
 

A Preliminary Assessment of Permit 
Valuation in Downtown Regarding the 

Cincinnati Streetcar 

Introduction:  
In 2007 the City of Cincinnati commissioned HDR Decision Economics to conduct an economic study on 

the Cincinnati Streetcar Project. Their analysis found that by the year 2042, the project would net 

approximately $378.9 million in economic value. Their study took into consideration economic 

development along the route, cost savings related to reduced automobile usage and increased mobility.  

On February 17, 2012 city officials along with Transportation Secretary Ray LaHood and FTA officials 

celebrated the ceremonial groundbreaking of project construction in front of Memorial Hall on Elm 

Street in Over-the-Rhine. 

The project was completed in September 2016 and began revenue service in the same month. Various 

entities from the Cincinnati Business Courier to social media personalities in support or opposed to the 

system cited ridership counts, surveys, news articles and other metrics as evidence in support of their 

arguments. No official study other than the 2007 report has been issued by the city as of the writing of 

this report. 

The work following seeks to clarify the lack of study on the level of investment on and within walking 

distance from the route. Urban Fast Forward is an independent real estate and planning firm located in 

Over-the-Rhine. Our specialty is in driving revitalization in our client communities. We have worked in 

Over-the-Rhine, Walnut Hills, College Hill and Camp Washington among other city neighborhoods.  

Methodology:  

Findings were developed using data from the City of Cincinnati’s building permits database as provided 

by Cincy Insights. The team pulled building permits for the 45202 zip code from the day streetcar 

construction began (2/17/2012) to July of 2019, when research began. 

Building permit forms ask applicants the total estimated project cost in order to determine construction 

permit fees. This value was used to determine project cost and investment. Many projects have multiple 

permits per property so a significant number of data was reviewed. Over 13,800 permits were reviewed 

corresponding to 1,530 parcel ID numbers within the study area. 

The team merged the data into base layer information provided by Cincinnati Area Geographic 

Information Systems (CAGIS). To create the map, the consolidated permit information sheet was joined 

with the parcel layer in ArcGIS. 



 

Streetcar stops were placed along the route, with buffer circles of 1,000 feet around each stop. Then the 

improved parcels within the circles were selected. The value of each project was then totaled to arrive 

at overall investment per project. 

While these results are preliminary, the team will continue to dive deeper into the numbers. We also 

intend to develop a breakdown of other civic investments, major and minor developments as well as a 

comparison of investment between areas within the radius and without. 

While this information is, to a degree, preliminary, the number arrived at is a realistic tally of total 

investment along the streetcar route.  

Quick Facts: 
Total Permit Date Range: February 17, 2012 to July 12, 2019 

Number of records: 1,530 

Total Number of Matched Records in Database: 1,447 

Total in 45202 Zip Code: $1,350,903,432.88 

Total w/in 1,000 ft. of stops: $1,120,373,353.34 

Difference: $230,530,079.54 

Investment Factor: 4.86 times more investment within route than outside. 

83% of investment within the time frame happened within 1,000 ft. of a streetcar stop. 

Preliminary Findings: 
1.) Over $1,120,373,353.34 have been invested within 1,000 ft. of all streetcar stops within the 

study time frame. 

2.) 83% of all investment in the 45202 zip code within the study time frame happened within 1,000 

feet of a streetcar stop. 

3.) Approximately 4.86 times more was invested within the streetcar stop area than without. 

4.) The streetcar and its station stops are specifically positioned within the urban core to connect a 

majority of civic attractions and amenities. 

Caveats: 
1.) 3CDC assisted development: Since 2003, the Cincinnati Center City Development Corporation 

(3CDC) has acquired and repositioned a significant number of properties within Over-the-Rhine. 

This work began in approximately 2006 and permits related to developments completed prior to 

February 2012 are not counted, although future phases around Washington Park were already 



 

planned. At present this study does not conclude that the Streetcar Route and/or stops factored 

into the development and planning decisions of 3CDC.  

2.) The Banks: Construction commenced in 2008. The first Phase of the project had been completed 

by the time frame of this study. However subsequent phases and stadium improvements have 

been captured.  

3.) Investments in other Civic Assets: Music Hall was renovated within the study timeframe. Both 

stadiums and the Freedom Center were continually invested in during this time. While this large 

scale investment occurred along the route, there is no evidence that the streetcar project 

played a deciding role. 

4.) Inclusions and Exclusions: Improvements to properties where no permits are required are not 

captured. Property counts which include the above three caveats are included. No 

determination has been made as to whether these will be included or excluded in future work, 

or what metric should be used to make such a determination. 

Further Analysis: 
1.) Pedestrian Shed Adjustments: The study boundaries may be adjusted to show comparisons to 5-

minute pedestrian walks as a polygon shape based on 1,200 ft. walks by sidewalk from the stop. 

2.) Missing Records Reconciliation: Approximately 95% of the study records were matched 

successfully in ArcGIS. 83 records (5%) were not matched from the consolidated permit 

database due to a conversion error between ArcGIS and Excel. Future work will seek to 

incorporate the missing permit information for a more accurate representation of the date 

range. Potential errors include: 

a. Condo redevelopments which create air parcels and remove them from the GIS Parcel 

layer. 

b. Lot divisions and consolidations over the course of the study area. Permits may have 

been pulled via old Parcel ID’s for lots that were consolidated or split and now have new 

Parcel ID’s. 

3.) Focus Area Comparisons: Future work will compare development impacts along the route at 

certain points to those areas of the 45202 zip code not within the study area. This includes 

developments at end points, mid-route vs private developer investment in the Central Business 

District and Over-the-Rhine/Pendleton. 

Conclusion:  

This study intends to determine the total value of property improvements within the 45202 zip code at 

certain distances from Cincinnati Streetcar route stops. Other entities have made attempts to track the 

impacts and assess the value of development along the route.  

Preliminary conclusions are that the streetcar project has positively impacted development along the 

route, though it cannot be firmly concluded to what degree the streetcar project played a role in 

development. Other development tools such as TIF districts, property tax abatements, tax credits and 

grants were instrumental in development through all Cincinnati neighborhoods and beyond throughout 



 

the last decade.  Moreover, downtown has natural cultural and civic amenities that make it a 

destination. Nonetheless, local economic development impact since 2012 has been almost 355% more 

than the 2006 HDR research predicted. 

In 2017, Kroger CEO Rodney McMullen announced the construction of the grocery store’s first urban 

location in the Central Business District since the 1960’s (a long-existing small store location a few blocks 

away on Vine Street in Over-the-Rhine would be closed 2019). According to the Cincinnati Business 

Courier (https://www.bizjournals.com/cincinnati/news/2017/06/06/kroger-will-build-downtown-

grocery-store-as-a-part.html) he stated: 

“You have Over-the-Rhine. You have downtown. You have a location that’s an easy traffic pattern to get 

to. It’s along the streetcar line. It brings a lot of pieces together,” McMullen said. “To me, it’s really 

building on all of the things the city has done.” 

Other anecdotal evidence of the streetcar’s influence points to developments currently underway such 

as “The Blonde” at 8th and Main a thirteen-story residential building which includes 125 units and only 

four parking spaces on-site. It is to be expected that continued operation of the system along with other 

non-automobile centric mobility improvements, these trends will continue.  

Development along the line also represents an increase in income tax through construction, retail and 

restaurant job creation. Increase in jobs and property values generally create tax productive property 

activation, leading to municipal revenue growth. A valuable equation in the best of times, a necessity in 

the worst of times.   

The Urban Fast Forward team is happy to provide more data to City Council at their request. We hope 

that this information can help the City of Cincinnati continue to develop strong 21st century transit 

options and continue to drive our city forward. 

Thank you. 

https://www.bizjournals.com/cincinnati/news/2017/06/06/kroger-will-build-downtown-grocery-store-as-a-part.html
https://www.bizjournals.com/cincinnati/news/2017/06/06/kroger-will-build-downtown-grocery-store-as-a-part.html
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