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— A

V i s i o n —

The Banks is the shining
centerpiece of our region,
reflecting excitement, energy, a
new sense of pride and renewed
connection with our River. It is a
place people call home. It is a
place where people work and
shop and party and visit. It is a
place where people cheer the
home team, celebrate freedom,
and honor our rich diversity. It is
a place for playful enjoyment
and quiet reflection. It is a place
for everyone, citizen and visitor
alike. It is a place to come again
and again. It is an engine to
drive economic growth and new
vitality in Cincinnati, Northern
Kentucky, and our entire region.
It is a place that links us
together, it is a new spirit of
cooperation. It is an experience
that elevates our city to true
world-class status. It is our
potential. It is our future.
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Letter from the Chair of the Riverfront Advisors Commission

T

During the last nine months we have
become energized about the potential.
We have become convinced that with the
courage, leadership and commitment of
public officials, the excitement and support of the community, and the creation
of a true public-private partnership, we
can indeed seize this
unique opportunity.

This is a defining moment for our community. You made this clear when you
chartered us in February, 1999. It is a
once-in-many-lifetimes opportunity to
recreate our extraordinary riverfront as a
magical centerpiece for our region, a new
“front door” for our city, a new hub of
activity, a place that connects people of
all backgrounds, whether neighbors or
visitors. With that vision in mind, we have
developed the plan for a new urban
neighborhood, The Banks.

And it will take
courage; it will take
support; it will take
partnership. Our program is creative,
practical, responsible.
It is responsive – to
the interests of the
people of this community, the riverfront
stakeholders, and the commitments of the
City of Cincinnati and Hamilton County
officials. It provides the critical mass and
variety needed to make The Banks a destination, and it must be viewed as a
whole. All the elements work together;
the plan should not be picked apart.

he Riverfront Advisors
Commission is pleased to present this report to the
City/County Riverfront Steering
Committee. We thank the Steering
Committee for their vision and leadership in establishing a strong, positive
spirit of collaboration and support for
our work.

You have laid the foundation: the
redesign of Fort Washington Way, the
commitment to two new stadiums, the
vision for the Freedom Center and a great
Riverfront Park. Our charge has been to
create a development program that builds
on this foundation and maximizes its
potential to serve and enhance our community, catalyze economic growth and
renew pride.

other cities like Atlanta, Baltimore,
Denver, Charlotte and Portland. Northern
Kentucky knows the power of public-private partnership. Cincinnati needs to
leverage this equation much more.

prepare designs, send e-mails, make
phone calls, and schedule appointments
with us. Their concern, and their belief
that Cincinnati can be a world-class city,
has inspired us.

As the Chair of the Riverfront Advisors
Commission, I want to
thank the others who
have served, and will
continue to serve, with
me. They have brought
a diversity of skills and
backgrounds: architecture, development, economics, marketing,
entrepreneurship, public and community service. Above all, they
have brought commitment and energy to fulfilling Greater
Cincinnati’s potential. We have worked
well together, and this report has the full
support of all of the Advisors.

We are convinced more than ever that the
future of the riverfront – The Banks –
must come not from bricks and mortar
alone, but from a will as powerful and
flowing as our River, a will to achieve
what can be, what must be. Together, we
know we can achieve it. We ask for your
support and implementation of this plan.

At the heart of this program is the conviction that investment in public amenities
drives private investment, which in turn
maximizes the benefit for the community.
Public-private partnership is critical to the
success of The Banks.

In addition, I want to thank all the major
stakeholders and interested organizations
who have participated with us in creating
the plan, including the Reds, Bengals,
Firstar, Freedom Center, Downtown
Cincinnati, Inc., Building and Office
Managers Association, Cincinnati Business
Committee, Parks Department, City of
Cincinnati, and Hamilton County.

Locally, we have some important successes based on this public-private partnership principle – but not to the extent of

Finally, I must thank the hundreds and
hundreds of concerned citizens who took
the time to attend forums, write letters,

Jack Rouse, Chair
Riverfront Advisors Commission
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The Charge to the Riverfront Advisors Commission

I

n January of 1999, the City of Cincinnati
and Hamilton County collaborated in an
unprecedented way by jointly adopting a
motion to form the Riverfront Advisors
Commission. These resolutions are provided
in Appendix I, along with a listing of
Riverfront Advisors Commission members.

The overall goal given the Advisors was to
“recommend mixed usage for the riverfront
that guarantees public investment will create
sustainable development on the site most valued by our community.” The specific objectives with which the Advisors were charged
are as follows:

◆
Objectives

(1) Advise City/County Riverfront
Steering Committee on what combination of development should be built
on the riverfront.
(2) Perform feasibility studies to determine proper mix of retail, hotel,
residential, and office space and
amount that can be supported in
this market.
(3) Build community consensus among
key stakeholders on development
criteria and plan.

◆
Study Area

The Steering Committee defined the study
area to be bounded by “Fourth Street to the
north, the Ohio River to the south, I-75 Brent
Spence Bridge to the west and L&N Bridge
to the east. The southern edge of downtown
is included to ensure that the connections
between downtown and the riverfront
are strengthened and retail development
is complementary.”
As we pursued this charge, it quickly became
apparent that we needed to take a comprehensive, long-term, master-planning approach
to this project. Any type of piecemeal
approach would be unsatisfactory. We believe
our program is holistic and sustainable, and
delivers on the mission created by the
Steering Committee: “to make a signature
statement about our city to the world.”

(4) Participate with the City in the review
of proposals from developers.

Riverfront Park walking path looking east.

(5) Recommend development team to
City/County Riverfront Steering
Committee.
(6) Recommend financial plan to complete development and supporting
infrastructure.
(7) Recommend organization structure
to ensure implementation of
development.
The Riverfront Advisors held regular meetings to
pursue the charge from the Steering Committee.
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What Do We Call It?

E

Cleveland has The Flats.

arly on, we realized the focus of our
attention, the central Cincinnati riverfront, needed an identity. It needed a
name. Cleveland has The Flats, Baltimore has
the Inner Harbor, New York has Union
Square, Denver has LoDo, San Francisco has
Fisherman’s Wharf, San Antonio has
Riverwalk. We are suggesting that our
riverfront area be called The Banks.

Baltimore has Inner
Harbor. Denver has
LoDo. Cincinnati has

The name needed to do three things:
a) be contemporary, yet consistent with a
sense of heritage, particularly river heritage;
b) connote action and variety, that something
exciting is going on for everyone; and
c) convey a friendly, warm, inviting,
inclusive environment.

THE BANKS.

We looked at over thirty different names,
working with Lexicon Branding, one of the
world’s leading naming firms, who provided
services pro bono. We quickly decided on
The Banks. It delivers on each of our objectives. It is simple, direct, short and easy to
say. It is authentic, not gimmicky. It has energy and crispness, a sense of vitality, a sense
of place. Most importantly, it connects the
region to the River, one of our key development goals. We think it works.

Logo: 1 Color Version

Logo: Full Color Version
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Summary of Recommendations
1. The Banks should create a 24-hour,

5. The County-funded above-ground

9. The Central Riverfront Area should be

seven-day-a-week, diverse, pedestrianfriendly urban neighborhood with a mix
of uses, including residential housing, specialty retail stores, restaurants and entertainment,
office and boutique hotel space.

developed in phases to reflect market
demand and stadium, Freedom Center and
Riverfront Park development timetables, with
Phase I completed in 2003 and Phase II completed in 2006.

Central Riverfront and Third Street development to maximize economic potential,
stengthen linkages with the Central Business
District and build the critical mass to create a
riverfront destination.

parking garages currently planned for the
Central Riverfront Area should be shifted
to sites north of Third Street to stimulate
Third Street development and increase overall
economic return. This creates the opportunity
to nearly quadruple private investment stimulated by riverfront public investment and
nearly quintuple the total annual new revenue from the development. To meet the
County’s total parking commitments, this plan
also requires that the Crossett site west of the
Paul Brown Stadium be used for parking.

3. The Banks development should be

6. The City, County and private sector

enhanced and better-connected to the
Central Business District by adding
three infrastructure and amenity
improvements:

should collaborate to fund the public
infrastructure and amenities required to
attract and support private development
including:

2. The Banks should fully integrate

◆

◆

◆

Pedestrian plazas covering most of Fort
Washington Way
A major new anchor attraction – The
Boardwalk at the Banks – on the west side
of the development
Exciting, usable green spaces and amenities, particularly in the center of the
development.

4. The design of The Banks neighborhood should foster a diverse, welcoming,
pedestrian-friendly urban character and
create a striking visual impression – a picture
postcard for our community. Architectural
guidelines including building heights, materials, setbacks, signage, use and design should
be adopted and codified.

◆
◆

◆

◆

Developer land lease payments
Tax Increment Financing (TIF) from
the City
Allocation of a small portion of unobligated
County sales tax revenues
Subordinate bonds purchased by private
lending institutions.

7. The City, County and private sector
(through DCI) should jointly create an
interim parking and shuttle program to
address the near-term shortfall in downtown
parking spaces created by moving aboveground parking north of Third Street.

8. The Banks development should stimulate economic inclusion among all ages,
races and genders in all aspects, including
design, construction, execution and operation. The Banks Entrepreneurial Equity Fund
should be established to advance this goal.

10. The City and County should jointly
create a Riverfront Development
Commission (RDC) to oversee development
and ensure implementation of The Banks’
vision.
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“Whatever you do, make
it fun!”
— Public Forum, March 23, 1999

Aerial perspective of The Banks.

The Report of the Riverfront Advisors Commission

6

“We should focus on
our history
and the Ohio River.”
— Public Forum

The Banks site plan.
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The Story of The Banks

A

story drives a development. Without
a cohesive story, any project is destined to become a collection of individual pieces, rather than an integrated
whole. A story becomes the basis for judging
the appropriateness of all the elements – the
look, the feel, the uses, the purpose.

The River is our past. A place to which
people came – wandering tribes, pilgrims
fleeing tyranny, slaves seeking freedom, merchants in search of fortune. The River
brought them, nurtured them, held them
here. We want to honor this. That is why we
must care.

Our story grew out of input from many different sources, was influenced by research
and shaped by lessons learned from similar
developments around the world. It is not a
prescriptive list of developer recommendations; rather, it is the heart and soul of the
development. It is why it exists, what it can
become. It describes the experience. The
story is about emotions, pride, the past and
the future.

The River is our future – a place that will
draw new generations. A place that will spur
new growth. A place that creates new connections, new traditions, new destinations. It
is our opportunity. That is why we must care.

◆

Why We Must Care
The River is our uniqueness. Look around.
Cruise east along
Route 50 at dawn
and see the sun
illuminate the
wake of a slowdrifting barge.
Wing in to
Cincinnati on a
weary red-eye
flight and feel the
thrill of homecoming when you sight the River from three
miles up. Hail the Anderson Ferry and feel
the might of our river hurrying west and
south from Pittsburgh. This is the banks of
the Ohio River. It is our distinctiveness. That
is why we must care.

That is why we must create The Banks.

◆

The Creation of A Place
The Banks is our front door. It is the picture postcard of the region. It includes everyone. It is alive. It can change and transform,
renewing itself for generations yet unborn.
The Banks is a place
where people meet and
congregate, where they
enjoy a multiplicity of activities and each other, where
they share stories of past
experiences and dream new
dreams. It is a place that
takes pride in the past and
that generates excitement
about the future.
The Banks is a place where kids are mesmerized by the flowing river, where they ice
skate with their parents in the winter and sail
tiny boats on a miniature Ohio River in the

summer. It is a place where people work,
and relax after work. It is a place where people celebrate their rich cultural diversity –
African-Americans, Hispanics, Asians and others, alike.
It is a place where convention visitors can
find food and entertainment not available in
any other city. Empty nesters can look out of
their condominium window as the Ohio
River flows by and remember together a rich
life that began when they first met on the
deck of the Island Queen.
It is a place of connections – between the
hills and valleys of Kentucky to the south
and Indiana and Ohio to the north, east and
west. It is a place connecting river banks,
north and south. It is a place for commerce,
recreation, entertainment, and contemplation. It is a place for families.

◆

What Kind of Place?
The Banks is “home” – a place where we
all are welcome and where we all celebrate –
because it is ours. It is a mixture of active
and quiet recreational opportunities, tributes
to our pride and our history, food and merchandise reflective of our diversity and with a
distinctive local flavor. It is unique residential
spaces, and regularly-programmed celebrations and special events.
The Banks is a sustainable development,
constructed more of spirit than of bricks and
mortar. It is not a tribute to any one activity
or any single interest, but rather what it
always was: a place where people meet
and congregate.

The Banks has been conceived by people
in the region. It will be developed by people of the region, and operated by entrepreneurs of the region. It will be fun, and it will
be a one-of-a-kind experience. And it can
only be found here.

◆

What Does It Mean to Us?
The Banks brings our aspirations into
clear focus and provides a strong physical
identity for the millions who live in the surrounding villages and townships. The
Suspension
Bridge is a symbolic representation of The
Banks. It reflects
connections. It
is a physical link
between two
banks, of course, but it is more than that; it
also is a metaphorical bridge between a rich
past and an exciting future.
And, at the end of each day, as the sun sets
and as citizens drive down the highways
toward the city, or gaze out of the window of
an approaching jet as it glides into our airport, the sight of The Banks creates a sense
of joy and pride that will serve as a continual
reminder that this is more than just another
city. This is Cincinnati.
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The Situation as We Began

W

hen the Riverfront Advisors were
formed, much good work had
already been completed on the
Rebirth of the Riverfront.
◆

◆
◆

◆
◆

Paul Brown Stadium and the Red’s Ballpark had been sited
The Freedom Center had been sited
Fort Washington Way improvements were
underway
Parking considerations had been studied
Basic urban design guidelines had been
created

What makes our riverfront development most
challenging is the need to keep it vital and at
the same time construct two new stadiums
and the Freedom Center, relocate miles of
utility lines, create new streets and build the
whole project on a major floodplain – just
to name a few of the complications. This is
more than most cities can undertake, but we
are up for it.

Cincinnati Urban Design Guidelines
• Re-establish the city grid to the River
• Transform existing isolated parks into
a Riverfront park system
• Remove Fort Washington Way as a
barrier to the Riverfront
• Create centrally-located multipurpose
parking
• Preserve sites for viable economic
development
• Link attractions in the region
• Develop public transportation links
within the region
• Preserve the views and connections
from the river to downtown and
downtown to the River
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As we started our work, we heard from the
Steering Committee, Urban Design Associates
who developed the design guidelines, and
virtually everyone else involved, that this
was the most complex urban design project
currently under development in the U.S.
Any redevelopment program of this scope
is complex.
Original site plan given to Advisors,
February 1999.
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The Riverfront Advisors’ Approach

O

ver the past nine months, we have
focused primarily on five of the
seven elements of our charge from
the Steering Committee: assessing the types of
development which should be considered,
performing feasibility studies, building consensus, creating a viable financial plan, and
studying the organization structure required
to ensure implementation of development.

◆

We approached this work in three phases:

Research Phase:
We reviewed Riverfront plans from the past
(see Appendix II), conducted public forums
throughout the Greater Cincinnati Area, met
with major stakeholders and experienced
developers, researched and visited successful
urban developments including Atlanta,
Baltimore, Charlotte, Denver and Portland,
and consulted with development and economic experts. References on experiences in
other cities are provided in Appendix III.
We also looked in our own backyard. What
has stimulated the rapid, successful development in Northern Kentucky? Why hasn’t
Cincinnati kept pace? Why is it that regional
planning expert Dr. Michael Gallis remarked,
“Cincinnati has remnants of a once-great
city?” How can The Banks help re-stimulate
that greatness?
We studied market data to
determine local demand for
various types of development
and chartered a study by
Economics Research Associates,
an independent consultant, to
further assess market needs and
possible financing mechanisms.

Three things were clear from
this research:
◆The people of the region are behind
this development. They have high hopes
and high expectations that community leaders will create something great. They recognize the opportunity. They want to reconnect with the River. They want a diverse
and inclusive community. They want someplace fun and exciting to go, and come
back to.
Baltimore

◆Public investment in
amenities and infrastructure drives private investment, thereby maximizing the total value for the
community. A strong public-private partnership is
essential to sustained, longterm success. This was true
in all of the successful cities
we studied.
◆The development must have the critical
mass and variety to attract repeat visitors, as well as permanent residents, to
remain vital. Residential housing is key to
ensure there are people in the neighborhood all the time. Strong anchor attractions
and diverse, varied programming also are
critical. They
Covington
draw people for
a first visit, and
draw them
back. A development is not
sustainable
without this
repeat visitation.

“Communities are moving back
into cities by design, not
by default.”
– Paul Morris, a Portland landscape
architect spearheading a Portland
urban development effort.
“Portland Caps,” Urban Land,
July, 1999
Denver

Portland
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◆Development Principles
Coming out of the research phase, we
defined five fundamental development
principles which guided
the rest of our work:
◆

◆

◆

Inclusion and diversity.
The development must be
inclusive and inviting to
residents and visitors alike
and reflect the diverse ethnic, cultural and demographic mix and interests
of all citizens of the region.
Attractive, friendly and
fun. The development
must be vibrant and safe
24-hours-a-day, sevendays-a-week, year-round, be pedestrianfriendly, easily accessible, and foster a fun,
exciting atmosphere.
Connections and synergy. The development should reconnect the city to the River
and establish it as a focal point for the
entire region. It should encourage connections within the riverfront area as well as
with the Central Business District and
Cincinnati attractions, Northern Kentucky
and the surrounding region.

◆

Long-term, market-based approach. The
development must take a long-term, market-based approach to planning, development, design and public improvements to
ensure it is sustainable,
will attract quality developers, and will continue
to serve generations to
come.
Catalyst for economic
development. The
development should help
stimulate economic
development of the city,
county and region and
encourage creative public-private partnerships,
thereby maximizing the
benefits of the more than
$1 billion of public investment in the riverfront. It should complement, not compete
with, the Central Business District (CBD)
and other developments. Economic inclusion of all races, genders and ages is key to
successful economic development.
◆

“I’d sure move downtown –
don’t have to cut the grass
any more and the parks
would be nicer anyway.”
– Retiree, Public Forum, June 5, 1999

“Why does Kentucky
get everything?”
– e-mail from Cincinnati citizen
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“We all need to feel welcome
downtown.”
– African-American Chamber of
Commerce Forum, April 10, 1999
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◆

Design Phase:

This phase of our work focused on creating
and assessing development options. Our
research clearly determined we should plan
a mixed-use development including residential, retail, office and hotel space, but in
what mix?
◆Connections, Access, Attractions.
We also knew we needed to strengthen
connections to the CBD so that the riverfront
did not become an island, or worse yet a
competing development. Better pedestrian
access between the riverfront and CBD
would be essential. We also had to ensure
strong draws to create movement and vitality
within the development. Given the Bengals
stadium would likely be used just 10 times
per year, we particularly needed to strengthen
anchor attractions at the west end of
the development.
◆Greenspace, Sense of Place.
We understood the vital contribution of green
space to attracting residents, visitors and
developers, so we looked for ways to further
integrate planned riverfront park space. We
also saw a need to expand green space within the core of the development.

We conducted design charrettes involving
City and County planners, key riverfront
stakeholders, the Steering Committee’s design
consultant, Urban Design Associates, and
many of the Advisors to examine design
options and look at how to best integrate and
connect the various parts of the development.
We began to get a feel of the place.
◆Predestrian-Friendly.
We determined we should not tightly pack
this development. We would have moderate
density of development, with lots of green
space and open areas. We would carefully
scale the development to be pedestrianfriendly, and complement the skyline as well
as the attractions within the development. At
this point, we developed our overall concepts
for uses and design.
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Our research
determined we
should plan a
mixed-use development including residential,
retail, hotel and
office space.
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◆

Economic Analysis and
Recommendation Phase:
This is the third portion of our work. The
Steering Committee charged us with defining
an economic plan to support development
within the Central Riverfront Area along with
funding for the street grid within it. We knew
that if we did not do the economic and funding analysis extremely well, our design recommendations would never survive.
◆Public-Private Relationships
At the core of our approach was the belief
that sustainable economic development
comes from active, creative public-private
partnerships. This has been true in every
successful urban development we studied.
Neither public nor private investment alone
is sufficient or feasible.
We looked at how public investment in
infrastructure, such as parking, could be
used to stimulate or accelerate private investment, thus delivering a greater return on
taxpayer dollars. We looked at potential for
Tax Increment Financing (TIF), which uses
the incremental tax revenues produced by
new development to finance public improvements that enhance the feasibility of the new
project. We explored other creative financing
approaches. Cities like Atlanta, Baltimore,
Charlotte, Denver and Portland have proven
that world-class public amenities will drive
private investment initiatives. We can do
it, too.

◆Responsible, Long-Term Focus
We recognized that some of our recommendations may be considered out-of-the-box,
and even involve a slightly greater public-private risk than elected leaders in our community have historically been willing to accept.
These recommendations also require the
cooperation of the major stakeholders on
the riverfront. Yet, the approaches we are
recommending have worked in other cities.
They are responsible. The economic assumptions are generally conservative. The solutions
are focused on the long-term viability of
our community and the greater good of
the region.
◆Shaping a New Future
The benefits of a successful Rebirth of the
Riverfront are huge. The various public and
private entities involved in this development
must pool their resources and work together
to accomplish the goals of the community
and the region.
We recognized the stadiums, the Freedom
Center, the parks, the parking, the commercial development by themselves will
not revitalize our region’s urban core.
Together, though, they form the critical
mass required to reverse past trends and
shape a new future.

The product of this third phase of our work
is the recommendations and analysis found in
this report. The recommendations fall in ten
key areas. We have provided detailed support
for each recommendation, but in general the
ten must be taken as a whole. They each are
designed to build on the next to create an
exciting, viable riverfront development, and
respond to the Steering Committee’s challenge to “make a signature statement about
our city to the world.”

“A combination of vision, successful models, private and
public investments, and political leadership can reconnect
12

a community to a priceless
asset – its river.”
– Tom Cassidy, general counsel of
American Rivers, Washington, D.C.,
“Reclaiming Waterfronts,” Urban Land,
July 1999

We can only capture this potential if we can
establish uncommon cooperation and a willingness to stretch outside our community
comfort zone. If we fail to capitalize on the
catalytic effects of this development, the economic future of the region will be seriously
compromised.

Current Cincinnati Riverfront and skyline.
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Recommendations
1. The Banks development should
create a 24-hour, seven-day-a-week
diverse, pedestrian-friendly urban
neighborhood with a mix of uses.

Pedestrian-friendly streetscape near
Paul Brown Stadium.

This should include residential housing, specialty retail stores, restaurants and entertainment, office and boutique hotel space. We
believe these uses, combined with the major
anchor attractions, Riverfront Park, strong
pedestrian and transportation linkages, and
over 10,000 parking spaces in the development
area, will create the attractive, friendly, fun,

exciting, diverse, economically sustainable
development we set out to design as an important catalyst for future growth and vitality.
Development of the Riverfront area must be
market-driven. A mix of uses is critical to
achieve a successful, long-term development.
The advisors have created a recommended
range for development of each use; the ultimate mix will be determined by market
demand and developer creativity.
Each element plays an integral role in creating
this whole. The vision, role and rationale for
each element are as follows:

Recommended Range of Uses

Central Riverfront
Third Street
Total

Residential
(Units)
600-800
300-500
900-1300

Retail &
Entertainment
(000’s sf)
250-300
150-250
400-550

◆

Residential Housing
Housing is the most important element of The
Banks development. It is essential to creating
a diverse neighborhood that is alive 24-hoursa-day, seven-days-a-week, year-round.
Buildings, parks, and stadiums don’t create
vitality; people do. Downtown Cincinnati, Inc.
studies indicate demand for 1,400-4,000
downtown housing units over the next 10
years. Further, analyses by Dr. Norman Miller,
Director of the Real Estate Program at the
University of Cincinnati and a Riverfront
Advisor, indicate more potential demand
exists for downtown housing units than will
likely be supplied by all the pending or proposed downtown Cincinnati developments.
Housing development should include:
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Office
(000’s sf)
100-200
1000-2000
1100-2200

Hotel
(Rooms)
200-400
—
200-400

“Planners agree that for downtowns to thrive,
the new buildings and sidewalks need
new downtown residents.”
– Melissa Turner, “Downtown Transformed,” Atlanta Journal-Constitution,
August 15, 1999

◆

◆

For-sale and rental properties targeted to
empty nesters aged 50-70
Rental units for young working adults, single
and married, in all income ranges, including
some units that are affordable for lowerincome households.

We envision about three-fourths of the residential units in the Central Riverfront Area
and one-fourth in the Third Street area.
Details of several prospective housing mixes
and resulting economics are provided in
Appendix V, Exhibit A.
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Freedom Way looking west.
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◆
Retail

Street-level retail shops, restaurants and entertainment should support the residential, office
and anchor attraction activity at The Banks.
Economic analysis suggests sufficient demand
will be created to support new retail development. We don’t envision “big box” retail as
part of The Banks; this should be retained
and encouraged north of Third Street. We
encourage emphasis on local entrepreneurs
and developments with a unique local and
regional flavor.

The specialty retail should celebrate
Cincinnati’s unique ethnic and cultural heritage and diversity. This could include a
variety of shops offering goods such as
African arts and crafts, Afro-centric dress,
Cincinnati sports memorabilia, a gallery featuring local artists and many others of local
character. Retail also could include portable
carts and small kiosks to enhance diversity
and vitality, which is not always possible
with enclosed retail.

◆ Shops would include service retail to support residents and workers (e.g., dry cleaners, video rental, convenience stores, etc.),
recreational retail to support biking and
other activities in the area, and boutique,
specialty retail with unique local interest.
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Freedom Way, near Paul Brown Stadium includes four-story residential
over street-level retail at right; six-story office over street-level in center.
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◆ Restaurants and Retail Entertainment–
We envision unique dining and entertainment venues rooted in the region’s history
and culture at a variety of price points. While
ultimately developers will be responsible
for determining the right retail mix, we do
not believe The Banks should be focused
on national chains or theme establishments.

New restaurant and entertainment center
adjacent to Paul Brown Stadium.

The public
infrastructure and
amenity investments
in The Banks will be
key to increasing
CBD occupancies,
values and rents.

Food and entertainment retail might
include a soul food restaurant such as the
popular Harlem restaurant Sylvia’s, a club
celebrating the region’s Appalachian/bluegrass music traditions, a Porkopolis-themed
restaurant and venues featuring various ethnic offerings such as Jewish, Italian or
Asian cuisine. There also may be opportunity for one or more themed or targeted
clubs, such as a jazz club or a venue such
as BET Soundstage.
The Hofbrauhaus of Munich has already
expressed interest in a location near the
Paul Brown Stadium, although there is no
final agreement. This German food and
entertainment experience is consistent with
our desire for connection to Cincinnati’s
heritage and would provide a strong food
anchor at the west end of the development.

◆
Office

We recommend boutique-sized office developments within a mixed-use project in the
Central Riverfront Area. This space would be
targeted largely to independent professionals
seeking a unique office environment, particularly for those who may also reside in the
development. This uniquely targeted office
space will minimize competition with the
CBD. We recommend major corporate office

development be located in the Third Street
development area, complementary to the
CBD.

◆

Analysis by Economic Research Associates
(ERA) indicates the CBD has seen strong
office absorption over the last three years and
steady improvement in rental rate growth.
Nonetheless, office rents still need to increase
$2-3 per square feet to justify new construction. Currently, it is not economically feasible
to build new office space in the CBD without
economic incentives such as Tax Increment
Financing and/or parking subsidies.
Further, the CBD has not attracted its share of
new office construction due to perceived
problems such as lack of convenient, affordable parking. The Adivsors’ plan will help
address all of these issues.

Hotel

We believe one or two modestly-sized boutique hotels, built in the later development
phase, could be supported from visitors to
special events and anchor attractions in The
Banks. In addition, the unique views and
access on the riverfront could create special
appeal, based on the success of Northern
Kentucky riverfront hotels.
We do not believe these hotels will generate
major business from convention visitors,
although the potential Convention Center
expansion would strengthen overall hotel
room demand in the downtown area.
Convention Center expansion also would contribute to the overall vitality of The Banks.
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Since 1990, approximately 600,000 square feet
of speculative office space was constructed
and absorbed in Covington, Kentucky. This is
a strong indication that the availability of market office developments does stimulate corporate relocation and tenant retention in the
urban core (e.g., Ashland, Inc.). According to
ERA, this is a level of performance that would
not have been predicted based on trend data
and proves that past trends are not always
indicative of future performance.
The public infrastructure and amenity investments in The Banks will be key to increasing
CBD occupancies, values and rents. Further,
by creating a quality environment in The
Banks area, downtown will become more
competitive with the suburbs.

New Third Street office development overlooking
new Fort Washington way pedestrian plazas.
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View from Paul Brown Stadium looking east.
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◆

Synergy with Anchor Attractions

W

hile residential housing, along with
office and street-level retail, provide the
backbone of the 24-hour city in the Central
Riverfront Area, the anchor attractions are critical to drawing residents from the region and
visitors from the region and beyond and generating essential repeat visits. Each play a
unique role in generating vitality and economic stimulation:

Firstar Center

◆ Firstar Center - This anchor attraction on
the east side of the development offers the
most varied programming, most event days
(130-140 per year) and broadest audience
appeal. As a result, Firstar has the greatest
potential to draw a diverse
audience to the retail and
other attractions within
The Banks, and to generate repeat visits. Activities
range from concerts and
other short-run special
events to providing the
regular home for the
Cyclones professional hockey team and the
Cincinnati Stuff professional basketball team.
Special attention must be paid to ensure
convenient access to Firstar, and that it is
integrated with the Reds development and
The Banks.

◆ The Reds Ballpark - This
major east side anchor will
generate a substantial influx
of visitors during more than
80 game days per year. The
Reds complex will include
year-round retail, dining and
entertainment venues including a Reds museum.

Reds Ballpark

◆ The Freedom Center - This
anchor appeals to both residents and visitors with the potential for
broad international appeal and recognition.
Located in the center of The Banks development, it provides one of the most important visual focal points, as well as the major
draw to the center of the development. The
planned open, highly-transparent architectural approach for the Center and park
space in front of it will add to the pedestrian-friendly feel of the development.
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It is imperative that the Freedom Center
and Riverfront Park landscape architects
to work closely together to ensure
seamless integration of these adjoining
green spaces.
◆ Paul Brown Stadium This major west side anchor
will generate the largest influx
of visitors to The Banks on
10 football game days per
season. The Bengals stadium
complex also will offer yearround retail and dining
venues.

National Underground
Railroad Freedom Center

Paul Brown Stadium
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◆

Synergy with Green Space

T

he Riverfront Park has been designed by
the Cincinnati Park Board, the Cincinnati
Recreation Commission and the Department
of Public Works in conjunction with a consultant team to provide a magnificent green
space and special event area forming the
major anchor attraction on the south side of
The Banks. This park space is vital to the success of the development, and provides a
unique opportunity to celebrate Cincinnati’s
history and cultures.

Beyond these benefits, the Park is essential to
attracting developers. Developers will look for
strong assurance that the planned green space
will become reality before they will commit
the major investment funds required for the
project. The value added to rents by the
green space is essential to its success, particularly for the residential and retail uses.
The Advisors urge that a sound financial
plan for the Park be formulated quickly
to provide the required assurances to
potential developers.
Riverfront Park looking east.

The Park provides residents, workers and visitors a place for fun and recreation. The Park
plan includes trails for jogging, walking and
biking, space for personal reflection and
relaxation, a unique carousel feature, and dramatic water features that will connect the area
to the River.

Site plan for Central Riverfront development
and green space.
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Particular attention should be given to
ensuring that recreation trails link with
other park space, particularly to the east.
A major feature of the Park is a unique and
much-needed special event space for celebrations ranging from Taste of Cincinnati, Ujima
Cinci-bration, OktoberFest and the Midwest
Regional Black Family Reunion, to
SummerFair and the Cincinnati Flower Show.
These events currently are disbursed around
the urban area and beyond. The creation of
this special event space will provide better
infrastructure for the programs, substantially
reduce disruption caused by events now held
in the CBD, and provide important economic
stimulation for The Banks. These special
events also are critical to driving varied, inclusive repeat visits.

Special event area in Riverfront Park, looking west.
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◆

Original Riverfront Parking Master Plan

Synergy with Parking

P

arking is one of the most complex and
important issues related to The Banks
development. It also is a major issue in attracting new and retaining current office tenants
and attracting shoppers to downtown.
A major goal of the riverfront development is
to substantially address these long-standing
parking issues. The County has committed to
construct about 8,300 parking spaces, including approximately 4,600 spaces in a two-story
underground garage that will provide the platform for the Central Riverfront Area between
the new stadiums.
The advisors estimate about 8,700 spaces are
required to fulfill contractual obligations to the
Bengals, Reds and provide dedicated spaces
required for the Central Riverfront plan.
The Advisors’ plan has identified a total of
about 10,340 potential spaces and funding
mechanisms to support them. Implementation
of the Advisors’ plan could also lead to the
creation of an additional 2,500 project-specific
parking spaces on Third Street. We believe
this program will add significant economic
value and make a major contribution toward
achieving the development goals.

A major goal of the
riverfront development is
to substantially
address the long-standing
parking issues.

Six-Story
Above-Grade
Garage

Eight-Story
Above-Grade
Garage

Underground Parking
Above Grade Parking
Surface Parking
(000) Indicates Dedicated Spaces
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Advisors’ Recommended Riverfront Parking Master Plan*
All Above-Ground Public Parking Moved
North of Third Street

*The Advisors’ final plan differs slightly from the plan identified above. It provides for 103 additional new parking spaces and
results in a slight change in the number and location of underground public and above-ground dedicated spaces.

The Advisors’ Plan:
1. Increases # of
public spaces by
780.
2. Increases # of total
new spaces by
2,991.
3. Eliminates unsightly six and eight
story aboveground garages
originally planned
for blocks 2 & 4.
4. Improves view
lines to new Reds
Ballpark &
Freedom Center.
5. Expands development potential in
Central Riverfront
by 292,000
square feet.
6. Significantly
enhances potential
for 3rd Street
development.
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◆

Synergy with
Transportation Linkages
Transportation linkages to the
CBD are important to leverage
the investment in parking
in The Banks.

Intermodal transportation center at Second
Street looking east next to Freedom Center.

A

ccessibility to and transportation links
with the CBD, suburbs, Northern
Kentucky and the outlying regions, are essential
to the success of the
development. These links
also will fully leverage
The Banks as a stimulus
to activity in the surrounding areas. This
requires a holistic analysis of parking, pedestrian
and vehicular traffic flow, and public transportation options. Options should include
bus, light rail, rubber tire trams, trolleys,
pedestrian bridges, water taxis and other
diverse, creative alternatives. The desired
result is easy, safe, affordable, convenient
access to various destinations.
The Banks should serve as a central disbursement point to other attractions in the region,
and leverage the location of the new intermodal transportation center underneath the
current Second Street. This benefits residents
of the region, and it benefits tourists who are
looking for easy access to the region’s many
diverse attractions.
Linkage to the CBD is important to leverage
the investment in parking in The Banks. It is
particularly important for those who work in
the CBD and park in The Banks area, as well
as for those who attend events at The Banks,
but choose to park in the CBD. Pedestrian
access with the CBD must be convenient,
comfortable in a variety of weather condi-

tions, safe and affordable. The Advisors are
sponsoring a study which will be completed
in November 1999. It will examine issues and
options related to pedestrian access to and
from the Central Riverfront Area and CBD,
including use of a covered
skywalk on the east side
of the development.
Access and transportation
within The Banks must be
pedestrian-friendly, and
encourage flow across the
area. Open spaces, park
areas and wide setbacks
will enhance pedestrian friendliness. They
also should encourage routes that expose
guests to a variety of businesses and amenities
within the development area.

◆

Longer-term Opportunities

B

y no means do these recommendations
cover all the possible uses and developments that could go on the Riverfront. For
example, over a period of time, we believe
there is great promise in a first-class marina
west of the Paul Brown Stadium.
This responds to the frequent calls
from citizens for a harbor area
offering an exciting, multi-faceted
destination. The Advisors believe
there are higher near-term development needs, but a harbor should
be considered longer-term and is
included in our visualization of the
west end of The Banks.

Likewise, there could be great potential in creating a Winter Garden to provide year-round
green space. This might be an enclosed park
featuring plants, water features and possibly
wildlife. This could be combined with display
and exhibit opportunities for many local
attractions ranging from the Newport Aquarium
and Cincinnati Zoo to the Cincinnati Art
Museum and Children’s Museum.
Our visualization also includes a landmark
office tower to be built on the site of the
Third Street portion of the Provident Bank
block. No plans have been announced for this
project, but the advisors believe that this location has the potential to provide a capstone
project for The Banks.
Many other exciting ideas arose during the
public forums, individual discussions and
meetings with stakeholders. Nonetheless, we
recognized the need to make choices and
establish priorities so we have not included
these ideas in our recommendations for the
initial development program.

Possible future marina
and residential development just west of Paul
Brown Stadium.
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Recommendations, continued..
2. The Banks should fully integrate
Central Riverfront and Third Street
development to maximize economic
potential, strengthen linkages with
the Central Business District, and
build the critical mass to create a
riverfront destination.

Third Street office development overlooks Fort Washington Way pedestrian plazas.

The City/County Riverfront Steering
Committee charged the Advisors with developing a plan that extends north to Fourth
Street. The Advisors’ goal has been to ensure
the development in the Central Riverfront
Area and the blocks between Third and
Fourth Streets to the north are thoroughly synergistic, and also enhance overall CBD vitality.
By integrating these developments, we increase
the critical mass of attractions to repeatedly
draw people into the neighborhood. Further,
integrating Central Riverfront and Third Street
development significantly increases total economic impact. For example, annual new revenue to the City and County increases nearly
five-fold when the Central Riverfront and Third
Street developments are taken together, as
detailed in Recommendation 5 below.

Fort Washington Way pedestrian plazas provide linkage between Third Street and Central Riverfront parking, retail
and entertainment.

All of the Advisors’ recommendations support
this integration. Two recommendations are
particularly important, however:
◆ the addition of pedestrian plazas over Fort
Washington Way to provide strong linkage
between the Central Riverfront and Third
Street, as well as the rest of the CBD as outlined in Recommendation 2;
◆ shifting planned above-ground parking from
the Central Riverfront to Third Street, as outlined in Recommendation 5 below.
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Recommendations, continued..
3. The Banks development should

Pedestrian plaza covering Fort Washington Way.

be enhanced and better connected
to the Central Business District by
adding pedestrian plazas covering
most of Fort Washington Way, by
creating a major new anchor attraction – The Boardwalk at the
Banks – and by adding exciting
and usable green space in the center of the development.
This will require additional
funding totaling $52 million, or
less than a 4% increase in total
project investment. The Advisors’
recommendations include a
funding plan for these enhancements.

The Boardwalk at The Banks will create an
additional anchor attraction at the western
end of the development, adjacent to the Paul
Brown Stadium. It would extend from
Theodore Berry Way, to the stadium, and
down to the River and include exciting restaurant and entertainment venues. It particularly
responds to one of the strongest themes
heard in the public forums – the desire for
attractions that connect directly to the River.
This Boardwalk will provide a new, pedestrian-friendly destination and a
strong draw to attract people to
the western side of the development. The cost of the
Boardwalk infrastructure is
about $8 million.

This Boardwalk will provide
a new, pedestrian-friendly
destination and a strong draw to
attract people to the western
side of the development.
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The Advisors also recommend
additional green spaces and
This investment will provide
amenities, particularly in the
attractively landscaped pedestricenter of the development. This
an plazas fully covering Fort
will include landscaped areas,
Washington Way between
promenades and art features.
Walnut and Race Streets and parThis will encourage pedestrian
tially covering the blocks east of
movement within the developWalnut and west of Race. These Greenspace amenities along
ment and enhance its overall
Freedom Way.
plazas will encourage easy and
feel of openness and attractivesafe pedestrian access to the CBD, better conness to both visitors and developers. The cost
nect destinations within the riverfront develof these amenities is about $5 million.
opment, extend appealing green space, and
provide an additional amenity to attract private investment. By enhancing connection
with the CBD, these new plazas are particularly important to the attractiveness of parking
at The Banks. The cost of these pedestrian
plazas is about $39 million.
The Boardwalk at The Banks
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Recommendations, continued..
4. The design of The Banks neighborhood should foster a diverse,
welcoming, vital pedestrian-friendly
urban character and create a striking
visual impression – a picture postcard for our community.
Architectural theme and design should build
on Cincinnati’s rich heritage, yet have a vital,
energetic feel. Architectural guidelines including building heights, materials, setbacks, signage, use and design should be adopted and
codified. A summary of these design guidelines is provided in Appendix IV.

Architectural theme
and design should
build on Cincinnati’s
rich heritage, yet
have a vital,
energetic feel.

The aesthetics of The Banks must reinforce
that it is a place where all different types of
people feel comfortable and welcome. It
must be a visually-interesting space that is of
an intimate scale and incorporates a variety
of green spaces and water features. It has
been demonstrated in great European cities,
and revitalized American cities and theme
parks that these elements are two of the most
attractive and powerful features in generating
repeat visitation.
◆ Design.
The design of the neighborhood should
include a diverse, urban architectural character, strategically-located setbacks and open
spaces to promote pedestrian activity, and
purposeful massing and scale.
The development must be carefully planned
as it steps up from the River, through the

parks, to lower-scale buildings in the Central
Riverfront Area, and culminates with the towering background buildings of the Central
Business District.
There should be a clearly-recognized hierarchy to the spaces and buildings. The stadiums
and Firstar frame the development. The
Suspension Bridge and Freedom Center
should have the highest degree of prominence, while other aspects such as residential
and retail buildings should form a rich adjoining texture. The design and scaling should
maximize the views and connections from the
river to downtown and downtown to the river.
◆ Separation of Uses.
Given the importance of housing, the guidelines will foster a neighborhood character
complementing the retail, sports and entertainment uses in the area. They will provide
for separations between the uses through
green space and other approaches.

◆ People Features.
Physical features will be included to ensure
that people feel welcome and comfortable.
Benches, walls for sitting, fountains, outdoor
cafes, sculpture, places for street performers,
shade trees, interesting and varied shop windows, will all add to the welcoming nature of
the development.
To be effective, these guidelines must be
reflected in the Request for Proposals,
and must be incorporated into the City
of Cincinnati Zoning Code as appropriate.
Principles and an approach for
addressing this are discussed in
Recommendation 10.
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Recommendations, continued..
Economic Development Impact
1000

242% ROPI
$600M

800

Millions

600

400

81% ROPI

4X
Private
Investmen
t

$159M
200

$196M

$52M
$196M

0

Original
Program

Advisors
Recommended

5. The County-funded above-

greater economic impact for the same dollars
invested. The impact of this relocation would
be cost- and revenue-neutral to the County,
Reds, Bengals and Firstar.

ground parking garages currently
planned for the Central Riverfront
Area should be shifted to sites north
of Third Street to stimulate Third
Street development and increase
overall economic return.
When moved to Third Street, the parking can
be incorporated into private office and mixeduse developments. This requires reallocating
about $17 million in capital spending from the
Central Riverfront Area to the Third Street
development, creating potential for much

When combined with economic incentives
such as Tax Increment Financing (TIF), public
investment in parking north of Third can stimulate or accelerate the private development of
several major projects currently under consideration including those at Queen City Square,
Third & Race, and the former McAlpin’s site.
This recommendation creates the opportunity
to nearly quadruple the private investment

Summary — Economic Development Impact of Advisors’ Plan
Original Program
Public
Expenditure in
Central Riverfront
Area (000’s)

Street Grid
Utilities
Parking
Total

$ 46
$ 15
$ 135
$ 196

Advisors’ Recommended Program
Street Grid
Utilities
Parking
Subtotal

$ 46
15
135
$196

FWW Covers/Green Spaces
Boardwalk at the Banks
Public Green Space
Subtotal

$ 39
8
5
$ 52

Shift parking to Third Street
Total

$ 0
$ 248

stimulated by the public investment associated
with those parking garages and the additional
enhancements covered in Recommendation 2.
As shown below, the original program
requires a $196 million public investment to
fund street grids within the Central Riverfront
Area ($46 million), utilities ($14.5 million) and
parking garages ($135.5 million). The
Advisors’ plan requires an additional $52 million, as detailed in Recommendation 2, bringing the total infrastructure and amenity investment associated with this part of the plan to
$248 million. (The total riverfront investment
is about $1.3 billion.)

Riverfront Advisors Commission
Public Investment in Riverfront
Development Area (Millions)
Costs per Original Plan
Street Grid
$46
Utilities
15
Parking
135
Riverfront Park
65
FWW Reconfiguration
282
Reds Stadium
235
Bengals Stadium
403
Freedom Center
90
Subtotal
$1,271
Additional Costs per Advisors’ Plan
Covering & Plantings over FWW
$39
Boardwalk Construction
8
Public Green Spaces
5
Subtotal
$52
Total Public Investment in Riverfront $1,323
Freedom
Center

7%

Total Public
Investment (000’s)

$ 196

$ 248

Private Investment
(000’s)

$ 159

$ 600

Return on Public
Investment (ROPI)

81%

242%

Additional Street Grid
& Utilities
Costs per
Advisors’ Plan
5%

4%

Parking

10%
Riverfront
Park

5%

Reds &
Bengals Stadiums

FWW
Reconfiguration

48%

21%
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Not only is the private investment potential
nearly quadruple the original plan, but the
percentage return on public investment is
nearly three times the return generated by
the original plan (242% versus 81%, respectively). Details of economic analyses supporting the recommendations and financing plan
are provided in Appendix V and Appendix VI.
Beyond the greater level of private investment,
the recommended plan generates substantially
greater total economic impact. Primarily by
moving above-ground parking and stimulating
Third Street development, total annual new
revenue generated from Cincinnati payroll tax
and Hamilton County sales tax goes from
$649,000 with the original plan (Central
Riverfront only) to $3.2 million with the
Advisors’ plan (Central Riverfront plus Third
Street). This is nearly a five-fold increase versus the original plan. On every key economic
factor, the Advisors’ plan produces a substantial advantage for the taxpayers and stimulates
increased overall economic vitality.
Timely agreement to this recommendation
is particularly critical, as design planning

Total Economic Impact
Original Plan
Advisors’ Plan
(Central Riverfront (Central Riverfront
Only)
+ Third Street)
Total Jobs Created
Total Residents

1,336
1,084

8,036
1,746

Total New Jobs Created
Total New Payroll Impact (000’s)

923
$27,037

5,020
$171,856

New Retail Spending (000’s)

$19,759

$ 33,706

Total Annual Fiscal Impacts
(ex. property taxes)
◆ Annual City Payroll Tax Income (000’s)
◆ Annual County Sales Tax Revenue (000’s)

$ 451
$ 198

$ 2,868
$ 337

Total Annual Revenue Generated (000’s)

$ 649

$ 3,205

20-Year Present Value
of Annual Revenue (000’s)

$7,444

$36,761
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Tax Impact of Riverfront Advisors Plan

for the above-ground garages was scheduled to start in September. Further, Third
Street development needs to proceed
quickly to minimize the need for shortterm parking alternatives.
To meet the County’s total parking commitments, the Advisors’ plan also requires that
the Crossett site west of the Paul Brown
Stadium is used for parking. This must be
supported by the Bengals, Reds and Firstar, as
well as the City and County.

40

$36,761

30

Millions

The original plan would be expected to generate about $159 million in private investment
in the development. With the Advisors’ plan,
we anticipate private investment of up to $600
million can be stimulated, as detailed in
Appendix V, Schedule 9. This higher level of
investment derives principally from greater
private investment in the Third Street development stimulated by the public investment in
parking and Tax Increment Financing, and the
higher value development in the Central
Riverfront Area previously occupied by
above-ground parking structures.

20 Year
Present Value
Annual Fiscal
Impact
20

$7,444

10

$3,205
$649

The City and County should quickly do
whatever is necessary to make the
Crossett site available.

0

CRA

Total RDA
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Recommendations, continued..
6. The City, County and private
sector should collaborate to fund
the public infrastructure and amenities required to attract and support
private development.
This funding would involve developer land
lease payments, Tax Increment Financing
(TIF) from the City, allocation of a small portion of unobligated County sales tax revenues,
and subordinate bonds purchased by private
lending institutions.

The proposed program, detailed in the chart
below, is a broad, conceptual financing program. Substantial additional work by the City
and County and their bond/legal counsel will
be needed to refine and implement this plan.
Nonetheless:
◆ the overall concepts are financially sound
◆ the basic assumptions are conservative
◆ the methods are used widely in the
private sector.

Advisors’ Funding Concept Plan

The City should use maximum TIF
authority in the Riverfront Development
Area and work with the County to
combine the economic incentives of TIF
and parking.
The riverfront development will positively
impact public school funding. All TIF calculations provide full tax revenues to Cincinnati
Public Schools, consistent with the prior
agreement between the City of Cincinnati and
Cincinnati Public Schools.
As detailed earlier, the expenditure for The
Banks development supported by this plan
totals $248 million. A total of $150 million
already has been funded by the City and
County ($14.5 million for utilities; $135.5 million for above-ground parking). A total of $98
million remains to be funded. The chart
below details the funding plan ($46 million
for street grids and $52 million for Advisorrecommended enhancements).

Unfunded Riverfront
Development Costs

Original
Program
Keep Garages
in Central
Riverfront

Advisors’ Recommended Program
(Move Garages to Third Street)
Scenario 1
Scenario 2
Scenario 3
0% 3rd St.
25% 3rd St.
50% 3rd St.
TIF “Capture” TIF “Capture” TIF “Capture”

$ 98,000,000

$ 98,000,000

$ 98,000,000

$ 98,000,000

$ 6,014,000

$ 6,014,000

$ 6,014,000

35,932,000

35,932,000

35,932,000

-

14,405,500

28,811,000

$ 41,946,000

$ 56,351,500

$ 70,757,000

Less: Potential Sources
A. Developer contribution to $ 4,761,000
land cost
B. TIF Proceeds (100% of
28,442,000
Central Riverfront Area)
C. TIF Proceeds (% “Capture”
Third Street Area)
Subtotal
$ 33,203,000
Resulting (Gap)/Excess

$ (64,797,000) $ (56,054,000) $ (41,648,500) $ (27,243,000)

D. Sale of Subordinate Bonds $ 64,797,000
Paying 7.5% Interest
(Amount Required to
Break-even)

$ 56,054,000

$ 41,648,500

$ 27,243,000
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◆

Financing Elements
“Fully leveraging this
opportunity — and its
commensurate economic benefits — will
require a well-conceived
overall master plan and
top-level execution,
including some
increment of additional
public investment to create the conditions to
foster major private
development.”
— Patrick L. Phillips, Senior Vice President
Economics Research Associates

◆ Developer Land Lease Payments:
Analyses by Economics Research Associates
(ERA) indicate that based on the costs and
potential revenues from the development
projects, developers can afford to pay the
equivalent of $6.0 million (net present
value of future land lease payments) and
still receive the required return on investment. While this will surely be an area of
significant negotiation between developers
and the City, ERA studies suggest it is reasonable to assume this modest contribution
to the overall financing structure.
◆ Tax Increment Financing: Tax Increment
Financing occurs when a public entity
agrees to use the incremental tax revenues
produced by new development to finance
public improvements that enhance the feasibility of the new project.
The incremental tax revenues associated
with the Advisors’ recommended plan support bonded debt of $35.9 million. This is
$7.5 million above the level supported by
the original plan, reflecting the increased
Central Riverfront development area created when above-ground parking is moved
north of Third Street. 100% of the Central
Riverfront Area TIF would fund Riverfront
development costs. Details are provided in
Appendix V, Schedule 15.
City officials indicate current market economics dictate 100% of TIF will likely be
needed to make new Third Street projects
economically feasible. This is reflected in
Scenario 1 in the chart on previous page.
As the development progresses, it may be

possible to capture a portion of the TIF
generated by Third Street development as
higher rents and values become supportable. This is reflected in Scenarios 2 and 3.
The resulting key variable is the level of
subordinate debt required. The Advisors
believe any of these scenarios is feasible, as
discussed below.
◆ Unobligated County Sales Tax Revenue:
Hamilton County sales tax revenues play a
major role in funding riverfront development. The Advisors believe it also should
play a role in stimulating a maximum
amount of private investment. The bonds
that are funding the stadium and parking
construction were underwritten and the
financial model recommended by bond
counsel was projected assuming 2% annual
growth in sales tax revenues. The County
now anticipates that it will need all tax
revenues up to a 3% growth rate to cover
all of its costs and retire its debt according
to schedule.
If we conservatively assume an actual
growth rate of 3.5-4.0%, there will be a significant amount of unobligated sales tax
revenues to generate additional funding for
riverfront infrastructure and improvements
to support the stadiums and public access
to them. This 3.5-4.0% growth rate range is
reasonable compared to the past ten- and
five-year average annual growth of 5.0%
and 5.8%, respectively.
The Advisors recommend that a small
portion of the anticipated unobligated
revenue be used to support a new private
placement of subordinate bonds.

◆ Subordinate Bonds: To complete the
financing plan, the Advisors recommend
that the subordinate bond issue be privately placed with local lending institutions to
cover the remaining costs of infrastructure.
Based on the availability of unobligated
County sales tax revenues, it appears a
bond issue paying between 7-8% interest (a
most conservative estimate by any measure) could be supported in an amount to
fund between $44-$108 million, which supports any of the funding scenarios, shown
on previous page.
The actual bond amount will vary depending on final underwriting, expenses, financing terms, and other factors. These bonds
would be fully subordinate to all primary
County financing for the Riverfront.
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The Advisors recommend that the County
immediately begin to explore how to execute this placement by consulting with
bond and legal counsel, Public Financial
Management, and other parties.
In total, the Advisors believe this financing
program is fully achievable. While it requires
all parties – the City, County, and private sector – to adopt a strengthened spirit of cooperation, the financial risks are very reasonable.
In fact, this financing program involves far
less risk than recent investments in developments such as the Newport Aquarium. We
believe this program offers an excellent opportunity for true public-private partnership through
which all the parties benefit. Most importantly, it
substantially increases the community’s opportunity for future economic vitality.
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Recommendations, continued..
7. The City, County and private
sector (through DCI) should jointly
create an interim parking and shuttle program to address the nearterm shortfall in downtown parking
spaces which accrue from shifting
the above-ground garages.

While interim parking shortages will
cause challenges in
the short term, they
will also allow the
best long-term plan
for the region to
be created.

When the Advisors’ plan is completed in
about 2006, downtown parking will be significantly enhanced, providing for the needs of
all stakeholders. Nonetheless, Urban Design
Associates (UDA) analyses indicate a shortterm parking plan is needed to ensure the
County can meet its parking commitments to
the Bengals and Reds, and meet the needs of
the Central Business District and Firstar to the
maximum extent possible. While interim
shortages will cause challenges in the short
term, they will also allow the best long-term
plan for the region to be created.
The overall shortfalls of spaces are not large,
as detailed in UDA’s assessment in Appendix
VII, and can be addressed cost-efficiently
through use of temporary surface parking at
fringe locations (Broadway Commons,
Northern Kentucky, Hilltop, etc.) combined
with convenient shuttle service.
The cost of the shuttle solution, estimated by
UDA, is very small in comparison to the longterm loss of development potential and tax
revenue if above-grade parking garages are
built now in the Central Riverfront development as currently planned. Other cities,
including Pittsburgh, Charlottesville, Norfolk

and Chattanooga, have successfully used permanent and temporary fringe/shuttle solutions.
The Advisors strongly concur that this solution
should be used to address short-term
Riverfront parking needs, in light of the
tremendous long-term benefits to the community and greater return to the taxpayers.
Further, the Advisors recommend that
Downtown Cincinnati, Inc. take the lead in
coordinating efforts with the City and
County to define and implement a shortterm plan.

8. The Banks development should
stimulate economic inclusion among
all ages, races and genders in all
aspects, including design, construction, execution and operation.
Guidelines for economic inclusion should be
part of the Request For Proposals and final
developer agreement.
A joint public-private fund of a minimum
of $3 million, The Banks Entrepreneurial
Equity Fund, should be established to
stimulate participation of small and
minority-owned businesses.
This Fund would help fund start-up costs,
including possible seed capital, rent subsidy
and bridge financing. We recommend this
fund be developed as a joint initiative among
local banks, private funds, and various
public sources.
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Recommendations, continued..
9. The Central Riverfront should be
developed in phases to reflect market demand and stadium, Freedom
Center and Riverfront Park development timetables.
The first projects to be completed will be Paul
Brown Stadium and Fort Washington Way, in
August 2000. At this point, additional development can begin, starting on the west end of
The Banks.
Central Riverfront development will begin in Fall,
2000 when Paul Brown Stadium is completed.

Phase I, totaling about 2.0 million square feet,
would potentially be completed in 2003, in
conjunction with the opening of the Reds
Ballpark and Freedom Center. Phase II, totaling about 1.6 million square feet, would
potentially be completed in 2006. This is
about the same time as the Riverfront Park is
nearing completion, although the park will be
developed in phases. Details of Central
Riverfront project phasing are provided in
Appendix V, Schedule 3.
The Third Street developments should proceed as quickly as possible with as much as 1
million square feet of current potential projects completed by 2003.

Development Phases
Retail &
Residential Entertainment
(Units)
(000’s sf)

Office
(000’s sf)

Hotel
Total
(Rooms) (000’s sf)

Phase I (2003)
Central Riverfront
Third Street

492
200

237
150

126
775

—
—

855
1,125

Total

692

387

901

—

1,980

Phase II (2006)
Central Riverfront
Third Street

258
200

57
50

50
800

225
—

545
1,050

Total

458

107

840

225

1,595
30

Anchor Completion Schedule
• Paul Brown Stadium
2000
• Reds Ballpark
2003
• Freedom Center
2003
• Riverfront Park
2006

The Report of the Riverfront Advisors Commission

31

Major Phases
Phase I: 2000-2003
Phase II: 2003-2006

The Central Riverfront will be done in two
major phases.
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Recommendations, continued..
10. The City and County should
jointly create a Riverfront
Development Commission (RDC) to
oversee the development and
ensure implementation of The
Banks’ vision.

This group must
have authority to
make decisions, and
must have the support of the City and
County to ensure
cooperation among
the many parties
involved.

Generally, the RDC should be charged with
coordinating public and private development
activities at The Banks to ensure implementation of the vision articulated in this report.
This group must have authority to make decisions, and must have the support of the City
and County to ensure cooperation among the
many parties involved.
The RDC should have four
responsibilities:
◆ Review Developer Proposals and Assist
with Developer Selection: Consistent
with their charge, the Riverfront Advisors
will assist in preparing the Request for
Proposals (RFP) and reviewing proposals
until the RDC is created, seated and functioning. Once created, the RDC would pick
up on work in this area begun by the
Riverfront Advisors. The RDC should work
with the City and County to review developer submissions in response to the RFP
and, ultimately, recommend a developer(s)
for selection.
◆ Developer’s Advocate: The RDC should
serve as an advocate for the developer(s)
with the many entities involved in The
Banks. By any measure, development of
The Banks will be complicated. Nothing

inhibits development more than uncertainty
and unanswered questions. An advocate is
required who understands the complexity
of the development and where to go for
answers to developers’ questions, and who
has the authority and the ability to actually
advocate for the future of The Banks.
◆ Participation in Amending Cincinnati
Zoning Code: If it is determined necessary
to amend the City of Cincinnati Zoning
Code (see Recommendation 3), the RDC
should be an active participant in that
process, and formally recognized as such
by the Cincinnati Planning Commission.
One of the greatest inhibitors to aggressive,
creative development in Cincinnati is a perception, with some justification, that excessive governmental oversight and restrictions
diminish private sector interest and, thus,
investment. The RDC would ensure that
amendments to the Cincinnati Zoning Code
incorporate appropriate minimum guidelines for development.
◆ Ensuring Ongoing Operational
Management: The RDC should work with
the City, County and developer(s) to establish an entity that has the capacity for ongoing management of The Banks. This
entity must ensure the development is a
safe, clean and inviting place for residents
and visitors alike. This entity should also
ensure strong transportation links and
effective, aggressive marketing of The
Banks as a destination, and should leverage
marketing dollars with other organizations
involved in convention, tourism, entertainment and economic development activities.
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Looking to the Future
In this report we have endeavored to
deliver the mission given us:

Define and reach community consensus on a development plan and
implementation strategy for
Cincinnati’s riverfront that will
cause it to be our most cherished
community asset: a place for public
enjoyment, residential living, education, festivals, cultural and sporting
events with supporting retail, commercial and housing development
that will make a signature statement about our city to the world.
To that end, we have extended what was
intended to be a five-month study to nine
months. We asked for the extra time because
we wanted to be thorough. We owed it to the
Riverfront Steering Committee, and to our fellow citizens, to look at a full range of options,

We believe the program detailed in this
report will dramatically advance the

to try to answer the key questions, and to
come up with solid, realistic, achievable recommendations. We believe the program
detailed in this report will dramatically
advance the rebirth of the riverfront.
While in large measure, we have addressed
five of the seven elements of the objectives
given us by the City/County Steering
Committee, important work remains for the
Riverfront Advisors Commission. We must participate with the City in the review of proposals from developers and recommend a development team to the City/County Riverfront
Steering Committee. In addition, we will continue to help build community consensus
among key stakeholders, and to advise on our
recommendations.
The work that lies ahead is complex. But the
vision is achievable. It is achievable because it
is grounded in serious economic realities,
built on the prospect of strong public-private
partnership, and reaches out to fulfill the
desires of the people of the region. And we
must achieve it, because to do anything else
is to compromise the great potential of the
Rebirth of the Riverfront and the very future
of our city.

rebirth of the riverfront.

In this spirit of optimism and commitment, it is fitting to end where
we began, with...
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V i s i o n —

The Banks is the shining
centerpiece of our region,
reflecting excitement, energy, a
new sense of pride and renewed
connection with our River. It is a
place people call home. It is a
place where people work and
shop and party and visit. It is a
place where people cheer the
home team, celebrate freedom,
and honor our rich diversity. It is
a place for playful enjoyment
and quiet reflection. It is a place
for everyone, citizen and visitor
alike. It is a place to come again
and again. It is an engine to
drive economic growth and new
vitality in Cincinnati, Northern
Kentucky, and our entire region.
It is a place that links us
together, it is a new spirit of
cooperation. It is an experience
that elevates our city to true
world-class status. It is our
potential. It is our future.
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Appendix V:
Financial/Economic/Parking Summary1

Introduction
Cincinnati’s Riverfront has great potential to be a significant catalyst for the revitalization of the
urban core and the economic development of the entire region. This sub-committee of the
Riverfront Advisors Commission was responsible for recommending a conservative, fiscally
responsible approach to maximizing this area’s long-term development potential with
consideration of some complex physical and financial issues. This sub-committee was also
asked to determine how the public expenditures required for its recommended development
program would be funded.
The recommendations and information provided in this report are the result of a collaborative
effort between the RAC sub-committee, the staff of various departments of the City of
Cincinnati, Hamilton County, and their consultants in the areas of parking, design, public
finance, and economic and market analysis. During July and August 1999, these groups
attended a series of meetings in which information was shared and solutions to the very
complex issues surrounding this project were discussed.
We hope that this spirit of collaboration among these units of government and outside experts
will continue into the implementation phase of this project because this cooperation and sharing
of ideas is vital to maximizing the potential of our region’s most visible and promising resource.

Purpose and Scope
The purpose of this report is to provide recommendations for Riverfront development that will
ensure:
x That all projects within the development area will be financially successful long term.
x That Riverfront development contributes to the revitalization of the entire urban core.
x That significant public investment is leveraged to maximize and sustain private investment
in the area.
x That public investment is made in a planned, conservative and fiscally responsible manner
that considers the cost versus benefits of such investment.

1

Prepared by the Riverfront Advisors Commission, September 30, 2001
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To make these recommendations, the committee’s study includes the following:
x Overall analysis of both the Central Riverfront Area (CRA) defined as the land south of Ft.
Washington Way and between the two stadiums as well as the Third Street Development
Area (Third Street) defined as the blocks adjacent to the primary Riverfront area between
Third and Fourth Streets. The entire area in the scope of this report is referred to as the
Riverfront Development Area (RDA).
x A development use program for each block of the Central Riverfront Area quantified in
terms of ranges of units and/or square footages and an indication of phasing of the
development program.
x Demand justification for each development category.
x An analysis of the development potential of sites located in the Third Street Development
Area.
x A calculation of the parking requirements for all Riverfront uses including both stadiums as
well as the proposed development program.
x An estimate of all public infrastructure costs and amenities required to support the public
and private development programs.
x An analysis of the revenue generating potential of the proposed development program in
both the Central Riverfront and Third Street Areas through TIF revenues and other City and
County annual income sources.
x Identification of approaches for leveraging the public investment in the Riverfront
Development Area to maximize private development contribution to infrastructure costs.
x Identification of other solutions and tools that have been successfully used in other cities to
create and maximize riverfront development opportunity.
x Analyses from Riverfront Advisors Commission consultants Urban Design Associates (UDA)
and Economic Research Associates (ERA).

2

Summary of Recommendations
The Committee’s major recommendations are based on the following concepts and are
supported by the information and analysis contained in later sections of this report.
x By adding just $52 million to the scope of total expenditures ($1.27 billion) currently
budgeted for Riverfront development, and reallocating approximately $17 million of County
funds for parking garages to the Third Street Development Area, the public’s significant
public investment will be maximized to create nearly four times the economic
development impact than it would otherwise. As Schedule 1 indicates, the current plan
for the Riverfront requires a $195.9 million public investment that will generate $159.1
million in private investment, a return of public investment of only 81%. The Riverfront
Advisors Commission’s recommended program requires a $247.9 million public investment.
The resulting economic development impact, however, is $600.5 million, which is a return of
public investment of 242%.
x It is very beneficial to use funds allocated to the Riverfront in a manner that also stimulates
development along Third Street. By doing so, the economic impact described above is
expanded and the fiscal benefits to the City and County increase significantly. Schedule 2
shows the tax benefits of the Riverfront Advisors Commission’s plan to the City and County
in terms of annual revenues (excluding property taxes) and the 20-year present value of
these impacts. The 20-year present value of tax revenues to the City and County
increases from $7.4 million to $36.8 million when the Third Street Area is stimulated as part
of the RAC recommendations.
x The recommendations proposed below can be funded by a collaborative effort and pooling
of resources among the City, County, and private sector institutions.
x The expenditures related to Riverfront Advisors Commission’s plan are essential to create
an environment in the Riverfront and linkages with the CBD that attracts quality
development to the Riverfront and Third Street. The recommended plan also provides
development flexibility to respond to the changes in market conditions likely to occur over a
long development cycle.
x It is not in the region’s best interest to program Riverfront development to solve short-term
problems because such an approach significantly limits the CBD’s long-term potential and
viability.
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Riverfront Advisors Commission
Schedule 1
Summary - Economic Development Impact of RAC Plan
Original Program
Public Expenditure in
Central Riverfront Area

$ 196,000,000
Street Grid
Utilities
Parking
Total

Private Investment

Advisors’ Recommended Program
$ 248,000,000

$
$
$
$

46,000,000
15,000,000
135,000,000
65,000,000

$ 159,000,000

Street Grid
Utilities
Parking
Subtotal

$

FWW Covers/Green Spaces
Boardwalk at the Banks
Public Green Space
Subtotal

$

$

Shift parking to Third Stret

$

39,000,000
8,000,000
5,000,000
52,000,000
-

$ 600,000,000
$

600,000,000

81%

Return of Public Investment
(ROPI)

$

46,000,000
15,000,000
135,000,000
196,000,000

242%

Economic Development Impact
$900,000,000
$800,000,000
$700,000,000
Axis Title

$600,000,000
$600,000,000

Private Investment

$500,000,000

RAC Additional Costs

$400,000,000

Public Expenditure

$300,000,000

$159,000,000
$52,000,000

$200,000,000
$100,000,000

$196,000,000

$196,000,000

Currrent Program

RAC Recommended

$0
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Riverfront Advisors Commission
Schedule 2
Tax Impacts of Riverfront Development
Central
Riverfront
Area

Tax Impacts

Third Street
Area

Net Annual City Income Tax
Annual Hamilton County Retail Sales Tax
Total Tax Impacts (excluding real estate taxes)

$
$
$

451,000
198,000
649,000

$
$
$

2,417,000
139,000
2,556,000

20 Year Present Value of Revenue

$

7,444,000

$

29,317,000

Total
RDA
$
$
$

2,868,000
337,000
3,205,000

$ 36,761,000

Tax Impacts of Riverfront Advisors Plan
$40,000,000

$36,761,000

$35,000,000
$29,317,000

$30,000,000
$25,000,000

Annual Fiscal Impact
$20,000,000

20 Year Present Value

$15,000,000
$10,000,000

$7,444,000

$5,000,000

$3,205,000

$2,556,000
$649,000

$CRA

Third Street

Total RDA

Notes:
(1) Above estimates are conservative due to the fact that ERA’s figures are based on lower square footages
for the Central Riverfront Area than the current RAC plan indicates.
(2) Source: ERA
(3) Real estate taxes not included becausethey will likely be used for TIF.
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Retail
250,000 – 300,000 sf
150,000 – 250,000 sf
400,000 – 550,000 sf
100,000 – 200,000 sf

Residential
600 - 800 units
300 - 500 units
900 -1,300 units
150 - 250 units

Office
100,000 - 200,000 sf
1,000,000 - 2,000,000 sf
1,100,000 - 2,200,000 sf
500,000 - 1,000,000 sf

200 - 400 rooms

Hotel
200 - 400 rooms

CRA
Third Street
Total RDA
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Project Summary by Product (Based on RAC/UDA/ERA Model)
Product Mix
Residential
Retail/
Hotel
Total
(Units)
Entertainment Office
(Rooms)
Square Feet
750
293,000
176,000
225
1,399,000
400
200,000
1,575,000
2,175,000
1,150
493,000
1,751,000
225
3,574,000

Parking
Dedicated Project/Public
Project
Combination
1,309
5,150
1,309
5,150

The development program proposed in the Central Riverfront Area is mixed use in nature anchored by significant residential
development. There is currently strong demonstrated demand for downtown residential development and downtown residents
are necessary for the creation of a “24 hour city” that creates demand for retail and other uses in the core. The retail use
recommended in the Central Riverfront Area should be mostly specialty retail and entertainment oriented so as not to compete
with existing other new retail development efforts in the CBD. Major office use is recommended for the blocks north of Third
Street where there are no height limitations and where building sites can and should be maximized. New hotel development
could be highly successful in the Riverfront area based on the success of other riverfront developments in Northern Kentucky.
However, unless there is certainty of expansion plans for the Convention Center, the recommended program for hotel use is
limited to one or two small “boutique” properties. Based on these concepts and principles, the design program and economic
model were developed using the following square footages and unit quantities for each recommended product type:

Central Riverfront Area
Third Street Area
Subtotal
Potential Long-Term Projects

Area

Recommended Development Ranges by Product

1. Encourage private investment in a mixed-use development program that creates a 24-hour environment and that is
complementary to, not competitive with the overall revitalization efforts within the urban core. The recommended
product ranges are as follows:

The Riverfront Advisors Commission’s Financial/Economic/Parking Committee recommendations are as follows:

4.

3.
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The public infrastructure costs and amenities necessary to support quality private development in the CENTRAL RIVERFRONT
AREA total approximately $98 million. This includes the street grid cost of $46 million plus another $52 million anticipated by the
Riverfront Advisors Commission’s plan for pedestrian plazas covering most of Fort Washington Way, building The Boardwalk at
the Banks, and creating additional green space throughout the development. This $52 million represents only a 4% increase over
the total amount of public investment currently budgeted for the Riverfront area. Possible funding approaches under two
possible scenarios are as follows:

Fund the public infrastructure costs and amenities necessary to support quality private development in the RDA
through a collaborative pooling of resources among the City, County and private business sectors involving City TIF
financing, utilization of unobligated County sales tax revenues, and private lending institution purchase of subordinate
bonds.

Blocks 1 and 4 are planned to include two above-ground parking garages that contain a total of 1,752 spaces. These are
problematic because they must be designed immediately to meet construction and availability targets. Designing these garages
now could severely limit the feasibility of developing these blocks, particularly Block 4. Block 4’s garage must be designed now
but will not be available for commercial development until 2004. Building the garage on Block 4 today will significantly limit
development on that block and will negatively impact the visual entrance to the Reds stadium and the entire Riverfront
Development Area. This impact is estimated to have an impact of approximately $1.3 million in residual land values in the
Central Riverfront Area plus at least $7.5 million in TIF proceeds. This impact was quantified based on the fact that the garages
cause the buildable square footage in the CRA to be reduced by 291,600 square feet. These garages may also cause additional
loss of land value due to the loss of design and development flexibility and aesthetics. Although solutions to solving short-term
parking requirements will be needed, shifting these parking garages to sites north of Third Street creates potential for a
much greater economic impact for the same dollars invested.

Shift the County funded above-ground parking garages currently planned for Blocks 1 and 4 to sites north of Third
Street where the spaces can be incorporated into proposed office and mixed use developments.

The Crossett site and its adjacent block, which contain capacity for approximately 1,300 cars is key to meeting the parking
requirements of the Riverfront public and private developments. The City and County should work together to do whatever is
necessary to accomplish this.

2. Utilize the Crossett site for Riverfront parking.

20-Year Present Value of Annual Revenue
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$7,444,000

$451,000
$198,000
$649,000

$ 19,759,000

Total New Retail Spending (Annual)

Total Annual Fiscal Impacts (Excluding Property Taxes)
Annual City Payroll Tax Income
Annual County Retail Sales Tax Revenue
Total Annual Revenue Generated

923
$ 27,037,000

1,336
1,084

$ 28,442,000
$159,074,000

Total New Jobs Impact
Total New Payroll Impact

Total Jobs Created
Total Residents

Total Economic Benefits (Central Riverfront Area Only):
Potential TIF
Private Investment $

* This scenario causes loss of 291,600 square feet from RAC recommended development program.

$0

($98,000,000)

Infrastructure & Amenity Costs:

Resulting (Gap)/Excess:

$ 28,442,000
$ 4,761,000
$ 64,797,000
$ 98,000,000

Above-ground parking garages are built on Blocks 1 and 4 as currently planned.

Supportable Bond Debt from TIF Revenue in CRA * Developer Contribution to Land Value * Private Subordinate Bonds Secured by Unobligated Sales Tax Revenues Total

Funding Sources:

Scenario 1 – (Current Plan):

$0

($ 98,000,000)

$ 35,932,000
$ 6,014,000
$ 56,054,000
$ 98,000,000

$ 33,706,000

$ 2,868,000
$ 337,000
$ 3,205,000
$36,761,000

Total New Retail Spending (Annual)

Total Annual Fiscal Impacts (Excluding Property Taxes)
Annual City Payroll Tax
Annual County Retail Sales Tax Revenue
Total Annual Revenue Generated

20-Year Present Value of Annual Revenue
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5,020
$171,856,000

8,036
1,746

$ 93,554,000
$600,446,000

Total New Jobs Impact
Total New Payroll Impact

Total Jobs Created
Total Residents

Total Economic Benefits (Central Riverfront and Third Street Areas):
Potential TIF
Private Investment $

‘* Potential to increase TIF by up to $28,811,000 if a portion of Third Street TIF revenues can be “captured” for the Riverfront. At a
minimum, allocating $17 million in County funding for garages to Third Street projects may free up a like amount Third Street
TIF for the Riverfront.

Resulting (Gap)/Excess:

Infrastructure & Amenity Costs:

Funding Sources:
Supportable Bond Debt from TIF Revenue in CRA Developer Contribution to Land Value Private Subordinate Bonds Secured by Unobligated Sales Tax Revenues Total

Scenario 2 – (RAC Recommended Plan): Above-ground parking garages on Blocks 1 & 4 are eliminated and spaces replaced in
development projects located north of Third Street. County allocates capital funds earmarked for these garages to pay for
parking in Third Street projects thus accelerating private investment beyond the CRA. This could also allow the City to capture a
portion of the TIF revenue from some of the Third Street projects to cover infrastructure costs in the RDA.
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The rationale supporting these recommendations is contained in the following sections.

x Requires negotiation/agreement with Third Street property
owners.
x Timing of delivery of parking sites is less certain requiring
solutions to short-term parking issues.

Advantages
x Significantly increased economic development impact. ($1of
public investment returns over $2.)
x Creates potential to increase development square footage of
retail, residential or hotel development if market warrants.
x Significantly improves aesthetic environment in CRA.
x May provide additional TIF revenues from 3rd Street Area to
fund Riverfront costs.
x Increases present value of City/County annual income and
sales tax income from $7.4 million to $36.7 million.
Disadvantages
x Requires approval of Bengals and Reds.

Advantages
x Satisfies lease requirements and issues with Reds, Bengals,
and Firstar.
x Solves short-term parking problems in CBD.

Disadvantages
x Loss of private development (291,600 sq. ft.) on Blocks 1 & 4
results in reduction of residual land value and TIF proceeds.
x Creates aesthetic negatives for Freedom Center, Reds
Stadium.
x Reduced economic development impact. ($1 of public
investment returns less than $1 in private investment.)
x Limits potential developable square footage in CRA.

Scenario 2 – RAC Recommended Plan (Eliminate above
ground parking in CRA and Replace in Office Projects
North of Third)

Scenario 1 – Current Plan (Parking Garages on Blocks
1 & 4)

The advantages and disadvantages of the two scenarios are summarized below:

258
200
458

492
200
692

57,000
50,000
107,000

237,000
150,000
387,000

Retail

50,000
800,000
850,000

126,000
775,000
901,000

Office

rd

Hotel

225
0
225

0
0
0

545,000
1,050,000
1,595,000

855,000
1,125,000
1,980,000

Total Square
Feet

520
0
520

789

789

Dedicated
Project
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0
800
800

4,350
4,350

Project/Public
Combination

Parking

* If above ground parking garages are not moved from the CRA Blocks to north of 3 Street, CRA square footage reduced by 291,600.

Riverfront Park (2006)

Phase II –
Completion in 2006
CRA *
Third Street
Total

Bengals Stadium (2000)
Reds Stadium (2003)
Freedom Center (2003)

Phase I –
Completion in 2003
CRA *
Third Street
Total

Residential
(Units)

Product Mix

Project Summary by Use and Phasing

A summary of the program use and phasing schedule for Phases I and II is as follows:

The economic analyses contained in the following sections of this report are based on the detailed Proposed Development Program
by Block for the Central Riverfront Areas, the Third Street Areas, and Potential Long Term Projects contained in Schedules 3, 4, and
5. The program recommendations are presented in ranges to allow flexibility to evaluate development project proposals within the
context of current market demand conditions. Specific square footages and units were used for purposes of financial analysis.

Recommended Ranges of Development Uses and Phasing

293,400

20,400
36,500
56,900

47,000
28,000
43,000
35,500
33,000
50,000
236,500
492,000

492

750

750,000

170,000
88,000
258,000

88,000

88

170
88
258

62,000
342,000

Sq. Ft.

62
342

Residential
Units

225

225

50,000

176,000

225

-

Hotel
Units

50,000

126,000

126,000

Office
Sq. Ft.

180,000

180,000

180,000

-

Sq. Ft.

1,399,400

420,400
124,500
544,900

235,000
370,000
43,000
123,500
33,000
50,000
854,500

Total
Sq. Ft.
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(1) Parking spaces quantified here include those that must be dedicated to the development use indicated. Retail/entertainment parking can be shared with stadium parking
Dedicated parking spaces for the other uses was calculated by UDA as follows:
Residential - 1.5 spaces/unit
Office - 10% of 4 spaces/1,000 sf
Hotel - .5 spaces/room

Notes:

Recommended Product Range
Retail
250,000 - 300,000 square feet (entertainment/restaurant/specialty only - no "big box")
Residential
600 - 800 units
Office
100,000 - 200,000 square feet
Hotel
200 - 400 rooms

Primary Project Total

Block 4
Block 8
Subtotal

Phase II

Block 1
Block 2
Block 5
Block 6
Block 10
Block 12 (Boardwalk)
Subtotal

Phase I

Specialty
Ret./Entert.
Sq. Ft.

Riverfront Advisors Commission
Schedule 3 - Proposed Development Program by Block
Central Riverfront Area

1,309

520

520

789

240
549

Dedicated
Project
Parking (1)

Projects in Development
150,000
50,000
200,000

200
200
400

Residential
Units

120,000
120,000
200

200

Residential
Units

Potential Long Term Project Product Range
Retail
100,000 - 200,000 square feet
Residential
150 - 250 units
Office
500,000 - 1,000,000 square feet

Potential Long Term Projects
Marina Development
Provident Block
Total

200,000
200,000
400,000

Sq. Ft.
1,100,000
375,000
TBD
100,000
1,575,000

Office
Sq. Ft.

-

Hotel
Units

200,000

200,000

Sq. Ft.
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880,000
880,000

Office
Sq. Ft.

-

Hotel
Units

Riverfront Advisors Commission
Schedule 5 - Proposed Development Program by Block
Potential Long Term Projects

Retail
Sq. Ft.

(1) Office space to be built in two to three phases.

Notes:

Recommended Product Range
Retail
150,000 - 250,000 square feet
Residential
300 - 500 units
Office
1,000,000 - 2,000,000 square feet

Queen City Square (W/S) (1)
Third & Race (Duke/Weeks)
McAlpins Site (Madison Marq.)
Miscellaneous (2)
Total Projects in Planning

Retail
Sq. Ft.

Riverfront Advisors Commission
Schedule 4 - Proposed Development Program by Block
Third Street Development

-

Sq. Ft.

-

Sq. Ft.

200,000
1,000,000
1,200,000

Total
Sq. Ft.

1,100,000
375,000
350,000
350,000
2,175,000

Total
Sq. Ft.

300
TBD
300

Parking
Spaces

2,500
1,200
650
800
5,150

Parking
Spaces

The program shown in these schedules was developed with consideration of the following
criteria and principles:
x Aesthetics – Relationship of development mass to existing skyline and Ohio River and
maximization of views. (Transition from low scale and density at River to higher scale and
density towards CBD).
x Development phasing and market timing – Availability of development site vs. projected
market conditions in each use category.
x Impact on downtown redevelopment efforts north of Third Street – Uses complementary to,
not competitive with, existing uses in urban core.
x Market demand – Demonstrated demand and feasibility given current and projected market
conditions.
x Economic impact – Contribution to cost of public infrastructure and growth of the urban
core’s economic base.

Market Demand
The following reports and studies have supported market demand for the above ranges of uses
in the total RDA:
Housing
x ERA2 estimates housing demand in the CBD to be 800 to 1,400 units over the next 10 years
while DCI suggests potential demand at 1,400 to 4,000 units.
x All recent downtown housing projects have been successful and there appears to be strong
demand for proposed new housing projects at 325 8th Street as well as the Shillitos project.
x The Riverfront area, because of its unique environment, access and views has the best
potential within the CBD for successful urban housing development.
x A quality housing development in the 200-unit range has been programmed for the site just
west of the Bengals stadium surrounding a proposed marina as a Long Term Potential
Project within the RDA.
x The housing development program within the RDA should encourage a mix of unit sizes
that makes units affordable in many income and age categories. Target markets would
include: for-sale and for-rent housing for empty nesters 50 – 70 years old, for-rent units for
young working adults in all income categories, single and married.

2

Economics Research Associates was retained by the Riverfront Advisors Commission to provide
financial feasibility and market analysis for the Riverfront project.
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x Housing supports permanent retail uses and provides a true 24-hour city, unlike
sporting events, and is thus the most important element of new private market
development along the riverfront.
x Housing as proposed will need modest or no local subsidy with no federal subsidies
anticipated as long as a single developer is used for both the rental and for-sale
markets of all sizes and over the entire absorption period.
x Exhibit A at the end of this report contains a detailed analysis and an example of a potential
housing mix in terms of unit size and pricing.

Retail/Entertainment/Restaurants
x Dr. Norm Miller’s3 studies suggest sufficient demand for additional retail attractions in the
CBD. According to Miller, retail sales in the CMSA have grown from $16 billion in 1993 to
$22.5 billion in 1999.
x There will be a strong demand for entertainment uses within the CRA generated by the
major stadium and museum attractions that must be carefully planned and programmed so
as not to negatively impact the proposed residential development.
x Retail districts within the CBD and the CRA must be linked together to create the critical
mass and variety necessary to attract shoppers downtown.
x

“Big box” retail attractions should be retained and encouraged in the CBD north of Third
Street to support and add critical mass to retention and large scale new retail development
efforts currently underway.

x Bias and preference of local citizens is for unique retail in the Central Riverfront Area
that celebrates ethnic and cultural diversity and local history.
x Special funding should be allocated to attract independent, unique, and ethnic retail
establishments to the riverfront, including the creation of The Banks Entrepreneurial
Equity fund to help fund start-up costs.
Hotel
x ERA estimates total net new CBD hotel demand at 600 to 1,200 rooms contingent upon
expansion of the convention center.
x No new CBD hotels are currently needed to accommodate existing demand until the
convention center expands.
x Notwithstanding the above, the success of the quality hotels located on Northern Kentucky’s
riverfront suggest that the unique environment to be created in the RDA may attract one or
two hotels to our study area.
3

Dr. Norm Miller is the Director of U.C.’s Real Estate Program in the College of Business and is a
member of the Riverfront Advisors Commission.
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x One to two modest sized boutique hotels, built in Phase II of the development will
have sufficient demand because of the tie-in with special events and unique views
and access to downtown. A hotel will compliment the proposed office component as
well as providing amenities that are important and might be shared with housing,
such as health club facilities.
Office
x According to ERA, the CBD has seen strong office absorption over the last three years and
steady improvement in rental rate growth. However, the Riverfront Advisors Commission
believes that the CBD has not attracted its share of new office construction due to perceived
problems such as a lack of conveniently-located, affordable parking and a lack of amenities
in the urban core.
x According to Dr. Miller, rents need to increase $2 - $3 per square foot to justify new office
construction in the CBD.
x Within the primary Riverfront area, boutique-sized office developments within a mixed-use
project will find a receptive market for those independent professionals seeking a unique
office environment.
x Since 1990, approximately 600,000 square feet of speculative office space was constructed
and absorbed in Covington, Kentucky. This is a strong indication that the availability of
quality, Class A office developments does stimulate corporate relocation and tenant
retention in the urban core (e.g., Ashland, Inc.). According to ERA, this is a level of
performance that would not have been predicted based on trend data and proves that past
trends are not always indicative of future performance.
x Major corporate office development is recommended to be located in the Third Street
development area. The environment created in the Central Riverfront Area will be
key to increasing CBD occupancies, values and rents in order to justify large-scale
new construction. By creating this quality environment in the RDA, downtown will
become much more competitive with the suburbs.

Parking
Parking is one of the most complex and important issues faced by the Advisors and all those
involved in Riverfront development planning. It is also a major issue relating to the ability to
attract new and retain existing corporate office users and retail customers in facilities located
throughout the entire urban core. The current facts relating to Riverfront area parking are as
follows:
x The County has committed to fund the construction of approximately 8,300 parking spaces
in the Central Riverfront Area. Of these, approximately 4,600 spaces are contained in a
below grade, two level parking garage that will be used as a base for Riverfront
development between the two stadiums.
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x Schedule 6 shows a detailed parking calculation for the Riverfront Development Area based
on The Riverfront Advisors Commission’s plan. A total of 10,340 parking spaces have been
identified within the RDA which could be used to satisfy the needs of the Reds, Bengals,
and the private developments in the Central Riverfront Area. Based on Reds and Bengals
lease requirements as well as the estimated requirements of the proposed development use
program, a minimum of 8,809 parking spaces are required in the Central Riverfront Area.
x The 10,340 space parking calculation was made using three key assumptions:
1. The City-owned Crossett site and adjacent lot, which could accommodate 1,300 cars, is
utilized for Riverfront development and stadium parking.
2. One level is added to the Lytle Garage, bringing its capacity to 1,080 cars.
3. Garages located in Third Street projects (Queen City Square and Third & Race or the
McAlpin’s site) contain 1,752 spaces that can be used to satisfy stadium parking needs.
The spaces replace those that were originally planned to be located in above-ground
garages on Blocks 1 and 4.
x The Crossett site is essential for meeting the parking requirements of the primary
Riverfront public and private developments.
x A key parking issue identified by the Riverfront Advisors Commission is the proposed
above-ground parking garages located on Blocks 1 and 4. These garages provide 1,752
spaces in the Primary Riverfront Area. The existence of these garages make it difficult for
developers to design projects for these blocks. Also, they consume valuable land area that
could be used for a higher revenue-generating purpose.
x Of particular concern is the garage located on Block 4. Apparently, it needs to be designed
this fall; however, it will not be available for commercial development until Phase II of the
Central Riverfront Area project (2003 and beyond). Determining the garage design now
could severely limit the development potential and flexibility of this block. It should
also be noted that about 30% of the economic value, which supports TIF proceeds for
the Central Riverfront Area, is generated by the program for this block. (See Schedule
7). We believe commercial development will be significantly limited on this Block
under the present parking scenario.
x The Third Street Development Area has significant potential to provide alternative parking
facilities within proposed office developments. In three projects, Queen City Square (W/S),
Third & Race, and McAlpins, approximately 5,150 spaces are planned to be part of office
and mixed-use developments. In general, office and special event uses are very
compatible. Therefore, the Riverfront Advisors Commission recommend that the
spaces contained in the above-ground parking garages on Blocks 1 and 4 be shifted
to these Third Street projects. This would have the added benefit of stimulating new
office development in the Third Street Area.
x There are significant issues associated with this recommendation. However, the Riverfront
Advisors Commission believes that they can be resolved with City, County, and private
market cooperation.
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x UDA has studied these issues and has determined that:
1. The short-term parking shortfalls are not that large.
2. Fringe parking and shuttles can be implemented as low-cost solutions to the problem.
3. Experience in other cities with similar problems, i.e., Pittsburgh, Charlottesville, VA,
Norfolk, VA, and Chattanooga indicates that these solutions are easy to implement.
x Despite the issues above, there are significant benefits to the Riverfront Advisors Plan that
should compel City, County and private sectors to find solutions to the short-term problems.
These benefits include:
1.

The opportunity to use County funds earmarked for investment in the Riverfront area to
stimulate development in a wider area, which has a much greater economic impact. For
example, under the RAC recommended plan, the public investment related to private
development under the RAC recommended plan totals approximately $247.9 million
including all riverfront parking. The resulting private investment considering the Central
Riverfront Area only is $159.1 million or 64% of the public investment amount. If these
same dollars are invested in a manner that stimulates the development sites
along Third Street, the resulting private investment could be as much as $600.5
million or 242% of the public investment amount. (See Schedules 8 and 9).

2.

The potential to “capture” TIF dollars from Third Street projects to fund Riverfront
improvements and amenities. As will be discussed in the following section, total TIF
dollars from Third Street projects are approximately $57.6 million - a significant
pool of additional capital for the economic development of the entire urban core.

3.

The ability to replace space used by parking garages with higher value commercial or
residential development if market conditions warrant.

4.

General improvement in the aesthetics of the Riverfront project which will enhance
values within and adjacent to the RDA.

x The Riverfront Advisors recommend that above-ground public garages be shifted to areas
north of Third Street. Please note that revenue to the Reds, Bengals and Firstar would
remain the same under this scenario.
x It would be very detrimental to the economic development of our region to limit the
long-term economic potential of the Riverfront and the CBD in order to solve shortterm parking problems.
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Riverfront Advisors Commission
Schedule 6 - Parking Calculation
Riverfront Development Area

Block #

Surface

# Spaces
Below
Podium

Above Podium
Public Dedicated(2)

Total

Central Riverfront Area
1&5
2&6
3
4
9 a.,b.,c.
11
Bengal Stadium Site
Lytle Garage (1)
Crosset Site & Adjacent lot
Subtotal

892
834
720
789
1,100

240
549

1,309

1,132
1,383
720
1,309
1,100
100
464
1,080
1,300
8,588

-

852
900
1,752

520

100
464
1,080
1,300
1,400

4,799

1,080

-

852
900
1,752

Third Street Area
Third & Race/McAlpins Site
Queen City Square
Subtotal

Total Parking Spaces

-

1,400

4,799

2,832

1,309

10,340

Summary:
1,309
8,500
(1,100)
8,709

Spaces required for commercial and residential development. (3)
Spaces required for Reds and Bengals.
Spaces that may be shared by Reds and Bengals.
Minimum total spaces required in Riverfront Development Area.

Notes:
(1) Assumes Lytle Garage increased by one story.
(2) Spaces to be built as part of private development projects.
(3) See Schedule 3 for calculation.
(4) Additional dedicated parking spaces would be built in these projects providing up to 2,598 spaces for office use in the CBD.
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Public Infrastructure and Amenities Costs and Current Sources of Funding
x Public investment in the Riverfront area is significant. Approximately $1.27 billion is
required to construct all of the infrastructure and amenities (including the Stadiums and the
Freedom Center) per the original Riverfront plan. (See Schedule 10).
x The Advisors Riverfront program estimates that $98 million in public infrastructure and
amenities needs to be spent to implement its recommended development program.
x Of this $98 million, $46 million to build the street grid in the Central Riverfront Area was
originally anticipated by the City and County. The Riverfront Advisors Commission’s plan
recommends an additional expenditure of $52 million to create pedestrian plazas covering
Fort Washington Way, create a major new anchor – the Boardwalk at the Banks – and
create additional green spaces. These amenities will help attract and maximize quality
development within the entire RDA.
The Advisor’s have identified several approaches for funding these costs, which could be
implemented by a pooling of City, County, and private resources.

Approaches to Funding Public Infrastructure Costs to Achieve Maximum Return
To fund the expenditures identified above, more leverage from the public’s investment must be
achieved and currently identified sources of funding must be maximized to obtain the desired
result. Some approaches for accomplishing this may include the following:
Developer Contribution to Land Cost
x ERA has estimated that the economics of the recommended development program for the
Central Riverfront Area can support a total of $6.0 million in land residual value. (See
Schedule 11). This means that based on the costs and potential revenues from the
development projects, the developer can afford to pay the equivalent of $6.0 million present
value in the form of future land lease payments and still receive the required return on
investment. Current projections provided by ERA assume that the developer pays for the
cost of any required dedicated structured parking as well as the development podium. This
will certainly be an area of significant negotiation between the developer and the City.
Particularly in Phase I of the development where the risk is the greatest, the developer may
insist on receiving land at little to no cost. It will be difficult to stretch this potential source
beyond the amounts identified. This issue is subject to further review by this Commission
or its successor.
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Riverfront Advisors Commission
Schedule 7 - Supportable Bonded Debt
by Block
Central
Riverfront
Area
Block 1
Block 2
Block 5
Block 6
Block 10
Block 12
Block 4
Block 8
Total

Supportable
Bonded
Debt
$
6,307,000
8,290,000
1,461,000
3,094,000
1,121,000
1,699,000
10,832,000
3,128,000
$
35,932,000

Block 8
9%

% of Total
18%
23%
4%
9%
3%
5%
30%
9%
100%

Block 1
18%

Block 4
29%

Block 2
23%
Block 12 Block 10
5%
3%

Block 6
9%
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Block 5
4%

x If the County garages currently planned for Blocks 1 and 4 are built, there will be a negative
impact on this source of funding. First, the general loss of development flexibility caused by
the fact that these garages will be designed and built before the blocks are available for
development are likely to reduce land values in the Central Riverfront Area. In addition, the
Riverfront Advisors Commission’s recommended program would have to be reduced by as
much as 291,600 square feet causing a direct negative impact of $1.3 million.
TIF Proceeds from Projects in Central Riverfront Area
x Tax Increment Financing is an important tool that the City has to fund public improvement
costs relating to a particular development project. As Schedule 12 indicates, the Riverfront
Advisors Commission’s program for the Central Riverfront Area has the potential to provide
tax revenue (after School Board share) that supports $35.9 million in bond debt that can be
used to fund infrastructure costs. The calculation assumptions were developed by ERA and
are shown in Schedule 13.
x

This source of funding will also be impacted by whether or not the County garages on
Blocks 1 and 4 are relocated to Third Street. The 291,600 square foot loss of development
space will reduce TIF proceeds in the Central Riverfront Area from $35.9 million under the
Riverfront Advisors Commission’s recommended program to $28.4 million.

County Sales Tax
x The Hamilton County sales tax provides a truly significant revenue stream that could be
used to partially fund the identified gap between sources and uses of infrastructure costs of
the RDA, all of which support the stadiums and their public access.
x The bonds that are funding the construction of the stadiums and the parking facilities were
underwritten and the financial model was projected using a 2% assumption regarding the
growth rate of sales tax revenues. The County now anticipates that it will need to use all tax
revenues up to a 3% growth rate to cover all of its costs and retire its debt according to
schedule.
x According to sales tax history figures from 1970 to 1998 provided by the County, the actual
average sales tax increase has been 7.55% per year. The 10-year average annual growth
rate between 1989 and 1998 has been 4.98% and the 5-year average between 1994 and
1998 has been 5.79%.
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x If the conservative assumption is made that tax revenues will continue to increase at a 5%
(or even a 4%) growth rate, there will be a significant amount of sales tax revenues in
excess of those required to pay the bond debt service and stadium-related operating
expenses. These unobligated funds could be used to generate additional funding for
Riverfront infrastructure and improvements to support the stadiums and their public access.
(Please note that our projections assume that the County retain all of the sales tax revenue
until 2003).
x Schedule 14 shows the present value of the unobligated sales tax revenues at 3.5%, 3.75%
and 4% (versus the five year historical average of 5.79%) growth rates over the next 25
years. These figures represent the difference between tax revenues at a 3% growth rate,
which will be used by the County to fund its existing obligations and sales tax revenues at
3.5%, 3.75%, and 4% growth rates respectively. Using these very conservative growth rate
assumptions it appears as though a bond issue paying between 7% and 8% interest could
be supported in an amount to fund between $44 and $108 million. The Riverfront Advisors
Commission recommends that a small portion of this unobligated capacity be used to pay
for the remaining identified infrastructure costs after the TIF funding tools and developer
land cost contribution identified above are utilized.
x The Riverfront Advisors Commission recommends that a subordinate bond issue be
privately placed with local lending institutions to cover the gap infrastructure funding
requirements for RDA improvements. This amount varies depending on final
underwriting costs, financing terms, and the amount required to fund this gap.
These bonds would be fully subordinate to all primary County financing for the
Riverfront. This will require more detailed discussions and analysis by the County,
its bond counsel, and public finance consultant, PFM.
TIF from County Garages
x County-owned parking facilities could generate TIF revenues if the County elects not to ask
for tax exemption. ERA estimates the TIF potential capital funding of the County-owned
parking garages to be approximately $22.5 million. We understand, however, that the
County and City are moving forward on a request for tax exemption. Therefore, this
potential source was not quantified within our recommendation package.
Other Regional Taxes
Regional tax initiatives have played an important role in large-scale private/public
development projects in other cities. In Dayton, for example, suburban communities
contributed funds on a per capita basis to help fund downtown Riverfront improvements. In
Kansas City and Cleveland, special tax levies were approved for special projects to provide
public infrastructure, and cultural attractions. Although these taxes are difficult to get
approved and in our region’s case, involve many political jurisdictions, they should be
considered as a long- term tool for the ongoing revitalization of the region’s urban core on
both sides of the river. For example, a regional park tax may be a solution more apt to draw
regional consensus for funding the Riverfront Park component of the Riverfront
development project.

23

Inclusion of Third Street Development Projects in Riverfront “TIF District”
x The current approach to funding the public infrastructure costs is to capture only those TIF
revenues from projects in the primary Riverfront developments. As discussed above,
projects support bond debt of $35.9 million. If the significant public investment in the
Central Riverfront Area is viewed as the catalyst necessary to increase property values and
creates development opportunities in surrounding areas, then it makes sense that those
projects be considered as a source of funding for infrastructure costs relating to Riverfront
developments.
x As Schedule 12 indicates, the Third Street area has significant development potential. In
the three major and two minor projects currently in various stages of active planning, there
is a total of 2,175,000 square feet (primarily office) of product. Longer term, the Provident
Block and the Marina development could add another 1,200,000 square feet.
x The potential of the Third Street Development Area could be a significant opportunity to
address some major issues:
1. The above-ground parking garages which limit development flexibility in Blocks 1 and 4
in the Primary Riverfront Area.
2. The gap between infrastructure costs and TIF revenue sources of funding those costs.
3. Obtaining a greater economic development impact from the same dollars invested in the
Riverfront.
x The following scenario should be implemented to maximize leverage of public investment in
the Riverfront:
1. Shift a portion of the Riverfront development parking requirements to projects north of
Third Street, thus eliminating the need to construct the above-ground parking garages
on Blocks 1 and 4.
2. Reallocate County funds earmarked for these garages (estimated at approximately $17
million) to those projects to provide the developer with a portion of the subsidy required
to implement these projects.
3. Use the portion of the TIF from these projects not required for developer subsidy to fund
the gap in the Riverfront infrastructure costs.
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x According to the City’s Economic Development Department, most downtown projects
currently require 100% of TIF funds to subsidize the cost of new development under current
market rent conditions. If County-funded parking garages are substituted for TIF fund
subsidy, then at least a portion of the TIF potential from these projects could be allocated to
fund Riverfront infrastructure costs.
x Initially, it may not be possible to capture any TIF revenues from the Third Street projects
since significant subsidy may be required to stimulate investment in these projects.
x It is very likely, however, that the quality Riverfront development environment created by the
Riverfront park and open spaces within the Central Riverfront Area will significantly increase
the rents and values of the adjacent Third Street properties. This impact has been
documented in many other cities including Atlanta (Centennial Park), New York (Union
Square), and Boston (Post Office Square). A likely result is that as rents and values
increase, there will be less need for developer subsidy to stimulate new commercial
development in the Third Street area. Over time, these projects as well as the longer term
projects identified in this report may have the potential to generate significant excess TIF
revenues for public improvements. If 25% of TIF revenues were captured from the Third
Street Development Area projects, then a conservative estimate is that about $14.4 million
would be generated in TIF bond proceeds not even considering the impact of the longer
term projects.

Summary of Funding Solutions
x A summary of the Riverfront Advisors Commission’s approach to funding the public
infrastructure is shown in Schedule 15. In Scenario 1 (Current Program), which assumes
that the County above-ground parking garages remain on Blocks 1 and 4, the $98 million in
infrastructure costs can be funded with $4.8 million in developer contribution to land cost,
$28.4 million in TIF proceeds from projects in the Central Riverfront Area, and a $64.8
million subordinate bond issue secured by unobligated sales tax revenues.
x In Scenario 2 (RAC recommended program), which involves moving the two above-ground
garages to projects on Third Street, the infrastructure costs can be covered by the same
combination of sources detailed above even if no TIF funds are “captured” from the Third
Street projects. However, the potential exists to generate significant additional funds
(estimated up to $28.8 million) if just a portion of TIF funds (from projects actually in
planning at present) can be used to fund other improvements, i.e., the Riverfront park or be
used to reduce the amount of the subordinate bond issue required to cover the gap
between unfunded Riverfront development costs and currently identified potential funding
sources.
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Riverfront Advisors Commission
Schedule 8
Public Infrastructure Costs v. Private Investment
Public Infrastructure Costs
Related to Private Development
Item
Street Grid
Utilities
All Parking incl. Stadium
FWW Covers
Boardwalk
Public Spaces
Total

Amount
$
46,000,000
$
14,555,000
$
135,353,000
$
39,000,000
$
8,000,000
$
5,000,000
$
247,908,000

If Garages Remain on Blocks 1 & 4:
Private Investment - Central Riverfront Area Only
Public Investment/Private Investment

$

159,074,000
64%

$

600,446,000
242%

If Garages Moved to Third Street:
Private Investment - Total RDA
Public Investment/Private Investment

$700,000,000
$600,000,000
$500,000,000
$400,000,000
$300,000,000
$200,000,000
$100,000,000
$0
Public Investment

Public Investment
Private Investment - CRA
Private Investment - RDA

$
$
$

Private Investment - Private Investment CRA
RDA

247,908,000
159,074,000
600,446,000
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Riverfront Advisors Commission
Schedule 9
Calculation of Cost/Value of Private Investment

Total
Square Feet

Cost per
Square Foot

Total
Investment

Central Riverfront Area
Phase I
Retail/Entertainment
Residential
Office
Subtotal

236,500
492,000
126,000
854,500

$
$
$

Phase II
Retail/Entertainment
Residential
Office
Hotel
Subtotal

56,900
258,000
50,000
180,000
544,900

$
$
$
$

1,399,400

$

Projects in Development
Retail
Residential
Office
Parking @
5,150
Total Third Street Area

200,000
400,000
1,575,000
2,060,000
4,235,000

$
$
$
$

Total Third Street & CRA

5,634,400

Total Central Riverfront Area

190.00
120.00
150.00

$

$

190.00
120.00
150.00
160.00

$

44,935,000
59,040,000
18,900,000
122,875,000

$

10,811,000
30,960,000
7,500,000
28,800,000
78,071,000

143.59

$

200,946,000

190.00
120.00
150.00
37.50

$

$

38,000,000
48,000,000
236,250,000
77,250,000
399,500,000

$

600,446,000

$

22,800,000
132,000,000
24,000,000
178,800,000

Third Street Area

Potential Long Term Projects
Retail
Office
Residential (Marina)
Total Potential L.T. Projects

Total RDA

120,000
880,000
200,000
1,200,000

6,834,400

$
$
$

190.00
150.00
120.00

$

$ 779,246,000

Notes:
(1) Keeping garages on Blocks 1&4 reduces developable square footage by
291,600 square feet.
This reduces private investment in CRA by $41,872,000
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*

Costs relating to commercial development.
Does not include operating & maintenance costs.

$

Unfunded Costs Related to
Riverfront Development Projects
98,000,000

$ 1,322,734,000

Total Costs

39,000,000
8,000,000
5,000,000
52,000,000

$

$

46,000,000
14,555,000
135,353,000
65,000,000
281,826,000
235,000,000
403,000,000
90,000,000
$ 1,270,734,000

$

Cost *

Coverings & Plantings over FWW
Boardwalk Construction
Public Green Spaces
Subtotal

Additional Costs Per RAC Development Plan

Street Grid
Utilities
Parking Garages & Related Infrastructure
Riverfront Park
Ft. Washington Way Reconfiguration
Reds Stadium
Bengals Stadium
Freedom Center Museum & Park
Subtotal

Anticipated Costs per Original Plan
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No
No
No

No
In Process
Yes
No
Yes
Yes
Yes
Partially

TIF Revenue Bonds
City/County/Utilities
County Sales Tax & Parking Revenue Bonds
Army Corps of Engineers, Hamilton County Park levy, State of Ohio, Private
Various City, State, Federal
County Sales Tax, State
County Sales Tax, State
City and County grants, private capital campaign

Currently
Funded Anticipated Funding Source

Riverfront Advisors Commission
Schedule 10 - Summary of Public Investment
Required in Riverfront Development Area

Units
293,400
176,000
225
750

Square Feet
293,400
176,000
180,000
750,000
1,399,400
$
$
$
$

$
$
$
$
$

Total
Residual Value
Total
per Sq. Ft.
366,750 $
1.25
1,228,480 $
6.98
1,610,012 $
8.94
2,808,750 $
3.75
6,013,992 $
4.30
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(2) Keeping garages on Blocks 1&4 reduces developable square footage by
291,600 square feet.
It is estimated that this reduces residual value by $1,253,000

Notes:
(1) Unit residual values per ERA.

Land Use
Retail
Office
Hotel
Residential
Total/Average

Residual Value
per Unit (1)
1.25
6.98
7,155.61
3,745.00

Riverfront Advisors Commission
Schedule 11
Calculation of Residual Land Value - Central Development Area
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$
$
$
$
$
$

$
$
$
$
$
$

Total
Construction
Cost/1,000 sf
150,000
160,000
190,000
120,000
30,000
37,500
$
$
$
$
$
$

Notes:
(1) Holdback is for estimate of transaction costs and capitalized interest reserve.

Building Type
Office
Hotel
Retail/Restaurant
Residential
Parking Garage
Parking - Underground

Construction
Cost/
Value psf
150.00
160.00
190.00
120.00
30.00
37.50

Taxable
Value @
35%
52,500
56,000
66,500
42,000
10,500
13,125
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Property Tax @
6.6%
$
3,465
$
3,696
$
4,389
$
2,772
$
693
$
866
$
$
$
$
$
$

Less:
25%
School Board
Share
2,599
2,772
3,292
2,079
520
650
$
$
$
$
$
$

Less:
10%
Holdback (1)
2,339
2,495
2,963
1,871
468
585

Riverfront Advisors Commission
Schedule 13
Calculation of TIF Revenues/Debt Capacity Per 1,000 sf New Construction

$
$
$
$
$
$

TIF Revenue/
1,000 sf
GBA
2,339
2,495
2,963
1,871
468
585

$
$
$
$
$
$

Bonded Debt
Capacity @
Constant
0.0872
26,822
28,610
33,974
21,458
5,364
6,705

Year
2003
2004
2005
2006
2007
2008
2009
2010
2011
2012
2013
2014
2015
2016
2017
2018
2019
2020
2021
2022
2023
2024
2025
2026
2027
Total

Total Net
Capacity @3.5%
Growth
$
973
$
1,233
$
1,508
$
1,801
$
2,110
$
2,438
$
2,785
$
3,152
$
3,540
$
3,950
$
4,383
$
4,840
$
5,322
$
5,830
$
6,365
$
6,929
$
7,524
$
8,149
$
8,808
$
9,500
$
10,228
$
10,994
$
11,799
$
12,644
$
13,532
$
150,340

Total Net
Capacity @3.75%
Growth
$
1,533
$
1,929
$
2,350
$
2,797
$
3,272
$
3,776
$
4,310
$
4,876
$
5,475
$
6,109
$
6,780
$
7,490
$
8,239
$
9,031
$
9,867
$
10,749
$
11,680
$
12,661
$
13,695
$
14,785
$
15,934
$
17,143
$
18,415
$
19,755
$
21,164
$
233,815
$
$
$
$
$
$
$
$
$
$
$
$
$
$
$
$
$
$
$
$
$
$
$
$
$
$

Total Net
Capacity @4%
Growth
2,098
2,633
3,204
3,811
4,456
5,143
5,872
6,646
7,467
8,337
9,260
10,237
11,272
12,366
13,524
14,748
16,041
17,407
18,849
20,372
21,978
23,673
25,460
27,343
29,328
321,523

3.5% Tax Rev.
Growth
$58,000
$54,000
$51,000
$47,000
$44,000
$42,000
$39,000
$37,000
$34,000
$32,000

3.75% Tax Rev.
Growth
$91,000
$84,000
$79,000
$74,000
$69,000
$65,000
$61,000
$57,000
$54,000
$50,000
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Notes:
(1) Based on projections by Public Financial Management.
(2) Year 2003 figures based on actual 1998 tax revenue of $38,831,000
increased 3.5%, 3.75% and 4% respectively per year.
(3) Figures represent the difference between sales tax revenues
using a 3% annual growth rate and 3.5%, 3.75%, and 4% respectively.

Present Value of
Net Capacity @
($000)
6.0%
6.5%
7.0%
7.5%
8.0%
8.5%
9.0%
9.5%
10.0%
10.5%

Riverfront Advisors Commission
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Net Capacity in County Sales Tax - Additional Funding Potential ($000)

4% Tax Rev.
Growth
$124,000
$116,000
$108,000
$101,000
$94,000
$89,000
$83,000
$78,000
$73,000
$69,000

Other Economic Impacts of Riverfront Development
x It is important to note that there are significant economic benefits from the proposed
development program other than TIF funding capacity. Schedule 16 summarizes the other
economic benefits that the Riverfront Development Area will provide to the region in terms
of new jobs, residents, payroll, retail sales, City income tax, and County sales tax. These
impacts are significant particularly when the Third Street Development Area is included in
the analysis.
x Therefore, The Riverfront Advisors Commission concludes that it is well worth the
risk to make an investment that is sufficient to ensure that quality, long-term
financially successful development will serve as a catalyst to enhance sustainable
development throughout the entire urban core.

Summary and Conclusions
Solving the infrastructure costs and parking dilemma is an extremely difficult and complex task.
It appears, however, that the resources are available if they can be used to their maximum
potential. We believe that it is imperative for the long-term financial success of the Riverfront
development that:
x Creative and complex solutions identified herein are required and should be implemented.
x Additional short-term investment is required to yield the desired long-term result. It would
be a big mistake limit the region’s most significant economic development opportunity by
actions motivated only by solving short-term problems.
x The various public and private entities involved in this development must pool their
resources and work together to accomplish the overall objective. Not the stadiums,
the Freedom Center, nor the commercial development components by themselves will
revitalize our region’s urban core. Only together do they form the critical mass required to
reverse past trends and shape a new future for our region.
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Riverfront Advisors Commission
Schedule 15
Infrastructure Financing Concept Plan
Recommendation: The City, County and private sector should collaborate to fund the public infrastructure and
amenities required to attract and support private development. This would include:
A.
B.
C.
D.

Developer contribution to land cost (land lease payments)
Tax Increment Financing from the City
Allocation of a small portion of unobligated growth generated County sales tax revenues
Subordinate bonds purchased by private financial institutions

Original

(RAC Recommended Program)

Program
Keep Garages
on
Blocks 1 & 4

Unfunded Riverfront Development Costs (1)

Move Garages to Third Street
Scenario A
0%
TIF "Capture"

Scenario B
25%
TIF "Capture"

Scenario C
50%
TIF "Capture"

$ (98,000,000) $ (98,000,000) $ (98,000,000) $ (98,000,000)

Less: Potential Sources
1. Developer contribution to land cost (2)
2. TIF Proceeds (Central Riverfront Area) (3)
3. TIF Proceeds (Third Street Area) (4)

$

4,761,000
28,442,000
-

Subtotal

$

33,203,000

Resulting (Gap)/Excess

$ (64,797,000) $ (56,054,000) $ (41,648,500) $ (27,243,000)

4. Sale of Subordinate Bonds Paying 7.5% Interest
(Amount Required to Breakeven)

$

Revised (Gap)/Surplus

$

64,797,000

-

$

6,014,000
35,932,000

$ 41,946,000

$

$

56,054,000

-

$

6,014,000 $
35,932,000
14,405,500

$ 56,351,500

$

$

41,648,500

-

6,014,000
35,932,000
28,811,000

$ 70,757,000

$

27,243,000

$

Notes:
(1) Includes:
Street grid
Coverings and plantings over FWW
Boardwalk
Public green spaces
Total

$
$
$
$
$

46,000,000
39,000,000
8,000,000
5,000,000
98,000,000

(2) See Schedule 11
(3) See Schedule 12
(4) Even if 100% of TIF proceeds are required to subsidize Third Street developments, it is likely that reallocating $17 million in County garage
funding to parking in Third Street developments will free up a like amount to pay for Riverfront infrastructure.
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Schedule 16
Economic Impact of Riverfront Development Plan

Economic Impacts
Total Private Square Feet Developed (1)
Total Cost/Value of Development Projects

Central
Riverfront
Area
$

Total Jobs
Total Residents

1,399,400
200,946,000

Third Street
Area
$

4,235,000
399,500,000

Total
RDA
$

5,634,400
600,446,000

1,336
1,084

6,700
680

8,036
1,764

$
$

4,020
77
144,819,000
2,417,000

$
$

4,821
199
171,856,000
2,868,000

Net New Jobs
Net New Residents
New Payroll Impact
Net Annual City Income tax

$
$

801
122
27,037,000
451,000

Net New Retail Sales
Total Hamilton County Retail Sales Tax

$
$

19,759,000
198,000

$
$

13,947,000
139,000

$
$

33,706,000
337,000

Total Fiscal Impact
20 Year Present Value of Revenue

$
$

649,000
7,444,000

$
$

2,556,000
29,317,000

$
$

3,205,000
36,761,000

Notes:
(1) Includes square footage of parking included in Third Street Area projects.
(2) Source of figures is ERA. This is a conservative estimate due to the fact that
ERA’s figures are based on slightly lower square footages for the Central Riverfront Area
than the latest RAC program indicates.

Riverfront Advisors Comission
Schedule 17
Public Investment in Riverfront Investment Area
($millions)
Costs Per Original Plan
Street Grid
Utilities
Parking
Riverfront Park
FWW Reconfiguartion
Reds Stadium
Bengals Stadium
Freedom Center
Subtotal

46
15
135
65
282
235
403
90
1271

Additional Costs per Advisors Plan
Coverings & Plantings over FWW
Boardwalk Construction
Public Green Spaces
Subtotal
Total Public Investment in Riverfront

39
8
5
52
1323
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Exhibit A: Riverfront Housing Program Based on Availability in the
Year 2003
Preface: The following in a preliminary housing program proposal based on approximately 688,000
square feet of housing in two phases. The purpose of this analysis is to show what is possible based on
current and likely housing market conditions over the next several years. The suggested mix between
ownership and renting, rental rates, unit prices and sizes will need to be continually reevaluated in line with
changing market conditions, interest rates, and competition. Absorption will occur over three to seven
years.
Introduction: Housing is the anchor of the overall development plan for the riverfront Banks. Various
sizes, amenity and rent levels are contemplated serving a myriad of life styles from the late-night-party
type to the in-bed-by-9 p.m. type. There is capacity for approximately 688,000 square feet of housing
within the riverfront area. This figure could be expanded or contracted to the extent that less than capacity
retail or office development occurs or if some of the currently planned above surface parking is relocated
to northern sites.
Housing supports permanent retail and provides a true 24 hours city, unlike sporting event fans, and is
thus the most important element of new private market development along the riverfront. Housing, office
and retail use may be mixed and there is no reason to preclude European style housing above retail or
American style projects that mix office and housing units together. Innovative designs might allow for the
same units to become a small office next to or within a housing unit and allow the market to determine the
ultimate mix of housing and smaller scaled office use. The potential market for housing will be expanded
to the extent that the telecommuter and globe- trotting worker can be accommodated.
We do know that low quality urban schools limits the demand to the young urban professional and the
empty nesters at the high end. We also know that designated parking is critical for this market at two
spaces per unit allocated for high-end housing and one space per unit for moderate and lower-end
housing. But, there is no doubt that more potential demand exists for downtown housing than will likely be
supplied by all the pending or proposed developments.
One Single Housing Developer is Key to Minimizing the Need for Subsidies: It is possible that a well
conceived housing program would require little or no subsidy. This is the conclusion of Patrick Phillips
from ERA, a consulting resource noted below. If a single housing developer is selected there will be
sufficient profit margin on the upscale housing and high quality units to offset the lower profit margins for
the smaller affordable units. A single developer can also coordinate and react to changing market
conditions, modify the mix of planned rental and for-sale units over time and manage a focused marketing
program much better than multiple developers. The current proposal anticipates indirect local subsidy via
reduced site costs, as well as taking advantage of a number of locally available housing programs (CRA
loans, first time home buyer programs, etc.) but no rental subsidies.
Parking and Developer Pad Costs: Dedicated parking is critical for the residential market. Parking must
be close, safe, well lit and available 24 hours per day. Drop off delivery locations for groceries, dry
cleaning, and other services must be planned into every phase of the housing program.
Parking costs are a concern and the one place where some subsidy might be required is some form of
reduced parking costs for residents. The marketability of the units depends on the total cost of both
parking, unit rent and other fees, and the higher parking costs run the lower the unit rents must be in order
to remain marketable. It is anticipated that the housing developer could contribute $5,000 to $10,000 per
housing unit, depending on size and price, with an average of $7,500. One option to reduce resident
parking costs is to apply these funds to the reduction in parking fees. Other options are to consider using
some of the housing TIF money to reduce parking costs to the residents, based on some formula that
directs money to the garage operator. Other options are certainly possible, but high parking costs could
stifle housing demand.
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Preliminary Unit Types and Initial Owner/Rental Mix: Renters are easier to find and absorb any given
number of housing units more quickly than owners. At the same time, per square foot investment values
for rental units are lower than those prices per square foot possible from owners. For this reason, an
economically successful program will need to maximize the percentage of owned units. Yet, to start with
too many owned units that take a long time to sell could result in a negative stigma similar to the problems
incurred at Adams Landing just east of the downtown along the river. Thus, a strategy that starts with a
less optimistic number of for-sale housing makes sense, while recognizing the benefits of converting
some units from rentals to ownership units over time. The key constraint to developing rentals that
become owned units are to meet the higher level of building codes necessary for any units that might
eventually become owned.
With respect to the renter mix, only the studio/efficiencies are contemplated as 100% longer term rental
units, while at the other extreme all of the Penthouses are contemplated as owned units. Note that the
suggested sizes shown here are only averages. Rental units’ size will probably be near the base case or
slightly smaller and the owner units should run at or above the base case as shown below. That is, the
sizes shown for cases A and B seem to work well for the rental market and the sizes shown in B and C
work well for the owner market. The following table shows the unit types and ownership percent
anticipated in the initial program plan. However, this mix is shown for illustration only recognizing that
developers will want to tweak the mix and designs based on their own research and the input of local
experts.
Unit Type

Studio/Efficiency
One Bedroom
One Bedroom with
Den and 1/bath
or Two Bedroom
units with 2 baths
Three Bedroom
Penthouses

Size Range

Percent Owner
Occupied

Percentage of
Square Foot
Total
15%
25%
45%

510 to 650
750 to 1000
1000 to 1250

0%
25%
50%

10%
5%

1250 to 1750
2500 to 3000

75%
100%

Unit Sizes, Rents, Pricing and Household Affordability Based on Forecasts for the Year 2003
There appears to be demand for several size ranges starting at about 500 square feet up to 3,000 square
feet. Rents in the $1.10 to $1.40 per square foot range are supportable with condominium prices in the
$180/square foot plus range. Keep in mind that these rents will not begin until 2003. Affordable housing
can be achieved by including some smaller than average units in the mix, including some smaller no-frill
two bedroom units.
Three ranges of programs are shown below with Plan B as the base case. In the base case the average
unit size is 1,089 square feet and there are a total of 632 housing units. In Plan A, the average unit size
is smaller at 879 square feet and the total number of units is increased to 783 units. In Plan C the
average of all units is 1151 square feet and there are 598 total units. Key assumptions include: Rents are
$1.30 per square foot for studios, $1.15 for one and two bedroom units, and $1.10 for three bedroom
units. For owner occupied units a 7.5% mortgage rate is assumed with loan to value assumptions at 90%
for one bedroom units, 80% for two bedroom units, 70% for three bedroom units and 50% for the
Penthouses. One dedicated parking space is provided per unit with additional units available at market
rates. The condominium owners would also need to pay monthly association fees for various
management/maintenance service
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55
14

1250
2500

39
12

1750
2900

(10)
(0)

178 (178)
179 (134)
248 (124)

580
962
1250

Studio/Efficiency
One Bedroom
One Bedroom with
Den 1/bath
or Two Bedroom
units with 2 baths
Three Bedroom
Penthouses

Number
Units
(rental #)

Ave. Size in
Square
Feet

Unit Type

(14)
(0)

202 (202)
229 (172)
310 (155)

510
750
1000

Studio/Efficiency
One Bedroom
One Bedroom with
Den 1/bath
or Two Bedroom
units with 2 baths
Three Bedroom
Penthouses

Number
Units
(rental #)

Ave. Size in
Square
Feet

Unit Type

$66,000
NA

$31,824
$41,400
$55,200

$220,000
$687,500

NA
$ 99,450
$157,500

Program A with 783 Units
Household Income
Ave. Condo
Required in Rental
Price
Market

$1,925
NA

$92,400
NA

$36,192
$53,102
$69,000
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$275,000
$797,500

NA
$113,100
$202,020

Program B, Base Case, with 632 Units
Household Income
Ave. Condo
Required in Rental
Price
Market

$ 754
$1,106
$1,438

Ave.
Rent

$1,375
NA

$663
$863
$1,150

Ave.
Rent

$64,606
$133,829

Household
Income
Required
for Condo
NA
$34,163
$54,242

$51,686
$115,370

Household
Income
Required
for Condo
NA
$30,039
$42,288

39
11

1750
3000

$1,925
NA

$ 845
$1,150
$1,495

Ave.
Rent

$92,400
NA

$40,560
$55,200
$71,760

$286,000
$825,000

NA
$126,750
$210,000

Program C with 598 Units
Household Income
Ave. Condo
Required in Rental
Price
Market

$67,192
$138,444

Household
Income
Required
for Condo
NA
$38,286
$56,384
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Overall Program Mix: The base case B above is seen as the most realistic overall program, yet housing sizes shown are only averages.
The actual development program will likely want to include a range of sizes that are larger than case B within the for-sale program and
possibly near the sizes in case B for the renter market.

(10)
(0)

159 (159)
172 (129)
238 (119)

650
1000
1300

Studio/Efficiency
One Bedroom
One Bedroom with
Den 1/bath
or Two Bedroom
units with 2 baths
Three Bedroom
Penthouses

Number
Units
(rental #)

Ave. Size in
Square
Feet

Unit Type
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Appendix VI: Report Prepared by Economics Research Associates (ERA)
Introduction and Summary of Findings
he Riverfront Advisors, an ad hoc committee
of Cincinnati’s civic and business leaders,
was formed in early 1999 to address the
future redevelopment potential of the city’s Central
Riverfront. The study area is generally the land
between the new NFL stadium, now underway,
and the proposed baseball park. The area is
bounded on the north by Third Street. Current
plans call for the extension of the city’s street grid
south of Fort Washington Way, thereby creating a
series of developable city blocks. Importantly,
these blocks will sit atop a reservoir of belowgrade parking spaces developed primarily to support the sporting events, but also available for dayto-day public parking for users of the CBD and the
riverfront. A major public park is proposed for the
land between this development area and the
shoreline of the Ohio River.

T

For the purposes of the current work, the Advisors
have assumed that the public sector would create
the conditions required to attract private investment and development. This would include development of the underground parking, the street
grid and related improvements, the park, utilities
and infrastructure, and the platform or podium
upon which private development would take
place. Private developer(s) would then be recruited to finance, build, and market appropriate projects. Implicit in this approach is that the riverfront
would seek to balance the amount of required
public investment with the corresponding magnitude and benefits of private investment.
The Riverfront Advisors retained Economics
Research Associates (ERA) as part of a consulting
team to assist in their analysis and planning for
riverfront redevelopment. ERA provided advice
and assistance on matters related to market support for various uses, the experience of other
cities, and redevelopment economics. This report
summarizes ERA’s investigation of potential financing mechanisms that could be employed at the
riverfront.
The major financing question addressed by this
report is how to provide the capital funding for
the public improvements required to attract sustainable private investment. The Advisors asked
ERA to consider four principal financing tools:

Tax-increment financing (TIF)
Regional taxes (e.g. sales taxes)
◆ Intergovernmental funding
◆ Land sale or land lease revenues
◆
◆

In addition, ERA was asked to consider other
potential sources of funds that are more applicable
to longer-term operations and management. These
include creation of a special improvement district
(SID) or expansion of the existing SID to incorporate the waterfront, and a system of fees related to
the use of the park for festivals and events.
This report covers each of these approaches, using
a combination of economic analysis and case
study research. Importantly, all projections presented in this report are based on very preliminary
assessments of market and economic conditions,
and on tax rates and other factors that are likely to
change. While the methodologies and analytical
approaches used in this report are appropriate,
and the factors used are reasonable, adjustments to
any of the assumptions may produce distinctly different results.
Summary of Key Findings
◆ We believe that the public investment in transportation improvements, sports facilities, parks,
and other infrastructure and amenities will fundamentally change the nature of regional development markets. Based on the experience of
other cities, and on local market indicators, as a
result of the riverfront improvements, downtown
Cincinnati will become much more competitive
as a location for housing, stores and restaurants,
offices, and hotel rooms. Fully leveraging this
opportunity—and its commensurate economic
benefits—will require a well-conceived overall
master plan and top-level execution, including
some increment of additional public investment
to create the conditions to foster major private
development.
◆ The riverfront is well-suited for the use of taxincrement financing. ERA estimates that a development program in the primary riverfront area
encompassing about 1.4 million square feet will
produce at buildout annual TIF revenues of
about $3.1 million. Using assumptions for bond
underwriting provided by the City of Cincinnati,
this revenue stream could support some $36 million in bonded debt.

◆ Other projects along Third Street will clearly be
enhanced by the public improvements to the
riverfront. Without the riverfront improvements,
this development in our opinion would be far
less likely to locate in downtown, or even in the
City of Cincinnati. Taken together these projects
could produce an additional increment of TIF
revenue, estimated to total about $5.0 million
annually. Translated to supportable bonded
debt, this development could provide TIFbacked capital funding of about $57.6 million.
◆ The County owned parking facilities at the riverfront are also currently slated to pay property
taxes. The County is expected to request and be
granted a waiver of this tax obligation. However,
if this increment of revenue could be made part
of a TIF or TIF-like arrangement, it would total
about $1.96 million annually, or if converted to
bonded debt, about $22.5 million.
◆ Based on the experience of other cities, however, it is clear that regional tax initiatives have
played an important role in large-scale publicprivate development projects. Hamilton County
taxes will certainly play an important role in the
creation of parking facilities at the riverfront and
may produce sufficient revenue to offset other
costs as well.
◆ Regional taxes are powerful funding tools
because of the broad base of revenues they tap.
However, they are equally difficult to get
approved: the broad funding base requires a
strong regional consensus in favor of the project.
◆ Under the current assumptions regarding operating performance and costs, the total development program produces a supportable capitalized land value of about $6.7 million. Based on
a total gross floor area of 1.4 million square feet,
this translates to about $4.80 per square foot.
This value could be realized through land lease
payments on those uses most capable of supporting such a cost. This preliminary analysis
shows office, hotel, and for-sale housing most
capable of supporting land lease payments.
Overall, however, the analysis shows that the
private uses are likely to make a fairly modest
contribution to the capital funding requirements
of the central riverfront.
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◆ The location and timing of parking facilities at
the riverfront could dramatically affect the feasibility of new development, both in the riverfront
district and potentially along Third Street. Abovegrade parking facilities are currently proposed
on several key blocks in the riverfront.
Designing and building these in advance of
detailed development proposals, as is currently
planned, could significantly restrict the design
and development options on these blocks. If
some of this parking, which is required to serve
the sports facilities, could be relocated, there
could be several benefits: additional FAR, perhaps as much as 250,000 square feet, could be
produced in the riverfront area; this would help
provide the kind of critical mass needed to sustain the neighborhood, would increase the
residual land value, increase potential TIF revenue, and substantially enhance the feasibility of
near-term development prospects in the Third
Street area.

◆ The Advisors also asked ERA to evaluate the
potential for user fees and the Special
Improvement District mechanism to help pay for
riverfront development. While we agree that
these will be useful approaches for funding
long-term operations and management, they are
less relevant for capital funding purposes.

◆ At buildout, the Primary Riverfront Program will
create an estimated 1,507 total jobs and 1,084
residents, of which 904 jobs and 122 residents
will be new to the city. These "net new" jobs
support an annual payroll of $27 million. Short
and long-term additional developments along
Third Street will support an additional 6,700 jobs
and 680 residents.

◆ In addition to the quantitative benefits, the
Riverfront project will provide substantial qualitative benefits to the city, county, and region. We
expect that the project will significantly enhance
the visitor experience and thus the overall marketability of the City and region. This will
encourage more visitors to come, to stay longer,
and to spend more. It will also positively impact
the ability to market meetings and conventions,
which is an important source of real economic
growth for the region. An improved riverfront
will provide a quality-of-life enhancement that is
attractive to potential new residents and businesses, and will reinforce the ability of the
region to attract and retain new households
and workers.

◆ Including both indirect and induced impacts, it
would be reasonable to expect the public investment in the riverfront to ultimately produce a
total regional economic impact of over 17,000
new jobs and new annual income of over $600
million.
◆ Additional annual City revenues from employment-related taxes of the Primary Program are
estimated at $510,000. County revenues from the
project’s $46.5 million in annual retail sales will
total about $206,000. The additional City revenue
from Third Street development is estimated at
$2.4 million, while the County’s revenues will
include an additional $139,000. Total net-new,
annual fiscal benefits from the riverfront-related
public investment is therefore estimated at over
$3.3 million.

◆ A SID will be an appropriate mechanism for the
riverfront. The question of whether or not the
current SID structure should simply be expanded to cover the riverfront will ultimately be
addressed, but is less important in the current
stage of planning. There will be certain
economies of scale if the boundaries are
expanded. The governance structure would
probably need adjustment to reflect the slightly
different constituency and land use mix on the
riverfront. It is likely appropriate that this issue
be considered as part of the expected reauthorization of the SID in 2002.
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Letter nfrom
Jack Rouse
September 30, 1999 the Riverfront Advisors
Commission presented to the City/County
Riverfront Steering Committee a program for
Riverfront development. The Advisors were appointed
by the Steering Committee in February 1999 to “recommend mixed usage for the Riverfront that guarantees
public investment will create sustainable development
on the site most valued
by our community.”
At the outset, we recognized this is a defining moment for our
community. It is a
once-in-many-lifetimes
opportunity to recreate
our extraordinary
Riverfront as a magical
centerpiece for our
region, a new “front
door” for our city, a
new hub of activity, a
place that connects
people of all backgrounds, whether neighbors or visitors. With that vision in mind, we have developed this
plan for a new urban neighborhood, The Banks.
We are convinced that with the courage, leadership
and commitment of public officials, the excitement
and support of the community, and the creation of a
true public-private partnership, we can indeed seize
this unique opportunity.
As Chair of the Riverfront Advisors Commission, I want
to thank the others who serve with me. I also want to
thank the Steering Committee for their support and
encouragement, and all the major Riverfront stakeholders and interested organizations who have participated
with us in creating this plan. I especially want to thank
the hundreds and hundreds of concerned citizens who
took the time to attend forums, write letters, prepare
designs, send e-mails, make phone calls, and hold
meetings with us. Their concern, and their belief that
Cincinnati can be a world-class city, has inspired us.
We are convinced more than ever that the future of
the Riverfront – The Banks – must come not from
bricks and mortar alone, but from a will as powerful
and flowing as our river, a will to achieve what can
be, what must be. Together, we know we can achieve
it. We ask for your support of this plan.

Jack Rouse, Chair
Riverfront Advisors Commission

— The Vision for The Banks —

T

he Banks is the shining centerpiece
of our region, reflecting excitement,
energy, a new sense of pride and
renewed connection with our River.
It is a place people call home. It is a
place where people work and shop
and party and visit. It is a place where
people cheer the home team, celebrate
freedom, and honor our rich diversity.
It is a place for playful enjoyment and
quiet reflection. It is a place for everyone, citizen and visitor alike. It is a
place to come to again and again.
It is an engine to drive economic
growth and new vitality in Cincinnati,
Northern Kentucky, and our entire
region. It is a place that links us
together. It is a new spirit of cooperation. It is an experience that elevates
our city to true world-class status. It is
our potential. It is our future.

◆

What
Do We Call It?
Early on, we realized the Riverfront development
needed a name. Cleveland has The Flats, Baltimore
has Inner Harbor, Denver has LoDo, San Antonio
has Riverwalk. Cincinnati will have The Banks. The
name is simple, direct, and easy to say. It is authentic, not gimmicky. It has energy and crispness, a
sense of place, and it connects the region to the
River. It fits.
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Summary of Riverfront Advisors
Commission Recommendations
1. The Banks should create a 24-hour, seven-daya-week, diverse, pedestrian-friendly urban neighborhood with a mix of uses, including residential
housing, specialty retail stores, restaurants and entertainment, office and boutique hotel space.

2.

The Banks should fully integrate Central
Riverfront and Third Street development to maximize economic potential, strengthen linkages with the
Central Business District and build the critical mass
needed to create a Riverfront destination.

3. The Banks development should be enhanced
and better-connected to the Central Business
District by adding three infrastructure and amenity improvements:
◆ Pedestrian plazas covering most of Fort Washington
Way
◆ A major new anchor attraction – The Boardwalk at
the Banks – on the west side of the development
◆ Exciting, usable green spaces and amenities, particularly in the center of the development.

4.

The design of The Banks neighborhood should
foster a diverse, welcoming, pedestrian-friendly
urban character and create a striking visual impression – Cincinnati’s
picture postcard to
the world.
Architectural guidelines including building heights, materials,
setbacks, signage, use
and design should be
adopted and codified.

5.

The Countyfunded aboveground parking
garages currently
planned for the
Central Riverfront
Area should be
shifted to sites north of Third Street to stimulate
Third Street development and increase overall economic return. This creates the opportunity to increase
triple the return on public investment. To meet the
County’s total parking commitments, this plan also
requires that the Crossett site west of the Paul Brown
Stadium be used for parking.

6. The City, County and private sector should collaborate to fund the public infrastructure and amenities
required to attract and support private development
including:
◆ Developer land lease payments
◆ Tax Increment Financing (TIF) from the City
◆ Allocation of a small portion of unobligated County
sales tax revenues
◆ Subordinate bonds purchased by private lending institutions.

7.

The City, County and private sector (through
DCI) should jointly create an interim parking and
shuttle program to address the near-term shortfall in
downtown parking spaces created by moving aboveground parking north of Third Street.

8. The Banks development should stimulate economic inclusion among all ages, races and genders in all aspects, including design, construction, execution and operation. The Banks Entrepreneurial
Equity Fund should be established to advance this
goal.

9. The Central Riverfront Area should be developed in phases to reflect market demand and stadium, Freedom Center and Riverfront Park development
timetables, with Phase I completed in 2003 and Phase
II completed in 2006.

10.

The City and County should jointly create a
Riverfront Development Commission (RDC) to
oversee and ensure implementation of The Banks
vision.
Find the Advisors’ report at
www.riverfrontplanning.org
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Recommended Range of Uses

Central Riverfront
Third Street
Total

◆

Residential
(Units)
600-800
300-500
900-1300

Retail &
Entertainment
(000’s sf)
250-300
150-250
400-550

Summary
of Uses
he Banks includes a mix of uses to create a

T

diverse 24-hour, seven-day-a-week pedestrianfriendly urban neighborhood. They combine with the
major anchor attractions – Firstar Center, the new
Reds Ballpark, the planned National Underground
Railroad Freedom Center and the Paul Brown Stadium
– as well as Riverfront Park,
strong pedestrian and transportation linkages, and over
10,000 parking spaces to form
an exciting, inviting, economically sustainable development
and catalyst for future growth
for the entire region.
The development includes the
Central Riverfront Area, and
the Third Street blocks adjacent to the Central Riverfront. By fully integrating
development in these areas, the program maximizes
economic potential, linkage with the Central
Business District and builds the critical mass needed to create a Riverfront destination.
Residential housing is essential to creating a vital 24hour neighborhood. Buildings, parks, and stadiums
don’t create vitality; people do. The Banks will include
for-sale and rental properties targeted to empty nesters
aged 50-70, as well as rental units for young working
adults in all income ranges, including some units that
are affordable for lower income households.

Retail will include street-level shops, restaurants and
entertainment supporting the residential, office, recreational and anchor attraction activity at The Banks. We
don’t envision “big box” retail as part of The Banks;
this should be retained and encouraged north of Third
Street. Emphasis will be placed on attracting local
entrepreneurs and retail with a unique local and
regional flavor.
Office space located in the Central Riverfront Area
will be targeted largely to independent professionals
seeking boutique-type office space or who may also
reside in the development. Major corporate office
development will be located in the Third Street development area, complementary to the CBD.

Office
(000’s sf)
100-200
1000-2000
1100-2200

Hotel
(Rooms)
200-400
—
200-400

Hotel – One or two modestly-sized boutique hotels,
built in the later development phase, could be supported primarily from visitors to special events and
anchor attractions in The Banks, rather than from convention visitors. Nonetheless, Convention Center expansion also would strengthen overall downtown hotel
demand and contribute to the vitality of The Banks.
The Advisors’ plan includes several additional enhancements.
Pedestrian plazas covering
most of Fort Washington Way
will encourage easy and safe
pedestrian access to the CBD,
better connect destinations within the Riverfront development,
extend appealing green space,
and provide an additional amenity to attract private investment.
The Boardwalk at the
Banks will create an
additional anchor attraction at the western end
of the development. It
will provide a pedestrianfriendly destination,
including exciting restaurant and entertainment
venues.
Additional green spaces and amenities, particularly
in the center of the development, will include landscaped areas, promenades and art features. They will
encourage pedestrian movement within the development and enhance its overall feel of openness and
attractiveness to both visitors and developers.

8
6

7
2
1

5

10

See a video of The Banks at w

9

7
4
3

◆Anchor Attractions

7 New Greenspace
Potential
Third Street
1 Paul Brown Stadium
◆
Developments
2 Freedom Center
8
Former McAlpin’s Site/
3 Reds Ballpark
3rd & Race
4 Firstar Center
(Under
Consideration)
◆Riverfront Advisors’
9 Queen City Square
Recommended Enhancements
(Under Consideration)
5 The Boardwalk at the Banks
6 Fort Washington Way
◆Riverfront Park
10 Riverfront Park
Pedestrian Plazas

www.riverfrontplanning.org
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catalyst for the entire region. Originally, the development was focused primarily on the Central
Riverfront Area. The Advisors’ plan integrates Central
Riverfront and Third Street development to substantially increase the overall economic impact.
A key recommendation is to shift County-funded
above-ground parking garages currently planned for
the Central Riverfront to sites north of Third Street to
stimulate Third Street development.
When combined with economic incentives such as
Tax Increment Financing, public investment in parking
north of Third can stimulate or accelerate the development of several major projects currently under consideration including those at Queen City Square, Third &
Race, and the former McAlpin’s site. This contributes
to a return on public investment three times that of the
Central Riverfront-only plan.
The Advisors’ plan has potential to stimulate about
$600 million of private investment, about four times
the level of the original plan.

The Advisors’ plan is projected to generate substantially greater total economic return than the Central
Riverfront-only program. Total annual new revenue
generated from Cincinnati payroll tax and Hamilton
County sales tax could increase nearly five-fold. (See
“Total Economic Impact” chart on back page.)
The Advisors’ concept for financing involves City,
County and private
Economic Development Impact
sector collaboration
1000
through:

242% ROPI
◆ Developer land
lease payments
◆ Tax Increment
Financing (TIF)
from the city
◆ Allocation of a
small portion of
unobligated
County sales tax
revenues
◆ Subordinate
bonds purchased
by private lending
institutions

800

$600M

600

4X
Private
Investmen
t

Millions

Economic
Impacts
he Banks development is a powerful economic

400

81% ROPI
$159M

200

$196M

$52M
$196M

0

Original
Program

Continued on
back page...

Advisors’
Recommended
Program

Summary — Economic Development Impact of Advisors’ Plan
Original Program
Public
Expenditure in
Central Riverfront
Area (000’s)

Street Grid
Utilities
Parking
Total

$ 46
$ 15
$ 135
$ 196

Advisors’ Recommended Program
Street Grid
Utilities
Parking
Subtotal

$ 46
15
135
$196

FWW Covers/Green Spaces
Boardwalk at the Banks
Public Green Space
Subtotal

$ 39
8
5
$ 52

Shift parking to Third Street
Total

$ 0
$ 248

Total Public
Investment (000’s)

$ 196

$ 248

Private Investment
(000’s)

$ 159

$ 600

Return on Public
Investment (ROPI)

81%

242%
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Total Economic Impact

Total Jobs Created
Total Residents

1,336
1,084

8,036
1,746

Total New Jobs Created
Total New Payroll Impact (000’s)

923
$27,037

5,020
$171,856

New Retail Spending (000’s)

$19,759

$ 33,706

Tax Impact of Riverfront Advisors Plan
40

$36,761

30

Millions

Original Plan
Advisors’ Plan
(Central Riverfront (Central Riverfront
Only)
+ Third Street)

20 Year
Present Value
Annual Fiscal
Impact
20

Total Annual Fiscal Impacts
(ex. property taxes)
◆ Annual City Payroll Tax Income (000’s)
$ 451
◆ Annual County Sales Tax Revenue (000’s) $ 198

$ 2,868
$ 337

Total Annual Revenue Generated (000’s) $ 649

$ 3,205

20-Year Present Value
of Annual Revenue (000’s)

$7,444

10

$3,205
$649
0

$7,444

CRA

$36,761

Total RDA

Economic Impacts, Continued from inside...
These overall financing concepts are sound and the
basic assumptions are conservative. These methods are
used widely in the private sector and are entirely
appropriate to support public investments.
The program does not involve any new taxes. Further,
the Riverfront development will positively impact public school funding. All TIF calculations provide full tax
revenues to Cincinnati Public Schools (CPS), consistent
with the prior agreement between the City of
Cincinnati and CPS.

◆

The Charge to the
Riverfront
Advisors Commission
The City of Cincinnati and Hamilton County have
collaborated in an unprecedented way by jointly
appointing the Riverfront Advisors Commission in
February 1999.
The Steering Committee defined the study area to be
bounded by “Fourth Street to the north, the Ohio River
to the south, I-75 Brent Spence Bridge to the west and
L&N Bridge to the east. The southern edge of downtown is included to ensure that the connections
between downtown and the Riverfront are strengthened and retail development is complementary.”

By September 1999, the Advisors had proposed a
development plan, performed feasibility studies,
worked to build community consensus, recommended
a financial plan and defined a structure to ensure
implementation. The Advisors will continue to serve to
assist in reviewing proposals from developers, selecting a development team and further building community support.
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CEO, Sesh Communications
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Architect, University
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Committee
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www.riverfrontplanning.org
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Estate Program, College of
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