functions as an export 

industry, based on the reasoning that casino patrons take their social problems with them when they leave. 

Factories are typical export industries, producing goods that are purchased by outside consumers. The 

opposite of an export industry is a local industry, a business that serves mostly local customers and, instead 

of drawing new funds into the community serves as a substitute for other spending. Restaurants are a typical 

analogy for a local industry. Because local industries redistribute spending that was already occurring in the 

community, they have fewer economic development benefits.  

 

Many academic articles question whether a casino functions more like a factory or a restaurant. The answer is 

not straightforward, as the impacts are highly context-specific and an establishment may function as both a 

factory and a restaurant. In addition, some academics argue that export growth theory overlooks the fact that 

a casino adds entertainment options to a community, which is an economic benefit. Also, some argue that 

casinos can create economic growth without a transfer of wealth.  

S U B S T I T U T I O N  E F F E C T  V S .  C O M PL E M E NT A R Y  E F F E C T  

Related to the export growth theory is the question of whether a casino serves as a substitution to other 

businesses in town or whether it complements other businesses. Some argue that a casino simply diverts 

spending from other businesses in town, creating no new economic activity (and thus little economic 

development benefit) and hurting existing businesses. Others believe that casinos complement other 

industries, particularly hospitality and tourism, theorizing that when visitors come to the town to visit the 

casino they also spend money at other businesses. It does not necessarily hurt the local economy if a casino 

acts as a supplement rather than a complement to existing businesses, however. A 2008 study prepared by the 
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Spectrum Gaming Group for the Commonwealth of Massachusetts determined there was little evidence to 

support a substitution effect. The study also determined the net effect of casinos is almost certainly positive, 

especially in the case of destination casinos such as Mohegan Sun Massachusetts.  

F A C T O R S  T H A T  AF F E C T  C A S I N O  I M P A C T S   

It is very difficult to generalize the impacts of a casino from one location to another because so many impacts 

are context-specific, highly dependent on the characteristics of the casino and of the community. When 

estimating the impacts of a casino, it is important to consider the following factors.  

 

 Proximity to population centers. The number of visitors affects the extent of both the positive and 

negative impacts of a casino. A casino located near, for example within a two-hour drive, of a large 

population center has access to a larger number of potential consumers than a casino located in a rural 

area, far from population centers.  

 Proximity to other casinos. The casino market can become saturated if casinos are located too close to 

each other, which has a negative impact on all casinos in the market.  

 Type of casino: destination vs. convenience. Different types of casinos draw different types and 

volumes of visitors, which has an effect on the casino’s impact on a community. “Destination” casinos are 

larger, with hotels and other amenities. They tend to draw more customers from outside the region 

(and/or the state) and are often perceived as having more positive economic development impacts than 

smaller, “convenience” casinos, which tend to draw a more local crowd. 

 Type of gambling. The form(s) of gambling offered at a casino can also influence economic, fiscal, and 

social impacts. For example, the economic development benefit of a facility with only gambling devices is 

often smaller than a facility with devices and table games.   

 Setting. Casinos located in urban area have different impacts than casinos located in rural areas. For 

example, the public transportation system in an urban area may make a casino located there more 

accessible by means other than a private automobile.  

 Origin of patrons. According to the export growth theory, casinos have the greatest economic benefit for 

a community and state if they attract customers from other states, as these patrons essentially expand the 

state’s tax base. Out-of-state patrons are also theorized to reduce negative social impact on the host 

community since they take their social problems with them when they leave. 

1.4 Summary of Impacts 

In general, the findings of this analysis suggest the beneficial impacts to a community from the development 

of a destination casino resort are not as positive as the industry would like the public to believe and the 

detrimental impacts of the project are not as negative as casino opponents would like the public to believe.   

The benefits of increased tax revenue at the local level are partially offset by potential reductions in future 

state aid to the host community and by an increased demand for certain municipal services.  Municipal 



 Mohegan Sun Massachusetts - Fiscal and Economic Impact Analysis 

Community Opportunities Group, Inc. | Jeffrey Donohoe Associates |INTRODUCTION  4 

 

services most likely to see an increase in demand due to the casino development include building inspection 

services, health inspection services, police service and ambulance service.   

The benefit of an increase in local job opportunities is offset by the pay scale in the service industry jobs being 

created.  However, the casino segment of the service industry traditionally has higher wages than the 

industry as a whole.  The proposed Mohegan Sun Massachusetts casino development is projected to create 

1,980 jobs with an average annual wage of $41,100. This wage level aligns with the average wages of 

$790/week for Palmer residents. 

The fear of an increase in crime associated with a casino development is a hotly debated matter.  Even 

without an increase in crime rates due to the casino development, it is likely the total number of crimes will 

increase because of the increase in the covered population due to casino visitors. The fear a casino 

development will undermine the local economy is countered by examples where the casino has either had no 

appreciable impact on the local economy or resulted in additional non-casino growth. 

In total, the proposed Mohegan Sun Massachusetts project is expected to bring local economic benefits 

sufficient to offset the cost of increased municipal services thereby providing a net positive economic and 

fiscal benefit to Palmer. 
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2. SOCIOECONOMIC ASSESSMENT 

2.1 Definition 

A socio-economic impact analysis (SIA) evaluates the impact of development on a community’s social 

fabric and economic well-being. It relates to the economic and fiscal impact studies described later in this 

report because characteristics of populations living in a project’s study area may affect the demands they 

place on public services. In turn, this could affect the demand for (and thus the cost of) public services 

associated with the proposed casino development.  

 

For purposes of this chapter, the study focuses on Palmer. As appropriate, it also includes the nearby towns 

of Wilbraham, Belchertown, Ware, Warren, Brimfield, Monson, Sturbridge, and Southbridge, and the cities of 

Springfield and Chicopee.    

2.2 Study Area Conditions  

 

2.2.1Population Characteristics 

P O P U L A T I O N  G R O W T H  

According to Census 2010, the total population of the project area is 323,632. Excluding Springfield and 

Chicopee, both large population centers, the study area’s towns are home to a combined total of 115,000 

people. Over the past twenty years, virtually all of the area’s population growth has occurred in the towns, 

and mainly in Belchertown, Brimfield, and Sturbridge. By contrast, Palmer has grown very little, in fact its 

population dropped slightly in the past decade. Nevertheless, Palmer has consistently housed about 3.8 

percent of the study area’s total population.  
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Table 2.1. Study area Population Change (1980-2010) 

 Decennial Census Population Increase/Decrease % 

Geography 1980 1990 2000 2010 1990-2010 2000-2010 

PALMER 11,389 12,054 12,497 12,140 0.7% -2.9% 

Brimfield 2,318 3,001 3,339 3,609 20.3% 8.1% 

Chicopee 55,112 56,632 54,653 55,298 -2.4% 1.2% 

Ludlow 18,150 18,820 21,209 21,103 12.1% -0.5% 

Monson 7,315 7,776 8,359 8,560 10.1% 2.4% 

Springfield 152,319 156,983 152,082 153,060 -2.5% 0.6% 

Wilbraham 12,053 12,635 13,473 14,219 12.5% 5.5% 

Belchertown 8,339 10,579 12,968 14,649 38.5% 13.0% 

Ware 8,953 9,808 9,707 9,872 0.7% 1.7% 

Southbridge 16,665 17,816 17,214 16,719 -6.2% -2.9% 

Sturbridge 5,976 7,775 7,837 9,268 19.2% 18.3% 

Warren 3,777 4,437 4,776 5,135 15.7% 7.5% 

Total 302,366 318,316 318,114 323,632 1.7% 1.7% 

 Source: University of Massachusetts, Donohue Institute, State Data Center, and 

Community Opportunities Group, Inc. 

 

F I V E - Y E A R  P O P U L A T I O N  P R O J E C T I O N  

According to Nielsen Claritas, the study area will experience a very slow rate of population growth over the 

next five years. The “no-build” projection for 2018 is 324,954 people, up from 323,632 in 2010. By 2018, the 

region is expected to house some 126,986 households, up from 125,900 (2010). The proposed casino gaming 

facility is not expected to have a significant impact on regional population or household growth. 

P O P U L A T I O N  AG E  

For most communities in the project area, the population is aging consistent with national trends. Dependent 

children (0-18 years) make up larger shares of the population in Springfield and Belchertown than the other 

communities, with 27 percent and 25.2 percent, respectively.1 By contrast, Wilbraham has the largest 

percentage of seniors (18.8 percent), followed by Ludlow (16.6 percent). In a pattern quite different from 

Palmer’s other neighbors, Belchertown has seen significant growth in the number of residents between 45 and 

64 years – a group that more than doubled from 15.5 percent in 1990 to 33.1 percent in 2010. The same age 

cohort has increased in Palmer, too, but not to the same degree. Since 1990, Palmer has experienced slight 

decreases in its youngest and oldest populations, but on balance, the proportion of under-18 and over-65 

residents has remained relatively constant.   

  

                                                           

 
1 Bureau of the Census, Census 2010, Summary File 1, DP-1, “Demographic Profile Data.” 
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Table 2.2. Population by Age Cohort (2010) 

  Age Cohort Percent of Total Population  

Geography Total 0-20 20-24 25-44 45-64 65-74 75 and 

over 

PALMER 12,140 23.6% 6.1% 24.9% 31.0% 6.7% 7.7% 

Brimfield 3,609 23.7% 3.8% 23.1% 35.5% 8.1% 5.8% 

Chicopee 55,298 23.7% 6.9% 25.7% 27.7% 7.7% 8.3% 

Ludlow 21,103 21.9% 6.3% 25.5% 29.7% 8.2% 8.3% 

Monson 8,560 25.0% 5.1% 22.3% 34.8% 7.7% 5.2% 

Springfield 153,060 31.3% 8.8% 25.8% 23.2% 5.6% 5.4% 

Wilbraham 14,219 25.9% 4.0% 18.1% 33.1% 8.7% 10.1% 

Belchertown 14,649 27.3% 4.9% 24.5% 33.1% 5.9% 4.4% 

Ware 9,872 24.2% 5.6% 25.5% 29.9% 7.8% 7.0% 

Southbridge 16,719 25.7% 7.0% 26.9% 26.6% 6.5% 7.3% 

Sturbridge 9,268 26.6% 3.8% 25.2% 29.9% 8.0% 6.4% 

Warren 5,135 26.6% 6.1% 25.3% 29.9% 6.5% 5.6% 

Total 323,632 27.7% 7.3% 25.2% 26.7% 6.6% 6.5% 

 Source: Bureau of the Census, Census 2010, Summary File 1, DP-1, and 

Community Opportunities Group, Inc. 

 

R A C E  &  E T H N I C I T Y  

Most of the communities in the study area are predominantly white, with little racial or ethnic diversity.  

Over 95 percent of Palmer’s population is white, and similar conditions exist in all of the nearby towns except 

Southbridge. Springfield, Chicopee, and Southbridge all have sizeable populations of minorities.2 

Southbridge and Chicopee have significant Hispanic or Latino populations (27 percent and 15 percent of the 

population, respectively). In Springfield, 51.8 percent of the population is white and 22 percent, African 

American. About 39 percent of the City’s residents classify themselves as being of Hispanic or Latino 

heritage. 

H O U S E H O L D S  

There are nearly 126,000 households and 81,000 families in the project area.3 In line with national trends, 

household sizes have declined throughout the region, and the proportion of family households has declined, 

too. The percentage of households that are families ranges from a low of 58 percent in Chicopee to a high of 

76 percent in Wilbraham. Today, 63 percent of Palmer’s households are families and 45 percent of all 

households are families with children under 18. About 23 percent of the town’s households are single people 

living alone – mainly but not exclusively senior citizens. Single-parent families account for 18 percent of all 

Palmer households and about 29 percent of all Palmer families. Regionally, the average family size ranges 

from 2.92 in Palmer to 3.22 in Springfield. 

                                                           

 
2 Census 2010, DP-1. 

3 Census 2010, DP-1. 
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Table 2.3. Households by Type (2010) 

 Total Married Family Other Family Nonfamily 

Geography Households Total Pct. Total Pct. Total Pct. 

PALMER 5,099 2,314 45.4% 919 18.0% 1,866 36.6% 

Brimfield 1,429 851 59.6% 149 10.4% 429 30.0% 

Chicopee 23,739 8,868 37.4% 4,959 20.9% 9,912 41.8% 

Ludlow 8,080 4,313 53.4% 1,256 15.5% 2,511 31.1% 

Monson 3,279 1,836 56.0% 484 14.8% 959 29.2% 

Springfield 56,752 17,222 30.3% 18,834 33.2% 20,696 36.5% 

Wilbraham 5,309 3,439 64.8% 598 11.3% 1,272 24.0% 

Belchertown 5,595 3,234 57.8% 768 13.7% 1,593 28.5% 

Ware 4,120 1,851 44.9% 779 18.9% 1,490 36.2% 

Southbridge 6,866 2,642 38.5% 1,627 23.7% 2,597 37.8% 

Sturbridge 3,611 2,152 59.6% 457 12.7% 1,002 27.7% 

Warren 2,021 960 47.5% 391 19.3% 670 33.2% 

 Source: Census 2010, Summary File 1, DP-1, and Community Opportunities Group, Inc. 

 

Many of the region’s householders are quite young, especially in Springfield, Chicopee, and Southbridge. 

Almost 23 percent of all households in Springfield are headed by someone under 35 years of age. Similar 

conditions exist in Southbridge (20 percent) and Chicopee (19 percent), perhaps because these communities 

have larger inventories of affordable housing. Palmer, Warren, and Ware fall in the middle regionally, for 

under-35 householders make up about 15 percent of the total. The proportion of young householders declines 

as the towns become smaller, more rural, or simply more affluent. For example, in Brimfield and Wilbraham, 

young householders are few and far between, i.e., less than 10 percent of total households.  

E D U C A T I O N AL  A T T A I N M E N T  

With a few exceptions, the communities in 

Palmer’s region have lower levels of 

educational attainment than the state 

overall. The region’s highest rates of 

educational attainment exist in Wilbraham 

(where 50 percent of all working-age 

residents have at least a four-year college 

degree), followed by Sturbridge, 

Belchertown, and Brimfield. In many 

communities, including Palmer, less than 

20 percent of the working-age population 
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has a four-year college degree.4 Southbridge, Springfield, and Chicopee have the lowest levels of educational 

attainment. In these communities, 20 percent or more of the population 25 years and over has less than a high 

school education. In Southbridge, 60 percent of residents 25 and over have only a high school diploma or less, 

while only 15 percent have earned at least a four-year college degree.5 More than half (55 percent) of Palmer’s 

working-age residents have only a high school diploma or less.  

I N C O M E  A N D  P O V E R T Y  

The low rates of educational attainment in Palmer and most of the region contribute to the population’s 

limited earnings power and depressed household incomes. In Palmer, where the median household income is 

$50,638 (2010), almost half the town’s residents have low or moderate incomes (LMI).6 In addition, a larger 

percentage of children, homeowners, renters, and families in Palmer live in poverty than the state overall.7 

Still, five other communities in the study area – Chicopee, Springfield, Southbridge, Ware, and Warren - have 

even greater economic needs. By contrast, Wilbraham has a much higher median household income of 

$86,611, a relatively well-educated population, and a very low poverty rate. The highest incidence of poverty 

in Wilbraham exists among renter households (22 percent). 

Table 2.4. Income and Poverty 

Community Median Household 

Income 

Median Earnings: 

Employed Labor 

Force 

Percent Low- or 

Moderate-

Income 

Households 

Poverty Rate 

(Total 

Population) 

PALMER $50,638 $37,154 47.7% 11.8% 

Brimfield $75,625 $42,911 38.5% 3.5% 

Chicopee $44,226 $33,404 54.0% 15.4% 

Ludlow $61,008 $38,957 40.2% 5.5% 

Monson $73,004 $44,080 33.9% 8.4% 

Springfield $34,628 $31,100 63.6% 27.6% 

Wilbraham $89,336 $52,007 25.9% 3.1% 

Belchertown $77,090 $44,286 35.0% 5.7% 

Ware $51,094 $36,950 52.1% 13.7% 

Southbridge $47,234 $31,401 57.1% 12.7% 

Sturbridge $71,607 $46,791 34.4% 9.2% 

Warren $55,030 $38,421 59.5% 8.0% 

     

 

                                                           

 
4 Bureau of the Census, American Community Survey 2006-2010, Five-Year Estimates, B15002, “Highest Level of 

Education, Population 25 Years and Older,” detailed tables series. 

5 Ibid. 

6 ACS 2006-2010, B19013, “Median Household Income;” Massachusetts Department of Housing and Community 

Development (DHCD), “FY2013 Community Wide Needs Score,” 2012; and ACS 2006-2010, 

B17001, “Incidence of Poverty.” 

7 ACS 2006-2010, B17001 



 Mohegan Sun Massachusetts - Fiscal and Economic Impact Analysis 

Community Opportunities Group, Inc. | Jeffrey Donohoe Associates |SOCIOECONOMIC ASSESSMENT  10 

 

L A B O R  F O R C E  

The study area has a total labor force of 153,000, two-thirds of which is in Springfield and Chicopee.8  The 

unemployment rate over the entire study area is 8.3 percent, which is higher than the state rate of 6.2 percent.9 

The cities of Springfield and Chicopee have the highest rates of unemployment, at 10 percent and 8 percent, 

respectively, while Sturbridge, Belchertown, and Wilbraham have rates slightly better than the state average, 

i.e., between 5 percent and 6 percent.  

 

As of November 2012, Palmer’s labor force included 6,490 people, 7.8 percent of whom were unemployed. 

While the rate of joblessness has followed regional economic trends over the past decade, Palmer’s 

unemployment rate has remained consistently above the state average.10 There are many more workers than 

jobs in Palmer, with a job/workforce ratio of 0.78. Nevertheless, a significant number of Palmer residents, 34 

percent, find work in town.11   

 

The more than 12,000 unemployed residents in the study area provide a pool of workers from which a 

significant portion of the 3,150 jobs the Mohegan Sun Massachusetts project is estimated to create can be 

filled.   

 

 

2.2.2 Social Resources 

M U N I C I P AL  C A P A C I T Y  

The study area consists of two cities - Springfield and Chicopee – and ten towns.  Springfield, the largest city 

in Western Massachusetts, has a “strong mayor” government (so-called “Plan A”) with a city council 

composed of ward and at-large members. Chicopee operates under a mayor-council form of government. 

Palmer and Southbridge, the most urbanized of the ten towns, have adopted charters for council-manager 

governments.  In Palmer, the town manager serves as chief administrative officer and head of town 

government’s executive branch. He reports to a seven-member town council, which includes four district 

members and three at-large members. Southbridge also has a council-manager form of government. In 

Southbridge, the town manager reports to a nine-member town council and its five subcommittees. Ludlow, 

the most populous of the ten towns, has a representative town meeting with a board of selectmen and town 

administrator. The remaining towns – Brimfield, Monson, Wilbraham, Belchertown, Ware, Sturbridge, and 

Warren – all operate with traditional board of selectmen/open town meeting governments. Most have a town 

administrator or town manager, or another type of administrator to coordinate municipal services on a day-

to-day basis.   

The resources available to support local government vary based on factors such as population, size of tax 

base, and revenue sources, and sometimes the degree of municipal responsibility for services. For example, 

                                                           

 
8 Massachusetts Executive Office of Labor Force and Workforce Development (EOLWD), Labor Force and Unemployment 

Data, 2012. 

9 Ibid. 

10 Mass EOLWD, Employment and Wages Data (ES-202),2012. 

11 Pioneer Valley Planning Commission (PVPC), “Community Profile – Palmer,” 2011. 
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Palmer provides fire protection and public drinking water services through fire and water districts that 

operate independently from town government. The districts collect and expend their own revenue, so their 

service costs are not reflected in Palmer’s municipal finance data. As a result, public safety and public works 

spending per capita in Palmer falls below that of most neighboring towns, but Palmer’s spending overall is at 

the low end of the per capita spending range, as compared to neighboring communities.  , as shown in Table 

2.6.  In the past few years, Palmer has been working to restore municipal jobs that had been reduced or 

eliminated due to earlier revenue shortages.  

 

Table 2.6. Municipal Expenditures Per Capita, Project Study area (Fiscal Year 2011) 

Community General 

Government 

Public 

Safety 

Public 

Works 

Culture & 

Recreation 

Human 

Services 

Debt  Other Schools 

PALMER $83 $138 $88 $65 $19 $413 $266 $1,245 

Brimfield $119 $88 $177 $50 $33 $135 $11 $1,438 

Chicopee $78 $284 $74 $53 $26 $400 $120 $987 

Ludlow $99 $253 $173 $28 $34 $443 $146 $1,122 

Monson $87 $171 $107 $55 $23 $356 $505 $1,308 

Springfield $204 $358 $69 $82 $26 $167 $269 $1,798 

Wilbraham $145 $292 $121 $61 $14 $172 $55 $1,334 

Belchertown $153 $196 $99 $47 $44 $387 $300 $1,546 

Ware $139 $298 $100 $36 $57 $449 $258 $1,233 

Southbridge $116 $285 $123 $26 $47 $295 $253 $1,320 

Sturbridge $135 $285 $114 $47 $48 $245 $144 $1,551 

Warren $106 $210 $97 $42 $31 $112 $60 $647 

 Source: Massachusetts Department of Revenue, Division of Local Services, Municipal 

Data Bank.  

 

Fiscal stress can be seen in other study area communities, too. In high-growth Belchertown, municipal 

spending per capita increased 17 percent between Fiscal Year (FY) 2006 and 2010. Approximately 15 percent 

of the increase is attributable to debt service, for Belchertown built new schools, new police and fire stations, 

and facilities for seniors and youth during the 1990s and early 2000s.12 In Ware, debt service accounts for over 

16 percent of the total municipal budget. In fact, debt service per capita in Ware exceeds that of all other cities 

and towns in the study area. Still, Ware has unmet capital improvements needs; its Community Development 

Strategy (CDS)13 identifies needs for energy efficiency and Americans with Disabilities Act (ADA) 

modifications in some town facilities. In general, Chicopee, Ludlow, Palmer, and Ware spend 

disproportionately large shares of their annual operating budgets on debt service. Monson has pressing 

                                                           

 
12 Town of Belchertown, “General Town Info,” http://www.belchertown.org/residents/towninfo. 

13 Author’s Note. The Community Development Strategy (CDS) is a document the Department of Housing and 

Community Development (DHCD) requires from non-entitlement communities seeking Community Development Block 

Grant (CDBG) funds. 
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municipal facility needs, too, because its town hall suffered extensive damage during the 2011 tornado. As a 

result, town departments relocated temporarily to the former Hillside School on Thompson Street, and the 

Police Department is operating out of temporary trailers. Design of Monson’s new Town Hall is anticipated 

in one or two years.    

S C H O O L S  

In addition to the region’s cities, the towns of Palmer, Ludlow, Belchertown, Ware, Monson, and Southbridge 

operate local K-12 school districts. Wilbraham, Warren, Brimfield, and Sturbridge belong to regional school 

districts.  Several towns also participate regionally in Chapter 74 vocational-technical schools or, like 

Springfield and Chicopee, they operate Chapter 74 programs in their own high schools. Palmer’s local school 

district includes an elementary school (Old Mill Pond Elementary), a middle school (Converse Middle 

School), and a high school (Palmer High). A regional vocational high school, Pathfinder, also located in 

Palmer, serves Palmer and the towns of Belchertown, Granby, Hardwick, Monson, New Braintree, Oakham, 

Ware, and Warren.  Table 2.7 shows the approximate school enrollments and spending per student for each 

community in the region. The region has five colleges, numerous private schools, five charter schools, and 

several public and private special education programs.  

Table 2.7. Approximate School Enrollments and Spending Per Student 

 FY13 Foundation Enrollments FY11 

Community Regional 

Schools 

Ch. 74 

Schools 

Local 

Schools 

Total 

Students 

Per Pupil 

Expenditure 

PALMER†  198 1,656 1,854 $12,789 

Brimfield* 293  299 592 $11,913 

Chicopee   7,750 7,750 $12,695 

Ludlow   2,855 2,855 $12,113 

Monson†  93 1,305 1,398 $11,824 

Springfield   27,951 27,951 $14,635 

Wilbraham‡ 2,565  0 2,565 $11,508 

Belchertown†  107 2,597 2,704 $10,865 

Ware†  89 1,371 1,460 $12,017 

Southbridge§  243 2,377 2,620 $13,215 

Sturbridge* 731  910 1,641 $11,012 

Warren†‖ 799 51 0 850 $11,113 

 Source: Mass. Department of Elementary and Secondary Education (DESE), 

“Chapter 70 Trends” and “Per Pupil Expenditure Reports.” FY13 Foundation 

Enrollment is the number of students DESE used to calculate the community’s 

minimum education contribution and Chapter 70 aid. FY11 is the most recent 

year for which average per-pupil expenditures (year-end actual) can be 

determined.  

Key: †Pathfinder Voc-Tech; *Tantasqua Regional; ‡Hampden-Wilbraham 

Regional; §Southern Worcester Voc-Tech; ‖Quaboag Regional. For Wilbraham 

and Warren, “local schools” is zero because the towns belong to K-12 regional 

districts.  
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P U B L I C  H E A L T H  A N D  S A F E T Y  

Like many small towns, Palmer provides fire and water service through special districts that operate 

independently of town government. The town has four separate water districts and three fire districts as well 

as a full-time police department and emergency dispatch center. A review of 2010 Uniform Crime Reporting 

(UCR) statistics of the towns in the target area for which the data was available (Belchertown, Ludlow, 

Palmer, Southbridge, Ware and Wilbraham) shows Palmer has crime rates that are close to average.  The 

violent crime rate in Palmer was higher than average (4.2 per 1,000 of population compared to 3.1 per 1,000 of 

population) but its property crime rate was lower than average (15.6 per 1,000 of population compared to 16.9 

per 1,000 of population)14.   

 

A review of the social service needs of the region was conducted by the Pioneer Valley Planning Commission 

(PVPC) in 2008.  The report examined the rates at which populations in different communities access social 

service programs.  The study area communities in the report include Palmer, Ludlow, Wilbraham, 

Belchertown, Ware, Brimfield, Monson, Chicopee and Springfield.  Sturbridge, Southbridge and Warren were 

not included because they are part of Worcester County.  For purposes of comparison, Springfield was 

ignored because it skewed the average figures.  According to the PVPC report, Palmer residents access these 

social programs at rates that are close to average.    Palmer’s rate of participation in Temporary Aid to Needy 

Families in 2005 was 6.12 per thousand.  While the third highest rate in the area, it is only slightly above the 

average of 5.89 per thousand.  Palmer’s participation in WIC was 18.45 per thousand.15; the average for the 

area was 15.58.  While 11.2 per thousand residents were admitted to substance abuse programs 16; the average 

for the area is 11.35.   

 

R E S I D E N T I AL  S T A B I L I T Y  

For many years, the Palmer Community 

Development Office has administered 

Community Development Block Grant 

(CDBG) funds received from the 

Massachusetts Department of Housing 

and Community Development (DHCD). 

The funds support a Housing 

Rehabilitation Program that helps lower-

income residents make home repairs.  

Detached single-family homes make up a 

majority (64 percent) of Palmer’s housing 

stock, while multifamily units make up 16 

                                                           

 
14 http://www.ucrdatatool.gov/ 

15 Mass DPH, “Womens, Infants, and Childrens (WIC) Participation per 1,000 People,” prepared by PVPC, 2005. 

16 Massachusetts Department of Public Health, MassCHIP, “Admission to Substance Abuse Treatment Programs Per 1,000 

People, 2005,” prepared by the Pioneer Valley Planning Commission, January 2008 
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percent of the housing stock.17 Small apartment buildings and two-family homes tend to be located near the 

centers of each village. Most Palmer households (71 percent) own their own homes.18 The residential 

foreclosure rate for single-family homes has averaged around 17 units per year, a rate of 0.5 percent.19  

Table 2.8. Residential Stability Indicators 

   Households with High 

Housing Costs 

 

Community Total 

Units 

Housing 

Vacancy 

Rate 

Owners Renters  Subsidized 

Housing 

Inventory 

PALMER 5,534 7.9% 32.4% 45.7% 4.9% 

Brimfield 1,598 10.6% 28.1% 59.5% 5.4% 

Chicopee 25,140 5.6% 32.5% 47.1% 10.1% 

Ludlow 8,383 3.6% 27.2% 42.7% 2.1% 

Monson 3,438 4.6% 26.8% 35.6% 4.3% 

Springfield 61,706 8.0% 38.7% 56.7% 16.2% 

Wilbraham 5,497 3.4% 28.6% 48.3% 4.6% 

Belchertown 5,839 4.2% 26.5% 42.1% 6.4% 

Ware 4,590 10.2% 34.4% 41.8% 9.7% 

Southbridge 7,527 8.8% 40.4% 48.4% 6.6% 

Sturbridge 3,989 9.5% 26.0% 51.1% 5.5% 

Warren 2,211 8.6% 33.3% 25.0% 4.9% 

      

 

L O C AL  A N D  R E G I O NA L  I N S T I T U T I O N S  

A variety of local and regional institutions provide social services as well as planning and economic 

development support for the communities in the study area. At the local level, public libraries, Councils on 

Aging, and Recreation Commissions or departments provide social and community services programming in 

each community. Municipalities in the region are served by two regional planning agencies: the Pioneer 

Valley Planning Commission (PVPC) and the Central Massachusetts Regional Planning Commission 

(CPRMC). Regional social service and economic development organizations that serve the target area include 

the Economic Development Council of Western Massachusetts, Valley Opportunity Council, Springfield 

Partners for Community Action, Greater Springfield Convention and Visitors Bureau, Quaboag Valley 

Community Development Corporation, and the Quaboag Valley Business Assistance Corporation.  

 

                                                           

 
17 ACS 2006-2010, B25024, “Units in Structure.” 

18 ACS 2006-2010, B25007, “Tenure by Age of Householder.” 

19 The Warren Group, Foreclosures, user-defined database query, 2007-2011. 
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Portions of the community are part of two major interstate tourism and economic development corridors. 

Sturbridge, Brimfield, and Southbridge are part of the Quinebaug-Shetucket National Heritage Corridor, 

nicknamed “The Last Green Valley,” which includes thirty-five towns in Massachusetts and Connecticut. 

 

The corridor between Hartford, Connecticut and Springfield is marketed as “New England’s Knowledge 

Corridor,” a name that emphasizes the area’s rich history of innovation, invention, and world-class 

educational assets. 

2.2.3 Economic Resources  

S I Z E  O F  E C O N O M Y  

There are 10,513 businesses in the target area, employing 127,259 people (Table 2.9).20 More than half of these 

businesses and jobs are located in Springfield, a regional economic center supporting over 74,000 jobs. 

Springfield is the only net importer of jobs in the region, and several large businesses are located there 

including Baystate Health System, the Massachusetts Mutual Life Insurance Company, Solutia, Inc. (Division 

of Monsanto Chemical Co.), the Smith & Wesson Company, Bank of America, Big Y Foods, Inc., Northeast 

Utilities, and the Republican newspaper. Chicopee has the next largest economy in the region, with over 1,300 

businesses and 18,861 jobs. The remaining towns are primarily residential, “bedroom” communities with 

small economies. Palmer’s economy is average for the region, with 426 businesses that employ 5,076 workers.  

 

Table 2.9. Summary of Local Economies 

Community No. of 

Establishments 

Avg. 

Monthly 

Employment 

Avg. Weekly 

Wages 

Avg. 

Employees per 

Establishment 

PALMER 426 5,076 $790 12 

Brimfield 94 498 $672 5 

Chicopee 1,371 18,861 $774 14 

Ludlow 507 6,647 $778 13 

Monson 207 1,290 $789 6 

Springfield 6,044 74,205 $949 12 

Wilbraham 372 4,439 $741 12 

Belchertown 318 2,640 $633 8 

Ware 256 2,647 $743 10 

Southbridge 486 5,592 $818 12 

Sturbridge 347 4,754 $615 14 

Warren 85 610 $811 7 

TOTAL 10,513 127,259  12 

Source: Mass. Executive Office of Labor Force and Workforce Development, ES-
202, 2011 

 

                                                           

 
20 Mass EOLWD, ES-202, 2012. 
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M A J O R  I N D U S T R I E S  

Most jobs in the study area are in service-providing industries. Compared to the state, the region has a large 

concentration of jobs in education and health services with numerous hospitals and educational institutions. 

Nearly a third of all jobs in the study area are in these fields.21 Other significant industries include retail trade, 

leisure and hospitality, and manufacturing. The composition of Palmer’s economy is consistent with the 

region overall, with most jobs in education and health services (37 percent of all jobs), manufacturing (13 

percent of jobs), and retail trade, transportation and utilities (12 percent of jobs) (see Chart A).22 Major 

employers in Palmer include Wing Memorial Hospital and Air Liquide America Corporation, a manufacturer 

of surgical and Medical instruments. The interchange on the Massachusetts Turnpike and intermodal freight 

facility offering full customs clearance have also helped to establish Palmer as a key cargo distribution center. 

Palmer has an industrial park located in Bondsville.  

 

Despite having some large employers, average businesses in the impact area are small, most with 12 

employees or fewer, suggesting a more local-focused economy. Although most of the largest companies are 

located in Springfield, other towns have regional employers as well. For example, Wilbraham is home to the 

Friendly Ice Cream Corporation while Chicopee has Callaway Golf Ball Operations, Inc., Spalding Sports  

 

 

Worldwide, Covidien (a healthcare products manufacturer), Dielectrics Inc. (a medical device manufacturer), 

Avery-Dennison (labeling and packaging manufacturer), John R. Lyman Company (liquid and vapor  

handling products), and one of the largest printing plants of the Wall Street Journal (Dow Jones & Co.) 

publisher. Other economic draws in the region include Ware’s factory outlets, the triannual Brimfield 

                                                           

 
21 Ibid. 

22 Ibid. 
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Antiques Show, and Old Sturbridge Village, a re-created historic village that attracts 275,000 visitors 

annually.23 

 

W A G E S  

Although the region has a concentration of jobs in education, health services, and manufacturing, which are 

often relatively high paying jobs, wages in the region are low compared to the state. Average weekly wages 

in 2011 ranged from a low of $615 in Sturbridge to a high of $949 in Springfield.24 Wages in Palmer are 

average for the region at $790/week. 

 

R E C E N T  T R E N D S  

The region has been losing jobs for decades with the decline of manufacturing, once the staple of the region’s 

economy. The recent recession has also affected the region’s economy. Since 2007, the communities in the 

study area lost nearly 3,300 jobs, and as noted previously, the unemployment rate is currently above the 

statewide level. Major closures in the last five years include Wright Mills in Warren and the state-run Monson 

Developmental Center for severely disabled residents in Monson. The center was located on a historic 650-

acre campus adjacent to Palmer and, together with Palmer, Monson is currently considering reuse options in 

conjunction with the state Division of 

Capital Asset Management.25 

R E S I D E N T I AL  HO U S I N G  M A R K E T  

Housing prices vary considerably among 

the communities in the target area. 

Median sales prices in 2011 ranged from a 

low of $105,000 in Warren to a high of 

$245,000 in wealthy Wilbraham.26 

Consistent with national trends, housing 

sales prices increased substantially in all 

communities between 2001 and 2006, but 

have decreased significantly since 2006. 

Property values in Palmer fall within the 

middle of the study area. In 2011, Palmer’s 

median single-family sale price was 

$151,000, reflecting a 23.9 percent decrease since 2006. A similar pattern can be seen in most study area towns, 

but for some, the recession has had a particularly harsh impact on housing prices. In communities like 

                                                           

 
23 Town of Sturbridge, “Master Plan,” (March 2011), 2-21 

24 Mass EOLWD, ES-202, 2012. 

25 Lori Stabile, “Monson Developmental Center Reuse Committee begins discussions about possible new uses for 

property,” The Republican, September 24, 2012. 

26 The Warren Group, Town Stats, user-defined database query, calendar year housing sales and median sale prices, 2001-

2011. 
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Warren and Southbridge, home prices fell so dramatically that in 2011, the median sale price was lower than 

that of 2001.   

2.2.4 Community & Cultural Resources 

H I S T O R Y  

Although some communities in the study area were settled in the 1600s, most were established in the early- to 

mid-eighteenth century.  Palmer was initially settled in 1716 and incorporated as a town in 1776. Most 

communities, including Palmer, began as agrarian settlements but transitioned into industrial economies in 

the nineteenth century when mills sprung up along the region’s waterways and new railroad lines made the 

region’s goods available to a broader market. Regional mills produced goods sold across the country, 

including textiles, weapons, and carriages, and brought prosperity to the region. Three of Palmer’s villages--

Bondsville, Thorndike, and Three Rivers--developed around the mills constructed along the Quaboag, Swift, 

and Ware Rivers, which produced cotton goods, straw hats, carpets and wire (the town’s fourth village, 

Depot Village, grew around the town’s railroad depot). Each village developed its own commercial center 

and residential neighborhoods. The success of the mills attracted laborers and the town’s population grew to 

over 11,000 in 1925, but thereafter decreased as the mills declined, closed, and consolidated. Today, 

Thorndike Village’s impressive granite textile mills and workers’ housing reflect the town’s industrial 

heritage. As water-powered industry declined across the region, commercial activity shifted away from the 

historic downtowns to sites easily accessible to the region’s major roadways including the Massachusetts 

Turnpike and Interstate 91.   

H I S T O R I C  R E S O U R C E S  

Local historic commissions and private organizations have taken an active role to preserve the region’s 

historic resources and many remnants of the region’s long, rich history remain. Most communities in the 

study area have at least one designated historic district and many properties in the region are listed on the 

National Register of Historic Places. However, only three communities, Wilbraham, Monson, and 

Belchertown, have adopted the Community Preservation Act, which can provide funds for historic 

preservation, among other things. Notable historic resources include the Wilbraham & Monson Academy in 

Wilbraham; the Norcross mansion (home of Emily Norcross Dickinson, mother of poet Emily Dickinson) in 

Monson; and Springfield’s neighborhoods of Victorian “Painted Lady,” Queen Anne, and Tudor style homes. 

Other historic properties have been converted to museums including Wilbraham’s Old Meetinghouse 

Museum and the Hearst House Museum, the Stone House Museum in Belchertown, and the Jacob Thomas 

House in Monson. While some of the region’s many mill buildings have been redeveloped, many remain 

vacant and deteriorating. 

 

R E C R E A T I O N  F A C I L I T I E S   

Each community has a mix of public and private recreation facilities. Public facilities include parks, playing 

fields, ice skating rinks, playgrounds, pools and beaches, community centers, as well as bicycle and hiking 

trails, providing opportunities for both active and passive recreation.  Many municipalities are also home to 

camps, golf courses, country clubs, and other private recreation facilities. Public spending on recreation and 

open space ranges from a low of $2 per capita in Springfield to a high of $72/person in Palmer.  27 Palmer’s 

                                                           

 
27 Massachusetts Department of Revenue Division of Local Services, “General Fund Expenditures, FY2010.” 
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public recreational facilities include the Walter (Beebe) Chase Memorial Park, Legion Field, Forest Lake Park, 

Crystal Park, Burleigh Park, Midura Family Conservation Area, Eager Playground, Nick Laviolette Park in 

the village of Three Rivers, Three Rivers Village Common, and Endelson Playground in Bondsville. Some of 

these facilities are in disrepair. For example, the Endelson Playground is currently being rehabilitated with 

CDBG funds. Residents of Palmer have expressed a desire for expanded recreational facilities, as have 

residents of Ware, Warren, and Ludlow.  

 

C U L T U R AL  R E S O U R C E S  

Springfield is home to important cultural institutions such as the Basketball Hall of Fame, the Springfield 

Symphony, City Stage, MassMutual Center, and the Springfield Library and Museums Association. Old 

Sturbridge Village, one of the country’s oldest (est. 1946) and largest living history museums is another 

valuable resource in the area. Several communities have smaller historic themed museums, such as the 

Monson Civil War Museum and Belchertown’s Stone House Museum. Ludlow is home to two professional 

soccer teams: the Western Mass Pioneers and Western Mass Lady Pioneers. 

 

N A T U R A L  R E S O U R C E S  

The study area is rich with natural resources. The hilly landscape is largely forested, crisscrossed with rivers, 

and dotted with lakes and ponds.  Important natural resources include the Connecticut River, which runs 

through Springfield and Chicopee, the Chicopee River, and the Wilbraham Mountain Range. The Quabbin 

Reservoir abuts the northwestern corner of Ware, at the edge of the study area.  Thousands of acres of 

conservation land are permanently protected, and within the study area there are state forests, state parks, 

wildlife sanctuaries, and wildlife management areas. Palmer has a varied landscape of plains and hilly 

uplands, and four rivers cross through its borders: the Chicopee, Quaboag, Ware, and Swift. More than half 

of Palmer’s land area of 32 sq. mi. remains undeveloped.28 

 

 

 

                                                           

 
28 MassGIS, “Land Use (2005),” 2005, updated in June 2009. 
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3. ECONOMIC IMPACT  

3.1 Overview 

The development of the Mohegan Sun Massachusetts casino resort will bring substantial economic 

benefits for Palmer and the larger region. The project is expected to result in construction investments in 

the range of more than $678 million (including soft costs and contingencies), creating hundreds of 

construction jobs.  Once operational, the project is expected to support 3,156 direct jobs, as well as many 

other indirect and induced jobs.   

 

This section of the analysis quantifies the expected economic impacts associated with the development 

and operation of the Mohegan Sun casino project on the Town of Palmer and the larger region.  The 

analysis includes specific estimates for: 

 

 The facility's potential to recapture gaming-related spending by residents traveling to out-of-state 

gaming establishments; 

 Direct, indirect, and induced changes in employment and wages, considering both temporary and 

permanent jobs, based on a regional model from the U.S. Bureau of Economic Analysis (RIMS‐II); 

 Potential for spin‐off business growth; 

 Impact on small businesses and cultural institutions in Palmer and surrounding communities; and 

 Impact on regional real estate market and residential property values. 

Each of these issues is evaluated separately, in order to understand the impacts of the project on the 

Town of Palmer and the larger region.  The analysis utilizes information from a variety of sources, 

including interviews with municipal officials, including but not limited to published data on employment 

and wages, an economic impact model from the U.S. Department of Commerce’s Bureau of Economic 

Analysis and private sector projections from Nielsen/Claritas.   

3.2 Impact Assessment 

 

3.2.1 Destination, Recapture and Substitution Effects 
Destination, recapture and substitution effects to be estimated by Mohegan Tribal Gaming Authority’s 

independent market study, currently being prepared separately. 
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3.2.2 Employment and Wages: Direct, Indirect, Induced  
 

The Mohegan Tribal Gaming Authority (MTGA) provided employment estimates for the proposed casino 

project.  The information includes permanent employees at the facility, stated as full-time equivalents 

(FTEs), as well as wage data for individual employment categories.   

 

The MTGA’s employment plan provides detailed information regarding the expected employment at the 

proposed casino resort.  Employment is categorized based on job titles, with anticipated wages, tips and 

fringe benefits for each job title.  In addition to wages, MTGA includes a 50% allowance for employment 

overhead costs, including taxes, fringe benefits and other benefits.  Overall, MTGA estimates that 

Mohegan Sun Massachusetts and its affiliated operations (waterpark, retail center, etc.) will directly 

employ 3,156 FTEs at build-out.  Annual compensation is estimated to be $153.10 million, including 

$111.7 million in wages and tips and $41.4 million in employment overhead and benefits.  The Table 

below provides a summary of the projected employment and wages.   

  



 Mohegan Sun Massachusetts - Fiscal and Economic Impact Analysis 

Community Opportunities Group, Inc. | Jeffrey Donohoe Associates |ECONOMIC IMPACT  22 

 

 

Table 3.1. Summary of Employment and Wages by Department 

  

FTEs 
Wage 

Rate 

 Estimated 

Hourly 

Tips/Incentives  

 Wages 

Rate 

Including 

Tips  

 Total 

Wages 

Including 

Tips  

Fringes 

Rate 

 Fringes 

Total  

 Total 

Compensation  

Table Dealer 

            

482   $     6.05   $       16.65   $    22.70  

 

$22,774,776   $  3.03   $3,034,965   $    25,809,741  

Table Supervisor         124   $   23.80   $             -     $    23.80   $ 6,115,200   $11.90   $3,057,600   $      9,172,800  

Security Officer 

            

129   $   10.45   $             -     $    10.45   $ 2,812,894   $  5.23   $1,406,447   $      4,219,341  

Valet Attendant 

            

118   $    7.70   $        8.00   $    15.70   $ 3,841,882   $  3.85   $  942,118   $      4,784,000  

EVS Attendant 

            

116   $    9.35   $             -     $      9.35   $ 2,265,120   $  4.68   $1,132,560   $      3,397,680  

Slot Attendant 

              

64   $  13.86   $      12.52   $    26.38   $ 3,518,161   $  6.93   $  924,217   $      4,442,378  

Housekeeping 

Guestroom/Other 

              

62   $  12.10   $        2.00   $    14.10   $ 1,820,061   $  6.05   $  780,948   $      2,601,009  

Beverage Server 

              

74   $    4.40   $      30.00   $    34.40   $ 5,261,176   $  2.20   $  336,471   $      5,597,647  

Cage Cashier 

              

43   $  12.65   $        2.00   $    14.65   $ 1,317,466   $  6.33   $  568,804   $      1,886,269  

Table Lead 

Supervisor 

              

28   $  26.44   $             -     $    26.44   $ 1,536,631   $13.22   $  768,315   $      2,304,946  

Slot Tech 

              

27   $  17.33   $             -     $    17.33   $   975,373   $ 8.67   $  487,687   $      1,463,060  

General 

Maintenance 

Engineer 

              

41   $  14.81   $             -     $    14.81   $ 1,268,433   $ 7.41   $  634,216   $      1,902,649  

Marketing Rep 

              

25   $  11.55   $             -     $    11.55   $   593,534   $ 5.78   $  296,767   $         890,301  

Surveillance 

Agent 

              

23   $  11.55   $             -     $    11.55   $   544,073   $ 5.78   $  272,036   $         816,109  

All Other Casino 

Property 

Positions            624   $  17.94   $        2.72   $    20.66  

 

$26,807,444   $ 8.97  

 

$11,639,050   $    38,446,494  

 

Total Casino 

Property 

Positions         1,980        

 

$81,452,225    

 

$26,282,201   $   107,734,426  

Source:  MTGA 

 

In addition to the 1,980 employees at the casino and hotel property as outlined in Table 3.1, there will be 

additional employment at the waterpark hotel and retail center.  The creation of a second hotel with 

indoor/outdoor waterpark, a 300,000 retail center with Cineplex and additional on-site restaurants is 

expected to create 1,176 additional jobs, with a projected payroll of $30.2 million.  This brings the 

projected total direct employment for Mohegan Sun Massachusetts to 3,156, with total wages (including 

tips) of $111.7 million.   
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Wages for support functions, such as hotel, retail and food service jobs, are consistent with regional 

service and retail jobs.  However, the 1,980 jobs at the casino resort are estimated to have an average wage 

of more than $41,100 annually.  Mohegan Sun Massachusetts includes an allowance of 50% for benefits, 

taxes, and other employment support costs, bringing the total compensation to an average of more than 

$61,000 per employee.   

 

The addition of 3,156 FTEs represents a substantial increase in employment within the Town of Palmer.  

According to the Massachusetts Executive Office of Labor and Workforce Development (EOLWD), 

average total employment in the Town of Palmer was 5,076 in 2011, indicating that the Mohegan Sun 

Massachusetts project would represent an increase of more than 60% in the Town’s employment base.  It 

should be noted that the hotels, waterpark, some restaurants and retail venues, will be developed and 

operated by separate entities.  However, these components are integral to the operation of the project, 

and therefore the employment from these component activities is included in the overall total.   

 

The overall average wage for the 1,980 employees at the resort casino property, based on the MTGA data, 

is approximately $41,100 annually.  This is higher than the average wage for the Leisure and Hospitality 

sector in the Springfield, MA New England Consolidated City and Town Area (NECTA).  According to 

the Massachusetts EOLWD, the average wage in the Leisure and Hospitality sector in the Springfield 

NECTA was $26,700 in 2011.  Locally, EOLWD indicates that the average wage in the Accommodation 

and Food Service sector was $14,040 in 2011, while the average wage in the Arts, Entertainment and 

Recreation sector was $19,136.  The MTGA average wage of $41,100 is almost triple the Palmer average 

wage in the Accommodation and Food Service sector, and more than double the Palmer average wage in 

the Arts, Entertainment and Recreation sector.   

 

In order to evaluate the total impacts of the proposed casino resort, an economic impact analysis of the 

project was conducted using the Regional Input-Output Modeling System (RIMS II), developed by the 

U.S. Department of Commerce’s Bureau of Economic Analysis.  RIMS II estimates the changes in the 

overall economy as a result of significant new economic activity.  RIMS II provides estimates of the 

indirect and induced impacts of a project, and produces multipliers for jobs and wages which result from 

new economic activity.  For this project, a RIMS II model which evaluates Hampden County’s economy 

was utilized.   

 

Indirect impacts are generated by spending of the business for the business-related activities and 

purchases.  In  the case of the proposed casino resort, indirect impacts would include, but not be limited 

to; spending on items such as paper goods, food purchases, the acquisition of casino supplies such as dice 

and cards, and the use of outside services such as advertising, landscaping or shipping.  Induced impacts 

are generated when employees of the casino resort spend their wages in the regional economy.  For 

example, when an employee buys groceries, medical services or goes to a movie, the wages recirculate in 

the economy.   

 

For purposes of this analysis, the RIMS II multipliers for indirect and induced impacts are combined into 

a single impact estimate.  RIMS II provides separate multipliers for specific sectors.  In the case of the 

proposed casino resort, three separate sectors are utilized, including: 
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 Amusement, Gambling and Recreation; 

 Accommodation;   

 Food Service; and  

 Retail. 

The employment and wage information provided by the MTGA was segregated based on these 

categories.  Overall, the proposed casino has 2,215 positions in the amusement and gambling sector, 235 

jobs in the accommodation sector, 118 positions in the food services and drinking places sector and 588 

positions in the retail sector.  Total wages in the amusement and gambling sector represent more than 

half of the wages from the proposed casino resort project.  

 

The RIMS II model provides a separate multiplier for jobs and wages within each sector.  The Table 

below provides a summary of the multipliers for indirect and induced wages and jobs for each of the 

three key sectors.  As shown in the Table, the 3,156 direct jobs are expected to generate an additional 921 

indirect and induced jobs, which equates to an overall multiplier of 0.292.  The annual direct wages of 

$111.7 million (excluding benefits) are projected to result in indirect/induced wages of $61.0 million, an 

overall multiplier of 0.547. 

 

 

Table 3.2. Direct and Indirect/Induced Employment and Wages 

  Direct Jobs Direct Wages 

Amusement, Gambling and Recreation                          2,215   $             84,737,064  

Accommodation                              235   $               6,864,676  

Retail                             588   $             17,372,133  

Food Services and Drinking Places                             118   $               2,707,032  

Total                          3,156   $            111,680,905  

  Indirect/Induced 

Jobs Multiplier 

Indirect/Induced 

Wages Multiplier 

Amusement, Gambling and Recreation                         0.2330                          0.5185  

Accommodation                          0.6809                          0.8672  

Retail                         0.3594                          0.5454  

Food Services and Drinking Places                        0.2869                          0.6210  

  Indirect/Induced 

Jobs Impact 

Indirect/Induced 

Wages Impact 

Amusement, Gambling and Recreation                             516   $              43,936,167  

Accommodation                              160   $                5,953,047  

Retail                             211   $                9,474,762  

Food Services and Drinking Places                               34   $                1,681,067  

Total                             921   $              61,045,043  

Source:  Bureau of Economic Analysis and Jeffrey Donohoe Associates  
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In addition to the ongoing annual economic impacts of the proposed casino resort, there will also be 

impacts associated with the construction and development of the project.  The estimated project cost for 

the project, as provided by MTGA, is $678.5 million.  This figure includes: $513.9 million for hard costs; 

$64.8 million for soft costs; and $99.7 million for furniture, fixtures and equipment.   

 

Previous evaluations of large-scale development projects indicate that the percentage of costs allocated to 

direct labor typically ranges from 30% to 40%.  For purposes of the analysis, it is assumed that 40% of 

total project costs are allocated to direct labor, indicating that the $513.9 million project (construction hard 

costs) will include $204.0 million in direct wages.  Information from EOLWD indicates that the average 

construction wage in the Hampden County Workforce Investment Area (WIA) is $51,827.29  This indicates 

that the $204.0 million in construction wages would support 3,937 person–years of construction 

employment, based on the region’s estimated average construction wage of $51,827.    

 

Using RIMS II multipliers for the construction sector, the indirect/induced impacts can be estimated.  The 

RIMS II model indicates that the earnings multiplier for construction wages is 0.6099, indicating that for 

every dollar of direct wages, another 61 cents in wages is paid in other sectors of the economy.  Based on 

the $204.0 million in projected construction wages for the proposed project, the indirect/induced wage 

impacts for the construction of the proposed casino resort will be $124.4 million, making the total direct, 

indirect and induced wage impacts more than $328 million.  Similarly, the RIMS II multiplier for 

construction jobs is 0.7480, such that the 3,937 direct jobs will create 2,945 indirect/induced jobs, making 

the total job impacts of the construction of the project equal to 6,882.  The local impacts of construction 

activity are expected to be significant, due to the level of local spending by workers involved in the 

development of the project. 

 

In addition to the labor impacts associated with the development of the proposed casino resort, the 

project is expected to generate additional impacts through the purchase of construction materials, 

estimated at approximately $230 million for the project.  Additional impacts will be created by the 

acquisition of furniture, fixtures and equipment for the casino and hotel, as well as gaming systems and 

security equipment. The extent of impacts associated with the construction of the project will depend on 

which materials, supplies, furniture and equipment can be procured locally versus being brought in from 

outside the region.   

 

3.2.3 Potential for Spin-Off Business Growth 
As discussed in the evaluation of indirect and induced impacts, the operation of the proposed casino 

resort is expected to generate spin-off economic activity, including both jobs and wages.  The spin-off 

impacts of the casino are expected to create 921 additional jobs, and more than $61.0 million in 

indirect/induced wages.   

 

Though it is difficult to say with certainty where spin-off businesses and employment might be created, 

prior studies offer some insight.  A 2003 study evaluating the economic impact of the casino industry in 

Illinois offers some useful information.   The study, which used the IMPLAN economic input-output 

                                                           

 
29 May 2011 average wage of $49,359 increased by 5 percent to reflect inflation. 
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model, identified that the majority of spin-off activity was in the trade, finance, insurance and real estate 

sectors.  The extent to which these impacts are felt locally depends in part on the number of vendors and 

employees who are located in the host county, in this case, Hampden County.   

 

In terms of direct impacts associated with the operation of Mohegan Sun Massachusetts, the most useful 

indicator of the potential impacts is the level of activity that Mohegan Sun’s Connecticut operation 

experiences.  Due to the breadth of products used within the casino operation (as well as the hotel, 

restaurant and retail components), Mohegan Sun has hundreds of vendors providing products and 

services to their Connecticut resort casino.  The map below illustrates the number of vendors that 

Mohegan Sun has within the State of Connecticut.  More than 100 separate vendors from within the State 

provide goods and services to the resort casino, including more than fifty companies located within 25 

miles of the property.  Obviously, the resort casino has to purchase some goods and services outside the 

25 miles radius, since some goods and services are not available locally.    

 

In terms of the types of goods and services, which are provided by outside vendors, some of the 

categories include but are not limited to: 

 

 Advertising and promotional services; 

 Office supplies; 

 Transportation services; 

 Paper goods; 

 Cleaning supplies; 

 Furniture; 

 Electronics; 

 Telecommunications and data services; 

 Restaurant equipment; 

 Casino supplies; 

 Equipment repair; 

 Linens;  

 Food products; 

 Alcoholic beverages;  

 Non-alcoholic beverages; and  

 Fresh produce.   

 

According to local regional business data from the Quaboag Hills Chamber of Commerce and other on-

line business databases, companies which provide virtually all of the products and services outlined 

above are located in the Palmer region.  The ability of local and regional businesses to secure business 

opportunities will depend on their ability to provide quality products and services to Mohegan Sun 

Massachusetts at competitive prices. 

 

The potential for local business growth is significant.  The restaurant operations at Mohegan Sun 

Massachusetts, which are expected to generate as much as $30 million in revenues, could purchase as 

much as $12 million in locally- and regionally-sourced products, supplies and services.  Hotel operations, 

which are expected to generate up to 200,000 occupied room nights, could create additional local 
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expenditures of up to $2 to $3 million or more per year, for items ranging from printing and advertising 

to locally grown produce, cleaning supplies and room supplies.  Overall, it is estimated that the Mohegan 

Sun Massachusetts and its tenants operations will outsource up to $30 million annually to regional 

businesses.  It should be noted that this spending is in addition to any spending generated by tourists and 

spending increases induced by Mohegan Sun employees spending in the region.   

 

 

3.2.4 Impact on Small Businesses 
The creation of more than 3,156 direct jobs, 921 indirect, and induced jobs and almost 6,900 direct and 

indirect construction jobs at the proposed Mohegan Sun Massachusetts project in Palmer will 

undoubtedly have a positive impact on a number of small businesses.  Simply put, many people 

patronize locally owned small businesses, and the increased wages paid at the proposed casino resort 

will be spent by employees in the region at stores, shops, restaurants, auto repair shops and other locally 

owned businesses.   

 

It is also possible that some new small businesses will be established in the region, in part as a result of 

the resort casino.  In some locations, new hotels, restaurants and/or convenience retail outlets have been 

established to capitalize of traffic generated by casinos.  In addition, some local businesses may also 

benefit from providing goods and/or services to the casino on short notice to meet the needs/requests of 

VIPs, entertainers and/or high rollers.   

 

A published report from wwlp.com indicates that there are both positive and negative impacts on small 

businesses.   Restaurants may be negatively impacted as gamblers benefit from incentive programs which 

offer free meals for certain levels of play.  However, local businesses benefit from spending by employees 

of casinos and related on-site businesses.  The Mayor of Montville (CT), where the Mohegan Sun Casino 

is located, credits the spending by casino employees for the development of a new Home Depot and Stop 

& Shop in the community.   

 

As discussed elsewhere in this report, the transfer of discretionary entertainment spending from other 

venues to a casino could also result in some business reductions.  However, the proposed resort casino 

will also support local and regional businesses through the purchase of goods and services necessary to 

the operation of the facility.  These goods and services could include transportation companies, meat and 

produce vendors, bakeries, printing companies, beverage distributors, newspapers, radio stations, 

professional consultants and/or construction contractors.   

 

Finally, as discussed above, the operation of Mohegan Sun Massachusetts is expected to result in 

purchases from outside vendors of $30 million or more annually.  Further, Palmer and the larger region 

have businesses which could supply many of the goods and services required by Mohegan Sun 

Massachusetts on a regular basis, including but not limited to advertising and printing services, cleaning 

supplies, furniture, electronics, telecommunications and data services, restaurant equipment, casino 

supplies, and food products. 
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3.2.5 Impact on Regional Housing Market 
 

The proposed casino resort is expected to have little to no impact on regional real estate values.  As part 

of the case study analyses prepared for this project, several assessors and town building officials were 

contacted to discuss impacts of casino resort development on their respective real estate markets.  

Assessors and building officials noted limited impacts on real estate values, citing limited amounts of 

new commercial, retail or residential development in proximity to the casino properties.  Though the 

casinos themselves and directly associated facilities represent substantial increases in assessed value, few 

supporting developments are typically required from a market perspective.  In some cases, new 

restaurants or gas station/convenience stores are developed in an attempt to capitalize on casino-related 

traffic, but this is considered an infrequent occurrence.   

 

In order to understand the likely commuting patterns of Mohegan Sun Massachusetts employees, an 

evaluation of commuting patterns for Mohegan Sun at Pocono Downs (MSPD) employees was reviewed.  

According to data provided by MTGA, MSPD employs more than 1,600 people at its facility, which is 

located in proximity to Interstate 81.  Among the 1,600 employees, 1,375 commute less than 30 minutes, 

while the remaining 257 employees commute more than 30 minutes each way.  The situation is similar in 

Mohegan Sun’s Connecticut facility, where more than 80% of employees have a commute that is less than 

30 minutes. 

 

In terms of the location of the Mohegan Sun 

Massachusetts site, its proximity to the 

Massachusetts Turnpike will allow for greater 

geographic coverage in easterly and westerly 

directions.  The presence of the Turnpike will 

allow employees as far west as Chicopee and 

Springfield, and as far east as Worcester and 

Auburn to make the commute in under 30 minutes.  

The 30-minute commuting distance from the north 

includes Belchertown and Ware, while the 

commuting range from the south includes several 

Connecticut communities.  This indicates that the 

majority of employees (80% or more) are likely to 

live within this geographic area.  As such, any real estate activity driven by the project is also expected to 

occur within this geographic region.   

 

The residential real estate market is also expected to see little to no impact.  The proposed casino gaming 

facility is not expected to have a significant impact on regional population or household growth. Some 

higher level employees of the casino resort may in-migrate to the region, as the necessary skills for upper 

level positions necessary for the operation and management of a casino resort may not be readily 

available in the Palmer region, since the gaming industry is new to the region.  However, the Town of 

Palmer and the larger region have a sufficient supply of housing to meet the needs of potential in-
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migrants.  In-migration will represent an additional source of demand for the regional housing market, 

and should therefore help to stabilize and strengthen the housing market.   

 

However, the current economy will have an impact on the number of employees expected to in-migrate 

to the area.  In a more constrained labor market, it might be necessary to “import” workers.  However, 

with the unemployment rate currently above 8%, it appears that there is an ample supply of available 

labor in proximity to the proposed casino resort.  Further, the proximity of the project to the 

Massachusetts Turnpike will allow Mohegan Sun Massachusetts to draw employees from a broader 

geographic region, including the western portion of the Worcester labor market.    

 

The development plan indicates the possibility of 4,078 direct, indirect and induced jobs as a result of the 

project.  To put this number into context, there are more than 12,600 persons unemployed in the casino 

study area, including almost 500 in the Town of Palmer.  If all of the anticipated 4,078 jobs were filled by 

residents within the study area, the overall unemployment rate would fall from 8.3% to 5.6%.   

 

 

Table 3.3. Study Area Employment Statistics 

Geography Labor 

Force 

Employed Unemployed Unemployment 

Rate 

Massachusetts 3,479,900 3,263,800 216,100 6.2% 

PALMER 6,521 6,023 498 7.6% 

Ludlow 10,413 9,771 642 6.2% 

Wilbraham 6,931 6,531 400 5.8% 

Belchertown 8,409 7,973 436 5.2% 

Ware 5,213 4,824 389 7.5% 

Warren 2,470 2,298 172 7.0% 

Brimfield 1,943 1,821 122 6.3% 

Monson 4,497 4,204 293 6.5% 

Sturbridge 5,125 4,818 307 6.0% 

Southbridge 7,951 7,211 740 9.3% 

Springfield 66,140 59,486 6,654 10.1% 

Chicopee 27,463 25,444 2,019 7.4% 

Total 153,076 140,404 12,672 8.3% 

Source: Commonwealth of Massachusetts, Executive Office of Labor and Workforce 

Development. 
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4. STATE REVENUES 

4.1 Estimated State Revenues 

4.1.1 Licensing Fee 
The development of the proposed casino resort will generate substantial funds for the Commonwealth.  

Revenues will include one-time fees, such as the initial license fee, as well as recurring revenues, such as the 

tax on gross gaming revenues.   

 

Section 10(d) of the Massachusetts Gaming Law specifies the license fee requirement for a Category 1 gaming 

facility in the Commonwealth to be a minimum of $85 million. However, the authority to establish the initial 

license fee rests with the Massachusetts Gaming Commission. The specific language includes: 

 

(d) The commission shall determine the minimum licensing fee for each region, 

which shall not be less than $85,000,000, to be paid by a category 1 licensee 

within 30 days after the award of the license. The license shall set forth the 

conditions to be satisfied by the licensee before the gaming establishment shall 

be opened to the public. The commission shall set any renewal fee for such 

license based on the cost of fees associated with the evaluation of a category 1 

licensee under this chapter which shall be deposited into the Gaming Revenue 

Fund. Such renewal fee shall be exclusive of any subsequent licensing fees 

under this section. 

 

This language leaves open the possibility that the Commission could mandate a higher fee than $85 million 

and that different gaming regions within the Commonwealth could charge different fees.  For example, the 

Commission could determine that the higher population density of the Eastern region justifies a higher 

licensing fee than the Central or Western regions.   

 

In addition, the Gaming Law also specifies in Section 56(a) that each slot machine shall pay an annual 

licensing fee equivalent to $600.  In the case of Mohegan Sun Massachusetts, the 3,000 slot machines would 

generate annual revenues of $1.8 million for the State of Massachusetts.   

 

4.1.2 Annual Gaming Tax 
The Massachusetts Casino Gaming Law specifies that Category 1 casino resorts, such as the one proposed by 

MTGA in Palmer, must pay a tax equal to 25% of gross gaming revenues.  Gross gaming revenue is defined 

the amount wagered minus the winnings returned to players. Gross gaming revenue is considered to be the 

equivalent of “sales” for a gaming establishment. According to the American Gaming Association, in 2011, 

the commercial casino industry had gross gaming revenues in excess of $35 billion.  From this $35 billion in 

revenue, the industry paid nearly $13 billion in wages and benefits and more than $7.9 billion in taxes, plus 

other expenses. 
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In order to estimate the potential tax revenues to the Commonwealth, it is necessary to understand the 

number of slot machines and table games which will be housed at the proposed casino resort.  In addition, it 

is necessary to have an understanding of the potential gross gaming revenues which might accrue through 

gaming at the site for both slot machines and table games.   

 

Information provided by MTGA indicates that it is anticipated that the Palmer facility will include both slot 

machines and table games.  According to MTGA, the facility will have a total of 3,000 slot machines.  MTGA 

indicates that machines have an average price of $18,000 each, indicating an investment of $54 million in slot 

machines.  In addition to the slot machines, MTGA is planning a total of 80 table games at the proposed 

casino resort.   

 

In order to understand the revenue potential for slot machines and table games, research from the University 

of Nevada Las Vegas’ Center for Gaming Research was reviewed.  In addition, data on revenue generation 

for slot machines in Pennsylvania, Connecticut, New York City, Atlantic City and Ohio was reviewed.  

Although data was available for Nevada casinos, the unique characteristics and the dominance of the Las 

Vegas Strip casinos made use of this data less comparable than other competing markets.  It should be noted 

that the estimates included in this section are based on indicators from published average revenues per 

machine from a variety of locations, rather than being based on an independent market study.  MTGA is 

presently preparing an independent market analysis to more clearly define the market potential for Mohegan 

Sun Massachusetts, and the potential to recapture gambling dollars presently being spent by Massachusetts 

residents in other states.   

 

Table 4.1 below provides data on the range of gross gaming revenues for both slot machines and table games, 

based on a range of values identified as a result of reviewing published data for slot machine revenues from 

several states.  As shown in the Table, an average of between $79,000 and $105,000 per slot machine is used to 

represent the annual range of potential revenues at the proposed casino resort, consistent with the range of 

revenues in published data from the UNLV Center for Gaming Research.  This indicates potential gross 

gaming revenues from slot machine operations of between $237 million and $315 million annually.  Using the 

25% tax rate specified in the Massachusetts gaming law, state tax revenues from slot machine operations 

would be between $59 million and $79 million.   
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Table 4.1. Projected Gross Gaming Revenues 

  Low High 

Gaming Revenue/Machine                  $79,000                 $105,000  

# of Machines                      3,000                       3,000  

Gross Gaming Revenue      $237,000,000      $315,000,000  

Tax Rate 25.0% 25.0% 

Estimated Taxes         $59,250,000          $78,750,000  

Gaming Revenue/Table                $625,000                 $725,000  

# of Tables                           80                            80  

Gross Gaming Revenue         $50,000,000         $58,000,000  

Tax Rate 25.0% 25.0% 

Estimated Taxes            $12,500,000               $14,500,000  

Source:  UNLV Center for Gaming Research and Jeffrey Donohoe Associates 

 

A similar approach was used to estimate potential tax revenues from table games.  Based on published data 

from the UNLV Center for Gaming Research for table gaming in Ohio and Atlantic City, a range of $625,000 

to $725,000 per table is used to project tax revenues.  Based on the expected 80 tables at the proposed casino 

resort, gross gaming revenues of $50 to $58 million are projected.  Using the State’s 25% tax rate for category 1 

casinos, tax revenues from table games are estimated to be $12.5 to $14.5 million annually.  Total taxes from 

slots and table games are estimated to range from $72 million to $93 million annually.   

 

It is important to note that the slot machine revenue estimates were created using averages for several states.  

The high end of the range is based on the Connecticut average, where Mohegan Sun achieves 15% to 25% 

higher revenues than Foxwoods on a per machine basis.  If the Mohegan Sun Massachusetts project can 

achieve similar results, slot machine revenues could be as much as $115,000 per machine annually or more, or 

$345 million in slot revenues.  If table games achieve $58 million in gross gaming revenue, total gross gaming 

revenues would exceed $400 million.   

 

The Massachusetts Gaming Law provides for a distribution of gaming revenues to a variety of specific 

initiatives.  The allocation of gaming revenues are summarized in Table 4.2 below.  As shown, there are a 

number of initiatives which could potentially provide some funding back to the Town of Palmer and 

neighboring communities, including the Local Capital Projects Fund, the Gaming Local Aid Fund and the 

Transportation Infrastructure and Development Fund.  The Commonwealth’s objective in establishing these 

funds was to provide funds to host communities and neighboring communities to offset some impacts of 

casino gaming. 
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Table 4.2. Use of Gaming Revenues 

Massachusetts Cultural Council 2.0% 

Massachusetts Tourism Fund 1.0% 

Community Mitigation Fund 6.5% 

Local Capital Projects Fund 2.0% 

Gaming Local Aid Fund 20.0% 

Commonwealth Stabilization Fund 10.0% 

Education Fund 14.0% 

Gaming Economic Development Fund 9.5% 

Debt Reduction 10.0% 

Transportation Infrastructure and 

Development Fund 

15.0% 

Public Health Trust Fund 5.0% 

Race Horse Development Fund 5.0% 

Source:  Massachusetts Gaming Law 

 

However, the legislation does not appear to specify that gaming revenues from a specific portion of the 

Commonwealth must be utilized for that portion of the Commonwealth, which is to say that gaming 

revenues generated from a casino in Palmer might be used to benefit communities in Central or Eastern 

Massachusetts.  Further, the legislation appears to require an application and possibly a competitive process 

to receive funding from most of these funds.  As such, it is not possible to estimate what amount might be 

returned to Palmer or neighboring communities.   

 

A similar opportunity exists for the Town of Palmer and surrounding communities to pursue some of the 

funds associated with the casino licensing process.  As specified in section 93 of the gaming law, the licensing 

fee from all category 1 and category 2 casinos shall be allocated to a variety of funds, as described in Table 4.3 

below.   

Table 4.3. Use of Gaming Licensing Fees 

Massachusetts Tourism Fund 1.5% 

Community Mitigation Fund 10.0% 

Local Capital Projects Fund 11.0% 

Manufacturing Fund 13.0% 

Transportation Infrastructure and 

Development Fund 

14.5% 

Healthcare Payment Reform Fund 23.0% 

Race Horse Development Fund 5.0% 

Local Aid Stabilization Fund 5.0% 

Community College Fund 17.0% 

Source:  Massachusetts Gaming Law 
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Assuming that all three category 1 casinos are licensed in 2014 at a minimum license fee of $85 million each, 

this fund would exceed $250 million.  It is anticipated that impacted communities will have to compete for 

these funds, but a specific estimate of funds that Palmer might be able to receive cannot be calculated based 

on the available information. 

 

4.1.3 Room Occupancy Tax 
The State of Massachusetts imposes a room occupancy tax of 5.7% on rooms rented for $15 or more per night.  

Cities and towns have the option to levy an additional tax of up to an additional 6.0%.  For purposes of this 

analysis, the State’s 5.7% rate is used.  A review of published information for similar casino resorts in Biloxi, 

Mississippi indicates an average occupancy of 82% with an average daily rate (ADR) of $74.  Because hotels 

with waterparks normally include park admission in their quoted rates, the ADR is typically higher.  For 

purposes of this analysis, an ADR of $135 to $155 is assumed.   

 

Table 4.4. Projected Hotel Taxes 

  Conservative Optimistic 

Casino Hotel Rooms                          300                           300  

Room Nights                  109,500                   109,500  

Occupancy Rate 70% 90% 

Occupied Room Nights                    76,650                     98,550  

Average Daily Rate $65  $85  

Room Revenue $4,982,250  $8,376,750  

Hotel Tax Rate 5.7% 5.7% 

Revenue from Hotel Taxes $283,988  $477,475  

Waterpark Hotel Rooms                          300                           300  

Room Nights                  109,500                   109,500  

Occupancy Rate 70% 90% 

Occupied Room Nights                    76,650                     98,550  

Average Daily Rate $135  $155  

Room Revenue $10,347,750  $15,275,250  

Hotel Tax Rate 5.7% 5.7% 

Revenue from Hotel Taxes $589,822  $870,689  

Source:  Jeffrey Donohoe Associates LLC  

 

Each 300-room hotel offers the possibility of 109,500 room nights at 100% occupancy.  Average occupancy 

rates for casino hotel properties are typically in the 70% to 90% range.  This translates to a range of 76,650 to 

98,550 occupied room nights.  Using an average daily rate of $65 to $85 for the casino hotel, total revenues are 

projected to range from $5.0 million (conservative) to $8.4 million (optimistic).   Applying the State’s 5.7% 

occupancy tax rate to these room revenues yields expected revenues to the State of $284,000 to $477,000 

annually.   

 

A similar approach is used for the waterpark hotel.  Using an average daily rate of $135 to $155 for the casino 

hotel, total revenues are projected to range from $10.3 million (conservative) to $15.3 million (optimistic).   
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Applying the State’s 5.7% occupancy tax rate to these room revenues yields expected revenues to the State of 

$590,000 to $870,000 annually.   

 

The Town of Palmer has the option of instituting a local option room occupancy excise tax.  According to the 

State’s website, “In order to impose the local option room occupancy excise, a city or town must determine 

the new rate of the local excise, and then must immediately notify the Department of Revenue's Division of 

Local Services of its acceptance of the local excise, the rate at which the local excise is to be imposed, and the 

effective date of the rate change.”  The maximum rate for the local occupancy tax is 6%.   Based on the room 

revenues discussed above (between $15 and $23.5 million), the Town could generate between $900,000 and 

$1.4 million annually at the maximum 6% rate.   

 

4.1.4 Sales Tax 
A review of the floor space allocation plan for the proposed casino resort indicates that 3,000 square feet will 

be dedicated to “casino retail”.  At an average sales volume of $400 per square foot, a retail outlet of this size 

could generate annual sales of $1.2 million.  However, most casino retail outlets have a significant percentage 

of their sales in categories that are not taxable in Massachusetts, such as food, soft drinks and clothing.  

Assuming that 25% to 40% of sales are taxable, the casino retail center would generate $300,000 to $480,000 in 

taxable sales on an annual basis.  Using the State’s 6.25% sales tax rate, annual sales taxes would be in the 

range of $19,000 to $30,000 for the retail included in the main casino area. 

 

A similar approach is used to evaluate the larger retail space included in the development plan.  The plan 

assumes 300,000 square feet of space, with 50,000 square feet dedicated to a Cineplex, leaving 250,000 square 

feet of traditional retail space.  At an average sales volume of $400 per square foot, total sales would be $100 

million.  Assuming that 25% to 40% of sales are taxable, the 250,000 square foot retail center would generate 

$25 to $40 million in taxable sales on an annual basis.  Using the state’s 6.25% sales tax rate, annual sales taxes 

would be in the range of $1.6 to $2.5 million for the larger retail center. 

 

The Town of Palmer has the option of implementing a local option sales tax on restaurant meals.  As 

provided for in Massachusetts General Laws Chapter 64L, the community has instituted a tax of 0.75% on 

“restaurant meals originating within the city or town by a vendor at the rate of .75 percent of the gross 

receipts of the vendor from the sale of restaurant meals.”  As discussed elsewhere in this analysis, restaurant 

meals could generate as much as $30 million in sales annually, indicating a 0.75% tax could generate $225,000 

annually. 
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5. FISCAL IMPACT  

5.1 Overview 

The benefits of a casino operation in Palmer will extend well beyond the town’s borders. For example, the 

project will create jobs that benefit both residents of Palmer and the surrounding towns. It also will provide 

new revenues for the Commonwealth. However, responsibility for providing municipal services to the 

project will fall squarely on Palmer, so the casino’s fiscal impact is a critically important matter for the town. 

“Fiscal impact” refers to the relationship between the amount of revenue generated by a given land use and 

its associated community service costs.  A land use qualifies as “revenue positive” if it generates more 

revenue than the cost of the demands it places on municipal and school services, i.e., a low cost-revenue ratio.  

A “revenue neutral” land use represents the break-even point, and a “revenue negative” land use costs more 

in community services than the amount of revenue it produces. 

 

Since local governments depend on property taxes to pay for community services, fiscal impact analysis 

(FIA) has become a popular tool for development review. Still, FIA is not confined to a single “tool” because 

there are several models or methodologies from which to choose. A model is an organized, systematic way of 

analyzing data, making inferences and drawing conclusions.  

 

FIA focuses primarily on General Fund revenue because ultimately, the question addressed by any of these 

studies is whether a land use will have a positive or negative impact on the tax rate.  To answer that question, 

the analyst has to rely on known factors – historic revenue and expenditure trends, existing conditions, and 

the demographic characteristics of a community – to predict the “unknown” outcome of a future land use 

change. When the proposed land use has no precedent in the host community, the analyst must look for 

similar projects elsewhere and study their impact on the municipalities in which they are located.   

5.2 Existing Conditions 

 

In September-October 2012, the consulting team met with at least one representative of most town 

departments in Palmer. The purpose of these meetings was to gather information about local government 

operations: what each department does, how many people it employs, the kinds of services it provides, where 

it provides those services, and whether the department is functioning at, above, or below the capacity 

required to meet existing demands. This section of the report summarizes the information town staff 

provided to the consulting team.   

 

Palmer instituted a new town charter in July 2011. Today, many town departments operate under stress 

conditions due, in part, to budget cuts a few years ago when the town could not afford to maintain its then-

existing level of service. At the time, many town positions were either reduced or eliminated. More recently, 

the Town Manager has been working to restore departmental capacity case-by-case, based on departmental 

needs, service demands, and estimated revenues. For example, he reports that Palmer recently restored three 
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positions in the police department. However, he also notes that other departments still operate without 

enough personnel, e.g., the public works and recreation departments.  

G E N E R AL  G O V E R NM E N T  

As defined by the Census of Governments, “general government” is an umbrella term for administration and 

finance and other departments with licensing, permitting, or documentation and recordkeeping 

responsibilities.  

 

Administration & Finance. The Town Manager is Palmer’s chief administrative financial officer and head of 

the executive branch. The present manager, Charles Blanchard, was hired in January 2012 after serving on an 

interim basis for approximately six months. The town accountant is also a relatively new hire. When 

interviewed, he mentioned that town employee morale has been harmed by the layoffs that occurred a few 

years ago. In the accounting department, one full-time and one part-time employee try to accomplish the 

same volume of work that was previously handled by two full-time employees and one part-time employee. 

The department has not only a challenging workload but also space and facility deficiencies: small office, file 

storage needs that exceed the office’s storage capacity, a wet basement that precludes using basement space 

for file storage, and obsolete computers.  

 

The assessor’s office, also located at Town Hall, includes two full-time and two part-time personnel. The 

department generates real property and motor vehicle excise tax bills, processes abatement requests, and 

inspects properties to ensure that tax bills reflect full and fair cash market value. Echoing the town 

accountant, the assessor cites cramped space, insufficient facilities for records storage, and poor technology as 

significant problems that affect her department. 

 

Like many towns in Massachusetts, Palmer has consolidated the tax collector and treasurer positions. The 

Treasurer/Collector’s office includes three full-time and one part-time employee. The Treasurer/Collector is 

responsible for billing and collecting real and personal property taxes, excise taxes, sewer charges, fire district 

charges, and parking tickets. This department also works in a very small office at Town Hall, with space and 

file storage constraints similar to those noted above.  

 

Town Clerk. By law, the city or town clerk is the official keeper of the record, and many local government 

records can be obtained only from the town clerk’s office. In Palmer, the department is staffed with the 

official Town Clerk, a full-time position, and a part-time assistant clerk. The Town Clerk reports that it can be 

difficult to work efficiently because often, telephone calls to town departments are transferred to her office by 

mistake.   

 

Planning. Palmer has a full-time town planner who supports the Planning Board, Zoning Board of Appeals, 

Redevelopment Authority, and Energy Committee. (The planner was also responsible for helping the 

Conservation Commission for a few years, but the town recently restored the position of Conservation 

Agent.) Presently the department’s workload includes a cell tower, large-scale photovoltaic facility, and 

minor commercial and residential proposals. There are special projects and studies, too. For example, Palmer 

has instituted a temporary moratorium on lodging, rooming, and boarding houses in order to determine how 

best to regulate these uses. The moratorium resulted, at least in part, from local concerns about the impact of 

a large casino development. Palmer also has several Chapter 43D “Priority Development Sites” that it would 
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like to see developed for commercial or industrial purposes. The planner reported that she is also rewriting 

various sections of the zoning ordinance in order to make them clear. 

 

Community Development. The community development office employs a full-time community 

development director, a part-time administrative assistant, and a part-time housing rehabilitation specialist. 

This department obtains virtually of its funding from Community Development Block Grant (CDBG) awards 

by the Department of Housing and Community Development (DHCD), and occasionally from other sources 

such as MassHousing or the U.S. Department of Agriculture (USDA). Community Development administers 

a housing rehabilitation program and usually carries out a neighborhood infrastructure or public facility 

improvement each year. The department also uses CDBG funds to help pay for social services used by Palmer 

residents, including domestic violence services.   

P U B L I C  S A F E T Y  

Police Department. The Palmer Police Department consists of twenty full-time uniformed personnel 

(including the Chief, Lieutenant, four sergeants, and the patrol officers) and administrative staff. The town’s 

civilian dispatchers also work for the Police Department, providing centralized dispatch service for police, 

fire, medical/ambulance, and water emergencies. As of September 2012, the Police Department planned to 

hire three part-time officers because three officers who previously worked part-time had been promoted to 

full-time status. Typically, the department has a sergeant, at least two patrol officers, and a civilian dispatcher 

on duty at all times (three shifts each day), and sometimes there are more officers on duty at night. The 

patrols zones follow the boundaries of Palmer’s historic villages. 

 

Industry standards are not always a reliable basis for describing local capacity, but it seems clear that the 

Palmer Police Department is short-staffed and has been “running light” at least since the layoffs mentioned 

above. (For a population of 12,140, the industry average is two officers per 1,000.)30  According to the chief, 

domestic violence is a major problem in Palmer, with 180 arrests in 2011. Other conditions that place 

demands on the Police Department include a fairly large number of sex offenders living in Palmer, the town’s 

large inventory of absentee-owned multi-family rental units, and other “quality of life” problems evidenced 

by conditions such as drunk driving arrests.  

 

Building Department. The Palmer Building Department 

has a full-time building inspector and part-time 

administrative clerk. The building inspector reports that 

his workload is divided about equally between permits 

and inspections on one hand, and code and zoning 

enforcement complaints on the other hand. In a given 

year, the department processes about 300 permits, mainly 

for small residential projects. The department has seen 

very little new construction activity for the past several 

years, presumably due to the weak housing market 

conditions that have affected just about every community 

                                                           

 
30 International Association of Police Chiefs, Research Center Directorate Perspectives (undated), citing the Bureau of Justice 

Statistics, U.S. Department of Justice, Local Police Departments (2003).    
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in the Commonwealth.  According to the building inspector, the department needs consistent support from 

the Town to fund an administrative assistant, but there is no need for additional inspectors or code 

enforcement personnel. However, others interviewed for this study claim that Palmer has many structures in 

serious disrepair and there is no systematic approach to code enforcement.  

 

Fire Districts. Palmer does not have a municipal fire department. Instead, the town is served by four fire 

districts and three fire stations. The Palmer Fire District, which would most likely service the proposed casino 

compound, employs a full-time chief, captain, and lieutenant, and twenty-seven call firefighters – down from 

forty several years ago. The district’s greatest challenge is staffing. The Palmer Fire District chief estimates 

that moving from a largely part-time operation to full-time around the clock would require approximately 

twenty new hires (firefighters and emergency medical).   

P U B L I C  W O R K S  

The Public Works Department is responsible for maintaining the town’s 140 miles of public roads, ten town 

parks (including school grounds), and four cemeteries, and for operating the sewer collection and treatment 

system. The town manager describes public works as a particularly stressed operation due to staff shortages. 

Today, public works employs a full-time director, eleven full-time workers in the highway division, eleven in 

the wastewater division, three in parks, and one in cemeteries. All public works divisions are trying to 

operate with fewer employees than they had several years ago, and the public works reductions were 

substantial. For example, the highway department previously had eighteen full-time workers, and the parks 

division had seven. In addition to significantly understaffed divisions, public works has very poor working 

facilities. The director’s office is in a trailer, and each division operates from a different facility. There has 

been some discussion locally about consolidating public works operations so the organization has a shared 

“home base.”    

 

Palmer’s sewer system serves about 69 percent of the town. According to the operator of the wastewater 

treatment facility (WWTF), town officials would like to expand the system to serve more residents. The 

existing WWTF has capacity to handle up to 5.6 million gallons per day (mgd). Most of the capacity is 

committed to Palmer, but the towns of Monson and Belchertown have access to about 25 percent. The 

estimated cost to extend sewer service in Palmer to four already-identified priority areas is approximately 

$6.4 million. 

  

Water Districts. Much like fire suppression and inspection services, the drinking water system in Palmer is 

operated by districts that are administratively separate from the Town. Unfortunately, the consulting team 

was unable to speak with representatives of the Palmer Water District, despite several attempts to contact 

them.  

H E A L T H  A N D  H U M A N  S E R V I C E S  

Health Department. The Palmer Health Department employs one full-time health agent and a part-time 

administrative assistant. They provide staff support to the Board of Health (which meets monthly) and they 

have day-to-day responsibilities as well. The department’s primary duties include Title V (septic system) plan 

review and inspections, food permits and inspections of food service establishments, and housing complaints. 

Palmer has an emergency preparedness plan and is part of the Hampden County Public Health Preparedness 

Plan. 
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Council on Aging. Palmer’s Council on Aging operates a senior center in a historic building on Central 

Street. Currently the department employs a full-time director, a full-time outreach coordinator, a part-time 

nurse, two part-time senior employment aides, a part-time receptionist, part-time activities coordinator, part-

time building custodian, a “Meals on Wheels” driver, and part-time drivers for the senior van. While some of 

these positions are funded in whole or in part by the Town, several depend on grants. According to the 

center’s director, Palmer’s senior center is busier than any other senior center in the towns around 

Springfield. The building is open from 8 to 4 every day, offering multiple activities throughout the day. 

About thirty-five seniors attend lunches served at the senior center.  

C U L T U R E  A N D  R E C R E A T I O N 

Palmer Public Library. Palmer has a beautiful library on North Main Street, with a full complement of library 

services as well as community meeting spaces, art exhibits, adult literacy services, and numerous programs 

for children. The library appears to be adequately staffed with professional, paraprofessional, and 

administrative personnel, though it is clear that Palmer, like most towns, also relies heavily on volunteers. It 

also relies on more sources of financial support than the Town alone.  

 

Recreation. The Town Manager has restored the position of recreation director (one of several eliminated in 

the recent past). As a result, the town has a part-time recreation director who currently works out of the Town 

Manager’s office because there is no space elsewhere for a recreation department. Unlike the DPW, which 

handles park maintenance, the recreation director’s job is to develop recreation programs and activities. The 

department has conducted a survey of resident interests and needs and is in the process of forming a 

Recreation Committee to advise on policy and program development. 

P U B L I C  S C H O O L S  

Palmer operates a local K-12 school district. There is one elementary school (Old Mill Pond Elementary) 

serving PK-grade 4, a middle school (Converse Middle School) serving grades 5-7, and a high school (Palmer 

High) for grades 8-12. Total K-12 enrollment has steadily declined in Palmer since 2001, when enrollment 

peaked at 2,199 students.  Last year (2012), Palmer’s K-12 enrollment was 1,599 students, a 29.3 percent 

decline since 2001. K-4 enrollment dropped from 898 to 627 (a 30.2 percent decrease); Middle School (grades 

5-8) enrollment dropped from 514 to 381 (a 25.9 percent decrease), and High School enrollment dropped from 

787 to 547 (a 33.5 percent decrease). School Superintendent Thomas Charko reports the design capacity of the 

district’s school buildings as 2,500 students, though present staffing is scaled to actual enrollment. Since 

approximately 2000, the district has lost 60 teachers. 31 Palmer tries to maintain a student-teacher ratio of 13:1 

district-wide, and according to the Mass. Department of Elementary and Secondary Education (DESE), the 

schools have continued to meet that goal.32 

 

Much like the town as a whole, Palmer’s school-age population is predominantly white. Palmer has a slightly 

higher high school dropout rate (2.7 percent) than the state average (2.5 percent), but the dropout rate is 

especially high among special education students (20 percent). In addition, the district serves a much larger 

                                                           

 
31 Thomas A. Charko, Superintendent of Schools, interview by Michael Pingpank, Community Opportunities Group, Inc., 

October 12, 2012. 

32 Mass. Department of Elementary and Secondary Education (DESE), School Profiles, 

http://profiles.doe.mass.edu/profiles/. 
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percentage of low-income students (43.9 percent) than the state average (37 percent). Compared with 

graduating seniors throughout Massachusetts, Palmer’s high school graduates are more likely to attend a 

two-year public college than a four-year school (private or public) and also more likely to enlist in the 

military. 

 

High school students in Palmer have the option to attend the regional vocational-technical school, Pathfinder, 

which is also located in Palmer. Pathfinder serves Palmer and the towns of Belchertown, Granby, Hardwick, 

Monson, New Braintree, Oakham, Ware, and Warren.  The curriculum at Pathfinder offers students 

opportunities to train in the construction trades, health care, cosmetology, culinary arts, horticulture, and a 

variety of technology jobs.  In 2012, Pathfinder’s enrollment was 662 students. 

5.3 Case Studies 

In order to gain an understanding of the impacts of newer casino operations on their host communities, the 

consulting team conducted site visits to other casino developments. The client authorized site visits to three 

casinos in Northeast Pennsylvania: Mohegan Sun at Pocono Downs (Plains Township), Mt. Airy Casino 

(Paradise Township), and Sands Casino (City of Bethlehem). After the client proposed to include a hotel with 

an indoor water park in its Palmer development, the consulting team also visited casinos in central Michigan 

(Soaring Eagle Casino and Resort, Mt. Pleasant, MI) and northwest Minnesota (Seven Clans Casino, Thief 

River Falls, MN) because those developments each contained a hotel with a water park.  Each site visit 

included an informal tour of the immediate vicinity around the casino development, a casino walk-through at 

varying hours of the day, and interviews with local officials. 

 

The purpose of these site visits was to collect current, real world data that could be compared to the literature 

research discussed elsewhere in this report.  Meeting with officials in these communities allowed the 

consultant team to obtain a better understanding of the impacts, both negative and positive, that had been 

realized in each community.  None of the communities visited are intended to replicate the qualities of 

Palmer, MA and none of the casinos visited are directly comparable to the Mohegan Sun Massachusetts 

proposal.  However, there was a uniformity to the responses the host communities supplied which was that 

the extent of both the beneficial and detrimental effects of the casinos fell short of what had been promised or 

feared. 
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5.3.1 Mohegan Sun at Pocono Downs (Plains Township, Luzerne County, PA) 
Plains Township (approx. 13 sq. mi., pop. 9,961) abuts the City of Wilkes-Barre to the northeast. It is located 

125 miles West of New York City and 110 miles north of Philadelphia. Interstate Highways 476 and 81, as 

well as State Routes 115, 309, and 315 serve the area. Mohegan Sun at Pocono Downs sits on a 400-acre parcel 

and includes a 55,000 sq. ft.  gaming floor with slots, tables games, and poker; a 5/8 mile oval harness racing 

track; ten dining/bar options; and four retail stores. A 238-room hotel and 20,000 sq. ft. of meeting space are 

currently under construction.  The casino was expanded in 2010 to add table games. 

 

The consulting team met with representatives of the Township’s Fire Department and Police Department, as 

well as the Township Code Enforcement Officer and Executive Secretary.  Highlights of these meetings are 

summarized below. 

 

 Fire Department. The Plains Fire Department (FD) is fully paid with 15 full-time/7 part-time staff. 

The Plains Volunteer Ambulance is not part of the FD, although the FD responds to all ambulance 

calls on the casino property. The Plains FD operates two stations; Station Two is within ¼ mile of the 

casino property and has coverage responsibility for the site. Following the 2011 casino expansion, 

21% of calls to Station Two (217 calls) were casino-related, including motor vehicle accidents on or 

near the site. The vast majority of calls were a result of an EMS dispatch; very few of the calls were 

fire-related. The casino developers did not purchase any equipment or apparatus for the Plains FD. 

Fire inspections have been sporadic and reportedly do not constitute a major time burden. Fire 

inspectors were on-site twice a week for 2 hours during the casino expansion in 2010. 

 Police Department. Pennsylvania State Police have jurisdiction over the gaming floor and 

coordinate directly with casino security. The Plains Police Department (PD) responds to incidents in 

all other parts of the facility and in parking areas. Funds paid to the town through the state gaming 

compact have allowed the department to expand from 12 to 16 officers. The PD was reportedly 

understaffed prior to the casino expansion. The biggest impact has been an increase in 

drunk/disorderly calls since the opening of the Breakers Bar/Nightclub at the casino. The department 

reports that approximately eleven or twelve calls occur each month during low (winter) months, 

increasing to more than twenty calls per month during the peak (summer) months. Activity 

surrounding outdoor concerts on the casino patio is reported to be the primary driver for this 

increase.  

The Plains PD does not perform any paid detail work at the casino, and no officers are routinely 

assigned or stationed at the casino. Regular casino traffic is not a concern, as it tends to trickle in and 

out, due to the casino being a 24-hour per day operation. By comparison, the shift change at the local 

hospital produces much worse traffic. Two problem areas that needed to be addressed were 

identified. Electronic interference within the casino affected PD radio usability. The casino installed 

additional antennas inside the facility to solve this issue. A second problem that has yet to be 

completely resolved is traffic congestion during fireworks displays (approximately 5 shows per year). 

 

 Code Enforcement. The casino development has gone through three phases of work. The Town’s 

part-time Code Enforcement Officer handled inspection during construction of the initial small 

casino. The second phase of development required an outside inspection firm to be hired. Between 

code enforcement, mechanical, plumbing, electric, and sewer inspections, there was an estimated 80 
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hours per week of inspection work. The third phase of development for the hotel and conference 

space has necessitated roughly twenty hours per week, including some weekends and very early calls 

(4 am). The town has moved the part-time Code Enforcement role to full-time since the second phase 

of casino development. The build-out space of supporting retail and restaurant space was permitted 

separately from the casino.  

C O M M O N  T H E M E S  AN D  R E L E V A N C E  T O  PA L M E R  

Plains Township is not only similar in population to Palmer, but it also exhibits many comparable socio-

economic traits. It is a working-class town within a reasonable drive to major and secondary metropolitan 

markets. Both communities have seen a period of decline coinciding with the loss of industry: mining in 

Plains, and railroad shipping in Palmer. In general, Plains Township staff had very few negative comments 

about the impacts of the casino. The Township receives substantial revenues from the state through casino 

revenue sharing and grants. The casino is a “good neighbor” that seldom generates concerns for any town 

department. Little new development has occurred outside the casino property since the facility opened. Code 

Enforcement/Inspection during construction, EMS response, and traffic associated with infrequent major 

events were cited as the only stress points for town staff.   

 

5.3.2 Mt. Airy Casino Resort (Paradise [Cresco] Township, Monroe County, PA) 
Paradise Township (approximately 21.5 sq. mi., population 3,186) lies 34 miles to the southeast of Wilkes-

Barre, 88 miles west of New York City, and 90 miles north of Philadelphia. Interstate Highways 380 and 80, as 

well as State Routes 611, 390, and 940 serve the area. The Mt. Airy Casino sits on 1,056 acres and includes a 

68,000 sq. ft. gaming floor with slots, table games, and poker; an 18-hole golf course with clubhouse and pro 

shop; nine dining/bar options; and a 188-room hotel with 7,000 square feet of meeting area.  Construction of 

the casino was completed in 2007 on the site of the former Mount Airy Lodge, a popular summer resort on 

the 1960s. 

 

The consulting team interviewed the Paradise Zoning Official, Pocono Township Police Chief, Paradise 

Township Zoning Hearing Board Member, and the Mt. Pocono Regional Police Chief.  

 

 Zoning/Town Hall Staff. Paradise Township is a community with very low population and housing 

density. Most Township employees are part-time. The Pennsylvania State Police provide coverage for 

the town in lieu of a local police department. The Fire Department is strictly volunteer, as is the local 

EMS. The casino developers gave the town land and funded the construction of an ambulance 

garage.  

The casino also funded the installation of two traffic signals near the site, rebuilt a roadway leading to 

the site, and set-aside considerable land as open space. The casino is comparable in size to the resort 

that previously occupied the site and traffic is no worse now than it had been with the previous 

facility.  No significant new development in the area has occurred as a result of the casino opening.  

Also, the few local businesses in the area have not indicated a drop-off in profits. During 

construction, the town hired an outside consultant to do inspection/ permitting. 

 

 Police Department. The two police chiefs interviewed have coverage for all abutting communities. 

There has not been a noticeable negative impact on the region’s public safety. Police see occasional 

drunk/disorderly calls and drunk driving, but nothing out of the ordinary for a resort community. 
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Fireworks displays are the only stress point for local authorities, when traffic and parking issues 

sometimes affect the ability of emergency service vehicles to access the site. The local fire department 

has seen little impact and is able to remain volunteer. The local State Police barracks did not add 

additional officers due to the casino. The casino has reportedly had a positive impact on other 

regional resorts, which now use their proximity to the casino as a selling point for their resort. 

C O M M O N  T H E M E S  AN D  R E L E V A N C E  T O  PA L M E R  

Paradise Township, on its own, is not very similar to Palmer. However, when the surrounding small 

communities are looked at in conjunction with Paradise Township, a reasonable comparison to the four 

villages of Palmer can be seen. The area around the Mt. Airy site struggles to attract new business. There is 

cooperation between various departments in each municipality, though they remain separate entities. 

 

Permitting/code enforcement during construction, traffic during infrequent special events, and an increase in 

EMS response were the common negative themes heard in the interviews with municipal departments. 

Overwhelmingly, however, municipal officials expressed the belief that the casino was a good neighbor and a 

benefit to the community – if only because it brings funds to the town through revenue sharing and does not 

have a negative impact on residents. The surrounding towns would be happy to have the casino in their 

jurisdiction. 

 

5.3.3 Bethlehem Sands Casino Resort - Bethlehem (City of Bethlehem, 

Northampton County, PA) 
The City of Bethlehem (approximately 19.4 sq. mi., population 74,982) consists of three main boroughs and is 

divided between Lehigh and Northampton Counties. Though the City identifies more closely with the 

neighboring Lehigh Valley communities of Easton and Allentown, the majority of the city is in Northampton 

County. The Sands Casino Resort is in the South Bethlehem borough.  The City of Bethlehem is located 80 

miles west of New York City and 53 miles north of Philadelphia. Interstate Highways 476 and 78, as well as 

State Routes 22, 33, and 378 serve the area. The Sands Casino Resort sits on the eastern portion of the 163-acre 

former site of the Bethlehem Steel Corporation. The massive brownfield has been a redevelopment priority 

for the City of Bethlehem since the mid-1990s.  Casino developers control 120 acres of the site, although only a 

portion is used for casino-related activities.  The Sands complex includes a 139,000 SF gaming floor with slots, 

table games, and poker; eleven dining/bar options; and a shopping mall with thirty-one stores. A 302-room 

hotel and 12,000 sq. ft. of meeting area recently opened on-site. A shopping mall expansion and convention 

center remain in the long-range plans of the developers. 

 

The consulting team interviewed the City of Bethlehem Fire Commissioner, Community & Economic 

Development Director, Chief Code Official, and Mechanical Inspector.  

 

 Fire Department. EMS services have seen the biggest impact as a result of the casino development. 

The casino has trained EMTs on duty. City EMS services respond to an average of forty to fifty calls 

per month at the casino. The Fire Department has responded to two small fires: a money-counter fire 

and a car fire in the parking garage. Several trash can and mulch fires have been reported outside as a 

result of burning cigarettes. The casino floor is extremely safe and possesses the most up-to-date fire 

suppression systems. The City has five full-time fire inspectors, and two worked full-time at the 

casino site for six to nine months during construction. One full-time inspector was needed for the 
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hotel and mall construction. The City has 113 firefighters over four stations. No new trucks or staff 

were necessary to serve the casino. The Police Department added eleven officers when the casino 

began operations. However, expected law enforcement concerns over the inception of casino 

operations never materialized. Through attrition, the PD is back to its pre-casino size of 150 and there 

are no plans to restore the additional staff. 

 Building Inspector. The site was staffed by four or five inspectors seven days per week during 

construction. Two additional full-time staff were hired during construction with funds from permit 

fees. The two new positions were eliminated following completion of the construction. Currently, one 

full-time employee spends half of his time at the site for various activities such as retail build-out and 

casino floor redesign. The casino redesigns the gaming floor quarterly, on average, which requires 

additional inspections. The casino uses local contractors whenever possible. There has been some 

uptick in permitting in the casino vicinity from fast food, gas, and convenience retailers. A shuttle bus 

was originally run throughout city to pick up employees and residents looking to head to the casino. 

However, the bus was canceled due to lack of use. The building inspector strongly recommended 

that a small town hire an outside permitting consultant due to the demand associated with such a 

large project and the speed at which it is constructed. 

 Economic Development Director. Due to the site’s proximity to New York City, the casino has 

hired several Mandarin translators. Local zoning restricts the development of “undesirable” casino-

related development. A buffer zone surrounding the casino is aimed at protecting the abutting 

neighborhood from pawn stores, strip clubs, check cashing, and other “nuisance” businesses 

associated with casinos. The casino hired 1,000 employees when it opened, a number that has since 

increased to roughly 1,800 with the opening of the hotel. Hotel occupancy at the Sands is currently 69 

to 70 percent as compared to 65 percent at the two area hotels not associated with the casino. These 

hotels have reportedly not seen an impact, positive or negative, on their operations since the casino 

and hotel opened.  

The casino drew 6.5 million visitors last year. An additional 1.5 million visited the other businesses 

on the former Bethlehem Steel site. The City began using a TIF to aid development on the site prior to 

the casino developers buying into the area. Setting up the TIF prior to the casino proved to be a 

benefit to the City. The casino is acting as an anchor to the redevelopment of the site, but the process 

was well underway – and showing signs of success –before the casino opened, making it difficult to 

discern whether the casino is a true driver of redevelopment in area. The casino host fee has helped 

save ninety jobs in the City. The Economic Development Director reports that in general, casino 

patrons come to Bethlehem for the casino. The casino generally does not add to or detract from other 

businesses in town. 

 

C O M M O N  T H E M E S  AN D  R E L E V A N C E  T O  PA L M E R  

The City of Bethlehem and the Town of Palmer have little in common aside from being forced to move on 

from the loss of a once-lucrative industry. Bethlehem is much larger than Palmer. The Sands development is 

also located in a unique redevelopment district that is not comparable to the Palmer development site. 

However, City staff echoed some common themes that the consulting team heard at the other more directly 

comparable sites. EMS services would see increased demand. Traffic, aside from infrequent special events, is 
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not an issue. Crime associated with the casino is virtually non-existent. Permitting during construction will be 

a drain on municipal staff. Development – or impact of any kind – is not felt outside of the casino property. 

City officials say the casino is a welcome addition to the City and has not lived up to the “doom and gloom” 

projections put forth by opponents. 

 

5.3.4 Soaring Eagle Casino and Resort – Mt. Pleasant (City of Mt. Pleasant, Isabella 

County, MI) 
The City of Mt. Pleasant (approximately 7.83 sq. mi., population 26,016) is the county seat for Isabella County.  

A part of the city, with a population of approximately 8,741, is on the Isabella Indian Reservation. The city is 

approximately 60 miles north of Lansing, the Michigan state capital, and approximately 155 miles northwest 

of Detroit. Mt. Pleasant is home to the main campus of Central Michigan University. The Soaring Eagle 

Casino and Resort was developed by the Saginaw Chippewa tribe on sovereign land. The resort consists of 

several different properties developed off East Pickard Road just east of the Route 127 interchange. The resort 

complex includes the Soaring Eagle Casino and Resort, the Soaring Eagle Slot Palace , the Soaring Eagle 

Waterpark and Hotel, the Soaring Eagle Hideaway RV Park, the Green Suites and the Waabooz Run Golf 

Course. Together, the Soaring Eagle Casino and Soaring Eagle Slot Palace include 4,200 slot machines, 70 

table games, a poker room and an 800 seat high stakes bingo hall. The Soaring Eagle Casino and Resort 

complex includes eight dining/bar options, a gift shop, a 514-room hotel and 70,000 sq. ft. of meeting area. 

The Saginaw Chippewa tribe is considering an expansion of its meeting/convention space recently opened 

on-site. A shopping mall expansion and convention center remain in the long-range plans of the developers. 

 

The consulting team interviewed Frank Cloutier, Public Relations Director, Saginaw Chippewa Tribe of 

Michigan and Chief Fred Cantu, Jr. of the Saginaw Chippewa Tribal Fire Department (SCTFD). 

 

 Fire Department. The tribal fire department is a full service, 24/7 operation that services all tribal 

properties, the eight townships of the Isabella Indian Reservation. The SCTFD has 10 career personnel 

and 20 paid on-call personnel.  The tribe has its own dispatch and coordinates with the Isabella 

County dispatch.  It also has a mutual aid agreement with the Mt. Pleasant Fire Department. Most of 

the department’s equipment is quite new and includes two front line engines, a 95 foot ladder truck, a 

grass fire rig (200 gallons), a 2,000 gallon water tender, a rescue rig, an inflatable rescue boat and an 

ASAP rescue vehicle suitable for off-road conditions.  The department also has all new turnout gear. 

Chief Cantu estimated his department receives approximately 1,200 calls per year, 85% of which are 

medical emergencies.  He estimated the property services 8 to 10K people per day during peak 

service periods. While several full-time and on-call firefighters have training as EMTs or Paramedics, 

EMT services are contracted with Mobile Medical Response (MMR).  MMR is based in Saginaw, MI 

and provides ambulance services throughout Isabella County. 

 

 Inspectional Responsibilities. The SCTFD provides Chief Cantu stated his department had 

inspectional responsibilities for performances at the venue that included pyrotechnics and indicated 

fees were charged to the promotion companies for those inspections. The casino has also started to 

hold outdoor concerts that are attended by up to 10,000 people.  The SCTFD will also provides a 

presence during those events. 
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C O M M O N  T H E M E S  AN D  R E L E V A N C E  T O  PA L M E R  

The City of Mt. Pleasant and the Town of Palmer have little in common. The relevance of the Soaring Eagle 

Casino and Resort to the proposed casino project in Palmer is also limited. Soaring Eagle Casino and Resort is 

located on the Isabella Indian Reservation and basically operates as its own municipality. The Saginaw 

Chippewa nation has its own fired department, police department, tribal court, water supply and wastewater 

treatment plant. The complex puts little to no demand on local services provided by the host municipality. 

Traffic control for special events (e.g., the outdoor concerts) was the only example given where the Saginaw 

Chippewa asked authorities from the State, County, Mt. Pleasant and Central Michigan University for 

assistance.  The Soaring Eagle Water Park does not have the capability for the water from the water park to be 

used for fire suppression.  The Fire Chief  indicates it is not necessary due to the availability of a municipal 

hydrant system.   

 

5.3.5 Seven Clans Casino – Thief River Falls (City of Thief River Falls, Pennington 

County, MN) 
The City of Thief River Falls (approximately 5 sq. mi., population 8,573) is the county seat for Pennington 

County. The Seven Clans Casino was developed by the Red Lake Chippewa tribe on sovereign land 

approximately 20 miles to the west of Thief River Falls proper.  The casino is approximately 30 miles east of 

East Grand Forks, MN and 350 miles northwest of St. Paul, MN. The development consists of a single 

building that houses a hotel with 151 rooms, a 40,000 square foot water park and a casino featuring video 

keno, video poker, video slots, a six table blackjack pit and a three table poker room.  There are two dining 

options on site, a gift shop off the hotel lobby and a small conference/meeting room. The Red Lake Chippewa 

have established a policy that bans alcohol from the complex. 

 

The consulting team interviewed Kyle Jensen, manager of the water park. 

 

 Water Park. The 40,000 square foot water park is twelve years old.  It uses 250,000 gallons of water 

that is provided by an onsite well. The water park is open to the public.  Non-hotel guests are 

charged $15 per day.  Hotel guests are charged $10 per day.  There are reduced rates for groups.  The 

water park feature has a “lazy river” element, multiple slides and a water bucket feature.  The “lazy 

river” is 3 feet deep.  The deepest portion of the pool is 5 feet deep. There is also a sauna and a hot 

tub.  A small snack bar serves food and beverages.  Saturdays are the busiest days and it is not 

uncommon for the facility to issue up to 600 passes when busy.  September is the slowest season 

following the beginning of the school year. 

 

 Public Safety. The Seven Clans Casino contracts with the Fire Department of the town of St. Hilaire 

(population 279) for firefighting services.  EMT service is provided to the Seven Clans Casino by the 

city of Thief River Falls.  The Red Lake Chippewa provide their own security force.  Non-tribal police 

are not allowed to enter the casino property without an invitation from the tribe. 

C O M M O N  T H E M E S  AN D  R E L E V A N C E  T O  PA L M E R  

The location of the Seven Clans Casino has little in common with the location of the proposed Palmer casino. 

The Seven Clans Casino is an extremely remote facility and therefore a much smaller facility than the one 

being proposed in Palmer. The relationship with nearby municipalities is limited and as is the casino’s impact 

on the communities.  The Fire Chief indicated that water from the water park could be used for fire 



 Mohegan Sun Massachusetts - Fiscal and Economic Impact Analysis 

Community Opportunities Group, Inc. | Jeffrey Donohoe Associates |FISCAL IMPACT  48 

 

suppression if necessary, but also indicated that a better system was required to provide fire protection for 

upper levels of the hotel.   

 

 

5.3.6 Summary of Conclusions 
Several common themes appeared during interviews with municipal staff. Trends were evident when looking 

at positive impact, negative impact, and neutral impact of the casino development projects. 

 

 Negative:  Each municipality identified permitting/code enforcement during construction, traffic 

during infrequent special events, and an increase in EMS response as a point of concern. None of 

these challenges were seen as insurmountable, though the local response to address these concerns 

varied.   

 Neutral: Each municipality was prepared for a variety of issues associated with the development of a 

casino in their area, including: traffic increases surrounding the site; an increase in local crime related 

to casino activity, including the mere presence of a gambling venue; demands on local services; and a 

negative impact on local businesses. With the exception of the specific items noted in the “negative” 

category, these major issues did not materialize. Additionally, there did not appear to be any 

conclusive evidence of an impact (positive or negative) on local business interests as a result of the 

casino development.   

 Positive: The casinos, by and large, were viewed as “good neighbors” who generated revenue for the 

municipality that would otherwise not have been available. The additional revenue for the 

municipalities varied due to terms of the revenue sharing agreements with the states. Overall, 

municipal staff was positively impacted by the casino whether by an increase in staff positions or 

another benefit, such as the ability to reallocate resources in a more efficient manner. All three 

Pennsylvania casinos were sited on locations that had been redevelopment priorities for the 

municipalities. The Michigan and Minnesota casinos were location on sovereign tribal lands where 

the municipalities had limited control over the development. 

In general, municipal staff believed the casinos had not lived up to the preconceived notions held locally. 

Traffic wasn’t a problem, crime didn’t increase, municipal staff was not stretched to the point that other local 

services suffered, and local businesses were not impacted positively or negatively. Casinos attracted clientele 

primarily from outside the municipality and did not “prey” on local residents. Aside from the benefit of 

increased revenue for the host municipality, there were few glaring positive or negative impacts attributed 

directly to casino operations at the three sites. 

5.4 Impact Assessment 

5.4.1 Property Values and Estimates Revenues  
To estimate the value of the proposed casino, the consulting team reviewed the development budget created 

by MTGA. The MTGA budget includes both on-site costs for the casino, hotel and other on-site 

improvements, as well as the costs for off-site improvements.  The development budget also includes pre-
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development costs, permitting and design fees, furniture, fixtures, equipment and administrative costs.  

MTGA indicates total development costs will be $678.5 million, as summarized in the Table below.   

 

Table 5.1. Mohegan Sun Massachusetts Development Budget 

Preconstruction                  $3,469,224  

Design & Permitting                 $32,479,937  

Construction    

  Off-site Construction              $26,034,706  

  On-site Construction                $68,049,096  

  Casino Construction              $119,586,806  

  Parking Structure Construction $57,743,616 

  Hotel Construction              $56,049,850  

  Flyover Construction $24,600,000 

  Retail Construction $56,425,709 

  Underground Parking Construction $16,525,836 

  Waterpark Construction $85,078,739 

Total Construction $510,094,359  

FF&E   

  Casino FF&E                $4,717,000  

  Hotel FF&E                $4,406,555  

  Casino Systems              $30,061,298  

  Gaming Equipment             $52,026,646  

  Waterpark/Hotel FF&E $8,507,874 

Total FF&E $99,719,373  

Supplies & Equipment                 $4,715,971  

Tenant Work $3,820,000 

General Administration                 $24,159,280  

Total Project Costs            $678,458,143  

Source:  MTGA 

 

From a property tax perspective, only the on-site improvements and the facilities constructed are likely to 

generate property tax revenues.  As such, expenses for Preconstruction, Design & Permitting, Off-site 

Construction, Flyover Construction, FF&E, Supplies & Equipment and General Administration are excluded 

from the tax base calculation.  This equates to $463.2 million in potential assessed valuation.  The Town’s 2013 

tax rate of $16.69 and the Palmer Fire District #1 tax rate of $1.24 are used to estimate potential local tax 

revenues from the proposed casino resort development.  At the current tax rate, the completed casino is 

projected to produce annual property taxes that exceed $7.73 million annually.  At the current tax rate, the 

casino is projected to produce annual fire assessment payments that exceed $574,000 annually. 

 

Table 5.2. Projected Real Estate Taxes 

Construction Costs  

Casino Construction  $         177,300,000  
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Hotels and Water Park  Construction  $         141,100,000  

Other On-site Costs  $         144,800,000  

Total Construction Costs  $         463,200,000  

Tax Rates (Town/Fire) $16.69/$1.24 

Property Taxes - Town  $             7,730,808  

Property Taxes - Fire $                574,368  

Total Property Taxes $             8,305,176  

Source:  MTGA and Jeffrey Donohoe Associates 

 

The Town will also generate additional property taxes from the value of the land, which is not included in the 

estimated assessed value shown in Table 5.2 above.  Assuming a land value in the range of $7.5 to $15 

million, property taxes to the Town would be between $125,000 and $250,000, and the Fire District would 

receive an additional $9,300 to $18,600.   

 

In order to understand whether these estimated construction costs are realistic, a cost estimate was prepared 

using the Marshall & Swift (M&S) Commercial Cost Explorer program.  M&S maintains an extensive cost 

database for hundreds of individual building types, which are updated regularly in order to ensure a high 

level of accuracy.  In addition, M&S also includes multipliers which can be used to adjust various types of 

construction for changes within that sector, both for the type of construction and for the location of the 

construction (relative to the United States as a whole).  In the case of the proposed Mohegan Sun 

Massachusetts project, the development budgets for the each of the components of the project were compared 

against individual construction categories.  As shown in Table 5.3 below, while there is a significant 

difference in the estimated construction cost for the casino as estimated using M&S, the cost estimates for the 

other project components are generally between MTGA’s estimates and the M&S estimates. The difference in 

the cost for the casino is not unusual, based on the high level of finishes that are present in many casino 

properties.   
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Table 5.3. Summary of Estimated Construction Costs 

  

 Square 

Footage  

 Base 

Cost 

per SF  

 Current 

Cost 

Multiplier  

 Local Cost 

Multiplier 

(Springfield)  

 Total 

Cost/SF  

 MVS 

Estimate  

 MTGA 

Estimate   Difference  

Casino 

           

320,040  

 

$228.63  

                    

1.06  

                  

1.15   $ 278.70   $89,195,138  

 

$119,586,806   $30,391,668  

Hotel 1 

           

224,049  

 

$213.08  

                    

1.03  

                  

1.15   $ 252.39   $56,548,458   $ 56,049,850   $  (498,608) 

Hotel 2 

(Same as 

Hotel 1) 

           

210,000  

 

$213.08  

                    

1.03  

                  

1.15   $ 252.39   $53,002,585   $ 56,049,850   $ 3,047,265  

Waterpark 

             

52,500             $ 29,028,889    

Cineplex 

             

52,500  

 

$193.73  

                    

1.06  

                  

1.17   $ 240.26   $12,613,857   $   9,404,247   $(3,209,610) 

Other Retail 

           

262,500  

 

$164.50  

                    

1.03  

                  

1.15   $ 194.85   $51,148,191   $ 47,021,462   $(4,126,729) 

Parking 

Structure 

(per Space) 

               

2,520  

 

$20,300  

                    

1.05  

                  

1.15   $ 24,512   $61,770,870   $ 57,743,616   $(4,027,254) 

Underground 

Parking (per 

Space) 

               

1,050  

 

$25,446  

                    

1.05  

                  

1.15   $30,726   $32,262,347   $ 16,525,836  

 

$(15,736,511) 

 

Total                

 

$356,541,446  

 

$391,410,556   $ 34,869,110  

Source:  MTGA, M&S and Jeffrey Donohoe Associates 

 

Overall, the cost evaluation focuses on the direct construction costs for the components of the resort casino 

project.  The $391.4 million is lower than the $463.2 million in taxable improvements discussed above.  This is 

because $68.0 million in on-site (site work) improvements are not allocated to a specific project component, 

but are still expected to be taxed by the Town of Palmer.  It should be noted that M&S does not have an 

ability to estimate the costs for the waterpark without definitive specification for the various slides, rides and 

attractions. 

 

As shown in Table 5.3, the MTGA cost estimate is $34.9 million higher than the M&S estimates.  The majority 

of this difference is related to the $29 million waterpark, which is not included in the M&S estimate.  If the 

waterpark is eliminated from the MTGA cost estimate, the difference between the cost estimates is less than 

2%.   

 

C O R PO R A T E  E X C I S E  T A X E S  

In addition to the property taxes from the proposed casino resort, the Commonwealth will also receive 

revenues from corporate excise taxes associated with furniture, fixtures and equipment (FF&E), gaming 

equipment and other casino and hotel equipment.  The Commonwealth assesses excise taxes on all capital 

assets, including buildings, land, motor vehicles, machinery, equipment and fixtures.  However, assets that 
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are taxed locally are exempted from the corporate excise tax.  These exemptions primarily include land, 

buildings and vehicles. Overall, MTGA anticipates approximately $99 million in taxable personal property as 

part of the project.  It is anticipated that all of this equipment will be subject to corporate excise tax, whether 

the property is owned or leased.  According to the Commonwealth’s website: 

 

“The Massachusetts corporate excise is calculated by adding two different 

measures of tax: a net income measure, and either a property measure or a net 

worth measure, depending on whether the corporation is a tangible or an 

intangible property corporation. The income measure is calculated at a rate of 

9.5 percent of the corporation's taxable net income apportioned to the 

Commonwealth. The property/net worth measure is imposed at a rate of $2.60 

per $1,000 of either a corporation's taxable Massachusetts tangible property or 

its taxable net worth.” 

 

 

While it is beyond the scope of this analysis to estimate the net income or net worth of the proposed casino 

resort, the estimate of tangible property can be used to project a portion of the corporate excise tax, as 

summarized in the Table 5.4 below.   

 

 

Table 5.4. Estimated Excise Taxes 

Personal Property Taxes   

Casino  $                4,717,000  

Hotel & Events Center  $              12,914,429  

Casino Systems  $              30,061,298  

Gaming Equipment  $              52,026,646  

Waterpark/Hotel  $              99,719,373  

Tax Rate                         2.60  

Property Taxes $                   259,270  

Source:  MTGA and Jeffrey Donohoe Associates 

 

In practice, the corporate excise tax estimate may be low.  Assuming an average per-machine value of $15,000 

to $20,000 for slot machines, the total tax value of the 3,000 machines would be between $45 million and $60 

million.  Table games, security systems, specialty fit-out and “over-adequacy” improvements, which casinos 

frequently use to establish “themes” for their casinos, could also increase the value for corporate excise tax 

purposes.  Further, since gaming equipment and security systems are upgraded frequently, personal property 

will experience lower levels of depreciation than typical business property subjected to the corporate excise 

tax. 

 

P E R S O N A L  P R O P E R T Y  T A X E S  

The development budget for Mohegan Sun Massachusetts includes more than $99.7 million in Furniture, 

Fixtures and Equipment (FF&E).  The majority of this FF&E is related to casino systems and gaming 
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equipment, which accounts for more than $86 million of the total $99.7 million in FF&E.   The remainder of 

the FF&E is attributed to the hotels and waterpark.  The Commonwealth allows for a wide range of 

exemptions from personal property taxes.  An evaluation of these exemptions is beyond the scope of this 

analysis.  However, the State’s website includes the following explanation: 

 

“Business corporations, the third category, are taxable on machinery used in the conduct of business in addition 

to the poles, underground conduits, wires and pipes. Machinery used in the conduct of business expressly 

excludes machinery that is the corporation's stock in trade, or is directly used in laundering and dry cleaning, 

refrigeration of goods and air-conditioning of premises, or a selling, purchasing, accounting or administrative 

function, which is not subject to tax.”33 

 

It is not clear whether casino systems and/or gaming equipment would be considered “stock in trade”, and 

therefore exempt from personal property taxation.   

 

If the entire $99.7 million in FF&E were taxed at the rate of $16.69 per $1,000 of valuation, the total tax would 

be $1.66 million.  Any exemptions would reduce the overall taxable base, and therefore reduce personal 

property taxes to the community.   

  

                                                           

 
33 http://www.mass.gov/dor/local-officials/municipal-finance-law/frequently-asked-questions-personal-

property.html#Q14 

http://www.mass.gov/dor/local-officials/municipal-finance-law/frequently-asked-questions-personal-property.html#Q14
http://www.mass.gov/dor/local-officials/municipal-finance-law/frequently-asked-questions-personal-property.html#Q14
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5.4.2 Expenditure Projections 
Based on information provided by the Town of Palmer, including department heads and the Town Manager, 

the consulting team has prepared a summary of key impacts associated with MTGA’s proposed resort casino 

development in the community.  Information from the Town was supplemented with literature research, as 

well as interview with municipal officials in communities where similar resort casinos have been developed.  

 

This section discusses the anticipated impacts on the Town of Palmer in terms on one-time (non-recurring) 

costs, as well an annual (recurring) costs.  Impacts associated with the building inspection, police, fire, 

emergency medical and utility (water/sewer) services are summarized.    

B U I L D I N G  D E P A R T M E N T  

The development of a major resort casino in Palmer will undoubtedly have the most significant short term 

effect on the Building Department.  In short, the Town does not have the internal capacity or depth of staff to 

accommodate a project with a development budget of more than $678 million.  Moreover, the project is likely 

to require “fast track” reviews, inspections and approvals, which are difficult for a small department to 

provide.   

 

Due to the magnitude of the project and the likelihood of an expedited review and inspection timeline, the 

Building Department is likely to require contracted support personnel to meet the needs of the MTGA.  

Conceptually, the Department will require contracted inspectional services for electrical, plumbing, 

mechanical and structural/building codes.  In addition, it is anticipated that the Department will require 

support for plan review functions.  This translates to five contracted personnel, which are expected to be 

required over a twenty-seven month construction period.  Assuming an average cost of $100 per hour, and an 

average usage of 25 hours per week, each position would cost approximately $130,000 per year.  Over the 

twenty-seven month projected development timeline, these five contractors would cost approximately $1.5 

million.  This is a non-recurring cost for the Town and the Department.   

 

The proposed Mohegan Sun Massachusetts casino project has a total development cost of over $678M. The 

MTGA estimates the construction cost of the proposed casino, hotels, water park and other onsite amenities 

(movieplex, retail space, etc.) to be approximately $463,200,000. As with all new construction, the MTGA will 

require a building permit from the town to move forward with the project. The exact fee for the permits 

associated with this project cannot be calculated until final plans have been prepared and approved. The 

current building permit fee for commercial, business and industrial property in the Town of Palmer is 

$0.40/square foot for new building construction. Applying this rate to the proposed development results in a 

building permit fee of approximately $715,000.  This total does not include fees associated with electrical,  

plumbing or gas permits which may generate up to another $200,000 in inspectional services fees.  

 

Based on Palmer’s building fee schedule and the preliminary project description currently available, it 

appears the building fee for the project may not be sufficient to cover the anticipated cost to the Town to 

monitor the construction of the project.    

 

The impact on the building department will not end when the initial construction is completed.  The Town 

can expect the building department to be impacted by ongoing activities at the casino, particularly 

renovations and reconfigurations of the gaming floor, which reportedly occur with some regularity, 

according to other communities with gaming establishments.  It is unlikely the full-time building inspector 

can handle these additional responsibilities on top of his current workload.  
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F I R E  D I S T R I C T  

The development of a resort casino in Palmer is expected to have limited impact on the Fire District, on an 

ongoing basis.  The District may experience a non-recurring increase in activity during the construction 

period, as the need for plan reviews and fire inspections will be high during the development phase of the 

project.  An allowance for a half-time contractor for a two-year period is recommended, at an estimated cost 

of $200,000.   

 

Based on interviews with comparable communities with newer casino resorts, no significant increase in fire-

related call volumes is typically experienced. Palmer Fire Department District 1 answered 385 calls in 2011 

and 402 calls in 2012. Palmer Fire Department District 1 does not typically respond to calls for EMS services. 

By comparison, fire equipment was dispatched to the Mohegan Sun Connecticut property 72 times in 2011 

and 84 times in 2012.  If the Mohegan Sun Massachusetts casino results in a similar number of calls, the 

demand would represent a 20.9% increase in calls for the Palmer Fire Department District 1.  This may appear 

to be a significant increase but it equates to less than two additional calls per week. 

 

 

 

E M E R G E N C Y  M E D I C A L  S E R V I C E S  

In contrast to fire-related activities, the proposed resort casino is expected to generate a significant increase in 

the number of EMS calls.  One of the consistent themes identified during the visits to comparable 

communities was an increase in the number of EMS calls. Ambulance/EMS service in Palmer is not a 

Recommended Mitigation – Palmer Fire District 1 

Short-term mitigation: Palmer Fire District 1 can expect to incur an estimated $200,000 in expenses related 

to the hiring of contracted inspectors during the casino construction period. The costs associated with 

inspectional services should be given consideration in the negotiation of a host community agreement. 

Long-term mitigation: The additional $574,000 per year in Fire District 1 levies anticipated to be generated 

by the casino project can be used to finance improvements to address the minimal long-term impacts on 

Palmer Fire District 1.   

Recommended Mitigation – Building Department 

Short-term mitigation: Palmer should negotiate a building permit fee with the Mohegan Tribal Gaming 

Authority (MTGA) that is sufficient to cover the estimated $1.5M expense of hiring additional inspectors 

during the construction period. 

Long-term mitigation: Palmer should add a part-time building inspector to the Building Department to 

deal with the continual permitting and construction activity related to the casino development.  Based on 

the Town’s existing expenditures for similar positions, it is estimated that a half-time inspector will cost 

approximately $33,700 per year, including salary and benefits.  The costs associated with expanding the 

staff of the building department should be given consideration in the negotiation of a host community 

agreement. 
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municipal service.  A private company, Palmer Ambulance Service, Inc, provides it. The Town provides 

dispatch services to Palmer Ambulance through its centralized police and fire dispatch.  However, the Town 

does not pay Palmer Ambulance.  The service is financed through fees paid by patients and/or their insurance 

coverage. Palmer Ambulance provides approximately 2,400 trips per year; an average of 6 to 7 per day.  

About half of these trips are scheduled, routine transfers during regular business hours. Palmer Ambulance 

currently has one truck and crew (paramedic and EMT) on duty 24/7.  Additional staff is used during the day 

to provide routine transport services. The majority of Palmer Ambulance’s trips are to either Wing Memorial 

Hospital in Palmer or Bay State Medical Center in Springfield. The manager of Palmer Ambulance, David 

Clark, has indicated he is willing to speak with the MTGA regarding an arrangement to provide service for 

the casino complex. 

 

The two or three additional ambulance calls per day that may be generated by the casino are well within the 

capacity of palmer ambulance to successfully handle.  Wing memorial hospital receives over 24,000 

emergency room visits per year; between 65 and 70 per day. The two or three additional ambulance visits that 

may be generated by the casino will not cause an additional burden on the emergency room at wing 

memorial hospital. 

 

P O L I C E  D E P A R T M E NT  

During research in comparable communities in northeastern Pennsylvania, the consulting team heard 

repeatedly that casino-related concerns regarding crime, traffic and other public safety needs simply did not 

materialize.  However, it is important to recognize that the Pennsylvania State Police maintain a continuous 

presence on each gaming floor.  Local police have responsibility for all other areas of the casino property, but 

the State Police have responsibility for the gaming floor.  The Commonwealth of Massachusetts’s gaming 

legislation (MGL Chapter 23K) also includes provisions for joint enforcement by the Massachusetts State 

Police and the law enforcement agencies in a host community. Chapter 23K, section 6 states:  

“The gaming enforcement unit within the department of state police shall have exclusive 

police jurisdiction over any criminal activity relating to the operation of a gaming 

establishment or relating to games or gaming that occur inside a gaming establishment; 

provided, however, that the state police shall have concurrent jurisdiction with the law 

enforcement agency of the host community on all other policing matters. The 

commission, in consultation with the colonel of the state police, shall facilitate the 

execution of a memorandum of understanding with the law enforcement agency of the 

host community that shall include, but not be limited to, procedures involving: (i) 

assignment of police officers of the host community to the gaming enforcement unit of the 

state police; (ii) first responder calls from the gaming establishment; (iii) emergencies 

occurring within the gaming establishment, including the gaming area; and (iv) criminal 

investigations involving employees or patrons of a gaming establishment.” 

Recommended Mitigation – Emergency Medical Services 

Short-term mitigation: No short-term impacts are anticipated. 

Long-term mitigation: Palmer Ambulance Service, Inc. should meet with the MTGA to discuss an 

agreement for providing additional EMS coverage for the casino development. 
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While the legislation makes provision for reimbursing the State Police up to $3M for expenses related to its 

gaming enforcement unit, no such provision exists for reimbursing the host community for additional costs 

related to enforcement activities at the casino.  The scope of the memorandum of understanding to be 

negotiated will better describe the potential impacts on the Palmer Police Department.  However, it may be 

necessary for Palmer to add one officer per shift as a result of the proposed resort casino project.  This equates 

to five new patrol officers to cover a 168-hour work week (24/7).  These additional officers would increase the 

staffing level of the Palmer Police Department to the industry-accepted level of 2 officers per 1,000 residents.  

At the Town’s base salary of $48,500 per officer, this equates to an annual recurring cost of approximately 

$340,000 when benefits and retirement are considered.  The Town will also require an additional cruiser and 

associated operating expenses, estimated at an average of $20,000 annually (three-year amortization of cruiser 

acquisition cost and annual operating expenses).  In addition, hiring costs normally include equipment costs, 

training, and recruiting, estimated to cost between $5,000 and $10,000 per officer.   

 

 

H E A L T H  D E P A R T M E NT  

The proposed casino development includes numerous restaurants and lounges, food preparation operations 

and a public swimming facility at the proposed water park. The casino facility will require substantial 

additional monitoring and inspection by the Palmer Health Department on an ongoing basis. In addition to 

the restaurants on the casino premises, the potential exists for additional facilities beyond the casino property 

to be developed as part of the indirect impacts of the proposed project. It is unlikely the full-time health 

inspector can handle these additional responsibilities on top of his current workload. The Town of Palmer 

must consider expanding the health department by adding a part-time health inspector. 

  

Recommended Mitigation – Police Department 

Short-term mitigation: The short-term impacts on the Palmer Police Department are minimal beyond a 

potential increase in traffic details related to access to the site by construction vehicles. 

Long-term mitigation: The Palmer Police Department should add five new officers to its staff in 

anticipation of an increase in demand for police services related to the development of the casino. These 

hires should be made immediately upon approval of the casino so that training can be completed prior 

to the casino opening. The costs associated with expanding the local police force should be given 

consideration in the negotiation of a host community agreement. 

 



 Mohegan Sun Massachusetts - Fiscal and Economic Impact Analysis 

Community Opportunities Group, Inc. | Jeffrey Donohoe Associates |FISCAL IMPACT  58 

 

 

 

W A T E R  A N D  S E W E R  S E R V I C E  

Although the proposed resort casino project will generate significant demands for water and sewer services, 

it is anticipated that the project will acquire these services on a fee-for-service basis.  As such, no fiscal 

impacts are associated with these services.   

 

D E P A R T M E NT  O F  P U B L I C  W O R K S  

The proposed Mohegan Sun Massachusetts casino resort development is estimated to create approximately 

20,000 additional automobile trips to Palmer per day but the vast majority of these trips, an estimated 87%, 

will not be via local roads.  The main access to the resort is expected to be from Exit 8 on the Massachusetts 

Turnpike.  Casino visitors taking Exit 8 will travel on a new flyover ramp that spans State Route 32 and leads 

directly to the resort.  The majority of visitors will be able to access the resort without traveling any local 

roads.  Due to the nature of this direct access from a state highway, the development of a resort casino in 

Palmer is expected to have limited impact on the Department of Public Works, on an ongoing basis.  As such, 

no fiscal impacts are associated with these services and no mitigation is believed to be necessary. 

 

However, if the proposed access to the casino resort changes to access via local roads, the impact may be 

different and this issue should be revisited. 

 

 

5.4.3 IMPACT ON LOCAL AID 
The new property tax revenue generated by the Mohegan Sun Massachusetts project will provide the Town 

of Palmer significant flexibility in funding future programs and projects. However, the estimated property 

taxes overstate the financial benefit to Palmer. A development of this size, and the tax revenue it produces, 

will result in a reduction of the amount of state aid provided to Palmer in the future. Specifically, Palmer can 

expect to see a reduction in its Chapter 70 and Unrestricted General Government Aid (UGGA) once the casino 

is constructed. The formulas used by the Commonwealth of Massachusetts Department of Revenue (DOR) to 

calculate local aid in these categories include a calculation of equalized valuation (EQV) per capita at the local 

level. The EQV per capita for the state (numerator) is compared to the EQV per capita at the local level 

(denominator) to develop a ratio. A higher ratio results in increased state aid. The value of the proposed 

casino development will increase Palmer’s EQV at the local level. The ratio of Palmer’s EQV per capita to 

Recommended Mitigation – Health Department 

Short-term mitigation: There are no anticipated short-term impacts on the Palmer Health Department. 

Long-term mitigation: Palmer should add a part-time health inspector to the Health Department to deal 

with the continual monitoring and inspection activity related to the casino development.  Based on the 

Town’s existing expenditures for similar positions, it is estimated that a half-time inspector will cost 

approximately $33,700 per year, including salary and benefits.  The costs associated with expanding the 

staff of the health department should be given consideration in the negotiation of a host community 

agreement. 

 



 Mohegan Sun Massachusetts - Fiscal and Economic Impact Analysis 

Community Opportunities Group, Inc. | Jeffrey Donohoe Associates |FISCAL IMPACT  59 

 

EQV per capita for the state will therefore decrease and result in a reduction in state aid in the areas of 

Chapter 70 and UGGA funding. The impact of this effect is mitigated by two factors:  

 

(1) the value of the casino development is added over a number of years and  

(2) the EQV per capita for the state will also be increasing during this period.  

 

The timeline for projecting these impacts is fiscal years 2015 through 2020. In order to project the potential 

impact on future levels of state aid from the development of the Mohegan Sun Massachusetts casino, a series 

of assumptions were made regarding the pace of construction, the amount of non-casino new growth the 

town will experience, the population of Palmer and the state, the EQV for the state, future levels of Chapter 

70 and UGGA funding, the future foundation budget formula, student enrollment and income per capita at 

the local and state levels. FY14 data was used whenever possible, even when it was only projected by the 

state, and patterns were examined using three-year (FY12 to FY14) and five-year (FY10 to FY14) averages.  

Assumptions were made conservatively as to emphasize the potential impacts on local funding. In order to 

isolate the effects of the proposed development, the FY12 tax rate was used throughout the analysis and other 

local receipts (excise taxes, penalties and interest, fines and forfeits, etc.) were held constant at the level of the 

FY14 projections. 

 

CHAPTER 70 AID 

Chapter 70 Aid is state funding provided to a community for education purposes. The formula starts with the 

calculation of a foundation budget for each district that reflects district enrollment, characteristics of the 

student population, inflation and geographical differences in wages. The foundation budget represents the 

minimum spending level necessary to provide an adequate education with a policy goal that all districts will 

meet or exceed their foundation budget through a combination of state and local resources. The formula then 

looks at ability to pay to determine how much of this targeted spending amount should come from local 

sources and how much should be funded by the state.  

 

To determine how much Chapter 70 Aid a district receives, the prior year’s required local contribution is 

increased by the Municipal Revenue Growth Factor (MRGF) to yield a preliminary local contribution. The 

Chapter 70 Aid formula is not consistent from year to year. From FY10 to FY14 the annual inflation factor 

applied has ranged from -2.2% to 3.65%. The property percentage and personal wealth percentage used in the 

aggregate wealth model are also subject to change. While those adjustments are made at the state level, it is 

the MRGF, calculated at the local level, that is the focus of this analysis. Palmer’s MRGF will increase due to 

the casino construction which will lead to an increase in the town’s required local contribution. The increase 

in Palmer’s total EQV from the casino project will also lead to an increase in the Town’s “Target Local 

Contribution” as projected in the aggregate wealth model. To determine the MRGF, the most recent three 

years of new growth are averaged in terms of the percentage increase they accounted for in the previous 

year's levy limit. The maximum of these three percentages is compared to the average of the other two. If the 

difference exceeds two percentage points, then the maximum is considered to represent an aberration. In this 

case, the lowest three years out of the most recent four years are used to estimate the new growth rate of 

increase. This method of estimating the MRGF can mute and/or delay the impact a large project will have on 

a small community’s growth factor.  Table 5.4 below presents a forecast of how Palmer’s required local 

contribution for education would increase over time as a result of the casino development. 
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Table 5.4   Chapter 70 Local Aid Projections 

Fiscal Year Projected 

Foundation 

Budgets 

Projected Aid 

without 

casino 

project* 

Projected Aid 

with casino 

project* 

Projected Loss 

of Chapter 70 

Aid 

% Decrease in 

Chapter 70 Aid 

      

FY15 (proj.) $19,528,624 $11,451,190 $11,451,190 0 0% 

FY16 (proj.) $19,904,279 $11,272,003 $10,745,704 $526,299 4.67% 

FY17 (proj.) $20,287,159 $11,048,494 $9,736,988 $1,311,506 11.87% 

FY18 (proj.) $20,677,405 $10,740,719 $8,561,814 $2,178,905 20.29% 

FY19 (proj.) $21,075,158 $10,383,433 $7,948,163 $2,435,270 23.45% 

FY20 (proj.) $21,480,562 $9,971,178 $7,251,854 $2,719,324 27.27% 

      

Totals FY15-

FY20 

 $64,867,017 $55,695,713 $9,171,304 14.14% 

* Calculation is based on the assumption the Town of Palmer will contribute the greater of  the “Target Local 

Contribution”, the “Preliminary Contribution” or the “Required Local Contribution”. 

 

Based on these projections, Palmer can expect the proposed Mohegan Sun Massachusetts project to result in a 

significant decrease in future Chapter 70 aid from the Commonwealth of Massachusetts. This impact is much 

more pronounced in Palmer than it is in the other communities where casino resorts have been proposed 

because Palmer is much smaller than the other communities. The proposed development represents 

approximately a 60% increase in the town’s total EQV. By comparison, the proposed $1B casino project in 

Springfield represents approximately a 12% increase in the city’s total EQV. By FY20 the Town of Palmer may 

be facing a situation where approximately one-third of the additional tax revenue generated by the casino 

development is being used to replace lost Chapter 70 aid. 

 

UNRESTRICTED GENERAL GOVERNMENT AID (UGGA) 

The source of funding for UGGA is lottery proceeds.  The formula for distribution of these funds is designed 

to be equalizing, with municipalities with lower property values receiving proportionately more aid than 

municipalities with greater property values. The formula is based on population and Equalized Property 

Valuation (EQV).  The casino project will increase Palmer’s EQV per capita and result in a reduction in 

UGGA funding. Table 5.5 below presents a forecast of how Palmer’s UGGA would decrease over time as a 

result of the casino development. 
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Table 5.5   UGGA Projections 

Fiscal Year Projected 

UGGA without 

casino project 

Projected UGGA 

with casino 

project 

Projected 

Decrease in 

UGGA 

% Decrease in 

UGGA 

     

FY15 (proj.) $1,657,610 $1,459,830 $197,780 11.93% 

FY16 (proj.) $1,703,282 $1,312,821 $390,461 22.92% 

FY17 (proj.) $1,749,796 $1,202,857 $546,939 31.26% 

FY18 (proj.) $1,797,194 $1,228,645 $568,549 31.63% 

FY19 (proj.) $1,845,457 $1,254,936 $590,521 31.2% 

FY20 (proj.) $1,894,177 $1,281,744 $612,433 32.33% 

     

Totals FY15-FY20 $10,647,515 $7,740,833 $2,906,683 27.3% 

 

Palmer can also expect the proposed Mohegan Sun Massachusetts project to result in a significant decrease in 

future UGGA from the Commonwealth of Massachusetts. The formula for UGGA is more closely tied to EQV 

per capita statistics than the formula for Chapter 70 aid so the impact of the casino project on future UGGA is 

even more pronounced. Based on these projections, the reduction in UGGA approaches one-third by FY20.  

 

Together, Chapter 70 Aid and UGGA represent more than 95% of the state aid Palmer annually receives. 

These projections indicate Palmer may be experiencing a reduction of over $3.3M in state aid by FY20.  While 

the projected property tax receipts from the Mohegan Sun Massachusetts casino project will more than offset 

the projected reductions in state aid, this projected loss of aid should be taken into consideration when a host 

community agreement is negotiated. 

 

 

IMPACT ON LEVY CEILING 

The impact of the proposed casino project on Palmer’s levy ceiling was examined as part of the analysis of 

future Municipal Revenue Growth Factors (MRGFs). According to the economic model, FY19 is the year 

where potential municipal revenues exceed the town’s levy ceiling.  However, it is hard to imagine a scenario 

where the town would actually approach its levy ceiling.  Any community that levied to its ceiling would 

certainly see a reduction in its bond rating.  It is much more likely the town’s future tax rate will be reduced 

when the new growth associated with the casino project, and its related property tax stream, come on line. 

 

 

5.4.4 NON-FISCAL LOCAL IMPACTS 
The provision of social services is a non-fiscal impact often cited as being impacted by a casino development.  

Studies have shown that in most cases the demand for social services, other than counseling for problem 

gambling, decrease in communities where new casinos are developed.  It is believed the job opportunities 

generated by the development allow individuals currently receiving social services the chance to become 

more independent.   

 

The Commonwealth can expect to see an increase in problem gambling when the casino industry is fully 

developed in Massachusetts. The enabling legislation was designed to address this by requiring casino 

operators to provide funding for counseling services and to promote responsible gaming throughout their 
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establishments. The legislation requires a portion of the casino taxes collected by the Commonwealth be 

designated for compulsive gambling programs. It is estimated this will result in $20 to $25M per year for 

these services. The legislation provides this funding for programs statewide and not specifically in host 

communities. 

 

The social cost of problem gambling is a hotly debated subject and many studies have been completed in an 

attempt to quantify the problem.  There is very little agreement on the subject and the range of possible costs 

is expansive.  The occurrence of problem gambling is often estimated to be 1.5 – 2% among adults in the 

population.  This is within the 0.9% to 2.3% range for problem gambling occurrence cited by the 

Massachusetts Council on Compulsive Gambling.  Several studies also suggest the rate of occurrence doubles 

for adults residing within 50 miles of a gambling facility and doubles again for adults residing within 10 

miles of a gambling facility.  There are about 9,270 adults aged 21 and older in Palmer.  Applying the study 

findings above to that population suggests there is the potential for 139 to 742 (1.5% to 8%) Palmer residents 

to develop into problem gamblers.  A study by Georgia State University found the social cost of a problem 

gambler to range from $715 to $1,200 annually.  Palmer’s potential annual social cost from problem gambling 

could range from $99,385 to $890,400 per year.  Not all social costs are felt at the local level but these potential 

costs should be given consideration when the town is negotiating a host community agreement.
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6. APPENDIX 

6.1 Summary Demographic Tables 

 

CURRENT POPULATION BY AGE 

Geography Total Under 5 Under 18 Over 65 Under 75 

Total Pct. Total Pct. Total Pct. Total Pct. 

Massachusetts  6,547,629      367,087  5.6%       1,418,923  21.7%     902,724  13.8%    446,264  6.8% 

PALMER 12,140            576  4.7%             2,551  21.0%         1,748  14.4%            935  7.7% 

Block Group 1, 

Census Tract 8101 

2,493            124  5.0%                602  24.1%            260  10.4%            110  4.4% 

Block Group 2, 

Census Tract 8101 

1,091              52  4.8%                211  19.3%            162  14.8%             92  8.4% 

Block Group 3, 

Census Tract 8101 

1,774              94  5.3%                367  20.7%            372  21.0%            225  12.7% 

Block Group 4, 

Census Tract 8101 

932              44  4.7%                173  18.6%            101  10.8%             47  5.0% 

Block Group 1, 

Census Tract 8102 

944              38  4.0%                197  20.9%            132  14.0%             68  7.2% 

Block Group 2, 

Census Tract 8102 

1,112              58  5.2%                222  20.0%            189  17.0%            101  9.1% 

Block Group 3, 

Census Tract 8102 

654              27  4.1%                125  19.1%             66  10.1%             35  5.4% 

Block Group 1, 

Census Tract 8103 

1,293              51  3.9%                278  21.5%            151  11.7%             85  6.6% 

Block Group 2, 

Census Tract 8103 

1,847              88  4.8%                376  20.4%            315  17.1%            172  9.3% 

Ludlow 21,103            876  4.2%             4,061  19.2%         3,495  16.6%         1,758  8.3% 

Wilbraham 14,219            571  4.0%             3,356  23.6%         2,677  18.8%         1,441  10.1% 

Belchertown 14,649            806  5.5%             3,691  25.2%         1,501  10.2%            638  4.4% 

Ware 9,872            611  6.2%             2,156  21.8%        1,458  14.8%            691  7.0% 

Warren 5,135            292  5.7%             1,225  23.9%            621  12.1%            286  5.6% 

Brimfield 3,609            157  4.4%                779  21.6%            502  13.9%            211  5.8% 

Monson 8,560  369  4.3%  1,928  22.5%    1,098  12.8% 443  5.2% 

Sturbridge 9,268   616  6.6% 2,309  24.9%   1,340  14.5% 595  6.4% 

Southbridge 16,719   1,019  6.1%  3,862  23.1%   2,296  13.7% 1,215  7.3% 

Springfield 153,060  11,183  7.3% 41,328  27.0% 16,760  10.9% 8,241  5.4% 

Chicopee 55,298 3,099  5.6%     11,465  20.7%   8,838  16.0% 4,581  8.3% 

Source: Census 2010, SF-1, SF-2 
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HOUSEHOLDS AND FAMILIES (2000-2010) 

Geography Census 2000 Census 2010 Percent Change 

Households Families Households Families Households Families 

Massachusetts    2,443,580  1,576,696    2,547,075   1,603,591  4.2% 1.7% 

PALMER          5,078  3,329  5,099   3,233  0.4% -2.9% 

Block Group 1, Census 

Tract 8101 

     894   718    

Block Group 2, Census 

Tract 8101 

     476   281    

Block Group 3, Census 

Tract 8101 

     832   425    

Block Group 4, Census 

Tract 8101 

     429   217    

Block Group 1, Census 

Tract 8102 

     374   251    

Block Group 2, Census 

Tract 8102 

     475   290    

Block Group 3, Census 

Tract 8102 

     286   185    

Block Group 1, Census 

Tract 8103 

     565   345    

Block Group 2, Census 

Tract 8103 

     768   521    

Ludlow          7,659  5,513  8,080   5,569  5.5% 1.0% 

Wilbraham          4,891  3,872  5,309   4,037  8.5% 4.3% 

Belchertown          4,886  3,519  5,595   4,002  14.5% 13.7% 

Ware          4,027  2,598  4,120   2,630  2.3% 1.2% 

Warren          1,889  1,287  2,021   1,351  7.0% 5.0% 

Brimfield          1,250  886  1,429   1,000  14.3% 12.9% 

Monson          3,095  2,203  3,279   2,320  5.9% 5.3% 

Sturbridge          3,066  2,213  3,611   2,609  17.8% 17.9% 

Southbridge          7,077  4,520  6,866   4,269  -3.0% -5.6% 

Springfield         57,130  36,394  56,752   36,056  -0.7% -0.9% 

Chicopee         23,117  14,139  23,739   13,827  2.7% -2.2% 

Source: Census 2000 SF-1, Census 2010 
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Household and Family Income 

Geography % 

Households 

with Income > 

$200,000 

Median 

Household 

Income (2010) 

Median 

Family 

Income (2010) 

Median 

Family 

Income 

(2010), 

Families w/ 

children <18 

Head of 

Household 

> 65 

Massachusetts 6.7% $64,509 $81,165 $82,361 $95,210 

PALMER 2.9% $50,638 $62,540 $51,956 $30,205 

Block Group 1, Census Tract 

8101 

6.0% $77,756 $73,469 n/a $33,000 

Block Group 2, Census Tract 

8101 

0.0% $49,682 $69,766 n/a $23,654 

Block Group 3, Census Tract 

8101 

1.9% $36,875 $64,554 n/a $22,284 

Block Group 4, Census Tract 

8101 

0.0% $50,787 $56,087 n/a $35,000 

Block Group 1, Census Tract 

8102 

9.4% $42,024 $64,375 n/a $28,056 

Block Group 2, Census Tract 

8102 

4.6% $51,914 $87,991 n/a $27,625 

Block Group 3, Census Tract 

8102 

0.0% $52,357 $53,365 n/a $50,938 

Block Group 1, Census Tract 

8103 

1.5% $35,234 $47,292 n/a $31,016 

Block Group 2, Census Tract 

8103 

3.9% $60,440 $70,069 n/a $61,350 

Ludlow 2.8% $61,008 $70,895 $74,707 $33,458 

Wilbraham 9.4% $89,336 $103,028 $104,648 $35,881 

Belchertown 3.8% $77,090 $92,472 $98,462 $31,910 

Ware 0.5% $51,094 $66,564 $63,591 $28,185 

Warren 3.1% $55,030 $67,346 $71,250 $29,900 

Brimfield 1.7% $75,625 $81,964 $81,964 $33,828 

Monson 2.6% $73,004 $88,662 $96,538 $32,167 

Sturbridge 6.9% $71,607 $95,000 $82,271 $47,417 

Southbridge 0.7% $47,234 $52,262 $44,306 $22,407 

Springfield 0.9% $34,628 $41,532 $32,333 $23,485 

Chicopee 0.7% $44,226 $56,446 $52,753 $26,871 

Source: ACS 2006-2010 
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INCIDENCE OF POVERTY 

Geography Persons < 18 Persons > 65 Homeowners Renters Families 

Massachusetts 13.2% 9.3% 2.2% 23.0% 7.5% 

PALMER 17.3% 5.8% 3.0% 32.5% 8.8% 

Ludlow 6.7% 3.8% 2.7% 8.4% 3.6% 

Wilbraham 2.7% 3.9% 0.6% 22.0% 2.0% 

Belchertown 6.4% 9.2% 2.7% 15.9% 3.9% 

Ware 27.8% 8.3% 2.7% 50.0% 11.1% 

Warren 8.1% 3.1% 2.0% 21.3% 5.9% 

Brimfield 4.2% 2.7% 1.3% 0.0% 1.2% 

Monson 8.4% 10.3% 2.1% 28.9% 4.4% 

Sturbridge 12.5% 9.5% 1.7% 33.8% 6.7% 

Southbridge 17.0% 7.9% 2.3% 22.0% 11.2% 

Springfield 40.9% 17.5% 5.5% 44.5% 22.6% 

Chicopee 25.4% 10.8% 2.8% 29.1% 11.2% 

Source: ACS 2006-2010 
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POPULATION IN LABOR FORCE 

Geography Population in 

Labor Force 

Massachusetts 3,537,380 

PALMER 6,631 

Ludlow 10,550 

Wilbraham 7,502 

Belchertown 8,604 

Ware 5,313 

Warren 2,687 

Brimfield 2,018 

Monson 4,995 

Sturbridge 4,949 

Southbridge 8,465 

Springfield 68,098 

Chicopee 28,022 

Source: ACS 2006-2010  
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RACE & ETHNICITY 

Geography Total 

Population 

White Black or 

African 

American 

American 

Indian & 

Alaska 

Native 

Asian Native 

Hawaiian & 

Other 

Pacific  

Other Two or More 

Races 

Hispanic or 

Latino 

Total Pct Total Pct Total Pct Total Pct Total Pct Total Pct Total Pct Total Pct 

Massachusetts 6,547,629 5,265,236 80.4% 434,398 6.6% 18,850 0.3% 349,768 5.3% 2,223 0.0% 305,151 4.7% 172,003 2.6% 627,654 9.6% 

PALMER 12,140 11,599 95.5% 137 1.1% 24 0.2% 107 0.9% 0 0.0% 71 0.6% 202 1.7% 291 2.4% 

Ludlow 21,103 19,828 94.0% 514 2.4% 25 0.1% 171 0.8% 8 0.0% 271 1.3% 286 1.4% 1,183 5.6% 

Wilbraham 14,219 13,367 94.0% 307 2.2% 10 0.1% 286 2.0% 1 0.0% 77 0.5% 171 1.2% 393 2.8% 

Belchertown 14,649 13,741 93.8% 199 1.4% 21 0.1% 305 2.1% 8 0.1% 115 0.8% 260 1.8% 385 2.6% 

Ware 9,872 9,292 94.1% 102 1.0% 30 0.3% 71 0.7% 0 0.0% 137 1.4% 240 2.4% 389 3.9% 

Warren 5,135 4,971 96.8% 30 0.6% 11 0.2% 18 0.4% 2 0.0% 18 0.4% 18 0.4% 120 2.3% 

Brimfield 3,609 3,492 96.8% 28 0.8% 10 0.3% 17 0.5% 2 0.1% 4 0.1% 56 1.6% 79 2.2% 

Monson 8,560 8,287 96.8% 73 0.9% 18 0.2% 52 0.6% 0 0.0% 17 0.2% 113 1.3% 153 1.8% 

Sturbridge 9,268 8,816 95.1% 56 0.6% 25 0.3% 184 2.0% 0 0.0% 70 0.8% 117 1.3% 231 2.5% 

Southbridge 16,719 13,580 81.2% 431 2.6% 88 0.5% 310 1.9% 3 0.0% 1,823 10.9% 484 2.9% 4,452 26.6% 

Springfield 153,060 79,335 51.8% 34,073 22.3% 987 0.6% 3,728 2.4% 128 0.1% 27,610 18.0% 7,199 4.7% 59,451 38.8% 

Chicopee 55,298 47,999 86.8% 2,053 3.7% 204 0.4% 737 1.3% 36 0.1% 3,016 5.5% 1,253 2.3% 8,196 14.8% 

Census: SF-1 
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6.2 Housing Market 

 

MEDIAN SINGLE-FAMILY HOME SALE PRICES, 2001-2011   

Community Median Sale Price % Change 

2001 2006 2011 2001-2006 2006-2011 

PALMER $119,900  $198,300  $151,000  65.4% -23.9% 

Ludlow $136,000  $215,000  $188,900  58.1% -12.1% 

Wilbraham $190,000  $295,000  $245,000  55.3% -16.9% 

Belchertown $168,500  $267,500  $240,000  58.8% -10.3% 

Ware $119,900  $200,000  $163,750  66.8% -18.1% 

Warren $123,000  $196,700  $105,500  59.9% -46.4% 

Brimfield $150,005  $237,500  $166,500  58.3% -29.9% 

Monson $144,950  $220,100  $171,000  51.8% -22.3% 

Sturbridge $193,375  $314,950  $227,250  62.9% -27.8% 

Southbridge $127,000  $216,500  $125,000  70.5% -42.3% 

Springfield $91,000  $150,000  $108,000  64.8% -28.0% 

Chicopee $112,000  $175,000  $145,000  56.3% -17.1% 

Source: The Warren Group, 2012 
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6.3 List of Articles 

 

6.3.1 Summary of Literature Reviewed 
Casino impacts are not consistent across studies, which is unsurprising given the various methodologies used 

to measure impacts and the fact that most impacts are highly context specific. This makes it very difficult to 

generalize any findings. Overall, most studies find some positive and negative impacts of casinos, although 

both the positive and negative impacts seem to be moderate. The following table summarizes the existing 

research on casino impacts. 

 

SUBJECT LITERATURE REVIEW 

Jobs Many studies address the impact of casinos on employment and unemployment 

rates. Casinos do create jobs, but the overall employment and unemployment level 

in the community may not change if population increases or the casino employees 

live in other communities. As with most service sector industries, many jobs created 

by a casino offer employment opportunities for untrained or low skill workers.  

Property Values Some studies have shown that residential and commercial property values may 

benefit from the presence of a casino in the community. The effect seems to be 

minimal, however. 

Substitution 

Effect 

The extent to which casinos act as a substitute for other spending that was already 

occurring in the area is highly context-specific. Results are not consistent across 

studies. The substitution effect is likely to be more evident in a convenience casino 

than a destination casino. The destination casinos in Connecticut, for example, have 

reportedly had a positive impact on other lodging and dining businesses.   

Multiplier Effect There is considerable variation in the estimated multiplier effects, although the 

multiplier is unlikely to exceed 1.5. 

Distribution of 

Effects 

Casinos have a good track record of providing jobs to women and minorities. The 

jobs generated by a destination casino range from management and supervisory 

positions to restaurant servers and groundskeepers.  As with most privately owned 

enterprises, the profits generated by casinos typically go to owners living outside 

the community. However, wages paid to local employees may provide a boost to 

the local economy.  

Population Not many studies address the impact of casinos on population, although some 

suggest that regions with casinos grow more quickly than those without casinos. 

Infrastructure Infrastructure impacts are highly context-specific. Some studies report that 

congestion has increased in casino communities. 

Crime Results are mixed, although many studies find that casinos have little impact on 

crime. Any increase in crime may be due to an increase in people (tourists, 

population growth) in the community. The relationship between casinos and crime 

is poorly understood. 

Problem 

Gambling 

There is evidence that the incidence of problem gambling increases with proximity 

to a casino. Problem gambling has many social costs including bankruptcy, suicide, 

and increased health care costs. It is difficult to establish the relationship between 

gambling and many of these impacts, however, since many problem gamblers also 
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SUBJECT LITERATURE REVIEW 

suffer from substance abuse and mental health problems.  

Bankruptcies Some studies found a modest increase in the number of bankruptcies in areas with 

casinos. In some cases, this finding could be explained by more macro-level factors, 

however, such as changes in bankruptcy laws. 

 

Social Services Few studies have examined the impact of casinos on social services. One study 

suggested that, in communities with a casino, enrollment in financial assistance 

programs remained constant or decreased while other programs, such as child 

protection increased.  

Perception The presence of a casino seems to have a neutral effect on residents’ perception of 

gambling. Gambling communities do not seem to have a negative impression of 

gambling, although communities that welcome casinos may have inherently 

different values and behaviors than those that do not. 

 

 

6.3.2 Annotated Bibliography 
 

Baxandall, Phineas and Bruce Sacerdote. “Betting on the Future: The Economic Impact of Legalized 

Gambling.” Rappaport Institute Policy Briefs, January 13, 2005. 

 

This policy brief focuses on the county-level impacts of an Indian-owned casino, comparing the experience of 

counties that house casinos with those that do not. The study looks separately at the impact on densely 

populated counties and on very large casinos near population centers. 

 

Overall, the study finds that the introduction of a casino produced a few modestly positive effects, a few 

modestly negative effects, and in many areas no statistically significant effects at all. Specifically, a casino is 

associated with: 

 

 Population increase. The population of casino counties grew five percent faster than non-casino 

counties. 

 Increase in jobs. Employment in casino counties grew 6.7 percent faster than non-casino counties. 

 No impact on unemployment rates due to the combination of increased population and 

employment. 

 A limited positive effect on some house prices. Median house prices in casino counties rose about 

$6,000 more than non-casino counties, but the effect was concentrated in sparsely populated rural 

counties. 

 A modest increase in bankruptcies. Personal bankruptcy rates rose by about 10 percent in casino 

counties. 
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 More total crime but less per-capita crime. 

 No impact on total revenues or expenditures, including spending on roads, police, and 

education. 

 A decline in per-capita spending and revenues as spending increased less quickly than 

population.  

While this study acknowledges the regional impact of casinos by using counties as the geographic unit of 

analysis, county boundaries are not necessarily aligned with the study area of a casino. It is also unclear if the 

study adjusted for the size or type of casino, as the impacts of a small “convenience” casino are likely 

different than a large “destination” casino. 

 

Dense, Jeff and Clyde W. Barrow. “Estimating Casino Expenditures by Out-of-State Patrons: Native 

American Gaming in Connecticut.” Journal of Travel Research 41 (2003): 410-415. 

 

States maximize the fiscal benefits of gaming when casinos attract customers from other states since out-of-

state patrons essentially expand the state’s tax base. In this study, the authors conducted a patron origination 

analysis at two Connecticut Native American casinos, Foxwoods and Mohegan Sun. The results were used to 

estimate the total expenditures by patrons of each state, and thus estimate the net economic benefit of casino 

gaming to the host state. The origin of casino patrons was determined by counting license plates of cars and 

buses in the casino parking lots over the course of five days, and extrapolating the results to estimate annual 

patrons and expenditures. Overall expenditures were estimated as 35 percent of gross gaming revenues for 

Foxwoods (based on results of previous studies) and 10 percent for Mohegan Sun (because Mohegan did not 

have a hotel at the time of the study).  

 

The study found a majority of customers at both Foxwoods (71.7%) and Mohegan Sun (54.0%) were from 

states other than Connecticut, with the most frequent out-of-state visitors from Massachusetts. Massachusetts 

residents were estimated to spend upward of $600 million annually at the two casinos. At the time of the 

study, Mohegan Sun did not have a hotel and was thus categorized as a “convenience” casino which, as the 

data show, tend to appeal to local customers and thus have fewer out-of-state patrons. Larger “destination” 

casinos such as Foxwoods tend to be more appealing to out-of-state patrons. 

 

Although the study methodology could be repeated in other contexts, the authors caution against 

generalizing the findings of this study to other locations. Furthermore the expenditures captured in this study 

do not include spending at other businesses in the region, and the study does not specifically address 

whether any of the casino expenditures were diverted from other areas of the economy. 

 

Wiley, Jonathan A. and Douglas M. Walker. “Casino Revenues and Retail Property Values: The Detroit 

Case.” Journal of Real Estate Finance Economics 42 (2011): 99-114. 

 

This study examines the impact of casinos on nearby retail property values to assess whether casinos help or 

hurt nearby businesses. If casino patrons spend all their money on an all-inclusive casino experience, then the 

influx of visitors due to a casino will have little or no impact on retail property values in the vicinity of the 

casino. In addition, the authors note that casinos may “oversupply the market with retail space and 
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cannibalize competition so that casino revenues act as a substitution to other consumer spending, leading to a 

decrease in property values” (p.105). This phenomenon is commonly referred to as the “substitution effect.” 

The opposing argument is that casinos act as a complement to other businesses, with casino guests 

patronizing other businesses in the community in addition to the casino. The authors assume that if casinos 

increase spending for surrounding retail, the retail property values should be positively affected by casino 

volume. 

 

Using a hedonic model, the authors examine the impact of downtown Detroit’s three casinos (all within 1.4 

miles of each other) on surrounding retail property values. The study finds that casinos have a positive 

influence on retail property—a 1 percent increase in casino revenues is predicted to lead to an average 1.2 

percent increase in retail property values. The observed effect is stronger within a 5-mile radius of a casino.  

Although the results suggest a complementary, rather than a substitution, effect of casinos on other 

businesses, the study does not include an analysis of revenues from surrounding businesses. In addition, the 

study does not address impacts on specific types of businesses—a casino may have a complementary effect 

on certain businesses (e.g., restaurants), but a substitution effect on others (e.g., theaters). Furthermore, the 

study is focused on an urban area and may not be applicable to other contexts. 

 

Room, Robin, Nigel E. Turner, and Anca Ialomiteanu. “Community Effects of the Opening of the Niagra 

Casino.” Addiction 94 (1999): 1449-1466. 

 

Through interviews, the authors of this study examine expected and experienced impact of a casino on the 

community of Niagra Falls, Canada. The authors conducted telephone interviews with residents of Niagra 

Falls before or shortly after a casino opened in 1996.  A new sample was interviewed a year later.  In addition, 

two province-wide surveys were conducted at the same intervals to allow for comparisons between overall 

trends and the community with a casino. In the first interview, the surveyors asked questions about approval 

of the casino, expectations regarding the impact of the casino on the community, attitudes toward gambling, 

and gambling behavior in the past 12 months, along with demographic and background information. The 

follow-up interview asked the same questions, focused on experiences rather than expectations, and also 

included questions specifically about experiences with casino gambling, using the Short South Oaks 

Gambling Screen (SOGS); employment in the casino; economic diversion of expenditures; and questions on 

gambling strategies and knowledge of the odds of winning. 

 

Overall, the study found that the “casino’s opening brought more gambling by local residents and an increase 

in reported gambling problems, yet support for the casino, already strong, if anything grew. At least in the 

short term, problems from the increased availability of gambling manifested themselves not in the public area 

but rather in the arena of private life” (p.1449). Specific findings include the following: 

 

 Attitudes toward gambling remained stable in the community, but declined slightly in Ontario 

overall. 

 Residents expected many positive and negative effects on the community, but few actually reported 

experiencing these effects. 

 A small increase in employment was found, but it fell far below projections. 
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 The rate and level of gambling increased in Ontario and even more in Niagra Falls, with little 

displacement of other gambling.  

 Reported gambling problems, pressure from others about gambling, reported rates of family 

members or friends with gambling problems increased significantly in Niagra Falls in contrast to the 

province. 

While the study provides valuable information about the perceived community effects of a casino, the short 

time frame of the study may not fully capture the social and community impacts of the casino. In addition the 

study focuses on perceptions of impacts rather than attempting to measure impacts explicitly. 

 

Long, Patrick T. “Early impacts of limited stakes casino gambling on rural community life.” Tourism 

Management 17 (1996): 341-353. 

 

Using a survey methodology, this study examines residents’ attitudes toward gaming and its impacts on their 

community. Residents in four rural communities that have recently adopted limited stakes gambling 

(Deadwood, SD; Black Hawk, CO; Central City, CO; and Cripple Creek, CO), plus one control community 

(Grand Lake, CO) were surveyed. The survey was conducted between two and four years after casinos 

opened and addressed attitudes about community, perceived gambling impacts, political empowerment of 

residents, contact with gamblers, relationship with gambling, and general demographic information. While 

the findings differed by community, several overarching themes emerged: 

 

 Gambling communities did not have strong anti-gambling sentiments and viewed gambling more 

favorably than the control community. 

 Increased crowding and congestion was a notable perceived impact and a cause for concern 

(increased congestion is supported by traffic count data). Some of this impact may be due to poor 

planning for the infrastructure impacts. 

 People in casino communities felt safe, but felt that the number of serious crimes had increased as a 

result of the casino. Crime statistics from the gaming communities support this perception, but may 

be due to increases in tourists, rather than explicitly related to gambling. 

 Residents perceived a negative change in their ability to influence local government decisions after 

the casino was built. 

 While historic preservation was a driver for allowing gambling in these communities, residents in the 

Colorado communities did not perceive any change in historic preservation efforts. Overall, residents 

questioned the integrity of supporting gambling as a means for historic preservation. 

 Residents perceived an increase in revenue in the local economy, jobs, personal income, and amount 

of income going to local businesses, but felt that taxes and the cost of living had increased. There 

were also sentiments in some communities that local retailers had been forced out of the market due 

to increased property values. Because of this, residents felt their communities had lost traditional, 

informal gathering places and as a result had a diminished sense of community. But, residents 

enjoyed the new restaurants, entertainment options, and other amenities that came with the casinos. 
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 Data supports the residents’ belief that employment opportunities in the gambling communities had 

increased, although it is unclear how many of those new jobs went to residents of the host 

community.  

 Residents were not asked about perceptions about social services, but local, county, and state social 

service officials agreed that enrollments have remained constant or decreased in financial assistance 

programs. However, child protection and other social service programs have increased. 

 There was no consistent opinion on the quality of life in the gambling communities, but very few 

residents would recommend that other towns legalize gambling. 

Overall, the study recommended that communities invest more in planning early in the casino development 

process to mitigate negative impacts on the community. While this study provides valuable insights into 

resident’s perceptions of a casino’s impact, the results may not be generalizable to other communities. It 

should be noted that this study was conducted after casinos had been in the communities for only a few 

years—impacts may change with time. In addition, only one control community was used. It is also unclear if 

the survey respondents were representative of their communities. 

 

Ginols, E.L. and J.D. Omorov. “Development or Dreamfield Delusions? Assessing Casino Gambling’s 

Costs and Benefits.” Journal of Law and Commerce 51 (1996-1997): 49-87. 

 

It is widely accepted that casinos have social costs and benefits. To reconcile these cost and benefits, this 

study performs a cost/benefit analysis of gambling on a nationwide scale. The study also looks at regional 

employment benefits. The social costs included in this study include crime-related costs, the direct regulatory 

cost, as well as lost productivity associated with problem gambling. Social costs are estimated at between 

$112 and $338 per adult annually. Benefits include consumer benefits from expanding the availability of 

casinos (so that every adult has a casino within 35 miles), change in producer surplus, and increased taxes. 

Benefit costs are estimated at $43.80 per adult. Based on these estimates, casino gambling fails the cost/benefit 

test on a national level, being socially harmful although privately profitable. 

 

To assess regional impacts, the authors look at the regional employment impact of casinos using data from 

eight casino markets in Illinois. The authors compare monthly data on the number of people employed and 

unemployed for counties with riverboat casinos to the state employment/unemployment numbers, scaled to 

the local labor market. Using a regression analysis, the authors determine the extent variation in local 

employment is attributable to the casino. The study finds that casinos have no effect on employment or 

unemployment in most markets. This could be explained by hiring out of the region and revenues not being 

spent in the region.  

 

This study vastly oversimplifies the costs and benefits associated with a casino, failing to incorporate many 

costs (e.g., environmental costs, social service costs, social equality issues) and benefits (e.g., revenue and 

taxes associated with indirect and induced spending). In addition, there is little use for a national cost/benefit 

analysis, since decisions about whether to permit casinos are made on a state and local level.   
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Carstendsen, Fred, William Lott, Stan McMillen, Bobur Alimov, Na Li Dawson, and Tapas Ray. “The 

Economic Impact of the Masantucket Pequot Tribal Nation Operations on Connecticut.” Connecticut 

Center for Economic Analysis. November 28, 2000. 

 

This report explores the economic impact of the Foxwoods Resort Casino on Connecticut’s economy. Located 

in New London County in southeastern Connecticut, Foxwoods is one of two Native American casinos in 

Connecticut. Before the casinos, the region was rural with low economic activity, particularly after large 

cutbacks in the defense industry, one of the region’s largest employers. Foxwoods is a large, destination style 

casino resort, hosting nearly 41,000 visitors each day, 73 percent of which are from out of state.  The study 

analyzes the direct economic impact (employment, procurement) and estimates induced and indirect effects 

using a Regional Economic Models Inc. (REMI) model of the Connecticut economy to determine the economic 

impacts of the casino on the state economy. Compared to a baseline, the study found that Foxwoods had the 

following impacts: 

 

 Created 13,000 direct jobs and 41,363 indirect jobs since opening in 1992; each Foxwood job supports 

1.107 additional non-casino jobs elsewhere in the county, plus 0.74 jobs in the rest of the state. 

 Increased employment by 17.8 percent in the county, 1.8 percent in the state overall. 

 Increased gross regional product (GRP) by 8.5 percent and gross state product (GSP) by 1.0% on 

average annually. 

 Increased population by 13.8 percent in the county, 1.5 percent in the state overall. 

 Increased personal income by 10.2 percent in the county, 0.9 percent in the state overall. 

 Sustained residential property values, despite decreases in employment in the county. 

 Contributed billions of dollars in taxes to the state. 

 Played a leadership role in welfare reform through the casino’s Work ETC program. 

 Developed a Native American museum and annual pop-wow that are leading cultural attractions in 

the area and captures tourist dollars that would otherwise leave the state. 

 Developed new high-speed ferry connections linking region to other areas. 

 Had a positive effect on region’s lodging and dining businesses due to the high rate of tourism 

generated by the casino. 

The study barely touches on negative impacts—only mentioning crime and traffic/congestion costs, which 

were found to be minimal. In addition, the study does not break out impacts at the local level, which is 

important because some communities in the county are more affected than others by the casino, and does not 

address the substitution effect on local economies. 
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Tyrrell, Timothy and Robert J. Johnston. “An econometric analysis of the effects of tourism growth on 

municipal revenues and expenditures.” Tourism Economics 15 (2009): 1-13. 

 

Many casino impact studies capture impacts related to new residents or employees while ignoring the effects 

of tourists. This study assesses the municipal-level revenues and expenditures related to tourism growth from 

1993 to 2002 for the 21 municipalities in New London County, CT, home to Foxwoods and Mohegan Sun 

casinos. The authors use a model to link economic activity to observed changes in revenues and expenditures 

for each municipality. The model is then applied to activities generated by casino-related development over 

five years. The results show that the effects of tourism are concentrated in a small number of communities; 

most communities in the county saw no population or employment changes as a result of casino activity. 

Effects also differ depending on whether the community is urban, suburban, or rural. Tourism growth is 

found to be responsible for one-third of revenue growth and a reduction property taxes and per capita 

municipal expenditures (with the exception of spending on education, which increased in urban communities 

but decreased in suburban and rural communities).  

 

The only negative impact of casinos included in this study is traffic. This study does not address the broader 

social costs and benefits associated with casinos. 

 

Stevens, Rhys M. G. and Robert J. Williams. “Socio-Economic Impacts Associated with the Introduction of 

Casino Gambling: A Literature Review and Synthesis.” Alberta Gaming Research Institute. July 31, 2004.  

 

The goal of this study is to review and synthesize the available literature (published after 1990) on the socio-

economic impacts associated with the introduction of casino-style gambling. After reviewing 181 articles, the 

authors summarize the key methodological problems and the reported socio-economic impacts.   

 

The observed methodological problems are the following: 

 

 What to measure. Many studies fail to evaluate anything except the “most apparent and obvious 

impacts that are easily quantifiable in monetary terms (e.g., employment, government revenues, 

etc.)” (p.2).  

 Difficulty isolating the effects of gaming. Many studies compare various aspects of a community 

before and after the casino, a methodology that ignores other economic and social forces that could 

account for observed changes. A better methodology is to compare changes in a casino community to 

a matched control comparison—an economically, socially, and demographically similar community 

located far from the casino community that does not have a casino. It is important to note that there 

can be baseline differences among communities however that impact results.  

 How to measure impacts. There is no standard methodology for evaluating social and economic 

impacts of casinos. Social impacts in particular are difficult to quantify.  

 Combining costs and benefits. It is very difficult to synthesize costs and benefits into one overall 

estimate of impacts, as this requires using a valuation methodology and a standard for of 

quantification (often money, although some social cost and benefits do not have monetary 

equivalents).  
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 Too narrow a time window. Studies should use the longest time horizon possible to study impacts. 

Although it is unclear how long it takes for impacts from a casino to manifest themselves, there is 

good evidence that some social impacts take longer to appear than other economic impacts. 

Furthermore, some impacts may reverse over time.  

 Too narrow a geographic focus. Many studies only look at impacts on specific areas without 

considering larger regional impacts. There is debate about whether economic gains can only come at 

the expense of other locals (the export theory of growth) or whether economic development can 

happen in the absence of wealth transfer from other areas. 

 Socio-economic impacts tend to be somewhat specific to the type of gambling introduced. There are 

three main types of casino gaming, all with different impacts. 

o Destination resort casinos in remote/rural areas often have the most positive economic 

development impacts because they draw people to the region, and export social problems 

when casino visitors leave. 

o Urban casinos often operate as monopolies, with strong profits but limited economic benefits 

to the community. 

o Widespread gaming devices tend to generate more revenue but generate fewer economic 

benefits and more social problems. 

 Poor quality research. Lots of literature in the field lacks scientific rigor and/or has been funded by 

groups with a vested interests in the outcome. 

Most studies find that casinos have both positive and negative impacts on individuals and communities. The 

authors synthesize the results from all the reviewed studies by category of impact  (they also note variables 

that should be measured for each category). 

 

 Employment Impacts 

o Studies often find net employment gains (although many do not establish what employment 

levels would have been in the absence of a casino). 

o The greatest, least ambiguous benefits occur in depressed or struggling areas. 

o Local employment conditions can be unchanged if casinos draw labor from outside the local 

area. The wages of these out-of-jurisdiction jobs may also be spent outside the community. 

o Some argue that jobs are not created, but rather “cannibalized” from existing jobs in the 

retail, entertainment, and food service sectors. However, there can be gains in other areas, 

such as construction, tourism, transportation, and public utilities. 

o Most new jobs are low skilled and low paid. 
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o When new jobs are created, additional wages of employees has positive spin-offs in the 

economy as well as increased tax revenue and social benefits. 

 Industry Impacts 

o Spending at casinos and their amenities is competition for other forms of gaming, 

entertainment, hospitality, and retail. There is concern that casino spending does not generate 

new spending, but rather displaces existing spending. Although many argue that this 

substitution effect is a bad thing, since it hurts other businesses and does not add new 

spending, others disagree, arguing that casinos gives customers more choices. Even if 

spending is substituted, economic development can occur if the new activity results in 

something of greater value (higher profits, wages, property values, etc.) than what it is 

replacing. In addition, some industries are complements, rather than competition, for casinos.  

o There are mixed results on the extent of the substitution effect, probably because this effect is 

highly context-specific.  

o It is important to understand the origins of casino patrons, which can help determine if 

casinos bring in new spending or redirect existing spending.   

o There is a recapture effect associated with casinos. When a casino is built, residents that used 

to travel to gamble might stay in their community. 

o As casinos become more widespread, the economic multipliers associated with their indirect 

impacts will decrease. 

o The purchase of supplies for casinos is an important impact, but often left out of analyses. 

o The disposition of gaming profits is another important consideration, especially since most 

casino owners live outside the community. 

 Government Impacts 

o The distribution of taxes should be considered—how much goes to the host community? 

o Casinos can hurt other government revenue streams. There are mixed results on casino 

impacts on state lotteries.  

 Infrastructure Impacts 

o Small towns are most vulnerable to infrastructure impacts of casinos and their tourists, as 

existing roads, public services, and parking are often not capable of meeting casino demands. 

This is not a completely negative impact however, as improved infrastructure as a result of a 

casino benefits the community overall.   
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o It is important to consider who pays for infrastructure—the local government or the 

state/federal government. 

 Property Value Impacts 

o Most (but not all) literature suggests that casinos drive up real estate and rental rates in 

adjacent neighborhoods. While many benefit from these increases, others suffer, for example 

when rents are raised and become unaffordable for elderly and low income populations. 

 Leisure Activity Impacts 

o Studies argue that casinos increase the entertainment value of communities, adding 

entertainment options for the public. From an economic perspective, increasing the menu of 

consumer goods and services represents an increase in real income. 

 Attitudinal Impacts 

o The impact of a casino on attitudes toward gambling is not consistent among or within 

communities, although most studies find that casinos have a neutral effect on attitudes 

toward gambling. 

 Criminal Justice System Impacts 

o Casino gambling is commonly thought to increase crime, which has policing, legal, and 

incarceration costs to community. There are mixed results on the impact on crime rates and 

the relationship is poorly understood. It is unclear if observed increases in crime are 

attributable to gambling or an increase in tourists. 

o There is little research on long-term crime impacts.   

 Health Care Costs 

o Problem gambling can result in health care costs. While problem gambling affects a small 

proportion of the population, it can have huge impacts on individuals and communities. 

However, it is difficult to attribute problem gambling to casinos because most problem 

gamblers engage in variety of gambling and most also suffer from other co-morbid disorders 

such as substance abuse and mental health problems. 

o Many (not all) studies have found a connection between legalization of casinos and increase 

in problem gambling. 

o Studies should consider any preventative measures undertaken to minimize impacts of 

casinos on problem gambling (e.g., education). 

 Costs to the Problem Gambler and His/Her Family 
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o A problem gambler experiences significant problems in some aspect of his/her life as a result 

of gambling. The most common problems are financial, mental health, and conflicts with 

friends or family. The next most common are problems at work or school and health or legal 

problems. 

o It is difficult to isolate gambling as only factor causing problems that problem gamblers face, 

although it is well documented that problem gamblers often experience adverse financial 

impacts. However, there are mixed results on impact of casinos on overall bankruptcy levels.  

o Depression and substance abuse are commonly associated with problem gambling, and 

several studies show an association between casinos and an increase in suicides. 

Note: This report includes an annotation and abstract for most studies referenced.  

 

Rose, Adam. “The Regional Economic Impacts of Casino Gambling,” in Regional Science Perspectives in 

Economic Analysis, edited by M.L. Lahr and R.E. Miller, 345-378.  Emerald Group Publishing, 2001. 

 

This book chapter synthesizes over 100 separate papers and reports to assess the factors that determine the 

regional economic impacts of casino gambling. The author first critically assesses the existing studies, 

highlighting important considerations, findings, and shortcomings. He then conducts a meta-analysis of the 

existing studies. The central question in many studies is whether casinos are analogous to a factory (i.e., an 

export-based entity that brings money into the economy, which then generates multiplier effects) or a 

restaurant (i.e., an entity that serves mainly local customers and redistributes money within the community). 

 

The author outlines a comprehensive list of factors that should be considered when conducting an economic 

impact analysis of a casino. Considerations include direct and indirect costs of all aspects of a casino’s 

lifecycle, distribution impacts (i.e., how are gains/losses spread across income classes, racial/ethnic groups, 

economic sectors, neighborhoods, etc.), recapture effect, social costs, long-term impacts, and distribution of 

tax revenues. He also critiques the multipliers that many studies use, stating that many apply multipliers to 

the wrong base and fail to consider activities that generated higher-order effects such as construction and 

taxes.  

 

Overall, the studies reviewed had the following characteristics: 

 

 Nearly all included a major indicator of aggregate economic activity (output, employment, income or 

tax revenues) and most measured direct and indirect impacts. 

 Only half included offset effects (e.g., substitution effect, saturation effect, social costs, broader 

economic effects) but these were often not integrated into overall numerical findings. 

 Most studies contain biasing assumptions or serious omissions, most notably the absence of negative 

impacts from external economic costs or substitution effects. 
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 Most studies find positive impacts, although they are not broadly generalizable. Offset effects and 

multiplier size have a large influence on the overall result. Studies that find negative or neutral 

impacts of a casino include high substitution effects or social costs. 

 While casino patrons are sometimes representative of the overall population in other instances a 

relatively high proportion of retired, poor, and minority individuals patronize casinos. In depressed 

economic areas without tourist inflows, patrons tend to be relatively less well to do, less well 

educated, and have greater minority representation. 

The author summarizes the findings of casino impact studies as follows: 

 

 Is a casino more like a factory or a restaurant? 

o Whether a casino draws new money to the community or is a substitution for existing 

spending is not generalizable—it depends on characteristics of individual facilities and 

whether a facility will draw people from surrounding communities. 

o Casinos do undercut some local hospitality operations by subsidizing restaurants, bars, and 

lodging onsite, but this is not necessarily a negative impact since it increases real disposable 

income. The only time a substitution effect is negative is if a casino disrupts an already 

healthy tourist base. 

o Local hospitality operations may not gain from casino tourists, but may benefit from indirect 

multiplier effects related to the casino. 

o The substitution effect in the studies ranges from 35 to 83 percent.  

o There is wide variation in the substitution effect with respect to other gambling. Most studies 

estimate it between 4 and 25 percent. 

 How large are the multiplier effects of casino gambling? 

o Multiplier effects from casinos are similar to other enterprises. 

o After subtracting substitution effects and adding recapture effects, small cities or rural 

counties unlikely to have multipliers exceeding 1.5 (includes annualized construction and 

tax/expenditure activities). 

 How large are recapture effects?  

o Recapture effects depend on an individual casino’s characteristics and location. Casinos are 

best able to compete with alternatives in the same class and will have an advantage if located 

far away from other casinos. Most casinos are ineffective at keeping people from going to 

major gambling destinations like Las Vegas.  

o The recapture effect ranges from 25 to 50 percent. 



 Mohegan Sun Massachusetts - Fiscal and Economic Impact Analysis 

Community Opportunities Group, Inc. | Jeffrey Donohoe Associates |APPENDIX  83 

 

 How significant is the saturation effect?  

o A market saturated with casinos could significantly decrease positive economic impacts for 

host communities, although it is unlikely the market will become saturated. 

o Currently most casinos function as monopolies.  

 Are there broader economic effects that should be considered?  

o In the short term, casinos can lead to a drain on public services and increased crime (though 

this increase is much smaller when adjusted for an increase in tourists).  

o A new casino expands consumer entertainment options, and there is value in anything that 

expands consumer choice. 

o There are no documented longer term negative impacts of casinos and it is unlikely that an 

already depressed area would be worse off if its casino fails. 

 What kinds of jobs do casinos provide? 

o Most jobs casinos provide are low-skill, low-paying service jobs. However, some studies 

found casino wages to be above average for the area. Tips can also substantially increase 

wages for casino workers. 

o There are good examples of casino jobs as welfare-to-work opportunities. 

 What are the impacts of casinos on the size distribution of personal income? 

o No study has answered this question, but studies have provided insights. When casinos add 

jobs that otherwise would not be available, they help reduce overall income inequality. 

However, the high profits from casino operations go to owner, who usually lives outside of 

the community.   

o Resident gamblers are disproportionately poor though, so taxing gambling is in effect a 

regressive tax. 

 What are the racial/ethnic distributional implications of casino gambling? 

o Casinos have a good record of hiring minorities and women, although racial and ethnic 

minorities are less likely to share in profits.  

o Minorities may benefit disproportionately from an increase in public expenditures due to 

increased government revenue from casino taxes. 

 What are the tax implications of casino gambling? 

o Casinos are taxed at a higher rate than other enterprises.  
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o Evidence suggests that gambling taxes more than pay for normal fiscal expenditures, 

although they do not always immediately pay for initial “boomtown effects.” This could be 

remedied by better planning. 

o There is a concern about a “race to the bottom” if too many casinos open. More casinos will 

reduce the economic benefits to each town.  

The author also conducts a meta-analysis of the individual studies. The analysis determines that land-based 

casinos have higher economic impacts than riverboat or Native American Casinos and that healthy economic 

areas have larger regional economic impacts than depressed ones.  

 

Overall, the author concludes that “a new casino, of even limited attractiveness and placed in a market that is 

not already saturated will yield positive economic benefits on net to its host economy. These findings, 

however, are confined to measured economic impacts and do not include consideration of the many social 

costs associated with gambling” (p.345). 

 

Koo, Jun, Mark Rosentraub, and Abigail Horn. “Rolling the Dice? Casinos, Tax Revenues, and the Social 

Costs of Gaming.” Journal of Urban Affairs 29 (2007): 367-381. 

 

This study uses trend line and regression analyses to study various impacts of casinos in Michigan, Indiana, 

and West Virginia. Specifically, the authors aim to determine whether increased access to casinos is related to 

the level of social problems by studying changes in social problems in counties that have casinos to counties 

that do not before and after the casinos opened. Three social costs are examined: bankruptcy filings, 

unemployment levels, and crime levels. The study finds that opening of a new casino does not significantly 

change the overall trend lines for unemployment, personal bankruptcy filings, or crime level. Macro factors 

such as the business cycles and changes in bankruptcy law seem to play a more important role in determining 

local trends than any other factor. 

 

It is important to note that this study is focused on urban casinos and does not address all potential social 

costs (or benefits). In addition, the geographical comparison unit (counties) is somewhat arbitrary and does 

not equal a casino’s area of impact. 

 

Walker, Douglas. “Legalized Casino Gambling and the Export Base Theory of Economic Growth.” Gaming 

Law Review 3 (1999): 157-163. 

 

This article contests the argument that casinos only lead to economic growth when they draw tourists from 

outside the region (i.e., when they act like “factories” or export industries instead of “restaurants,” local 

industries). The export growth theory overlooks the fact that a casino adds to a consumer’s choice of where to 

go in the community for entertainment and hospitality, allowing them to “vote with their dollars.” While 

some establishments may suffer, it does not mean that additional choices are bad for society. In addition, 

many establishments are a mix of export and local industries. The author further argues that economic 

growth can occur through several sources, including increased natural and human resources, increased 

productivity, improved technology, or increased capital inflows. He argues that the ability of casinos to 

stimulate economic growth depends not only on tourism but on the effect of capital inflow on the economy 

and how consumers will benefit from a previously unattainable good in their community.  
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Gabe, Todd, Jean Kinsey, and Scott Loveridge. “Local economic impacts of tribal casinos: the Minnesota 

case.” Journal of Travel Research 34 (1996): 81-88. 

 

This study examines the economic impact of casinos on rural communities in Minnesota. Specifically, the 

study looks at the relationship between the presence of a casino and two measures of income: overall per 

capital income and per capita income in complementary industries (eating and drinking and hotel and 

amusement). The authors expect the casino to have a positive influence on both measures of income due to 

the following theories. 

 

 Consumer demand theory, which suggests that as the number of consumers increases (local 

population or tourists) and/or their incomes increase, the demand for goods and services will as well. 

The increased demand is expected to translate into an increase in income to sectors providing 

services to consumers. 

 According to macroeconomic theory, the expenditure multiplier will increase total spending and thus 

per capita income in casino counties. 

Using a regression analysis, the authors analyze county level data (excluding metropolitan counties) for six 

years. The results show that in the first two years after opening, casinos were significantly correlated with an 

increase in income earned by workers in the eating and drinking industry and somewhat correlated with 

income earned by hotel and amusement industry workers. There was no observed effect on overall per capita 

income in the county with the casino. The unexpected results may be attributed to the fact that casinos 

affected too few sectors to increase overall per capital income across the county. Or there could be lag in the 

multiplier effect that was not captured since the study only included two years after the casino opened. 

Finally, the income generated by casino owners may not have been spent locally. 

 

The authors admit that the study does not consider important noneconomic impacts of casinos. In addition, it 

is a very narrow study, only looking at one indicator of economic gain. Also, although it is logical that an 

increase in demand would increase employment in certain industries, it may not necessarily be true that 

increased demand also raises wages, particularly since jobs created by casinos are often low paying.  

 

Borden, George W., Robert R. Fletcher, and Thomas R. Harris. “Economic, Resource, and Fiscal Impacts of 

Visitors on Washoe County, Nevada.” Journal of Travel Research 34 (1996): 75-80. 

 

This paper presents a methodology to estimate the economic, resource, and fiscal impact of visitors to an area 

with a casino, in this case Washoe County, Nevada, which has several casinos. The methodology addresses a 

deficiency in prior literature that used secondary economic models and primarily focused on total casino 

revenue generated by all visitors, ignoring visitor expenditure patterns. Using an input-output model, the 

methodology uses average daily visitor expenditures (collected by the local convention and visitors 

authority) to estimate the total economic activity, personal income, employment, population, housing units, 

residential water and electrical requirements, sales tax collections, lodging tax collections, and gaming tax 

and licenses collections generated by visitors to the County. Visitor expenditures were segmented into 

purchases within the casinos and outside casinos, determined through conversations with casino operators 

and via secondary state publications. 
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The study found the following impacts, leading to the conclusion that visitors in the County generate an 

economic benefit but a cost through resource demands. 

 

 Economic  

o 12 of 16 endogenous sectors are directly or indirectly impacted by visitors. 

o Total economic activity (direct and secondary effects, including total household income) 

supports approximately 445 visitor days per job, 288 visitor days per person, and 720 visitor 

days per housing unit.  

o The economic linkage among sectors that relate to tourism is through a 1.77 multiplier. 

 Resource 

o One visitor day supports economic activity that requires 223.7 gallons of residential water, 

96.4 gallons of commercial water, 10.86 KWH of residential electricity, and 31.97 KWH of 

commercial activity. 

 Fiscal impacts  

o Each visitor day directly contributed $2.49 in sales tax through purchases; through secondary 

spending an additional 0.74 is generated. 

o Approximately $1.14 in lodging tax is collected per visitor day 

o Tax and licenses estimated to generate $3.70/visitor day 

A major critique of this study is that it only examines positive fiscal impacts, ignoring critical fiscal costs to 

municipal services and infrastructure. In addition, the study does not address impacts on crime, social 

services, other cultural or entertainment industries, etc. 
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