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Executive Summary
Executive Summary

PURPOSE Anderson Economic Group has undertaken a review of the “Supplemental 
Analysis of Potential Housing and Commercial Growth” prepared by the firm 
Michigan Consultants for the Pokagon Band of Potawatomi Indians. The analy-
sis was included as Appendix D in the “Supplement dated August 2003 to the 
Environmental Assessment dated January 2001,” (2003 Supplement) which was 
submitted to the Bureau of Indian Affairs (BIA) by the Pokagon Band of Pota-
watomi Indians. Our review also includes portions of the “2001 Environmental 
Assessment” (2001 EA) relevant to the 2003 Supplement. 

This review, commissioned by the Taxpayers of Michigan Against Casinos 
(TOMAC), is intended to provide the Bureau of Indian Affairs (BIA) with an 
objective assessment of the 2003 Supplement and the 2001 EA. The standards 
of review, and the authority for the BIA to require information that meet these 
standards, are summarized below.

Limitation of Purpose

We reviewed the technical and analytical merits of the 2003 Supplement and the 
2001 EA. We do not, in this report, advocate for or against the development of 
the proposed New Buffalo casino, or for or against gaming in general.

Similarly, this report does not replicate the 2001 EA or 2003 Supplement. In 
particular, it does not attempt to provide an estimate of the economic scale of 
the proposed casino, nor evaluate the market for a casino in the New Buffalo 
area.

STANDARDS OF REVIEW AEG Quality Assurance Policy

Anderson Economic Group follows a quality assurance program based on the 
elements of ISO 9000. We insist upon the use of a written methodology; docu-
mentation of important sources; file organization and retention schedules; 
proper summarization of technical work; and high-quality standards for written 
reports and graphics.

BIA Quality of Information Guidelines

The AEG quality assurance policy is consistent with those of the “Bureau of 
Indian Affairs Quality of Information Guidelines,” which became effective 
October 1, 2002 in response to Public Law 106-554.1

In summary, the BIA “Quality of Information Guidelines” states that the BIA 
will take the necessary steps to ensure and maximize the quality, objectivity, 
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Executive Summary
utility, and integrity of information disseminated by the agency. Furthermore, 
“Influential Information”—information that will have clear and substantial 
impact on matters of public policy or management decisions of others—must be 
transparent in regards to:
• sources of data used;
• assumptions employed;
• methods applied;
• statistical procedures applied; and

• the application of laws and interpretations of public policy related to the 
issue at hand.

Third-party Information

The guidelines also specifically address the topic of third party information, 
such as this report, the 2003 supplement, and the 2001 EA. The guidelines state 
that:

If Indian Affairs relies upon technical, scientific, or economic information submitted or 
developed by a third party, that information is subject to the appropriate standards of objec-
tivity and utility. The standards of these guidelines apply not only to information that Indian 
Affairs generates, but also to information that other parties provide to Indian Affairs, if Indian 
Affairs disseminates and relies upon this information.

AEG’s critique of the Tribe’s submission was performed assuming that this 
information, as submitted to the BIA, is “influential information” subject to the 
“Quality of Information Guidelines.”

AUTHORITY FOR BIA 
REVIEW

The BIA’s review of the Pokagon Tribe’s assessment should be performed with 
the following public policy objectives and legal authorities in mind:
• Determining whether a proposed new gaming facility will advance the pri-

mary purpose of the 1988 National Indian Gaming Regulatory Act 
(NIGRA), which includes promoting the economic development of tribes. 
This involves considering the impact of proposed developments, such as 
the New Buffalo Casino, on surrounding communities.

• Determining if the proposed development would yield “significant” effects 
on the environment, both human and natural, and whether those are benefi-
cial or adverse.2

1. The complete BIA “Quality of Information Guidelines” are available online at the United 
States Department of the Interior web site. The url is http://www.doi.gov/ocio/guidelines/qual-
ityguidelines.pdf.

2. See 40 CFR 1508.27
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Executive Summary
• The degree of accuracy with which the submission measures the benefit to 
the applicant’s economic and/or social conditions, as required for all 
requests involving acquisitions of title to land in trust.3

• Whether or not the Tribe’s submission provides the BIA with useful infor-
mation and strong analyses to adequately determine if the acquisition would 
provide “meaningful benefits to the Tribe that outweigh any demonstrable 
harm to the local community.”4

• Consideration of other economic effects specifically listed in the 1988 
NIGRA.5

REVIEW TASKS In performing this review we undertook four primary steps:

1. First, we reviewed both the 2001 EA and the 2003 Supplement. We identi-
fied important assumptions about the scale of the proposed casino, and the 
directly related figures for jobs, land use, and expenditures. As noted in 
“Limitation of Purpose” on page 1, we did not verify independently these 
scale estimates, nor the likelihood of a market response that would produce 
the scale of expenditures and jobs projected in the EA and Supplement.

A summary of the scale projections for the casino development is contained 
in “Proposed Development” on page 10.

2. We then reviewed the analysis of the impact on the human and natural envi-
ronment, which was based on the proposed scale of the operation. This 
analysis was primarily contained in the 2003 Supplement. In many areas, 
we documented weaknesses, errors, and omissions. After correcting for the 
major errors and omissions, we estimate—where possible—the major 
effects of a casino that matches the scale of the New Buffalo proposal.

Our review is contained in the section “Review of Estimated Effect on 
Local Population and Environment” on page 16. A summary is below.

3. We also considered an analogous casino development, and documented the 
significant impacts of this operation on the human and natural environ-
ment. We checked to confirm that our analysis of this analogous develop-
ment was consistent with our analysis of the likely actual impacts of the 
proposed New Buffalo casino.

Our review is contained in “Analogous Developments” on page 32; a sum-
mary is below.

3. See 24 CFR 151.12 (2), “Discretionary Acquisition of title Off-Reservation.””
4. See 25 CFR 151.14, “Criteria for BIA evaluation of land-to-trust requests.
5. See 25 USC Sec. 2717a. This section of NIGRA authorizes States to consider adverse eco-

nomic effects of a new tribal casino on existing gaming facilities when negotiating a compact. 
The BIA should also consider these effects.
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Executive Summary
4. Finally, we visited the site of the proposed casino in New Buffalo Town-
ship, Michigan, as well as the nearby BlueChip Casino in Michigan City, 
Indiana, and the Soaring Eagle Casino and Resort in Mt. Pleasant, Michi-
gan.

PROPOSED NEW 
BUFFALO CASINO 
DEVELOPMENT

Description

The Pokagon band of Potawatomi Indians proposes the development of the Four 
Winds Casino and Resort on a 675 acre site in New Buffalo Township, Michi-
gan. The proposed casino and resort would require development of 51 acres. 
The complex would include 110,000 square feet of gaming, 5-6 restaurants, 
shopping and gifts shops, a 200-room hotel, a child care facility, an event center, 
a parking lot for 3,200 vehicles, and a parking garage for 2,000 vehicles.6

According to the EA and the Supplement, development that will accompany the 
increased economic activity stemming from the casino will include: 673 new 
housing units, one new hotel, three new dining facilities (two of which will be 
fast-food), one new gasoline station / convenience store, and one new commer-
cial building. This new development is expected to occur on land already zoned 
properly.

Scale of Economic Activity

The 2001 EA includes an economic impact analysis of the proposed casino that 
includes estimates for visitors, direct spending, and direct jobs. In addition to 
these direct economic impact projections, the EA included estimates of indirect 
expenditures and jobs caused by the direct spending.

Direct Spending and Visitors

The EA estimated 4 million annual visits; $40 million in incremental off-site 
spending; $19 million in spending by the casino on local contracts; and $215 
million of on-site casino spending by visitors. 

As often occurs in economic impact analyses, a “multiplier” was used to esti-
mate the indirect effects from the direct spending at the project itself.7 Proper 
economic impact analysis requires an assessment of any displacement or 
replacement economic activity before using a “multiplier,” as only net new eco-

6. 2001 EA, pages 1, 4, and 5.
7. 2001 EA, Appendix G, page 16, indicates the source of the multiplier was the RIMS II data 

prepared by the US BEA. The RIMS II multipliers are intended for specific industries, in spe-
cific regions. The EA listed 3 industries (lodging, dining, and retail), but did not list a region. 
As indicated in the text, we did not attempt to verify this datum, nor its proper use.
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nomic activity can generate new jobs and income.8 The EA did not reduce the 
spending totals for any displacement effects. Indeed, it explicitly assumed that 
95% of all spending in the area is net, new spending that would not occur with-
out the casino.9 

In this case, the EA applied a multiplier of 2.1 to the $215 million in on-site 
spending by casino visitors, resulting in an additional $274 million in “indirect” 
spending. This results in a total estimate of $575 million in new economic activ-
ity for the area. 

As indicated in “Limitation of Purpose” on page 1, we did not attempt to verify 
or replicate the scale analysis in the EA for this report.

Employment Estimates

The EA also projected direct jobs at the casino itself of 2,000, plus another 655 
jobs off-site, but within Berrien County. Again using the 2.1 “multiplier,” and 
specifically indicating that 95% of the spending and 100% of the jobs would be 
net new jobs to the area, the EA projected a total of 5,575 direct and indirect net 
new jobs in the area. 

The EA estimated the average annual income for these jobs at $25,000 per job 
(including tips), with the majority being year-round, permanent jobs.

ERRORS AND 
OMISSIONS IN THE 
TRIBE’S ANALYSES

Our review of the Tribe’s analyses reveals the following significant errors and 
omissions.

1. Failure to Document Sources
There is a recurring lack of justification for many of the study’s conclu-
sions due to a failure to document sources. These failures are noted fre-
quently in “Review of Estimated Effect on Local Population and 
Environment” on page 16, and summarized in “General lack of justification 
and failure to document and explain sources.” on page 26. This failure 
should be considered in light of the BIA Quality of Information Guidelines, 
as discussed on page 1.

Among the figures that are not justified are the off-site spending figure of 
$10 per visitor, and the estimate of 4 million total annual casino visits. A 
conflicting estimate of casino visitors puts the number of visits at approxi-
mately 12,500 per day. This equates to 4,562,500 annual visits.10 This is 
more than 1,500 visitors each day, and $5.6 million in off-site spending 
annually, that is not accounted for by the EA and the Supplement.

8. 2001 EA, Appendix G, page 17, notes this explicitly. 
9. 2001 EA, Appendix G, page 17.
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2. Inconsistency Between Scale of Spending and Projected Jobs
The Supplement contains an enormous inconsistency between the EA’s 
assumption of “new” spending and jobs in the area, and the projected 
impact of these jobs and expenditures. As summarized above, the EA 
projects that 95% of the new spending, and 100% of the new jobs, will be 
in Berrien County. The EA specifically states that little or no displacement 
of current jobs or spending will occur. 

Indeed, the EA’s own calculations are that casino-related income will 
amount to a stunning 7% of the entire income base of the county.11 On the 
other hand, the effects of this enormous increase in expenditures and jobs 
appear to be almost nonexistent in the supplement’s forecast of new 
employment and related development.

3. Underestimate of Needed Workers and Migration
There is an enormous discrepancy between the projected number of new 
jobs, and the ability of the local economy to fill them. These new jobs, if 
generated, must be filled by migrants to the county. The Supplement under-
estimated these migrants by over 100%.

See “Migration Estimates” on page 16.

4. Underestimate of Housing Needs for Migrants to the County
These new migrants will require new housing. The demand for this new 
housing was woefully underestimated in the Supplement.

See “Housing Estimates” on page 21.

5. Failure to Properly Estimate Restaurant Supply
The Supplement includes a finding of “unused existing capacity” in the 
local restaurant industry that, unbelievably, is close to the actual revenue of 
the entire industry. The analysis supporting this in the Supplement com-
pletely fails the logic test.

See “Estimates of New Commercial Developments: Restaurants” on 
page 23.

6. Failure to Properly Estimate Restaurant Demand
A simple analysis of restaurant demand based only on the demand from 
employees of the casino and its suppliers indicates that the Supplement’s 
anticipated restaurant supply increases will be outstripped by demand.

7. Failure to Properly Estimate Hotel Demand or Supply
The Supplement’s analysis of hotel supply is based largely on an unsourced 

10.2001 EA, Appendix U, Page 3 “Responses to Comments Dated December 20, 2000, Received 
from W.C. Fulkerson and Liz Thomas, Taxpayers of Michigan Against Casinos (TOMAC), 
Union Pier, MI [POKAG001 0684]. 

11.See 2001 EA, Appendix G, page 20.
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indication of vacancy in a single hotel, and a survey of hotel rooms that 
extend well outside the likely market area desired by casino patrons. Com-
pounding this, the development’s plans for a hotel are consigned to an 
uncertain “Phase 2.” Thus, there is no adequate forecast of hotel demand, 
or analysis of hotel supply.

See “Estimates of New Commercial Developments: Lodging” on page 21.

8. Inadequate Analysis of Related Retail Demand
Because the hotel and restaurant demand and supply were not properly ana-
lyzed, and because the migration of new residents to the area was signifi-
cantly underestimated, the 2001 EA and the 2003 Supplement fail to 
adequately address related retail demand. Therefore, the likely retail devel-
opment in the area—which would be significant—was largely missed in 
the supplement.

9. Failure to Consider Analogous Developments
Finally, the EA and Supplement fail to consider analogous developments 
and the impacts that have occurred from these “real life” scenarios. This is 
difficult to understand, especially since other casino host communities 
were discussed for purposes of assessing public safety issues.12 

We examined the Soaring Eagle Casino and Resort, in Mt. Pleasant, Michi-
gan, to find a development of a similar size, located in an area with a simi-
lar population base, and built in an area with a comparable amount of 
existing development. Our review found:
• 11 dining options in the vicinity of the casino, in addition to the 5 dining options 

at Soaring Eagle. There are currently only 3 dining options (2 of which are fast 
food, the other of which appears in Figure 1 on page 7) listed as being near the 
proposed Four Winds Casino site.

FIGURE 1. The Wheel Inn: dining option near the proposed New Buffalo Casino

12.2003 Supplement, Appendix D, page 45
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• 6 hotels within the vicinity of the casino, in addition to the 500-room hotel at 
Soaring Eagle. This compares to the 4 hotels currently near the New Buffalo 
site, and plans for a 200-room hotel to be included as part of the Four Winds 
Casino. 

• A 38% growth in population within a mile of the casino, between the years 1990 
and 2003. The Casino opened in 1996. During this same period the population 
within 25 miles of Mt. Pleasant Casino grew by only 14%, and population in 
Michigan grew by only 8.8%.

Our discussion of analogous developments begins on page 32.

10. Development Area and Zoning Ordinances
The 2003 Supplement notes that current New Buffalo and New Buffalo 
Township zoning ordinances provide land zoned for development that is 
sufficient to accommodate the new construction projected by the supple-
ment. However: 

a) The supplement underestimates the migration of workers by a sig-
nificant amount, and thus fails to accurately assess the amount of 
land that will likely be developed; 

b) Our review of an analogous casino development shows that a sig-
nificant number of restaurants and hotels can be expected to be built 
in the vicinity of the casino, above what is projected by the Supple-
ment. further consuming land currently slated for development; and 

c) As lands zoned for development are consumed, developers are cer-
tain to seek re-zoning of additional parcels to allow for continued 
growth. City and Township officials, when presented with the 
opportunity to expand their tax base, are also likely to zone addi-
tional land for development. Such rezoning will likely be based on 
the highest and best use of parcels, and not on existing designations 
for wetland and other protections.

The Supplement also notes that the new water and sewer mains will be built to 
handle more than two times the expected capacity of the casino and resort. 
Building to accommodate so much capacity is in stark contrast to the conclu-
sions of the EA and Supplement, both of which conclude development in the 
area will not be significant.

CONCLUSION: 
SIGNIFICANT IMPACT

Correcting all the errors and omissions in the 2003 Supplement is beyond the 
scope of this report. However, the number and importance of the errors and 
omissions conclusively demonstrates that the 2003 Supplement systematically 
underestimated the significance of the impact that the proposed development 
will have on the New Buffalo area, and on Berrien County as a whole.

The migration figures alone indicate that the new casino would have a signifi-
cant impact on the economy of the local community, including jobs, housing, 
retail, restaurant business; the number of housing units and the demand to con-
Anderson Economic Group 8
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struct new ones; and on development of retail outlets along the route to the 
casino. 

Our estimates of the likely impact are strongly corroborated by the evidence 
from analogous casinos, in particular the Mount Pleasant development. 

Thus, both a straightforward analysis of the likely effects, and the actual impact 
of analogous casinos, strongly indicate that the 2001 EA and the 2003 Supple-
ment systematically underestimated the actual effects on the natural and human 
environment of the area. 

By reviewing the development near the Soaring Eagle Casino and Resort, and 
the expected migration to fill jobs at the proposed New Buffalo Casino (as dis-
cussed beginning on page 16), we can provide a more reasonable estimate of the 
the likely impact. Such an estimate, based on the scale assumptions in the 2001 
EA and the 2003 Supplement, would be close to the following:
• The migration of 4,501 new employees into the area, most of which we 

expect will become residents. To accommodate this, we would expect 2,526 
new housing units.

• The addition of at least 4 new restaurants to serve these new residents, and, 
based on our review of the analogous development in Mt. Pleasant, at least 
2 more restaurants to meet the demand of casino visitors. In total, we con-
servatively estimate that 6 new restaurants will be developed in the area of 
the proposed New Buffalo casino.

• The development of 2 new hotels in the area, bringing the total number of 
hotels in the area to 6, plus the 200-room hotel that is expected to be pro-
posed for phase two of the casino development. This is based on our review 
of the market around the Mt. Pleasant Casino where there are 6 hotels, 
along with a 500-room hotel at the casino. Unfortunately, the EA and the 
Supplement do not adequately analyze the supply of rooms in the vicinity 
of the proposed casino, limiting our ability to provide a more detailed anal-
ysis of supply and demand for rooms in the area.

• Additional retail development to support the large increase in the number of 
jobs. Much, though not all, of this development will occur in the New Buf-
falo area. 

The above is a conservative estimate of the likely new development that may 
accompany the proposed New Buffalo casino. A more detailed review is 
required to completely understand the extent to which the area will develop. 
Such a review would have to consider impacts that we do not attempt to quan-
tify here, including new commercial developments to support the demands of 
the area’s new residents.
Anderson Economic Group 9



Proposed Development
Proposed Development 

In this section we review the proposed development, including the expenditures, 
visitors, and jobs projected in the 2001 EA and the 2003 Supplement based on 
this proposal. As stated previously, we did not confirm that the market would 
support this scale of development, or verify that this scale of development 
would result in the projected number of jobs and amounts of expenditures.

PROPOSED 
DEVELOPMENT

The Four Winds Casino and Resort is proposed to be located on a 675 acre site 
in New Buffalo Township, Michigan. The complex would require developing 
51 acres of land, which would include 110,000 square feet of gaming, 5-6 res-
taurants, shopping and gift shops, a child care facility, a 200-room hotel, an 
event center, a parking lot for 3,200 vehicles, and a parking garage for 2,000 
vehicles.

According to the EA and its supplement, development that will accompany the 
increased economic activity stemming from the casino will include: 673 new 
housing units, one new hotel, three new dining facilities (two of which will be 
fast-food), one new gasoline station / convenience store, and one new commer-
cial building. This new development is expected to occur on land already zoned 
properly.

ESTIMATED 
EMPLOYMENT

The 2001 EA projects that the casino and resort will create 5,575 jobs. This total 
constitutes 2,000 direct casino jobs (1,200 classified as gaming and 800 as non-
gaming); 655 indirect jobs in Berrien County; and 2,920 “ripple-effect” jobs in 
the broader (tri-county) area. In arriving at the indirect job figure of 655, the EA 

TABLE 1. Scale of Proposed Four Winds Casino and Resort

Site 

Site Size 675 acres

Total Development 51 acres

Location Southwest Berrien County, MI

Casino Visitors (annual) 4,000,000

Facilities

Gaming Floor 110,000 sq. ft.

Slots 3,000

Gaming/Poker Tables 95

Hotel Rooms 200

Restaurants 5

Other Amenities Childcare Facility, Event Center, Retail 
Concourse, Spa

Source: 2001 EA, p. 1,4, and 5; and 2003 Supplement, p. 20
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Proposed Development
assumed one indirect job will be created for every $90,000 of casino related rev-
enues introduced to the local economy. See our section on “Summary of Scale” 
on page 12 for details on casino related revenues.

According to the 2001 EA, these newly created jobs would pay an average of 
$25,000 in income (including tips), a pay level consistent with the average 
income of employees who currently reside in Berrien County. It also suggests 
that most of the jobs would be year round, permanent positions. Finally, the EA 
notes that a number of the new jobs could be filled by members of the Pokagon 
tribe themselves, which would help to alleviate their high unemployment rate.

TABLE 2. Estimated Casino-Related Job Creation 
On-Site (direct) 2,000

    Vendors 210

    From Visitor Expenditures (dining, retail, lodging) 445

Off-Site within Berrien Co. (indirect) 655

Induced (tri-county area) 2,920

Total New Employment 5,575

Source: 2001 EA, p. 30-31 and 2003 Supplement, p. 14
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Estimated Impact of New Development

In the previous section, we described the scale of the proposed casino develop-
ment. In particular, we reviewed the estimated land usage, number of employ-
ees, number of visitors, and direct and indirect expenditures in the County.

In this section, we describe the estimates provided in the 2001 EA and 2003 
Supplement of the effects such as increase in employment, expenditures, and 
direct land usage would have on the human and natural environment. 

SUMMARY OF SCALE According to the 2001 EA, new economic activity would be approximately 
$274 million. This includes casino visitor spending of $215 million onsite and 
$40 million offsite, plus an additional $19 million in local subcontracts. The 
analysis then applied a multiplier of 2.1 to the $274 million total, bringing new 
economic activity to the area that exceeds $500 million. 

The 2003 Supplement assumes a figure of $10 in offsite spending on dining, 
beverages, retail and lodging per casino visit. Assuming the 4,000,000 annual 
casino visits, the $10 factor yields $40 million in offsite spending. The Supple-
ment assumes that the casino would spend 35% of its revenues on outside ven-
dors. This yields the local contracting estimate of $19 million.

These figures are summarized in Table 3.

TRIBE’S MIGRATION 
ANALYSIS

An essential question is the number of new residents this enormous increase in 
jobs would bring. The EA and Supplement indicate the Tribe expects most of 
these jobs to be filled by people who are currently unemployed in Berrien 

TABLE 3. Projected Casino Related Economic Activity
On-site Expenditures $215,000,000

Off-site Expenditures $40,000,000

Local Subcontracts $19,000,000

Economic Expenditures $274,000,000

RIMMS II Multiplier 2.1

Total Economic Activity $500,000,000+

Consumer Spending on Lodging (annual) $5,400,000

Consumer Spending on Food & Beverage (annual) $20,000,000

Consumer Spending in New Buffalo on Food & Bever-
age (annual)

$14,000,000

Consumer Spending on Retail (annual) $14,600,000

Source: 2001 EA App. G p.18 and 2003 Supplement App. D p. 33-34
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County.13 Thus, these documents project a very small percentage of the new 
jobs to be filled by new people. Indeed, they project only 1,199 of these jobs 
would be filled by employees moving into the area—roughly 1 in 5.14

These 1,199 employees moving to Southern Berrien County would include 
1,102 workers filling jobs caused by direct, indirect and induced effects of the 
casino, and 97 employees moving to Southern Berrien County to take the place 
of transferring workers who were leaving the county. 

We review this analysis in “Migration Estimates” on page 16.

TRIBE’S HOUSING 
ANALYSIS

The surprisingly low estimate of new migrants to the county is the basis for the 
tribe’s estimate of needed housing. 

Starting with the estimate of new workers, the Supplement then applies a factor 
of 1.1 employees per housing unit, resulting in an added base demand of 1,090 
units. There are 54 units already available due to existing vacant units, leaving a 
new demand of 1,035 units. The proportion within the City and Township of 
New Buffalo is 65%, resulting in 673 new unit demand within the water and 
sewer system. 

The analysis in the Supplement is summarized in Table 4.

In the 2003 Supplement, the tribe projects the development of the 673 additional 
residential units would occur over several years. After the casino opens and 
employees are secure in their jobs, the build-out could take five or more years.

The 2003 Supplement further notes that the new housing would likely be com-
prised of 404 single family homes; 134 condominiums, and 135 apartments. It 
also estimates that a minimum of 503 acres would be developed to accommo-
date the new housing demand. 

13.Indeed, the Supplement makes the point that a cyclical rise in unemployment in the county 
implies that it would be easier to fill these jobs from local unemployed workers.

14.2003 Supplement, Appendix D, Page 17

TABLE 4. Estimated New Housing Analysis, 2003 Supplement
Total Employees Moving to So. Berrien 1,199

Employees per Housing Unit 1.1

Added Base Demand 1,090 units

Demand Served from Existing Vacancies 54 units

New Demand 1,035 units

Source: 2003 Supplement, p. 15
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This projection is, again, quite surprising given the large number of employees 
expected to begin work in the area—over 2,000 new employees, who apparently 
can make due with just 673 housing units, and those appearing over a number of 
years.

We critically analyze this analysis in “Housing Estimates” on page 21.

TRIBE’S PROGNOSIS 
FOR NEW COMMERCIAL 
DEVELOPMENT

The tribe’s submissions indicate they expect very modest changes in the eco-
nomic infrastructure of the area, given the scale of the proposed development. 
These changes in key categories are summarized in Table 5.

We discuss these estimates in more detail below.

Lodging

The 2003 Supplement assumes that 6% of all visitors would seek rooms in the 
vicinity of New Buffalo. It also assumes that each overnight guest would gener-
ate 1.4 casino visits and that in some cases more than one overnight visitor, such 
as couples, would stay in the same room. Thus it is adjusted so that each room 
night represents 1.5 visitors. It is also assumed that 10% of overnight visitors 
would stay with people they know in the area, or at a campground. These 
assumptions, when applied to the expected 4 million annual casino visits, result 
in a total annual demand for 102,857 room nights.

The 2003 Supplement suggests that the current supply of overnight accommo-
dations, would be sufficient to meet the casino induced demand.15 However, the 

TABLE 5. Projected Casino-Related Development
Hotels / Motels 1

Restaurants and Dining 3

Gasoline / Convenience Stores 1

Other Commercial Buildings 1

New Housing, Single Family Homes 404

New Housing, Condominium Units 134

New Housing, Apartment Units 135

New Housing, Total 673

Source: 2003 Supplement, p. 15 and 22

15.Current supply, as assessed in the 2003 Supplement, includes 1,000 rooms, or 365,000 room 
nights, within approximately 30 minutes of the development site. 
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Estimated Impact of New Development
tribe’s environmental impact analysis contemplates an additional new hotel in 
“Phase 2.”16

Restaurants

According to the 2003 Supplement, there are 33 restaurants with a New Buffalo 
address; 40 establishments within 5 miles of the site; and over 60 within 10 
miles. The Supplement notes that the 1997 county-wide average for restaurant 
revenue was $423,000 per establishment, although the source of this datum was 
unclear.17

The Supplement assumes that the development would result in $14 million of 
new, annual food and beverage expenditures in the area.18 It concludes, using a 
peculiar analysis that we review later, that this demand could be absorbed by the 
current supply, plus three new restaurants (one of which would be a fast-food 
establishment).

Retail

The 2003 Supplement estimates new consumer expenditures on retail as a result 
of the casino of $14.6 million annually. The analysis suggests that given the sea-
sonality of the local economy, and the 674 retail establishments already in the 
area, the supply of retail more than supports the new demand. However, the 
Supplement does include the construction of one new Gasoline/Convenience 
store, and one additional single-story commercial building.

We review the commercial analyses in “Estimates of New Commercial Devel-
opments: Lodging” on page 21.

16.See page 32, Appendix D, 2003 Supplement. 
17.This data was not properly sourced in the Supplement, but it appears that the authors attribute 

it to the 1997 Economic Census for the County, which may have been obtained from the US 
Dept. of Commerce, or from the MEDC. We did not verify the figures.

18.A total of $20 million in food and beverage expenditures is expected, with $14 million of that 
total occurring in the City or Township of New Buffalo.
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Review of Estimated Effect on Local Population 
and Environment

In this section, we review the estimates of the effects of the increase in eco-
nomic activity projected in the 2001 EA and 2003 Supplement. In particular, we 
review whether the estimated effects on population, housing, retail, and land are 
consistent with the projected increases in jobs and expenditures. 

MIGRATION ESTIMATES A fundamental effect of the projected expenditures and jobs is on migration to 
the county. A project of significant scale would bring more residents to the 
county; a small-scale project could cause very little change.

The 2001 EA, and the 2003 Supplement, estimated 5,575 new jobs would be 
created, of which 2,655 would be due directly or indirectly to the casino opera-
tions and be sited in New Buffalo itself. The remainder would be induced jobs, 
those generated as a result of the new economic activity stemming from the 
newly created direct and indirect casino jobs. Most of these would be in Berrien 
County, but some would be spread into other areas.19

An essential question is the number of new residents this significant increase in 
jobs would bring. The EA and Supplement indicate they expect most of these 
jobs to be filled by people that are currently unemployed in Berrien County.20 
As a result, these documents project a very small percentage of the new jobs to 
be filled by new people. Indeed, they project only 1,199 of these jobs would be 
filled by employees moving into the area—roughly 1 in 5.21 

The remaining jobs—which may exceed 4,000—would apparently come from 
among the unemployed workers in Berrien County, from Berrien County resi-
dents who work in other counties, and from people who plan to live outside the 
area in which they work.22

Errors in Migration Analysis

This estimate is completely inconsistent with the labor market in Berrien 
County, and with the structure of labor markets in general. In particular:

19.The EA implies this but is not clear why. Because such an enormous number of the direct jobs 
are in New Buffalo itself, a very large share of the indirect and induced expenditures would 
have to arise in and near New Buffalo, because the succeeding rounds of expenditures by 
employees tend to be concentrated close to their homes.

20.Indeed, the Supplement makes the point that a cyclical rise in unemployment in the county 
implies that it would be easier to fill these jobs from local unemployed workers.

21.2003 Supplement, Appendix D, Page 17
22.See Supplement, Appendix D, Page 17.
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1. All labor markets have a “natural” or “frictional” rate of unemployment, 
which accounts for the small share of workers that, at any one time, are 
looking for a job or are between jobs. Even in excellent economic times, 
there are some workers at any time who have left one job and are waiting 
for the next. 

See Table 7, “Berrien County Labor Market: Historical Data,” on page 20.

2. Other counties also have natural rates of unemployment. Given that these 
other counties would also benefit—albeit at a much lower level—from the 
new jobs created in the region as a result of the casino development, one 
cannot simply assume that all the unemployed workers in other counties 
are available to work on a new job in another county when there are new 
jobs opening up in their own counties.

3. The average salary paid in the new jobs was estimated in the EA at 
$25,000, a large number of jobs simply would not pay enough for a worker 
to drive a long time to work, and remain working there on a consistent 
basis. Workers whose annualized wages are around $18,000 per year would 
be expected to work at local restaurants, private homes, and nonprofit insti-
tutions, often part-time. Many of these workers are gaining skills to use in a 
career, are students, recent migrants to the US, or have obligations that pre-
vent them from working a consistent 40-hour work week. 

Furthermore, as there is no public transportation system widely available in 
the area, workers in the casino will largely commute using their own pri-
vate vehicles. Long commutes are expensive in both time and money, and 
are especially punishing when the wages are already low.

4. The Supplement’s estimate that 1,965 workers commute to New Buffalo 
every day to work in jobs that pay, on average, $25,000 per year is there-
fore difficult to support.

5. The Supplement’s estimate of 1,115 residents changing from jobs outside 
the county to casino jobs in New Buffalo is also difficult to support. Work-
ers that commute long distances do so to earn higher wages than are avail-
able locally, or for some other important reason. Gaining experience 
working entry-level jobs paying $18,000, $25,000, or $30,000 per year will 
not likely be enough incentive for such a large number of workers to quit 
other jobs and come to work in casino jobs. 

6. The Supplement’s inclusion of categories of “transferring workers” and 
“shifts from Berrien employers” simply does not make sense. If a worker 
“transfers” or “shifts” from another employer in Berrien county, that 
employer will hire another worker. Such occurrences still require an addi-
tional worker. However, the Supplement excludes these workers from those 
moving to the area.23
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7. This rate of “natural” unemployment indicates that, assuming the estimate 
of 5,575 new jobs in the county were accurate, that about 1,075 new jobs 
could be filled from among the unemployed in Berrien County, reducing 
the unemployment rate to near the lowest it has been in recent history. The 
other 4,501 jobs must be filled with new entrants to the workforce. As these 
are projected to be permanent, full-time jobs, the majority of these 4,501 
workers would be expected to move close to the job site itself. This is about 
four times the estimate in the Supplement.

See Table 6, “Migration and Employment Analysis,” on page 19.

23.A related, unexplained characteristic of this analysis is the explanation that 97 employees (in 
row “M” of the table on page 17 of Appendix D, Supplement) are “taking the place of transfer-
ring workers (E).” There are 412 workers who “shift from Berrien employers” in row E. How 
can 97 employees take the place of 412?

It is conceivable that there is an explanation for these assignments, but they are certainly not 
made in the Supplement.
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Table 6

Migration and Employment Analysis

An
Berrien County, Michigan 

Estimated Net New Jobs in County (a)
Direct, in New Buffalo area 2655
Indirect and Induced, in Tri-County area 2920
Total New Jobs 5575

Comparison: Unemployment in County (b)
Lowest in Past 10 Years (2000) 3175
Average in Past 10 Years 4455
Highest in Past 10 Years (2003) 5875
Base Unemployment Pool (average of above) 4501.7

Likely Casino-Related Workers from 
 Currently Unemployed Workers in County

 (New Jobs Less Base Unemployment) ( c ) 1073.3

Projected Source of Workers: ( c )
Currently Unemployed in County 1073.3
New Workers in Berrien County 4501.7
Total Workers 5575

Sources:
(a) Supplement, page 17. See note in text about "indirect"
(b) State of Michigan, OLMI
( c ) Anderson Economic Group analysis
derson Economic Group LLC



Table 7

Berrien County Labor Market: Historical Data

An
Number Rate
1990 5850 7.2%
1991 7400 9.2%
1992 7175 8.8%
1993 6000 7.2%

1994 5025 6.0%
1995 4550 5.5%
1996 4975 6.0%
1997 4275 5.2%
1998 3675 4.4%
1999 3400 4.0%
2000 3175 3.8% lowest
2001 4725 5.7%
2002 4875 6.2%
2003 5875 7.3% highest

4455 5.41 average last decade

Source: State of Michigan, Office of Labor Market Information; 
www.michlimi.org

Unemployment
derson Economic Group LLC
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HOUSING ESTIMATES The 2003 Supplement estimated that only 1,199 new workers would become 
residents of the county. We describe above how this is a very large underesti-
mate of the actual number of new residents.

The 2003 Supplement further indicates, using this very low estimate of new 
migrants, an expected demand for 673 new housing units, which would require 
503 acres of development (0.75 acres per unit). 

The Supplement notes—somewhat elliptically—that housing supply is further 
limited by two factors: the delay in building housing, and the availability of 
infrastructure.24 Of course, the importance of these limiting factors indicates 
that demand will likely cause a significant impact on the local community, 
including explicitly both the human population and the natural environment. 
The Supplement’s extremely low estimate of new housing, therefore, already 
brushes against the local communities ability to respond quickly.

However, the estimate of new housing demand in the Supplement is much too 
low, given the fact that it was based on an enormous underestimate of the likely 
migrants to the area attracted to the over-5,000 new jobs. We can estimate a 
more likely number for demand of new housing units using a similar method, 
but with a better base. 

Using the same ratio of new-housing-units-to-new-employees as in the EA—
56%—and applying it to the approximately 4,000 new workers desiring to live 
in Berrien County, we would expect 2,526 new housing units to accommodate 
the new residents. At 0.75 acres per unit, this will require 1,894 acres.

ESTIMATES OF NEW 
COMMERCIAL 
DEVELOPMENTS: 
LODGING

The EA and Supplement focused primarily on lodging, restaurants, and retail. 
The analysis asserts that 6% of all casino visitors will stay overnight. With 4 
million visitors expected annually, this equates to 240,000 visitor nights. This 
figure is adjusted by a factor of 1.4 to account for an overnight guest who might 
make more than one visit to the casino, and by a factor of 1.5 to account for vis-
itors who may share hotel rooms. As a result, the tribe estimates a demand from 
casino related visitors for 114,285 room nights annually.

The EA projects that most of this enormous increase in hotel usage could be 
absorbed by the current supply.25

24.Note the statements in the table on page 17 of Appendix D, Supplement, such as “dependent 
upon infrastructure” and “depending on availability;” note also the statement on page 15 about 
“controls can restrict the total supply.”

It is clear that zoning ordinances, time delays in building utility systems, and other factors can 
delay changes in housing supply. It is also clear that, given the demand for housing units in a 
largely undeveloped area with relatively inexpensive land, the supply of housing will eventu-
ally be built.
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Such an estimate seems quite unfounded when one confronts the very small 
number of available hotel rooms in and around the proposed site. As noted dur-
ing our site visit, and illustrated in Figure 2, “Existing Motel Accommodations 
in Vicinity of the Proposed Four Winds Casino and Resort,” on page 23 the 
immediate area includes no luxury hotel rooms, a small supply of standard hotel 
rooms, and some substandard hotel space. Even assuming that the substandard 
and standard hotels get refurbished, there is considerable overnight visitor 
demand that is simply not accommodated.

Additionally, it is not reasonable to assume that new development will not occur 
as a result of an existing supply of 2,109 hotel rooms in Berrien County, or 
365,000 annual room nights within 30 minutes of the proposed casino.26 The 
tribe’s analysis is weak and unsupported in two areas:

1. The vacancy rate was based, apparently, on one informal discussion with 
one unnamed hotelier that did not wish the name of the hotel to be used. 
This episode, which we assume is true, falls well below any reasonable 
standard of data transparency and completeness as to not require further 
explanation.

2. The assumption that people would stay at a hotel that is 20, or 30 minutes 
away is highly questionable. Casinos are serviced by hotels that are walk-
ing distance away and inexpensive lodging a short drive away. Including 
hotels that are more than a few miles away from the casino is incorrectly 
adding supply to a market that just isn’t attractive to the customer.

With the lack of support for either a vacancy rate, or a number of rooms in the 
market, there simply is no workable forecast of hotel room supply in the Sup-
plement. This is compounded by the vagueness in the plans for the casino-based 
hotel, which apparently is planned for “phase 2.” Therefore, we cannot say 
whether the existing supply will meet, or fail to meet, the demand. However, 
based on our review of the analogous casino development in Mt. Pleasant, we 
feel it reasonable to expect at least 2 new hotels to be built within the vicinity of 
the casino.27

25.2003 Supplement, Appendix D, Page 32. The Supplement does indicate that a hotel may be 
developed “in Phase II” of the development. 

26.2003 Supplement, Appendix D, Page 32.
27.There are 6 hotels near the Mt. Pleasant Casino, as well as a 500-room hotel at the casino. 

Adding 2 new hotels near the New Buffalo Casino would bring the total in the area to 6. There 
would also be a 200-room hotel at the casino. We feel this to be a conservative estimate as it 
equates to a supply of rooms that is less than what is around the Mt. Pleasant Casino. See 
“Soaring Eagle Casino and Resort; Mt. Pleasant, Michigan” on page 36 for details.
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FIGURE 2. Existing Motel Accommodations in Vicinity of the Proposed Four 
Winds Casino and Resort 

ESTIMATES OF NEW 
COMMERCIAL 
DEVELOPMENTS: 
RESTAURANTS

The EA estimates that the development will result in $20 million in annual, off-
site customer spending on food and beverage, of which $14 million would be 
spent in the city or township of New Buffalo. The EA contends that a majority 
of this additional spending would occur at existing restaurants that now operate 
below capacity, with some additional demand being met by the construction of 3 
new restaurants, one of which would be a fast-food establishment.

The Supplement’s analysis supporting its finding of “unused existing supply” is 
quite peculiar. The finding of “unused” supply was not based on any survey of 
existing restaurants. It was done by subtracting the actual average revenue of the 
existing restaurants from the “target revenue figure... for a full-service restau-
rant (Applebee’s) and a fast food outlet (Wendy’s).”28 Thus, using a figure of 
$2.2 million and $823,000 for the targets of these two chains, the Supplement 
calculated a stunning “unused capacity” at existing restaurants of $400,000 per 
establishment!

The failures of logic in this analysis is obvious. These restaurants are not “tar-
get” Wendy’s planned for ideal locations, or even average Wendy’s located at 

28.Unfortunately, this figure was also unsourced. The text only says it came from the “public 
domain.” See page 34 in Appendix D of the Supplement.
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average locations. They are existing restaurants of various types that operate in 
their existing environments. There is absolutely no indication from this analysis 
of any “unused capacity” at all. 

Even if one of these restaurants wanted to convert itself to a Wendy’s or an 
Applebee’s, it would still have to undergo substantial new construction, arrange 
new franchise agreements, hire and train new staff, buy new equipment, sell dif-
ferent products, and either build a new facility or dramatically remodel an exist-
ing one. It would therefore be, in all material respects, a new restaurant.

Likely Restaurant Expansion
Because the restaurant analysis in the Supplement was completely unfounded, 
and the hotel analysis was similarly unfounded, it is nearly impossible to ana-
lyze the likely effect of restaurant meals eaten by patrons of the casino.29

However, we prepared a simple analysis that provides some indication of the 
likely impact on the sector for which a clear assumption about scale can be 
used, namely the employees of the casino. Our brief analysis indicates the fol-
lowing:
• Given the EA’s estimate of 2,000 on-site and nearby jobs—all of which are 

considered new jobs to the county—the addition of 3 new restaurants seems 
appropriate to service the employees only. Even if these employees and 
their households eat at a restaurants at 80% of the national average rate, it 
still implies additional restaurant patronage equivalent to between 4 and 5 
new restaurants for these employees alone.

See Table 8, “Retail Estimates: Restaurants,” on page 25.
• This restaurant expansion does not include the meals eaten away from 

home by the households of the additional over-3000 new employees from 
indirect jobs. Even allowing for these to be spread over a larger area of the 
county, it still implies additional restaurants in other nearby areas.

• Also not included are new restaurants built to meet the demand from casino 
visitors. Given our review of the analogous development in Mt. Pleasant 
(described on page 36) we feel it reasonable to assume 2 new restaurants 
will be built to accommodate this demand.

29.The EA assumes that many of the meals of casino patrons are eaten in the casino itself. (It is 
interesting to note the contradiction between this assumption, and the assumption that many of 
the same patrons will willingly drive 20 minutes or even 30 minutes to get to a hotel room.) 
However, all travelers will wish to have meal options along the way. This implies additional 
fast-food and traditional-service restaurants located along the freeway and the access roads to 
the casino. The expansion contemplated in the EA is woefully inadequate to support this.
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Table 8

Retail Estimates: Restaurants

An
Restaurant Patronage by Employee Households

Household Expenditures for Food
  Away from Home, 2002 (a) 2,276$       
  Adjustment for 2002-2004 growth ( c ) 1.05

times: allowance for lower-earning jobs ( c ) 0.8

Estimated minimum expenditure per household 1,912$               

times:
New employees projected for area (b) 2000
Estimated new households in area as share ( c ) 0.9

1800
Estimated Minimum Additional Restaurant 
  Expenditure in Area 3,441,312$       

times:
Minimum share away from Casino ( c ) 0.7

Estimated Minimum New Restaurant Expenditures 2,408,918$       
  In New Buffalo Area

divided by:
average revenue from restaurant establishments (a) 501,138.95$     

equals
Implied number of new restaurants in area 4.8                      

Sources:
(a) National Restaurant Association; 

2004 Restaurant Industry Forecast, Exec Summary

(b) 2001 EA

( c ) Anderson Economic Group estimate
derson Economic Group LLC
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RETAIL ESTIMATES Likely Retail Expansion

In addition to off-site spending on food and beverage, the tribe’s analysis esti-
mates an additional $14.6 million in off-site, retail spending. They project that 
much of this spending will be absorbed by current businesses, and that only one 
new gasoline/convenience store, and one additional single-story commercial 
building, will be added.30

The fundamental assumptions about average off-site expenditures of visitors 
that come on day trips are, aside from expenditures on transportation, probably 
reasonable. However, because the Supplement did not contain reliable or credi-
ble estimates of hotel demand or supply, or restaurant demand or supply, we 
could not assess whether there was adequate basis to determine how many 
casino patrons would spend significant time and money off-site.

GENERAL LACK OF 
JUSTIFICATION AND 
FAILURE TO DOCUMENT 
AND EXPLAIN SOURCES.

Throughout our review of the EA and Supplement, we were disappointed with 
the low standard for documentation and explanation. This makes it impossible 
to confirm, and difficult to refute, any of the assumptions used in the analysis. 
Additionally, this points to a failure on the Tribe’s part to meet the BIA’s “Qual-
ity of Information Guidelines.”31

Note that this problem persisted throughout the document. We present a limited 
number of examples below:
• In Appendix D of the 2003 Supplement there is Table 2-5: Employment 

Trends, 1990 Through 2002, for Berrien County on page 7. The source 
listed for the Berrien County employment trend numbers is the Michigan 
Department of Career Development (MDCD). After reviewing this source, 
and finding the county data listed on the MDCD website under the Office of 
Labor Market Information (OLMI), the numbers the Supplement uses are 
inconsistent. Over the 12 year period, the table has 10 discrepancies, which 
effect 5 separate years of data. Notably, the recent years of 2000 to 2002 
were the most inconsistent.32

• In the 2003 Supplement on page 15, there is Table 4-4: Mid-Range Sce-
nario of Demand Created by Casino for New Residential Units. In this 
table, the scenario calls for a multiplier of 1.1 employees per housing unit. 
This multiplier is used in determining the housing demand of 673 units, yet 
nowhere in the text or table does the Supplement explain how or from what 
source this 1.1 multiplier is derived.

30.2003 Supplement, pages 33 and 38.
31.For a review of these guidelines refer to “Standards of Review” on page 1 of this document.
32.Data discrepancy as found from OLMI: 1992 unemployment 7,175; 1997 labor force 83,100, 

unemployment 4,275; 2000 unemployment 84,225, labor force 3,175; 2001 unemployment 
82,325, labor force 4,725; and 2002 unemployment 79,050, labor force 4,875, rate 6.2.
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Appendix D of the supplement also discusses the pace of development. It is 
noted that full development is likely to take several years, and hypothesized 
that housing alone will be developed over a period of five years, with no 
housing development occurring until the second year after the casino opens. 
There is mention of information related to the pace of development being 
reviewed, but specific sources are not provided, making it impossible to sub-
stantiate claims about the pace of development.

• The 2003 Supplement on page 19 assumes $10 per casino visit in off-site 
spending on dining, beverages, retail and lodging. No source or justification 
for this amount is provided despite its importance to the overall conclusions 
of the report. 

• The 2003 Supplement states on page 10 that there are 33 restaurants listed 
as having a New Buffalo address, 40 within 5 miles of the project site, and 
over 60 within 10 miles. The Supplement fails to provide any further detail 
on these restaurants. In this case, a small road side stand with no seating 
capacity and minimal employment could constitute one of the 33 “restau-
rants” within New Buffalo. Figure Figure 3, “Rios Restaurant, New Buf-
falo, Michigan,” on page 28 shows such a “restaurant”.

See Figure 4, “Map: Vicinity of Proposed New Buffalo Casino,” on page 29 
and Table 9, “Dining, Accommodations, and Gasoline / Convenience Stores 
in the Vicinity of Proposed New Buffalo Casino,” on page 30, for the din-
ing, hotel, and gasoline / convenience stores that we found listed near the 
proposed development site.

Both the EA and the Supplement use 4 million as the estimate of annual 
casino visits. Not only is the source of the figure not documented, but a con-
flicting estimate of annual visits is found in Appendix U of the 2001 EA.33 
Here the number of patrons visiting the casino is estimated to be approxi-
mately 12,500 per day, which equates to 4,562,500 visitors per year. This is 
more than 1,500 visitors each day, and $5.6 million in annual offsite spend-
ing, that is excluded when estimating the significance of the proposed 
casino’s impact.

33.“Responses to Comments Dated December 20, 2000, Received From W.C. Fulkerson and Liz 
Thomas, Taxpayers of Michigan Against Casinos (TOMAC), Union Pier, MI. [POKAG001 
0684]
Anderson Economic Group 27



Review of Estimated Effect on Local Population and Environment
FIGURE 3. Rios Restaurant, New Buffalo, Michigan 
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Point on Map Restaurant Address
1 McDonalds 18881 Laporte Road
2 Wendy's 11449 Obrien Ct
3 Wheel Inn Restaurant 800 S Whittaker St

Accommodations
4 Best Western Inn 18800 La Porte Rd
5 Comfort Inn Of New Buffalo 11539 Obrien Ct
6 Edgewood Motel 18716 La Porte Rd
7 Holiday Inn 11500 Holiday Dr

Gasoline/Convenience Stores
8 Shell Gasoline & Car Wash 18913 La Porte Rd
9 Plaza One Truck Stop 11449 Obrien Ct.

source: Yahoo Yellow Pages and AEG Visual Survey

Table 9. Dining, Accommodations, and Gasoline / Convenience Stores in 
the Vacinity of Proposed New Buffalo Casino
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THE DEVELOPMENT 
AREA AND ZONING 
ORDINANCES

The 2003 Supplement, on page 25 of Appendix D, notes that 1,920 acres of land 
are available for development in New Buffalo and New Buffalo Township. This 
represents land on which development was previously planned, consistent with 
existing local plans and zoning, and other land use regulations.

The Supplement assumes that this will be sufficient to handle any new develop-
ment associated with the proposed casino. However, given the shortcomings of 
the EA and the Supplement, as discussed above, this claim warrants skepticism. 

Additionally, it should be noted that the EA and the Supplement assume that 
zoning will dictate growth. However, the zoning that is in place was established 
during a time of stagnant growth, and prior to the proposed casino being devel-
oped. Once the casino is built it will serve as the seed for development in the 
region. It is foolish to believe that developers will not push for changes to zon-
ing ordinances in order to accommodate the demand for development on land 
closest to the casino. It is just as foolish to assume that the ordinances will not 
be changed, and that city and township officials will stand-by without acting, as 
developers choose to build in neighboring areas. 

The Supplement also briefly discusses the infrastructure that will be put in place 
for extending water and sewage systems to the casino site. The primary purpose 
for the discussion is to highlight the tribe’s agreement to fund the extensions, 
mitigating the costs to the city. However, it is noted that the new water and 
sewer mains will be built to handle more than two times the expected capacity 
of the casino and resort. “This is as mitigation to provide for potential growth 
impacts in the vicinity of the casino development.”34

Building to accommodate so much extra capacity is in stark contrast to the con-
clusions of the EA and Supplement, both of which fail to explain why such 
additional capacity is required if, as they conclude, development in the area will 
not be significant.

34.2003 Supplement, Appendix D, page 45
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Analogous Developments

In estimating the likely impacts of a development, considering the impacts of 
analogous developments is a logical first step. Unfortunately, the tribe’s analysis 
provides no such consideration, despite the large number of similar develop-
ments undertaken in the last 5 - 10 years. This is difficult to understand, espe-
cially since information from other casino host communities was discussed for 
purposes of assessing public safety issues.35

For our review, we identified potentially analogous casino developments to 
review, including:
• The Blue-Chip Casino in Michigan City, Indiana, chosen for its proximity 

to the New Buffalo site; and
• The Soaring Eagle Casino in Mt. Pleasant, Michigan, choosen for its simi-

lar size and capacity relative to the proposed New Buffalo development, 
and the similar population density in the surrounding area.

We also considered the casino’s in Detroit, Michigan and Windsor, Ontario. 
However, due to their locations in a large metropolitan area, with population 
densities significantly greater than those near the proposed New Buffalo site, we 
rejected them without further analysis.

Our review of each casino concentrated on identifying similarities with the pro-
posed New Buffalo development. Consideration was given to the development 
size, local population, and the relative development in the area prior to the 
casino being introduced to the market. A summary of each casino, as well as the 
proposed New Buffalo Casino, is provided in Table 10, “Reviewed Casino 
Developments,” on page 33

35.2003 Supplement, Appendix D, page 45
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BLUE-CHIP CASINO; 
MICHIGAN CITY, INDIANA

The Blue-Chip Casino in Michigan City, Indiana, is approximately 10 miles 
from the proposed development site in New Buffalo, Michigan. It features 
42,000 square feet of gaming space, on which there are 50 gaming tables and 
1,700 slot machines and other electronic gaming devices. In addition to the 
casino, which is housed on a riverboat, there is a land-based resort that includes 
a 200 room hotel, three dining options, and a conference center.

The Blue-Chip Casino entered the market in 1997, and is situated in an urban 
setting that includes residential, industrial, and a small amount of commercial 
development. This is shown in Figure 5, Figure 6, and Figure 7. 

Compared to the proposed New Buffalo Casino, the Blue-Chip Casino is 
smaller in scale and was introduced to an urban, fully-developed market. Also, 
note that the local population (within a 2-mile radius of the casino) is signifi-
cantly higher than that of the local population in the area of the proposed New 
Buffalo Casino, and of the Soaring Eagle Casino and Resort in Mt. Pleasant, 
Michigan.36 Given this, Michigan City’s Blue-Chip Casino is not an appropriate 
analog to the proposed New Buffalo Casino.

TABLE 10. Reviewed Casino Developments

Proposed Four Winds Casino 
& Resort

Soaring Eagle Casino & 
Resort BlueChip Casino

Location New Buffalo Township, MI 6800 E. Soaring Eagle Blvd.

Mount Pleasant, MI 48858

2 Easy Street

Michigan City, IN 46360

Year Opened n/a 1996 1997

Gaming Space (sq. ft.) 110,000 150,000 42,000

Gaming Tables 95 67 50

Slots 3,000 4,700 1,700

Hotel Rooms 200 512 200

Dining Options 5 5 3

Other Amenities Event Center, Childcare Center, 
Retail Concourse, Spa

Event Center, Childcare Center, 
Spa, Native American Fine Art 
Gallery

Conference Center

Local Population (within 
a 2-mile radius) 2,725 (2003)

2,994 (1990)
4,074 (2003)

24,799 (1990)
23,053 (2003)

Regional Population 
(within a 25-mile radius) 317,531 (2003)

176,249 (1990)
201,438 (2003)

320,416 (1990)
343,772 (2003)

Source: Population data from Applied Geographic Solutions; Casino specific information from www.AmericanCasinoGuide.com, 
2001 EA p.1, 4, and 5
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Analogous Developments
FIGURE 5. Industrial facility west of Blue-Chip Casino

36.The population within 2-miles of the BlueChip Casino actually declined between 1990 (prior 
to the casino being opened) and 2003 (six years after the casino opened). 
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Analogous Developments
FIGURE 6. Older residential development east of BlueChip Casino

FIGURE 7. BlueChip Casino, as viewed from a commercial port to the south
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Analogous Developments
SOARING EAGLE 
CASINO AND RESORT; 
MT. PLEASANT, 
MICHIGAN

Soaring Eagle Casino and Resort is on the Saginaw Chippewa Indian Tribe of 
Michigan Indian Reservation, in Mt. Pleasant, Michigan. It opened in 1996, and 
features 150,000 square feet of gaming space, 67 gaming tables, and 4,700 slot 
machines and other electronic gaming devices. There are also five dining 
options, a 500-room hotel, spa, childcare facilities, and event center. There is 
also a gasoline / convenience store on the southeast corner of the casino and 
resort.

Soaring Eagle was built in an area of mostly undeveloped and agricultural land. 
Such is the case with the proposed New Buffalo Casino. For this reason, as well 
as the similar scales, the Soaring Eagle Casino and Resort is a good analog to 
the proposed New Buffalo casino.

SOCIO-ECONOMIC 
IMPACTS: SOARING 
EAGLE CASINO AND 
RESORT

To provide an illustration of the impacts that arise from a casino development 
similar to that proposed for New Buffalo, we performed a site visit and visual 
survey of the area surrounding the Soaring Eagle Casino and Resort, Mt. Pleas-
ant, Michigan.

Findings: Site Visit and Visual Survey
A site visit was conducted for the Soaring Eagle Casino & Resort. As shown in 
Figure 8, “Map: Soaring Eagle Casino and Resort, Mt. Pleasant, Michigan,” on 
page 38, the casino is located in the northwest portion of the city, and faces 
Laeton Road to the west. It is approximately one mile west of the Pickard Road, 
M-20 exit from US-127.

At the US-127 and M-20 intersection (shown in Figure 9, “Pickard Road/M-20 
approaching US-127, west of Soaring Eagle Casino and Resort,” on page 40) 
there is a significant amount of development, a majority of which caters to visi-
tors of the nearby casino. This includes 6 hotels, 11 dining options, 2 gasoline / 
convenience stores, an 18-hole championship golf course, and a number of 
other retail establishments. 

Table 11, “Dining, Accommodations, and Gasoline / Convenience Stores in the 
Vicinity of Soaring Eagle Casino and Resort,” on page 39 details the develop-
ment in the vicinity of the Soaring Eagle Casino and Resort. Some of the “less 
desirable” retail businesses in the area are shown in Figure 10 on page 40 and 
Figure 11 on page 41.37

37.This is development in addition to the 500 room hotel, the 5 dining options, and the retail 
shopping options that are part of the Soaring Eagle Casino and Resort.
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Analogous Developments
Also notable is the rate of population growth within a 2-mile radius of the 
casino. Between 1990 and 2003 the population grew from 2,994 to 4,074, a 
growth rate of 36%. During the same time the population within a 25-mile 
radius grew by significantly lower rate of 14%, and the overall population of 
Michigan grew at a rate of only 8.8%.
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Point on Map Restaurant Address
1 McDonalds 904 E. Pickard St.
2 McDonalds 5600 E. Pickard St.
3 Applebees 4929 E. Pickard St.
4 Golden Corral Restaurant 1301 E. Pickard St.
5 King Buffet 4565 E. Pickard St.
6 First Wok Chinese Restaurant 4699 E. Pickard St. 
7 Doozies Ice Cream Place 1310 E. Pickard St.
8 Mancinos Pizza & Grinders 5161 E. Kay St.
9 Subway 2021 2nd St.

10 Lone Star Steakhouse & Saloon 5768 E. Pickard St.
11 Bob Evans 5652 E. Pickard St.

 
Accommodations Address

12 Holiday Inn 5665 E. Pickard Rd
13 Microtel Inn 5500 E Pickard St
14 Baymont Inn 5858 E Pickard
15 Best Western Inn 5770 E Pickard St.
16 Green Suites 1900 S. Summerton Rd
17 Chippewa Motel 5662 E. Pickard Rd

Gasoline / Convenience Stores Address
18 Blodgett Shell 5612 E Pickard St
19 Speedway 1018 E Pickard St

source: Yahoo Yellow Pages and AEG Visual Survey

Table 11. Dining, Accommodations, and Gasoline / Convenience Stores in the Vacinity of Soaring 
Eagle Casino and Resort



Analogous Developments
FIGURE 9. Pickard Road/M-20 approaching US-127, west of Soaring Eagle 
Casino and Resort 

FIGURE 10. Retail business on M-20, less than one mile west of Soaring Eagle 
Casino and Resort 
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Analogous Developments
FIGURE 11. Retail business on M-20, less than one mile west of Soaring Eagle 
Casino and Resort

FIGURE 12. Accommodations located along M-20, less than one mile from 
Soaring Eagle Casino and Resort 
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Analogous Developments
FIGURE 13. The PohlCat Golf Course and Holiday Inn Hotel, less than one mile 
west of the Soaring Eagle Casino and Resort    

FIGURE 14. Soaring Eagle Casino and Resort, Main Entrance on Leaton Road   
Anderson Economic Group 42



About Anderson Economic Group
About Anderson Economic Group

FIRM PROFILE Anderson Economic Group, L.L.C. specializes in providing consulting services 
in economics, finance, public policy, and market assessments. Our approach to 
work in these fields is based on our core principles of professionalism, integrity, 
and expertise. 

We insist on a high level of integrity in our analyses, together with technical 
expertise in the field. For these reasons, work by Anderson Economic Group is 
commonly used in legislative hearings, legal proceedings, and executive 
strategy discussions. 

PAST CLIENTS Since our founding in 1996, our analyses have helped publicly-held 
corporations, private businesses, governments, and non-profit organizations. 
Our work has included markets throughout the United States, as well as in 
Canada, Mexico, and Barbados. Recent Anderson Economic Group clients 
include:

Governments
• State of Michigan
• State of Wisconsin
• State of North Carolina
• Oakland County, Michigan
• City of Detroit, Michigan
• Detroit-Wayne County Port Authority
• City of Norfolk, Virginia
• City of Fort Wayne, Indiana
• City of Cincinnati, Ohio

Businesses
• General Motors Corporation
• PG&E Generating
• Beck’s North America
• SBC and SBC Ameritech
• The Detroit Lions
• Kmart Corporation
• Toyota, Honda, Ford, Mercedes-Benz, BMW and Lincoln-Mercury dealers, 

or their associations.
• Labatt USA
• W. Grant & Sons
• Ann Arbor Railroad
• Taubman Centers, Inc.
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About Anderson Economic Group
Nonprofit and Trade Organizations
• International Mass Retailers Association
• Hudson Institute
• Michigan Chamber of Commerce
• Telecommunications Association of Michigan
• Michigan Catholic Conference
• Automation Alley
• Michigan Retailers Association
• American Automobile Manufacturers Association
• Michigan State University
• Wayne State University
• Van Andel Institute

QUALITY ASSURANCE 
POLICY

Anderson Economic Group follows a written quality assurance program, based 
on the elements of ISO 9000. Among the quality assurance steps we insist upon 
are the use of a sound, written methodology; documentation of important 
sources; file organization and retention schedules; proper summarization of 
technical work; and high quality standards for written reports and graphics.

PROJECT TEAM The project team was headed by Patrick L. Anderson. Scott D. Watkins and 
Megan E. Boone contributed to the report, as did additional staff. Profiles of 
project team members are below.

Patrick L. Anderson. Mr. Anderson founded Anderson Economic Group in 
1996, and serves as a Principal in the company. In this role he has successfully 
directed projects for state governments, cities, counties, nonprofit organizations, 
and corporations in over half of the United States. 

Mr. Anderson has written over ninety articles published in periodicals such as 
The Wall Street Journal, The Detroit News, The Detroit Free Press, American 
Outlook, Crain's Detroit Business; and monographs published by the Mackinac 
Center for Public Policy, The Economic Enterprise Foundation of Detroit, the 
Ethan Allen Institute in Vermont, and the Heartland Institute of Chicago. His 
book Business Economics and Finance will be published by CRC Press in May 
2004.

Mr. Anderson is a graduate of the University of Michigan, where he earned a 
Masters degree in Public Policy and a Bachelors degree in Political Science. He 
has been a member of the National Association for Business Economics since 
1983.

Scott D. Watkins. Mr. Watkins is the Director of Marketing and Administration 
at Anderson Economic Group. In this role he oversees the firm’s administrative 
staff and procedures and implements marketing strategies. Mr. Watkins also 
works as a Consultant on projects involving policy analysis and market assess-
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ments. Among the clients for whom he has worked are General Motors Corpo-
ration, the State of Wisconsin, SBC Ameritech, Michigan Chamber of 
Commerce, Michigan Retailers Association, and the City of Detroit.

Mr. Watkins is a graduate of Michigan State University with a B.A. in Market-
ing from Eli Broad College of Business and a B.A. in International Relations 
from the James Madison College.

Megan E. Boone. Ms. Boone is a Research Associate and Executive Assistant 
at Anderson Economic Group. Ms. Boone regularly reviews, edits, and com-
piles reports, proposals, and procedures for the firm. She also performs data 
research and analysis for clients such as Alaska Rent-A-Car, LEAD Foundation, 
Michigan's Life Science Corridor Core Technology Alliance, and the Tri-
County Toyota Dealers Association.

Ms. Boone is a graduate of the James Madison College at Michigan State Uni-
versity with a dual degree in International Relations and Social Relations. 
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