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Economic Impact of The Banks Project 
 

Introduction/Study Purpose 
 
The purpose of this study is to measure the overall economic impact of The Banks development as it 
affects the City of Cincinnati and Hamilton County.  This project has had a significant impact on the area 
due to the massive construction that has taken place.  The ongoing impact of the operation of the 
businesses and residential establishments will have an even greater effect.  This study also recognizes 
the important influence of previous efforts that included design, development, and construction 
along Cincinnati’s riverfront.  The Banks project is being developed in the context of the overall 
redevelopment of the riverfront, which has included two new sports stadium, a museum, restaurants, 
and major transportation improvements.   

The Banks project commenced in April 
2008 and will be completed in multiple 
phases.  This report estimates the economic 
impact of Phase 1 and focuses on the 
economic impacts that occurred from 2008 
through 2012 and the impact of the 
ongoing business and residential 
operations that will result from these 
development efforts.  This study does not 
measure the economic impact stemming 
from previous and important riverfront 
enhancement projects, such as the Great 
American Ballpark, Fort Washington Way, or 
Paul Brown Stadium. 

As more fully described below, The Banks project, including City, County, and Developer’s investments, 
has yielded a $556 million construction impact on Hamilton County’s economy. The ongoing 
operations of these improvements will generate an additional economic impact of $276 million on an 
annual basis.   

I. Redevelopment of Cincinnati’s Central Riverfront 
The Banks project is occurring in the context of a major urban redevelopment 
effort that was initiated in 1998 by the City of Cincinnati and Hamilton County.  
Working through a public-private partnership conceived by the County and the 
City, The Banks is leveraging public dollars to achieve a $2.5 billion total public-
private investment that will transform the urban riverfront of downtown 
Cincinnati into a vibrant and sustainable urban center.  It is scheduled to be 
completed in multiple phases over a period of ten to twelve years. 
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From 1998 through 2004, Hamilton 
County and the City of Cincinnati invested 
approximately $1.3 billion in the 
redevelopment of Cincinnati’s Central 
Riverfront.  Projects completed included 
the re-alignment of Fort Washington Way, 
Paul Brown Stadium Complex, the Great 
American Ball Park, the National 
Underground Railroad Freedom Center 
and the Cincinnati Reds Hall of Fame.  The 
City, County, State of Ohio and the Federal 
government invested in transportation-
related improvements designed to 

establish an integrated multi-modal transportation system serving the multi-state region. 

In 2007, the City and County committed to complete additional public improvements, including 
additional segments of the Central Riverfront Intermodal Transit Facility (a two level parking facility 
extending over seven city blocks), a new two-way street grid network, utilities, and a new 40 acre 
Smale Riverfront Park.  This additional investment is estimated to be approximately $400 million and 
will be constructed concurrently in phases with the anticipated private improvements described in 
this report.  These public improvements serve multiple purposes.  They provide a foundation for The 
Banks project fostering adjacent development of both riverfront and downtown office, residential and 
retail space. 

To date, the City and the County, in 
conjunction with State and 
Federal funding agencies, have 
jointly invested $127.7 million to 
complete the Intermodal Transit 
Facility, a new street grid and 
related infrastructure 
improvements.  As a result of this 
investment, an additional 1,825 
public parking spaces were added 
to the Intermodal Transit Facility, 
totaling over 8,600 parking spaces 
on the riverfront.  The Intermodal 

Transit Facility also serves as a platform for all of The Banks private commercial, retail and residential 
development. The new street grid includes the relocation of Mehring Way, a new Freedom Way from 
the Great American Ball Park to Paul Brown Stadium and an extension of Race Street.  In addition, the 
City has invested $30 million in the design and construction of Phase I of the Smale Riverfront Park, 
which also leveraged a private investment of approximately $10 million in the design and 
construction of the Moerlein Lager House Restaurant located within the Smale Riverfront Park. 
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II. Development of The Banks Project – 2008 - Forward 
The vision for The Banks is to create a place where thousands of people will live, work and enjoy 
themselves.  The mixed-use development—consisting of retail, restaurants, entertainment, office, 
parking and hotel space—will be active 24 hours a day, seven days a week.  The Banks is intended to be 
a gathering place for people across the region, providing a variety of attractions that promote public 
enjoyment and appreciation for Cincinnati’s riverfront. 

The Banks Master Plan, which will be completed in multiple phases over a ten to twelve year period, 
will include office, retail, hotel, and residential space.1  Spurred by the overall redevelopment effort 
and the City-County investment in public improvements, the joint venture team of Carter and The 
Dawson Company, along with its capital partner, USAA Real Estate Company, has invested 
approximately $85 million to date in Phase IA of the development alone.  Upon completion of the 
office and hotel components (Phases 1B and 1C) shown below, Carter’s total private investment will 
exceed $162 million.  

 

                                                             
1 The Banks Master Plan, approved by the City and the County in 2007, allows for flexibility in future developments that calls 
for 200,000–1,000,000 square feet of office, 200,000–400,000 square feet of retail, 200,000–400,000 square feet of hotel, and 
1,000,000–1,800,000 square feet of residential. 

 



 
 

 
 

 
 
Economic Impact of The Banks 
April 2012 5 

The Atlanta-based developers brought new private dollars to the Cincinnati area through the hiring of 
local and regional workers and the purchase of local goods and services used for The Banks project. 
From architects to leasing agents, local firms have been responsible for a significant portion of the 
professional services required by the project. The Banks project has helped boost local and regional 
construction employment by maintaining, on a daily basis, an on-site crew of about 400 workers for 
the public and private portions of the development.  In total, more than 2,000 construction workers 
have provided their skills to the Project since 2008. 

The remainder of this report describes the various phases of The Banks project and their respective 
economic impacts.  Further, the report includes the Economic Center’s estimates of the economic 
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impact that The Banks project construction expenditures’2 have on the local economy and the impact 
of the ongoing operations at The Banks.3 

A. Phase 1A– Residential and Retail Development 
Currently, residential development at The Banks is attracting people to live on Cincinnati’s central 
riverfront and is fully leased. The initial residential portion of Phase I, known as Current at The Banks, 
consists of 300 luxury apartments. Based on lease data from these units, nearly 70 percent of the new 
residents work in the City, 71 percent are under age 35 and 19 percent are age 35 to 54. The majority 
of these households are moving from outside the City of Cincinnati, including 20 percent who are 
coming from outside the 15-county metropolitan area. They have a median annual income of $91,000.  

Using national consumer spending patterns, we estimate that these 300 households are projected to 
spend a total of nearly $22 million annually, including $1.2 million on dining out, which will further 
contribute to the growing demand for food and retail businesses in the area. 

Phase IA of the Banks also includes approximately 100,000 square feet of new commercial space, 
which is being filled by tenants who will make The Banks an attractive new dining and entertainment 
destination. A number of these restaurants, bars and entertainment venues are new to the Cincinnati 
market, reflecting additional outside investment and strengthening Cincinnati’s image as a strong 
market for new retailers. In support of all of 
these activities, Phase IA also contains a 
police station/welcome center, which will 
promote safety and security for visitors.  

All of these development elements, in 
concert with The Banks’ riverfront location 
and proximity to stadia, and other downtown 
attractions, create the potential for a 
network of complementary activities, 
providing a convenient location for dining 
after work, after a game, or in conjunction 
with other activities.    

 

                                                             
2 This analysis is based on a combination of data provided by Carter regarding actual and anticipated expenditures and 
tenants for Phase I of The Banks, together with public data about the structure of the local economy and economic models 
that integrate these data. 

3 The total economic impact of any activity starts with the direct expenditures (economic output) and also includes the 
multiplier effects of this activity. These secondary (indirect) effects include the spending of businesses and employees 
engaged in supplying the goods and services required. The City and County also receive direct impact through increased real 
property tax dollars from The Banks improvements. The County will receive additional sales tax revenue from new retail 
businesses located within the formerly blighted area. 
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B. Phase IB – Office Development 
Office development in Phase IB of The Banks is programmed to accommodate approximately 230,000 
square feet of Class A space at 180 Walnut at The Banks. This office tower will attract a mix of businesses. 
Some may come from throughout the nation. Others will be former central business district 
businesses while others will relocate from outside the CBD.  The total impact is dependent on the 
actual tenant mix once the office tower is constructed.4 

C. Phase IC – Hotel and Residential Development 

Phase 1C consists of a planned 170-250 room hotel and potentially an additional 27,000 square feet of 
residential development.  The residential development has the flexibility to be either multi-family or 
a for-sale or for-rent townhome type product. The mix of tenants is likely to be similar to those in 
Phase IA, which may result in an additional $2 million in spending power within the Banks and Central 
Business District (CBD) area. 

 

III. Economic Impact of Phase I of The Banks 
The Banks project’s substantial economic impact is based on the economic impacts from the public 
infrastructure construction and Phase I private development, as well as the ongoing economic impact 
of residents and visitors to The Banks.  

A. Impact of Construction 
The initial impact of the Project 
commenced in 2008 with the 
development of public and private 
infrastructure.  While the impact of 
this development was significant 
during the construction process, it 
does not provide ongoing or annual 
operations impacts. The total impact 
of private development in Hamilton 
County is $293.7 million, including 
$75.6 million in earnings and 1,878 
construction jobs.   

 

                                                             
4 Given the potential for employee and business relocation from within the CBD, the economic impact due to 
operations is likely to be slightly less than the total impact calculations. 
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Private and public construction is expected to total approximately $330 million from 2008 through 
2012.5 This will produce nearly $574 million in economic activity in Hamilton County, including 
$490.8 million in the City of Cincinnati. 

B. Operations and Ongoing Economic Impact 
The ongoing impact of The Banks has commenced with retail establishments now operating and 
residents already living in Current at The Banks.  Once Phase 1A achieves full-occupancy, the estimated 
annual economic impact is projected to reach $91.6 million per year. When all elements of Phase IA-C 
of The Banks are projected to be substantially occupied and operational, the economic impact of 
operations is expected to increase to $276 million a year, resulting in a total economic impact of over 
$2.7 billion from 2011 through 2020.6 

Ongoing employment at The Banks is comprised of retail, apartment, police, office, and hotel related 
jobs. A total of nearly 1,400 direct jobs will be created at businesses located at The Banks with 
combined earnings of $56 million.  
Of these jobs, 1,231 will be new jobs 
to downtown.7  The economic 
activity at The Banks will create 
additional demand for other 
products and services in retail, 
restaurant supplies, and business 
services.  This increased demand 
(commonly called the indirect or 
secondary effect) will create an 
additional 1,000 jobs increasing the 
annual ongoing impact of Phase I of 
The Banks to an estimated 2,400 jobs 
with nearly $81 million in annual 
earnings in Hamilton County, of 
which 2,050 jobs with $69 million in 
annual earnings are expected to be 

                                                             
5 Public Private Investment 2008-2012: Intermodal Parking Facility, Streets, Infrastructure and Utilities - $157,826,000.  
Developer Investment (2008-2012) - $85,000,000.   Moerlein Lager House investment - $10,000,000. Total - $252,826,000. 
Source: Hamilton County/City of Cincinnati.  Additional investments of $47,620,000 (Phase I B) and $29,166,000 (Phase I C) 
bring the total to $329,612,000.  
6 Since the operating impact in 2011 will be smaller than in subsequent years, a ten-year projection was developed, and the 
first year of full occupancy and operation (the project’s expected stabilization year, 2013) was determined to be a very close 
approximation of the annual average for 2011 through 2020. 
7 The 50 Cincinnati police positions and 168 office jobs are not counted in this figure because they are relocated jobs.  Out of 
the $276 million annual economic impact, the relocated office jobs account for about $70 million, including earnings of $19 
million and employment of 414. 
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located in Cincinnati.  These economic impact calculations do not include spin-off effects, such as 
benefits to adjacent recreation and retail venues located along the perimeter of The Banks and the 
Central Business District.  Nor do these calculations consider the additional spending power of new 
residents of The Banks, which likely will contribute to the success of businesses throughout 
downtown.   

C. Public Benefits 
The new businesses and residents located at The Banks will produce new jobs and generate increased 
spending in downtown Cincinnati, resulting in additional tax revenues for Cincinnati and Hamilton 
County.  As a result, The Banks, which was previously vacant and underdeveloped land, is now 
producing jobs for the region and providing a combination of property taxes on new construction, 
sales taxes from new businesses, and earnings taxes from new jobs.  As described above, the annual 
operating impact from Phase I alone is projected to exceed $276 million per year. 

D. Public Improvements – 2008-2013 
Public spending for the development of parking, the park and public infrastructure associated with 
the initial phases of The Banks project, is estimated to total $157.8 million between 2008 and 2012 

and a projected additional $10 million through 2013.8 This will produce a total of $280 million in 
economic activity in Hamilton County, including more than $239.5 million in the City of Cincinnati 
alone. 

The development of this public infrastructure also creates jobs and household earnings. Public 
construction directly accounts for 1,018 jobs9 and $44.3 million in earnings. Averaged over the five-

                                                             
8 The impacts due to construction are only experienced once. This is due to the eventual completion of the particular phase 
of the Project. 
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year core of the construction period, this amounts to about 203 jobs per year with average annual 
earnings of $43,000, or a total of $8.8 million a year.  The indirect impact of the five-year construction 
project results in an additional 773 jobs and $27.7 million in earnings.10   

 

The total impact of the public improvement construction is 1,791 jobs with $71.9 million in earnings 
in Hamilton County,11 of which 1,532 jobs and $61.5 million in earnings from jobs within Cincinnati. 
Taking into account the five-year 
construction period, this amounts to 
an average of 306 jobs at Cincinnati 
employers and another 52 jobs in 
balance of Hamilton County per year, 
with an average annual wage of 
$40,000. Table 1 Public Improvements 
Economic Impact shows the total 
impact on employment and earnings. 

                                                                                                                                                                                                    
9 The number of jobs is smaller than the total number of workers mentioned on page four because a number of workers only 
spend a short time on the project. The proportion of workers to jobs is approximately two workers per one job.  
10 The average wage figure includes both hard cost employees such as laborers, contractors, and construction workers and 
soft cost employees such as engineers, architects, and planners. 
11 Total impact includes direct jobs and wages and subsequent indirect and induced jobs and spending. 
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IV. Phase 1A– Apartments and Retail 

A. Phase 1A Construction Impact 
The construction of Phase 1A has resulted in over 260,000 square feet of apartment and residential 
space and another 97,000 square feet of retail space.  

 

 

In addition to $85.4 million private 
investment of Master Developer 
construction, another $10 million of 
private funds were invested in the 
Moerlein Lager House project.  More than 
600 jobs are directly created by the two 
construction projects and another 440 
jobs are created indirectly because of 
project construction spending. Take-home 
earnings generated within Hamilton 
County exceeded $43 million. 

B. Phase 1A Operations 
Phase 1A operations will directly create 
936 permanent restaurant and other retail 
jobs in the City of Cincinnati, paying a 
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median wage of $21,000 annually.12  Through the annual spending associated with the operation of 
the residential space and almost 100,000 square feet of retail space, the businesses in Phase 1A will 
support an additional 159 indirect jobs in the City of Cincinnati and 186 indirect jobs in the remainder 
of Hamilton County. The total number of ongoing jobs resulting from The Banks in Phase 1A is 
approximately 1,281.  

 

 

                                                             
12 This use of median wage reflects the high number of part-time service jobs in restaurants and retail, which generally 
receive lower wages than full-time office, financial, and legal services. 
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VI. Phase 1B – Office Tower 

A. Phase 1B Construction 
Phase 1B plans to include an office tower of approximately 230,000 square feet. The construction 
phase will directly create 311 jobs in Cincinnati with additional indirect jobs of 144 in Cincinnati and 
another 77 indirect jobs in the remainder of Hamilton County. The average earnings of the 532 new 
jobs is nearly $40,000. Further, the initial $47 million in construction spending will result in a total 
economic impact of $81 million throughout Hamilton County. 

 

B. Phase 1B Operations 
An estimated 426 jobs will be directly created 
in the City of Cincinnati from Phase 1B 
operations, with an additional 471 indirect 
Cincinnati jobs and 152 indirect jobs in the 
remainder of Hamilton County.13 Because of 
the large proportion of professional positions 
in this office development, annual earnings for 
direct jobs average nearly $75,000, much 
higher than yearly earnings in jobs associated 
with Phase IA. 

                                                             
13 Assuming that 40% of jobs will be relocated jobs from elsewhere in the County, the adjusted figures would reflect 
stabilized operations of $106 million in total spending, total earnings of $28 million annually, and 629 total jobs. 
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VII. Phase 1C – Hotel and Additional Residential 

A. Phase 1C Construction Impact 
Phase 1C consists of 105,000 square feet of hotel space and an additional 27,000 square feet of 
residential development. The direct spending in Phase 1C is almost $30 million and will result in a 
total economic impact of more than $45 million in Hamilton County. Further, the direct construction 
impact will create 157 jobs and an additional 127 indirect jobs, totaling 284 jobs. Average earnings for 
the 284 new jobs exceed $42,000 per year for the duration of the construction project. 
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B. Phase 1C Operations Impact 
Phase 1C is scheduled to include a 170-250 room hotel and 27,000 square feet of additional 
residential apartments or for-sale or for-rent townhome units. The hotel and residential building 
operations will result directly in 48 direct, permanent full-time positions at approximately $26,000 
and will generate a total of over $7 million per annum in economic impact from operation. Further, 19 
additional jobs due to indirect and induced benefits will be created and maintained throughout 
Hamilton County. 

 

VIII. Public Improvements and Phase I Mixed Use Development 
The combined economic impact from the construction of the public improvements and all elements 
of Phase I private development of The Banks is approximately $573 million and 3,669 jobs.14 The initial 
public investments for utilities, parks, and roadways help to foster the private investments that are 
identified above.  Table 9 summarizes part of the leverage from the initial public expenditures.  Table 
10 shows the economic impact—including almost $276 million and 2,400 jobs15—of the ongoing 

                                                             
14 This Economic Impact Study measures the economic impact of a) Phase IA construction and public improvement 
construction from 2008-2012; and b) operations of Phase I related elements of the Banks project.  It does not include the 
economic impact to the City and the County from increased property tax revenues from the construction of approximately 
$253 million in public and private improvements from 2008-2012. 

15 According to data contained in the 2010 Demographic Analysis prepared for the City of Cincinnati by the Economics 
Center, individuals who do not live within the City but commute to the City for work, hold approximately 1,435 of these jobs. 
Individuals who live and work in Cincinnati or live in Cincinnati and commute to these jobs elsewhere in Hamilton County 
hold the remaining 965 jobs. 
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operations from the businesses and residential establishments that are enabled because of these 
construction and development investments.16  
 
 

 
 

 

 
 

                                                             
16 Jobs in the annual operating impacts section of this table exclude the 50 Cincinnati police positions relocated from 
elsewhere downtown.  
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IX. Future Development 
Future phases at The Banks are projected to include an additional one and a half million square feet of 
development, including more than 1,200 residential units (averaging about 1,100 square feet) five-
hundred thousand square feet of retail establishments, offices, and hotel space.  The operations of future 
development phases of The Banks will contribute further to Cincinnati and Hamilton County’s economy, 
providing 3,189 positions and 
$100.8 million dollars in annual 
earnings. Due to the large 
number of residential units being 
added to the Banks, additional 
indirect and induced impacts are 
likely to occur in the immediate 
Banks area as well as within the 
CBD. Individuals locating in the 
Banks will be moving to the Banks 
from other cities, states, and 
countries as well as relocating 
from within the Cincinnati metro 
region. This will result in 
additional localized spending that 
will support new development 
along the Riverfront. 
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X. Conclusion 
Developing the Cincinnati riverfront has been an ongoing initiative for the better part of two decades. 
What was started in 1998 through substantial infrastructure and public goods reinvestments by means of 
two stadiums, multi-modal transit projects such as Fort Washington Way and the Riverfront Transit Center, 
and cultural amenities such as the Freedom Center, are transforming the area into a budding and vibrant 
part of Cincinnati’s burgeoning downtown.  Phase 1 of The Banks soon will add to the vibrancy of the 
riverfront.  Construction of the project has or will generate 3,600 construction jobs and $600 million in 
economic activity.  The ongoing effects of the project will annually be associated with approximately 
2,400 jobs and $275 million in economic activity.  The private-public partnerships that were formed to 
develop infrastructure, in addition to the previous ten-years of riverfront construction that preceded this 
development, have been a critical component of The Banks development.  Together, these public and 
private investments in construction and the ongoing operations of businesses are projected to produce 
$3 billion of economic impact for the City of Cincinnati and Hamilton County. 



 

 
 
 

APPENDIX 
Any economic impact is comprised of two main components: the direct impact and then the indirect 
and induced impact. The direct impact consists of the purchase of goods and services, capital 
expenditures, and personnel payments by the businesses located in The Banks. The indirect and induced 
impacts are computed together, resulting in a single value. Theoretically, the indirect impacts consist of 
expenditures made by vendors that supply The Banks (e.g., vendors buying intermediate goods, providing 
services, etc.) whereas the induced impacts consist of the economic activity resulting from wage 
payments made by local businesses, which eventually are spent by households in a variety of ways. 

Spending consists of all expenditures by the businesses located at The Banks in the City of Cincinnati 
and Hamilton County.  For example, in Phase 1A, expenditures are made up of things such as leasing 
commissions, construction costs, site work and tenant finishes. Earnings in this context are the 
personnel expenditures of the businesses located in The Banks in the form of salary, wages, and 
benefits. The jobs figure represents the forecasted number of jobs due to the spending and earnings. 

This report measures the economic impacts that expenditures associated with The Banks project have 
on the local economy (both Cincinnati and Hamilton County). The economic impacts are comprised of 
the direct expenditures as well as the resulting indirect and induced economic activity. 

Definitions 

Economic Impact: The economic impact of any business includes two elements, as defined here: the 
direct impact and then the indirect and induced impact. 

The direct impact consists of the purchases by core firms (those engaged in the initial 
construction and operations) of local resources (labor, goods, and services).  

The indirect impact is the purchases of local resources made by local businesses in order to 
produce the goods and services purchased by the core firms, along with consequent purchases 
by other businesses that supply the first group of businesses. The induced impact (a particular 
component of indirect impact) is the local household spending of the earnings of employees 
of the core firms and their suppliers. 

Business Spending:  The total business spending impact – also referred to as the total economic 
impact – includes all of the local spending on investment and payroll in addition to the indirect 
impact that this spending creates on business sales. The indirect impact represents the value of 
additional local business activity that is indirectly linked to the direct local spending.  

Household Earnings: The economic impact is also represented in terms of household earnings. This 
reflects the additional business activity that is directly attributed to wages for local workers. 
Additional household earnings are generated from both the direct local spending and the indirect 
effects this has on other businesses and industries in the area.  

Employment: The economic impact is reported in terms of the number of full and part-time jobs that 
the local spending will directly and indirectly support. 



 

 
 
 

 
 
 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

About the Economics Center 

The Research and Consulting division of the Economics Center provides the knowledge building 
blocks that help clients make better policy and economic development decisions. Our dynamic 
approach and critical data analysis empower leaders to respond to changing economic 
conditions, strengthen local economies and improve the quality of life for their communities. 


