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1. Executive Summary 
 
A confidential Deloitte Consulting client is evaluating the statewide impact of the construction 
and ongoing operation of a large, state-of-the art heavy manufacturing facility. The total capital 
investment associated with this facility is over $183M over a 4-yr period (2017 – 2020), which 
translates to approximately 150 net new jobs. 
 
To determine this impact, Deloitte utilized an economic impact modeling software called 
IMPLAN, which identifies and quantifies any and all effects of a change in economic activity 
upon a regional economy. These effects occur either directly or indirectly, depending on project 
specifications entered into the model, and are further broken down into the following categories: 
 

1. EMPLOYMENT – total jobs that will be created and supported by the project on an 
ongoing and temporary basis 

 
2. INCOME – total increase in payroll for all industries supported by the project, including 

wages and salaries of workers, self-employed individuals, and income received by private 
business owners, doctors, merchants, etc. 
 

3. OUTPUT – total increase in production for all industries supported by the project, 
interpreted as the total increase in sales value realized by a study area 
 

This report describes the potential economic impact that this project is estimated to have on the 
State of West Virginia during construction and ongoing operations. 
 
Based on the economic impact analysis performed by Deloitte Consulting, the proposed 
investment is estimated to stimulate over $191M in economic output during the construction 
period, representing a multiplier of 1.44, and an annual operations output of $40M during full 
operations, representing an output multiplier of 1.47. The anticipated income impact associated 
with the investment is $73M during construction, representing a multiplier of 1.34, and $9.3M 
annually at full operations, representing an income multiplier of 1.69. 
 
Additionally, Deloitte Consulting estimates that 1,391 new direct, indirect, and induced jobs 
will be created during the construction period, representing an employment multiplier of 1.44. 
Upon full operations, an average of 152 direct, indirect, and induced jobs are estimated to 
be created and maintained, representing an employment multiplier of 2.02. 
 
All figures are quoted in 2020 dollars, which is the anticipated year in which the full 
investment amount and job creation will be complete for the initial phase of operation. 
 
 
 
 
 
 

Project Shuttle000268





CONFIDENTIAL – DO NOT DISTRIBUTE 
 

February 23, 2017 4 Deloitte Consulting 

3. Modeling Approach and Definitions 

 
About IMPLAN 
 
IMPLAN (IMpact Analysis for PLANning) was originally developed by the USDA Forest Service in 
cooperation with the Federal emergency Management Agency and the USDI Bureau of Land 
Management to assist the Forest Service in land and resource management planning. 
 
MIG (Minnesota IMPLAN Group) began work on IMPLAN bases in 1987 at the University of 
Minnesota. In 1993, Minnesota IMPLAN Group, Inc. was formed to privatize the development of 
IMPLAN and its software. Version 1 of the Windows software was developed by MIG and released in 
June of 1996. The IMPLAN software and data closely follow the accounting conventions used in the 
“Input-Output Study of the U.S. Economy” by the Bureau of Economic Analysis (1980) and the 
rectangular format recommended by the United Nations. 
 
Each year, MIG gathers statistical information at the national, state, and county level on employment, 
employee compensation, proprietary income, population, federal and state expenditures, selected wealth 
data, household expenditures, etc. The results are then correlated into matrices for each county and 
industry to represent the multiplicative econometric effects of changes in local spending. 
 
Introduction to Economic Impact Analysis 
 
The IMPLAN model utilizes a methodology called input-output analysis to evaluate the potential 
economic impact of the proposed investment. Input-output analysis is a means of examining the 
relationships within an economy between businesses, and between businesses and consumers. It attempts 
to capture all monetary market transactions for consumption in a given time period. 
 
The resulting mathematical formula allows one to examine the effects of a change in one or several 
economic activities upon an entire economy (called impact analysis). The model assumes that industries 
respond to meet consumption (demand) directly or indirectly by supplying goods and services to other 
industries. Each industry that produces goods and services generates demands for other goods and 
services and so on, round by round. These iterations can be mathematically summarized and described by 
“multipliers.” This buying of goods and services (indirect purchases) continues until leakages from the 
region stop the cycle. 
 
 
Measurements of Economic Activity 
 
The results of economic impact analyses are best understood when they are expressed in everyday terms, 
such as total production, or jobs created. The results presented herein are broken down into three general 
categories: 

 
x Output – represents the estimated increase in total production for all industries in the region 

supported by the project, and is a measure of overall economic activity. Output can also be 
thought of as the increase in the value of total sales for the region, or “Gross Local Product” 
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Appendix B. Limitations 
 
This analysis is based on information and estimates available through the date of this report, and 
information provided by the client and other third-party sources. While we cannot confirm or warrant the 
completeness or accuracy of all information and assumptions, we believe them to be directionally correct. 
 
Estimates, by their very nature, are inherently subject to both known and unknown risks, uncertainties, 
and other factors that may cause actual results to vary materially from these estimates, including but not 
limited to general economic and business conditions, demographic and technology changes, existing and 
future government regulations and tax policies, the ability and resources of the project, and other relevant 
factors. 
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Project Overview

Details Information

Client Confidential

Industry Heavy Manufacturing in Consumer and Industrial Goods

Description
Our client seeks to identify a community and a site to support a new heavy 
manufacturing facility. Our client is planning to locate an operation with a capital 
investment of ~$150 million. 

Est. Headcount 120-150 headcount

Real Estate Greenfield preferred, but will consider brownfield sites
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West Virginia – Thursday, January 26th
Note: Details to be updated pending confirmation from State/Local Reps

Start Finish Activity Location Address Contact Name / Info Comments

8:00 AM 8:15 AM Drive
Jefferson County EDA

1948 Wiltshire Road, 
Suite 3, Kearneysville, 
WV 25430

Todd Hooker, (304) 389-4892
John Reisenweber, (304) 676-9204

8:15 AM 8:45 AM Overview Meeting

8:45 AM 9:00 AM Drive

FO Day 942 Baker Rd, 
Martinsburg, WV 254059:00 AM 10:00 AM FO Day Site Visit

10:00 AM 11:00 AM
Jefferson 
Orchards Site 
Visit

Jefferson Orchards TBD

11:00 AM 12:00 PM Community Tour TBD TBD

12:00 PM 12:30 PM Lunch

Jefferson County EDA
1948 Wiltshire Road, 
Suite 3, Kearneysville, 
WV 2543012:30 PM 1:30 PM Environmental

and Permitting 

Air permitting, storm water 
discharge, regulations due to 
Chesapeake Bay Watershed, 
and any other environmental 
concerns and timing of all 
permits for construction and 
operations

1:30 5:30

Technical 
Overview of 
FO Day / 
Jefferson 
Orchards

Jefferson County EDA
1948 Wiltshire Road, 
Suite 3, Kearneysville, 
WV 25430

Includes utilities, rail, site 
development. zoning; includes 
Berkeley and Jefferson County 
Commissioner or 
representative for property 
rights and future development 
uses

6:30 PM 7:30 PM Dinner TBD TBD
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West Virginia – Friday, January 27th
Start Finish Activity Location Address Contact Name / Info Comments

8:15 AM 8:30 AM Drive

8:30 AM 10:30 AM

Taxes and 
Incentives Meeting

Jefferson 
County EDA

1948 Wiltshire Road, 
Suite 3, Kearneysville,
WV 25430 Todd Hooker, (304) 389-4892

John Reisenweber, (304) 676-9204

Team 1: Walk through and 
discussion of incentives 
offer and applicable state 
and local taxes 

Extended FO Day 942 Baker Rd, 
Martinsburg, WV 25405

Team 2: Extended FO 
Day and surroundings site 
visit

10:30 AM 12:00 PM Internal Meeting Jefferson 
County EDA

1948 Wiltshire Road, 
Suite 3, Kearneysville,
WV 25430

Conference room needed 
for internal meeting

12:00 PM -- Lunch / Driving Washington, 
D.C.

Note: Details to be updated pending confirmation from State/Local Reps
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Materials / What to Bring

Category Description

Site Plan

A large copy of the site plan and property delineations that includes all relevant details:
• Site boundary
• Topographical map
• Wetlands delineations and relevant state and federal designations
• 100-year and 500-year floodplains
• Utilities (lines, access points, etc.)
• Easements
• Road access
• Proposed rail spur
• Proposed siting of a 900 x 500 meter or 750 x750 meter footprint

*An aerial view would be preferred to see the physical site characteristics first-hand

Utility Infrastructure Map

x Utility maps with infrastructure and proposed service lines for electricity, natural gas, water / 
waste water, and telecom 

x Current and planned capacity, availability, dual circuit, voltage of transmission lines, 
indication of whether dual-circuit capable, and nearest substation

x Detailed plans for any proposed service lines

Owner or site representative should bring the items listed below to the 
meeting; Expect to meet on or at the site (or in a nearby building, if 
necessary); Site visit must include a walkthrough of the site
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Introductory Meeting Overview

Area of Focus Parties Involved Discussion Topics

Introductory Meeting

Director of economic 
development,
Workforce 
Development,
Senior representative 
of regional planning
(others as 
appropriate)

x Geographic orientation of the metro region (using maps)
o Overview of economic sectors & trends
o Demographic trends
o Manufacturing employment corridors
o Roadways, transit and air transport

x Overall economic and investment climate
x Overview of local labor environment
x Local labor environment discussion

o Manufacturing environment (top employers, recent closures, new 
entrants)

o Local workforce training programs/institutions 
o Unemployment rate and recent changes

The visit will begin with an overview discussion of the operating 
environment for approximately 30 minutes
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Environmental and Permitting Meeting Overview / Request 
Area of Focus Parties Involved Discussion Topics

Permitting Process
Local and state 
representatives (where 
applicable)

• Permits required for site, facility, and utility development
• Estimate time required for permitting and associated restrictions (e.g. construction, 

machinery and equipment installation, etc.)

• *Rep for all state permits to be a part of one of the meetings in the state (e.g. air and 
water/waste water)

Environmental Regulations and 
Permitting

WV Department of 
Environmental 
Protection, EPA, local 
and state 
representatives (where 
applicable)

• Environmental rules and regulations applicable to Shuttle
• Timeline of air permitting and potential hurdles to address
• Timeline of any other relevant processes to obtain necessary permits
• Clarification of impact of Chesapeake Bay Watershed, specifically with regards to 

water/waste water/storm water
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Technical Meeting Overview / Request (1 of 2)
Area of Focus Parties Involved Discussion Topics

Local Operating Characteristics
Local and State 
Economic Development 
Representatives

• Identify proposed site and building footprint with dimensions 900m x 500m or 750m 
x 750m

• Current acreage and expansion capabilities (if applicable, details on the ability to 
purchase adjacent land to meet footprint dimension requirements)

• Proposed road access to the site
• Coverage ratio (specify if for under roof or impervious surfaces)

Physical Site Characteristics

Owner or Site 
Representative

• Current site ownership
• Cost for land per acre / clearing costs per acre
• Status and findings of site tests – Phase I, environmental, archeological – and any 

remaining studies required
• Zoning – current and future, process and timing to change, if needed
• Wetlands, 100-yr and 500-yr floodplains, and delineations (if applicable), including 

ability, timing and cost to mitigate
• Documentation of any environmental issues, disclosures, or requirements for site
• Ground water level
• Soil bearing capacity, nature of soil, depth of bedrock

Construction Readiness

• Any and all impediments to development, along with timing and cost to mitigate 
them

• Confirmation of site / parks willingness to support the proposed use (what you know 
if it)

• Site prep activities, timing and cost
• Road/ transportation infrastructure upgrades from the site

Rail Access Rail Representative • Ability, timing, and cost to get rail to the site
• Closest intermodal facility
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Technical Meeting Overview / Request (2 of 2)
Area of Focus Parties Involved Discussion Topics

Utility Access, Availability, and 
Capacity

Representatives from 
all utilities (electric, gas, 
water / wastewater and 
telecom)

Gas
• Current and future capacity and pressure
• Location of line
• Timing, cost, and funding entity for any upgrades or extensions, 
• Estimated gas usage rate

Water / Waste Water
• Current and future capacity, location of line
• Timing, cost, and funding entity for any upgrades or extensions
• Water availability and flow rate
• Waste water discharge infrastructure 
• Discharge requirements and permits - Biologic Oxygenated Demand (BOD) 

limitations or regulations for waste water / other requirements
• Local utility/municipality’s ability to treat waste water
• Temperature requirements for waste water
• Any costs related to waste water discharge or treatment
• Usage rates

Electricity
• Current and future capacity, location of line
• Timing, cost, and funding entity for any upgrades or extensions
• On-site substation
• Dual circuit service
• Line voltage and capacity
• Planned upgrades
• Nearest substation(s)
• Total cost per kWh based on project specifications

Telecom
• Location, timing and cost to extend service from two providers
• Usage rates

External Waste Disposal
• Access, providers and associated permitting
• Cost and timing
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Incentives and Taxes Meeting Overview / Request 
Area of Focus Parties Involved Discussion Topics

Taxes Local, county, and state 
officials

• All applicable taxes and tax rates at the local, county, and federal level
• Tax abatements and/or exemptions available, the process for securing them,  

potential hurdles to their securement, and the schedule of how they will apply

Incentives Offer

Local and state 
representatives and any 
other applicable party 
assisting with the 
incentives offer

• Details on all incentives and programs and how they will apply
• Value, timing, process to secure approval, restrictions, etc. with regards to 

incentives
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