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I ntroduction

This study was conducted by Hamilton County Developmemg2my on behalf of the
City of North College Hill with funding provided by Commty Development Block
Grant funds granted by the Hamilton County Board of Go@@mmissioners. The aim
of the study is to investigate the current physical,adpeind market conditions of the
business districts in North College Hill, and make rem@mdations to sustain and foster

their current and future economic vitality.
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Existing Conditions

L ocation

The City of North College Hill, Ohio (NCH) is an inneng community located in

Hamilton County. The City is centered on the irgetiosn of West Galbraith Road and
Hamilton Avenue. Ronald Reagan Cross County Highwayl?8R intersecting the

community along its northern boarder, offers directeas to the region via 1-275 and |-
75. The City of Cincinnati lies to the South, they@if Mount Healthy is to the North,

while Colerain Township and Springfield Township are to thest and East

respectively.

Existing Land Use )

NCH displays land use distributions often found in North College Hill Land
bedroom communities, such as relatively high ~ Use Distribution
residential use (58.1%) and a low allocation of officeS’;'eS“”g Land Percentade
property (1.5%). Public/Semi-Public (11.2%) and g

. Single Famil 50.1%
Parks & Recreation (10.5%) land uses occupy th@ugic ,Sem)i/_ ’

second and third highest percentage of land. A majoritgublic 11.2%
of the commercial land use is found centered alon®arks & Recreation 10.5%
Goodman Avenue, along West Galbraith Road west gfommercial 5.7%
Hamilton Avenue, and along the entire span ofvacant 5.5%
Hamilton Avenue. These commercial business district¥ulti-Family 4.4%
are discussed at more length later in this report. Larggstitutional 4.0%
tracts of land are occupied by governmental,cgﬂ;fgggf; 2.1%
institutional and educational uses located generally IMousing 1.9%
the center of the community just north of W. Galttrai 1wo Family 1.7%
Road. There are very few vacant parcels. Theffice 1.5%
residential areas are primarily single-family in natureNA 0.8%
with a few multi-family uses located near the Unknown 0.6%
commercial districts. Public Utilities 0.1%
Clovernook Country Club, an 18-hole golf course withMixed Use 0.1%
clubhouse, swimming pool, and other amenities markkight Industrial 0.0%
the Southwestern corner of the City. Total 100.0%

Single Family House in North College Hill © " Clovernook Country Clu
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Traffic Counts

Average daily traffic counts (ADT) were
collected by the Hamilton County Enginet
for Cross County Highway, Hamiltor
Avenue, and W. Galbraith Road and a
shown on the map. A traffic count repo
detailing the Hamilton Avenue an
Galbraith Road intersection was conduct
in  August 2005 specifically for this g
Corridor Study.

The ADT map displays the major roadwa
in colors based on the intensity of traffi _ _
ROﬂ&lld Reagan Qross County nghway h Traffic on Hamlltouig\;]/\ir;l;e near Cross County

the highest traffic counts at 39,610 in

typical day. Hamilton Avenue traffic

counts are at 31,250 near Cross County and decline to 22,90@itls of Galbraith and
21,300 south of Goodman Avenue. W. Galbraith Road traffiotsoare highest just east
of the intersection with Hamilton Avenue at 20,300. Tbents then decrease to 11,837
to the west and 13,400 further east of Goodman Avenue.

Zoning and Development Regulations

A zoning map approved in 1999 and last updated February of 2005aydisihle
approved zoning designations. Codified ordinances fer dity concerning zoning
administration, zoning districts and regulations, zoningindard, renewal and
redevelopment are available by contacting:

Jerry Thamann, Safety Service Director
1704 W. Galbraith Road,

North College Hill, Ohio 45239

(513) 521-7413
jthamann@northcollegehill.org
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Business Digtricts
The commercial areas of North College can be viewetthrag business districts which
each have their own distinctive physical charactesist

North Hamilton Business District

This area has experienced a great deal of new investegamtly but retains a residential
feeling. It is the new kid on the business block. Latatst south of Cross County
Highway exit along Hamilton Avenue, this stretch of rdead the highest traffic counts
in the city. Recent roadway median improvements bybtl®ness association and well
maintained sidewalks, curbs and gutters compliment the lbxesalential feeling of the
district.

The district is marked by the developmen
of a new Kroger in the northern most
boundary, single and multi-family
residential uses in the center, NCH Hig
School and Clovernook Center for t

south end and the PNC bank location ofi
the Northeast corner of Hamilton Ave. andi&s
W. Galbraith Rd. In many cases multi-..
family residential serves as a buffe
between other residential and commercia
land uses.

New Kroger Building near Cross County Highway

Due to the success of Kroger, high traffic counts, andingo classifications it is

reasonable that this area will experience developmezgspre in the future. Several
properties were listed for sale and have changed ownership this study was being

conducted. Instances of common ownership of property angerl parcel sizes along
Hamilton Avenue are likely to glean interest from depels.

Apartment Building Across the Street from Kroger Multi-family Buildings South of Kroger Along
and Perkin's Restaurant Hamilton Avenue

North College Hill Business District Study Hamiltonu@dy Economic Development Office
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The PNC Bank is located on the northeastern cornéfaofilton & W. Galbraith. The
site is owned by Walgreen'’s. It is anticipated thatsiteewill be redeveloped in the near
future which will relocate the existing Walgreen’s foundb®cks to the south on
Hamilton Avenue. The new facility will co-locate thiPNC Bank having designated
space within the pharmacy. As one of the four corobtee Hamilton and W. Galbraith

intersection, this is a pivotal project. It is a kegation that will impact the character of
the entire community.

Clovernook Center for the Blind and Visually PNC Bank Location on NE Corner of W. Galbraith

Impaired on Hamilton Avenue Road and Hamilton Avenue
North College Hill Business District Study Hamiltonu@dy Economic Development Office
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Goodman Business District

The Goodman Business District i
located in the Southeastern secti
of North College Hill. It is almost
entirely composed of retai
commercial uses. Goodma
Avenue runs through the middle ¢
the district and serves as a maj f
access road connecting Hamiltc [sm
Avenue to W. Galbraith Road &
Fast food and restaurants occu
the northern portion of this
business district. The building
and companies increase in size

the South. The former 70,00
sq.ft. Thriftway grocery store and
27,000 sq.ft. Big Lots “big box” buildings currently stand aatc

Commercial Retail Building along Goodman Avenue

There are many shared access concerns in this didtack of visibility is also of great
concern. The design is similar to development alonfgr@m Avenue yet it lacks the
direct highway access, visibility, and critical magsto compete with the neighboring
Colerain Avenue. The large vacant buildings are esdbnin the back of the district
and not easily visible.

There is a mixture of building types and businessesgaldamilton Avenue. Aging
buildings front the roadway, access is generally confysind shifting topography limits
views into the area.

Creative reuse of the larger sites is encouraged. Heaidfice, light manufacturing and
smaller retail out-lots could be possible in a redevetmnscenario. Consolidation of
land into larger parcels will allow more flexibility iparking, building, and roadway
access. Aesthetic improvements and updating of facadeddsbe encouraged on older
buildings in the area.

=) bt

Vacant Thriftway on Goodman Avenu

North College Hill Business District Study Hamiltonu@dy Economic Development Office
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Hamilton Avenue and W. Galbraith Road Intersection

The intersection of Hamilton Avenue and W. Galbraitite® marks the center of North
College Hill geographically, physically, aestheticallpdacommercially. It demarcates
the transition from each of the three business distriThese four corners are the most
valuable locations in the City. Each corner hasvia distinct character.

Northeastern Corner

This corner is currently occupied by PNC Bank. This 1.48 aite was purchased by
Walgreen’s and plans are to demolish the existing banld bunew pharmacy and co-
locate the PNC Bank to a new location on this sitke current building is located close
to the corner with cleared land on the sides and tcethre r

Northwestern Corner
The Northwestern corner is home to the 1800’s Laboit€zary Cemetery and the
neighboring Kemper professional building.

Southeastern Corner
A Shell gasoline station is on this corner and is @atled with a McDonald’s restaurant.
The McDonald’s lease will be subject to review in 2006.

Southwestern Corner

This property was recently purchased and will be the fuhome of the Greater
Cincinnati Credit Union. An abandoned Clark gas stasoavailable just south of this
site.

North College Hill Business District Study Hamilton @y Economic Development Office
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W Galbraith Business District

The W. Galbraith Business District is the historic maeet of North College Hill.
Characterized by many quaint shops and restaurants on staathle area has benefited
from the recently completed streetscaping project. [@eton of the Ronald Reagan
Cross County Highway in the late 1990s reduced commutinicteddng W. Galbraith
Road. The district is marked by office, municipal cengsad educational uses on the
north side of Galbraith Road and small shops such lesiba, cafés, and clothing stores
on the south side.

— Streetscaping Improvements & Street-side Parking on
Various Small Businesses Along W. Galbraith Road W. Galbraith Road

The district is on a human scale exhibiting many eles@ftneo-traditional urban
design. The district encourages walking. Sidewalksieele marked and maintained.
Parallel parking is clearly demarcated and serves asffantiee barrier between
vehicular and pedestrian traffic. Buildings tend to be Emahd are often built right up
to the public sidewalk. Lots on the south-side of theestiare rather shallow and
additional access is provided by an alley that runs thgtheof the business district.
Auto oriented businesses can be found at the western éttge@ity.

St. Margaret Mary Church & School

North College Hill Business District Study Hamiltonu@dy Economic Development Office
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The NCH municipal center and public service facilities @so along W. Galbraith Road
near the center of the business district. A buildinge used for office use and a dry
cleaner were recently purchased by the city. A portidhebuilding has ben renovated
and used for city government offices and a contractqfbse.

A blighted multi-family building located at 1720-171
W. Galbraith Road was recently demolished by the ¢
just west of the municipal center. This parcel of lanc g
in a prime location and could easily support a sir |
professional services office use.

Parking is available along the street and in varic 8
public/private lots along the length of the distric
Public Parking signs like the one shown in the pictl
clearly mark their location.

Institutions such as the NCH High School and
Margaret Mary’s church dominate the north side of 1
street near Hamilton Avenue.

NCH High School

North College Hill Business District Study Hamiltonu@dy Economic Development Office
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Demogr aphic Analysis

When examining a community’s current business mix and derisg opportunities for
new business, it is useful to analyze the area’sodeaphics. Determining the market
area, identifying the population residing in the area, gémmx@ the general socio-
economic status, tracking residential spending habitsestmthating local business sales
grant insight as to successful new development. tiiisranalysis, mapping information
from the Cincinnati Area Geographic Information System (C&nd the most recent
demographic data from Claritas Inc., as of the writingtho report (2005), will be
presented. A table of demographic data is provided in AppendixiAs report.

City of North College Hill

As can be seen on the NCH Market Area Map, the sitpughly a one mile radius area
surrounding the intersection of Hamilton Avenue and Gélbfaoad just south of SR
126 (Ronald Reagan Cross County Highway). Based upon totainercial square
footage, the area is considered to have a neighborimppiag center by Claritas. A
majority of the residents of the city make use ofdbenmunity businesses to meet their
daily shopping needs due to their close proximity. Séuengue stores may pull
customers from the region but on the whole the bustsegsmarily support the local
community.

North College Hill Market Area

The North College Hill Market Area is a three miledites area surrounding the
intersection of Hamilton Avenue and Galbraith RoadisTis generally the area within
approximately a 8-10 minute drive time from the center ef Morth College Hill
shopping district. There are several other compedirgpping centers within the three
mile radius. Residents within this radius are considerdxz a part of the North College
Hill Market Area. Businesses compete for shoppers whoequal distance from each
shopping center. These customers make decisions basgeaific factors rather than
pure convenience.

Hilltop Plaza, listed as a community shopping centerpcated 1.5 miles north on
Hamilton Avenue in Mt. Healthy. Brentwood Plaza is roudhly miles to the northeast
along Winton Road in Springfield Township. A large clustesuper-regional, regional,
community, and neighborhood shopping centers are locateCalerain Avenue,
approximately 2.5 miles to the northwest of North Collégk. Colerain Avenue is
clearly the dominant shopping location in the area enm$ of sheer volume,
infrastructure, and traffic counts. Centered around thethigate Mall, this area attracts
customers from a large portion of the surrounding areet thé sheer size and level of
traffic can in effect repel customers and make thdlenghopping areas more attractive.

North College Hill Business District Study Hamilton @y Economic Development Office
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Demographic Summary

North Cdllege Hill

Population

3MileMarket Area

Younger and Older

Owner Occupied Housing (68.8%)

Affordable Single Family Housing ($98,016 Median)
More Production, Sales, Office Workers

Less Professional and Financial Workers

Effective Buying | ncome

More Average Age but still Slightly Younger
Owner Occupied Housing (65.4%)
fofdable Single Family Housing ($108,240 Median)
More Production, Sales, Office Workers
Less Piafesand Financial Workers

Compact Population (5,156/sgmile)
Close to Twice (195.9%)the County Average in Dgia§iBuying Income

Consumer Buying Power

Compact Population (3,183/sgmile)
134.7% County Average in DergitiBuying Income

Density of Buying Power 231.7% of County Average
Lowest spending on Book Stores, Luggage and Leatiwets and Jewelry

Highest Spending in Gas Stations, ConveniencesStdealth & Personal Care

Budnes Sles

didgrof Buying Power 149.7% of County Average
Lowest spending on Book Stanggalge and Leather Goods and

Highest Spending in Gas Stations, ConveniencesStdealth &

$1 Billion in Estimated Business Sales

44.52% of Residential Spending
Net Attractor of Spending in Eating & Drinking Riac

Very Low Retention of Residents' Clothing & Gendflaichandise Spending

Busness Eqablishmentsby Indusry

$1.2 Trillion in Estimated Business Sales

104.63% of Resident Spending
Net Attractor of Spending in Auto Dealers anvi@eStations,

Lower Retention of Residents' Clothing & Generatdiiendise

More Retail, Personal Services, and Educationaic8er

More Retail, Social Services

Less Manufacturing and Wholesale Trade, Businese&g Legal Services Less Manufacturing
Bugness Eqablishmentsby Indudry
More in Food Store and Eating & Drinking More Allteslers & Service Stations

Less in Building Materials & Garden Stores, Autalbes & Service Stations

Employessby Indudgry

Less Home Furniture Stores

More in Government Sector, Services, Educational
Less in Private Sector, Finance, ManufacturingySpartation and

eloBovernment Sector, Services, Educational
Less in Private Sector, Finance, ManufacturingSpartation and

Source: Claritas, 2005.
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North College Hill Demographics

Population Characteristics
In general, the population has a tendency to be
slightly younger with an above avera
percentage of older widowed homeowne
living in affordable single-family housing. Thi
median age of 37.6 for NCH was slightly lowe
than the County average of 38.2. Tl
percentage of population widowed was 9.67 §
compared to 7.32% for the County and medi H&a$
value owner-occupied housing was valued ==

were a higher percentage of owner occup _ _ _ _
housing units in the area 68.80% than the Single Family Residence in NCH
County at large (60.63%).

Workers residing in North College Hill tend to have occigpat that are considered more
blue collar than the rest of Hamilton County. A largercentage work in production,
sales, and office occupations and a lower percentage ofevgoare employed in

professional and financial occupations.

Effective Buying Income

Effective buying income is the income minus personalgaXdCH has a very compact
population with an aggregate effective buying income densitghwisi almost twice the
county average. The population for North College Hillsvwg466 which equates to
density of 5,156 per square mile. The population density foniktan County is 1,995
people per square mile. This reveals that NCH has rhare tivice the density of the
most areas in the County. The same relation exastshe number of households and
housing units. This contributes to an aggregate effebtiyéng income of $85.2 Million
per square mile which is approximately twice the county éigof $43.5 Million per
square mile. The average household income was $48,610 witvehege household
effective buying income recorded at $39,004.

Consumer Buying Power

Claritas collected estimated consumer buying power layl stbre type which equates to
the estimated purchases made by residents on consumerfatethe year 2005. These
are not the total sales in the community by businessesmiyttrack the spending of
residents.

The estimated consumer buying power for all retail stovas $54.2 million per square
mile for NCH, which is 231.70% of the county average of $23IHomiper square mile.
Aggregate buying power was lowest versus the County averdbe categories of book
stores (172.22%), luggage and leather goods (173.67%), and jewedy &78.44%).
Aggregate buying power was highest for gasoline stations (257.t6%enience stores
(256.08%), health & personal care stores (253.79%), grotemy £51.17%), fast food

North College Hill Business District Study Hamiit€ounty Economic Development Office
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(245.16%), warehouse clubs & superstores (241.61%), and autorpatiyeaccessories
& tire stores (240.51%).

Estimated Business Sales
Estimated sales by industry type are also available frcthrent year. This is the
estimated amount of sales generated within the geograpteealoa the current year. As
a percentage of total sales NCH had a lower percentaggabfsales in the following

categories: building materials & garden supplies, genemichandise stores, auto
dealers & service stations, apparel °_
accessory, and home furniture. TH &
community had a higher percentage [
comparison to the County in the categori
of eating & drinking places, anc
miscellaneous retail.

It is helpful to get an understanding of ho
well the local businesses capture loc
residential spending and also the categor
where the community is able to attra
money from outside the geographic area o,
NCH.

As a whole the businesses of NCH were able to capture 44052k& amount of an
estimated $100 million ($99,495,000) in retail spending by the coniyrmirésidents. In
the eating and drinking places category local businessmgght in 119.35% of local
resident spending. This indicates success in attractingnoesst outside of NCH. Food
stores yielded 32.46% of residential spending, auto dealdrseawice stations 19.33%
and building materials & garden supplies 17.56%, apparel & sagesnly 6.59% and
general merchandise stores 0.70%. Miscellaneous betaight in $13 Million (29.34%
of total retail sales) but there is no equivalent caresubuying power to compare. This
would indicate that many of the sales in NCH businesseaa standard purchases that
neatly summarize into one category or another.

This displays a significant opportunity for NCH businasse capture retail spending
currently being conducted outside of the community. Ib aBows that people are
coming to the community for eating & drinking places.

Business Establishments by Industry

NCH had more retail establishments and less manufagtarnd wholesale trade than the
County average. Taking a closer look at the retaibéstaments, the community has a
higher percentage of personal services and educatiomeleseand a lower percentage of
business services and legal services.

Retail Establishmentsby Type
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The community hosts fewer businesses in the buildingematg & garden stores, auto
dealers & service stations, apparel & accessory catsgoompared to the County. A
higher than average number of businesses is found inotieé dtores, and eating &
drinking places categories.

Employees by Industry

Overall NCH has a lower percentage of employees iptivate sector, and specifically
in the finance, manufacturing, transportation, commumnoati public utilities, and
wholesale trade industries. A higher percentage of@apk than the County average
were found in the government sector, and in service&inda look at the service sub-
sector, a lower percentage of employees were in th@dsssiservices, legal services,
engineering and management industry sub-sectors. A hpgreentage of employees
were in the educational industry.

Employees by Occupation
Statistics show a lower percentage of employees worccupations in the fields of
administration and support, and trade & labor. They siigiw that a higher percentage
of employees work in the service personnel sector. The

listing below highlights the sub-sectors which deviatenfr
the County average.

Higher Percentage of Employees by Occupation Sub-Se
Health, Legal & Social

Educators

Technical Support

Health Care Educators Constitute a Higher than Average
PGI’SOI’]&U Services Percentage of Employees
Installation & Repair

Agriculture

Lower Percentage of Employees by Occupation Sub-Sector
Sales & Marketing

Engineers, Scientists & Computer-Professionals
Management support

Food & Beverage

Protective Services

Construction

Craft Production

Machine Operators

Assemblers

North College Hill Business District Study Hamiit€ounty Economic Development Office
April 2006 Page 23 of 61



North College Hill Market Area

The North College Hill Market Area includes the CitydaDensus blockgroups within a
three mile radius area centered on the intersectio@adbraith Road and Hamilton

Avenue. The area is shaded yellow on the Market Arap.MThis area represents the
population that can reasonably be attracted by the busse&diCH.

Population Characteristics

As with NCH, the Market Area is also slightly youndewmeowners living in rather
reasonably valued single-family housing. The widower peaggee has lessened, the
houses are valued at roughly $10,000 higher, and the percentegdears is somewhat
higher than NCH.

Workers residing in the NCH Market Area have relativdie same percentage of
occupations as found in NCH.

Effective Buying Income

The population density for the trade market of 3,183 peoplesgaare mile is still
relatively dense compared to 1,995 people per square mileef@ounty but not quite as
high as NCH. The aggregate effective buying income of $58lemper square mile is
lower than the $85.2 million for NCH but still signifid&n higher than the County
average at $43.5 million. The average household incorseb®a 108 with the average
household effective buying income recorded at $45,032.

Consumer Buying Power

Consumer buying power for the market area mirrors theeppafound in the effective
buying income. Buying power on all retail stores was 149.7%efCounty average at
$35 million/sg.mile, which is again somewhat lower thantNdCollege Hill's $54.2
million/sg.mile.

Aggregate buying power was lowest versus the County in thhe sategories as NCH
and higher in health and personal care stores (158.0%kgrgrstore(156.5%), gasoline
stations(155.0%), and building material/garden equipment/suggajers(154.7%) and
convenience stores (154.4%).

Estimated Business Sales

Sales were lower than the County average in the bgilthaterials & garden supplies,
home furniture, and miscellaneous retail categories, andrhigae the average in auto
dealers & service stations.

The NCH market area was able to capture 104.63% of lesaeantial spending ($1.2
billion) as a total. This reveals that the areangtaattractor of consumer spending.
Auto dealers and service stations were successful inngai209.2% of spending,
followed by building materials & garden supplies at 168.3%tinga drinking places
and food stores gained 91.3% and 85.2% respectively. Apparetegskaries attracted
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only 56.7% and general merchandise pulled in 50.62% of totall lesidential spending
in their respective categories.

The market area is successful at attracting locabeess’ consumer spending and
spending by a few people outside of the three mile radass arhis is most significant in

auto dealers and service stations and building materiglarden supplies which is most
likely attributed to businesses along Colerain Avenue. Apmrately half of the money

residents are spending on clothing & accessories and ¢enerahandise is being

conducted outside the market area.

Business Establishments by Industry

The market area matched the County average in evergocgtexcept manufacturing
which was slightly lower as a percentage of total numbéusiness establishments. The
retail establishments where similar to NCH yet tlmgtched the County average in
educational services and exceeded both the County and N@id percentage of social
services establishments.

Retail Establishmentsby Type
There were more auto dealers and service stations imdhket area and fewer home
furniture stores as a percentage of all retail establistsmen

Employees by Industry

There are more people employed by government and tedbei private sector in

comparison to the County average, although the deviai®ss than was found in NCH.
Higher than average percentages of employees were foutite iretail, and services
categories. Lower than average percentages were fouihnte/insurance/real estate
and manufacturing fields. The service sub-sector shofeedr employees as a
percentage of total employees in the business servimkgr@gineering & management
fields and a higher percentage in the health servicescamal services.

Employees by Occupation
A higher percentage of employees were found in the serpersonnel and lower
percentages were in administration and support occupations.

Higher Percentage of Employees by Occupation Sub-Sector
Educators

Technical Support

Health Care

Installation & Repair

Agriculture

Lower Percentage of Employees by Occupation Sub-Sector
Sales & Marketing

Engineers, Scientists & Computer-Professionals
Management Support

Protective Services

North College Hill Business District Study Hamiit€ounty Economic Development Office
April 2006 Page 25 of 61



Lower Percentage of Employees by Occupation Sub-S@mntinued)
Craft Production

Machine Operators

Assemblers

Summary

North College Hill is in competition with several oth&nopping districts, the largest
being along Colerain Avenue and several smaller onegyaitamilton Avenue and
Winton Road.

The community provides affordable sing
family housing with a high populatior
density. The population is both young:
and older than Hamilton County i
general. This is a community with highe
than average numbers of younger fir
time homeowners and senior citizens. T
aggregate effective buying density
almost twice the County average and t
consumer buying power density was mo
than twice the County average. Loc §
businesses captured 44.5% of th e
Spending by NCH residents. Local Fricker's Restaurant, NCH Attracts Spending in the
businesses were able to attract spending from  Eating & Drinking Places Category
outside the community in the eating &

drinking places category.

The North College Hill market area is composed of reggl®f relatively the same

demographic character. Their age is closer to the Ham@ounty average and therefore
less likely to be older (widowed) or younger. Overadl tharket area exhibits many of
the same demographic patterns found in NCH but to a lessent; most statistics are
closer to the County average. Housing is still prigasivner occupied and affordable
but approaching the County average. The population isatiér compact and buying

power density is greater than the County but not texent seen in NCH. Market area
businesses were able to capture 104.63% of the $1.2 billiomsuc®r spending and

therefore able to attract more spending contributed bgaets within the 3 mile radius.

The area was a net attractor of spending in auto dealerservice stations and in

building materials and garden supplies.
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Competition Analysis

Winton Road (W. Galbraith Road to Compton Road)

This commercial corridor is centered on Brentwood Pkzd along Winton Road in

Springfield Township. The Plaza underwent significamow@tion in 2004 and a new
Kroger grocery store was established as the anchor.vadated Kroger building marks

the northern boundary. The strip center hosts aatmleof smaller national retail chain
stores and several restaurants in the outlots. Sedemtdl and medical offices are found
in the district. Access is hampered by the lack of avagy ramp from west bound Cross
County Highway to north bound Winton Road.

New Kroger Grocery Anchor in Brentwood Plaza S@ignter Adjacent to Kroger

Colerain Avenue (Between Banning Road to Cross County)

The neighborhood business district along Colerain Avesueviewed from Banning
Road to Cross County Highway. This district is thaestecentralized of the corridors.
The area is anchored by Bigg’s grocery store at ther&nlenterchange with Cross
County. As with NCH, the area benefits from full @s to Cross County. Construction
of a Walmart superstore has begun at the Colerain Roadrekis slated for completion
in 2006. This district benefits from rather high traffauats. Northgate Mall and many
car dealers to the north serve as regional destngafar shopping and auto sales. The
land uses are mismatched and display a lack of planning.ulkude of retail uses are
found in this district. There is no cohesive identityhe area other than the road itself.
The movement and sheer volume of vehicular activégalirages pedestrian travel.

.,;' i‘ S N
Heavy Traffieng Colerain Avenue

Walmart SuperStore Construction Site
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The table below shows the Hamilton County Auditorassification of land use for each
of the three competing business corridors.

Land Use Distribution

70.00% -
60.00%
B North College Hill
50.00% - — | - - - H Brentwood Plaza Area | _
Colerain Avenue
40.00%
30.00%
20.00%
10.00% -
0.00% A ; ;
» > . . > . > >
&L & \§’\\o & & & oé{\ & ¥ & N x\{\e’e 5 Q;\\o‘\ 5
2 &{\\)x\ 4\’<<'b' & Q’Q'Zr \2\0\) o’z’\ W 9 0<<'b' (\b‘) N 4+®b R (\b‘)
A A I SO R e
O 9 S ® Q A
S 5 N S
< ® o
North College Hill Business District Study Hamiit€ounty Economic Development Office

April 2006 Page 28 of 61




There are several key differences in the compositidand use in the districts.

Commercial land

_ use North
constitutes the larges College  Brentwood  Colerain
percentage for all districts ye Hill Plaza Area _ Avenue
North College Hill has the | commercial 31.38% 47.15% 57.42%
lowest percentage at 31.38¢
while Brentwood is 47.15% | Institutional 19.65% 1.92% 0.34%
and Colerain is 57.42%. Multi-Family 10.74% 3.36% 4.62%

Public/Semi-Public 7.79% 6.76% 2.64%
The North College Hill Single Family 6.82% 1.71% 4.50%
Business District is unique ir | Congregate Housing  6.23%
1 0, - -

that a very large percentag | Educational 4.86%
district is allocated toward
institutional uses. | Vacant 3.79% 25.43% 10.74%
Institutional use represent _
almost 20% of all land in | ©fc® 3.69% 12.48% 5-25%
NCH BD but not even 2% in _
Brentwood and only 0.34% LHeavy Industrial 9.76%

in Colerain.

Multi-Family, Public/Semi-Public, Single Family, Congege Housing, and Educational
are summed up in a subtotal in the chart. These combgasdnuiake up 56% of land use
in NCH business districts while they only represent di@y14% in the other corridors.

This exemplifies its character as a traditional urbappimng district. The other corridors

tend to segregate uses within the community.

Land categorized as “vacant” by the auditor makes up awrading 25.43% of land in
Brentwood, a much lesser 10.74% in Colerain and a very rebf@&d9% in NCH. It
should be clearly understood that the auditor classWaEsnt land as such for taxing
purposes and this does not necessarily mean that any enpeats upon the property are
vacant nor is it directly related to building vacanayes. Nevertheless, the amount of
land designated as vacant does serve as an indicatibe loéalth of the business district
and also the opportunity for new and future development.

Office use is more prevalent in the other two corrido@dfice use in Brentwood makes
up 12.48% of total area, 5.25% of area in Colerain and only 3i69¢GH.

Heavy Industrial use is only represented in the Coleraiendg business district and
constitutes almost 10% of the land.

The NCH business districts occupy 187.7 acres of land. chimpeting Colerain avenue
district is roughly the same size at 194.52 acres. Bremtugthe most compact of the
districts and in fact is less than half the sizéhefother corridors at 87.18 acres.
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Listing of Retail Categories

Retail Category Winton Colerain North Callege Hill
Women's apare 1 2
Women's sho
Men's appart
Men's shoe
Children's appar
Children's sho
Neighborhood/Family Restaura 10 5 7
Fast food restaurants/c 8 7 8
Coffee sho 1
Grocery stor 1 3 1
Meat and Fish mark 1
Fruit / Vegetable mark
Ice cream parlc 1
Retail baker 1 1 2
Liguor / wine / Tobacco stc 2 1
Bar / taver 1 3 2
Appliance / electronic sta 1 1 1
Automobile sale
Art, Craft and framin 1 2 1
Auto supply, tires / Oil Services / P 5 6 8
Bank / Financial Servict 5 9 17
Book stor:
Card and gift shop/boutig 1
Cell phone / pag 1
Computers and accesso 2
convenience and gasol 4 2 5
Discount merchandise store, furnit 1 5
Drug store / Vitamin Sto 3 2 1
Florist 1
Health and beau 1 1 4
Home improvement, lumber, home dé« 2 4
Jeweln 1
Laundry / dry cleanin 3 2
Luggag!
Medical suppl 1
Movie theatr
Music cds 1
Optical vision car 1 1 2
Office suppl 2
Personal servic-hair / nails / Tannin 3 8 17
Pet suppl 1 1
Photographic & Printin 2 2
Shoe repa
Sporting goods/bicyc 1 2 3
Toy and hobb 2
Videos & Video Games rental / s¢ 2 1 3
Consignment Shc 1
Men’s & Women’s Appatrt 2 2
Men’s Women & Children’s Sho 1
Hotel / Mote 2
Medical Office, Dental, Chiroprac 5 5
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North College Hill Business Owner s Survey

Surveys were sent to 116 North College Hill businesséiseirfall of 2005. Thirty-four
surveys were completed, equating to a 29.3% response Aasample of the business
survey can be found in the Appendix.

Businesses in operation for 3 years or more

\ were asked to report trends in their sales.
_ 16.7% said that sales had increased over the

— e previous 3 years, 38.9% said sales had

decreased, and 44.4% reported sales had
stayed about the same.

Easy access, central location, and close to
home were the most commonly sited
benefits of being located in North College
Hill. The greatest disadvantages mentioned
in the responses were traffic, crime, and the
general image of the community.

NCH Bakery

A
/E

Business owners were asked about pl¢ [ V/

for changes to their physical building ¢ }
location. 23.5% of respondents indicatt [
that they had a plan to upgrade their pla
of business or change their busine
location in the next two years. 50.0%
those said they intended to perfor
interior upgrades, 37.5% wer |
investigating expansions, 37.5% we |
considering relocations, and 12.5% we
looking into exterior upgrades.

When asked about the market area th g¢
business served, 45.5% stated Cincinn
Metropolitan Area, 31.8% stated 3 mil
radius, 13.6% stated surroundir
neighborhood, and 9.1% answere¢ *
Regional/National/International.

Business owners anticipate ab.2% grow Street Maintenance & Sidewalks Received Above
in full-time employees from 2006 to 200 Average Ratings

and a 10% growth in full-time employee

from 2007-2008. Part-time employmel

was not expected to experience a

significant change.
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Respondents were asked to rank public services and prograredoii North College

Hill from 1 “poor” to 5 “excellent” with 3 considerechlerage.” Business Networking
was ranked highest with an average score of 4.1 out ofPBrmit Process, Street
Maintenance, Sidewalks were ranked lowest with amageerating of 3.3 or slightly

above average. Police/Safety, Fire/EMS, and BusiAgade of Local Government

all averaged 3.8.

Restaurants were also ranked using the same scorimgrsystood Quality averaged the
highest score at 3.6 while Atmosphere received the lowesage score of 2.9 which is
considered very slightly under average. Price, Cleasdinand Parking all averaged
between 3.5 and 3.2.

When not eating in North College Hill, business ownexisl shey ate at locations in
Colerain Township, West Chester, Finneytown, Brentwood.

Retail and service stores in the corridor were rankett Witce gaining the highest
average of 3.6. The lowest score went to Store $mtecind Parking and Customer
Service received scores of 3.2 and 3.3 respectively.

Respondents stated that when shopping outside NCH they fremuently visited
Northgate/Colerain Avenue, Kenwood, Tri-County, Cincinnatildyl Brentwood, and
Forest Fair.

Several specific concerns were raised by business mspisnat the end of the survey.
The most common issues were shifting demographics, singeeesidential foreclosures,
and the perception of a rise in serious crime. Busioes&rs were also concerned with
loss of business during road closures, traffic conge#tion incorrect timing of lights on
West Galbraith Road, lower traffic counts on Westh@alth Road due to Cross County,
desire to see storefront exteriors improved, and imprewemf streetscape elements on
Hamilton Avenue south of West Galbraith.
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Developer Surveys

HCDC conducted phone interviews with several local dgesk to discuss their overall
impressions and suggestions for the NCH business district.

General Character

NCH was viewed as a typical west-side
Hamilton County community with active
citizens who have successfully maintaine .
their city. It was also seen as a histol
neighborhood business district in tr =5
process of reinventing itself. The are -
boasts great access and has done
excellent job replacing old infrastructure
The area supports many strong mom
pop businesses and recent developm ==
has been encouraged near Cross Col
Highway. Landscaping is very well don
in many areas but strangely lacking sot -
of Galbraith on Hamilton Ave. The Cit) Hidden Park with Historic Marker Near S/Bank

was seen as primarily a retail oriente

location that focused on moderate incor

“savers.”

Challenges
Leasing rates for office can be as high =<
$22 /sqft in the some areas of Cincinna
NCH is in the $14.50 /sqft range
Construction costs have risen recently a
will continue due to global competition
relatively low lending rates, and hurricar
rebuilding efforts.

The aging population is seen as a challer
which many communities throughout tr
region are experiencing. A solution is 1
attract younger homeowners and sing|
with disposable income.

Alleyway Behind Shallow Lots Along W. Galbraith
Road

A few key business areas lack a cohesive identity — spa&tyfon Goodman Avenue, the
intersection of Hamilton and Galbraith, and the soutkehof Hamilton Avenue.
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High cost of demolition may slow the
redevelopment of older sections. Smi
and shallow lot sizes may make reuse le §
attractive.

Many communities want office uses bl
the market is demanding more office on
in a few “hot” areas. Retall lease rates c
easily be 50% higher than office rate
making them more likely to attrac
redevelopment interest.

Suggestions

The city could investigate proactively underwriting andeassling property. Make
property available at attractive prices. There areeors that few key landowners may
have unrealistic views about the value of property.

There were two main suggestions concerning the ThrifSvey The first is to subdivide
the property, focus on light industrial in the rear andodu#tail along the Galbraith and
Goodman frontage. The second approach was outright demaditithe building and

market the land as a clean slate, with a fresh/upsoalge.

Housing development attracts new retail. Many people aokirlg for houses in the
communities they were raised but they want 2-car gara@ids,bedrooms, modern
amenities and room plans.

Available Lot Along W. Galbraith Road
Building Renovated by City with Municipal Building
in the Distance
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comparison to other neighborhood shopping are ©
NCH offers better access, more convenience, an ?4 !
generally less frantic than Colerain Avenue. N

place and also focus on the visual perception of sa
in its business districts. This is done very well ==
some areas and less so in others. Consumers « 8
will make decisions based on what feels goc
Shopping is not an entirely rational process.

e L e !

The Isaac Mayer Wise Farm Historical Marker
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M edical Office M ar ket Research

Healthcare real estate has been experiencing high demaecemt years and is one of
the few gems in an otherwise sluggish office markatretent years vacancy in medical
offices has averaged 10% nationally compared to 16.6%eitralditional office market.
The healthcare real estate niche has been consideogt ifthmany recent medical,
business, and real estate publications.

The healthcare industry is estimated to compose only 58%eoftommercial real estate
market but is expected to grow due to increases in natiotslhealth care spending.
The Center for Medicare & Medicaid Services estimabeslical spending to increase
two-fold from $1.54 billion in 2002, to $3.1 billion by 2012.

Medical offices are perceived as having a “tremendous lamgtetential because of the
growing demand for medical space” sighted by an articlthenNational Real Estate
Investor entitled Medical Office Buildings: Remedy fan Ailing Market. The two
primary factors driving growth in the industry are thenggof the baby boomers and
expanding commercial and residential development.

Example of a Medical/Flex Space Office
Development

Design Considerations & Increased Cost

Real estate investors are increasingly intereste@nting to doctors, given the lower
vacancy rate and strength of the health-care sectargdarslow economy yet special
design considerations, which often result in increasstscare often encountered.

Medical offices require specific design, constructiomd amaterials, and property
management above and beyond that of a typical offiddibg. Buildings intended for

medical use are built upon the same shell construasasffice developments but interior
layouts, HVAC systems, radiation shields, sound cénéned the number of plumbing
and restroom facilities are just a few of the uniquagtesequirements which raise the
cost and complexity of buildings used by the medicatlfieThe National Real Estate
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Investor reported that the typical build-out price oedimal space runs at approximately
$80-$100 /sgft compared to $25 to $35 /sgft in general office space.

In addition, general maintenance and upkeep issues arepnevedent in the health care
industry due to the high volume of patient traffic and eoncfor environmental
sanitization.

L ocation Decisions

Physicians also are applying retail principles to theficefselections. They generally
seek space with good accessibility, adequate parking and tsipility. Research on
recent trends reveal several issues which help deteriéndocation of new medical
offices.

1. Medical facilities locate near their customer’'s lbBam “Commercial follows
residential. Groups that don't need to be near a l@smie trying to make it more
convenient for their patients to get to them,” saidef Reiber a medical office developer
working in Tampa Bay region.

2. General physicians desire residential areas claseitocustomers along higher traffic
corridors. New medical facilities tend to competetfee same prime locations on a busy
thoroughfare. Medical facility planners must have tredight to purchase land in high
demand areas before it gets too expensive. Steve Beomealtor specializing in health-
care real estate stated that doctors, under pressuarddvweer reimbursements, have tried
to save money by consolidating and sharing office expenBleat includes seeking the
help of real-estate professionals and locating away fiospital campuses, if possible.

3. Medical uses locate near high traffic retail diséti “Physicians like to be close to
retail,” reported David Scher, a retail developer quotedher Tampa Bay Business
Journal. He continued saying “there’s synergy there Isec#uat’'s where people go.
You see more and more medical centers close to cetatiers.”

4. Medical specialists prefer t
locate near existing hospite
facilities. “Physicians,
particularly specialists want tc
be near hospitals fol
convenience” said B.J. Miller ¢
health consultant interviewed il
a Minneapolis/St. Paul Busines
Journal article.

Medical Buildings Tend to Locate near Retail

5. Medical offices can be incorporated into a comprefierland use strategy adopted
by a community with a need to effectively buffer comoie and residential land uses.
They have the possibility of significantly improving tpaysical design and lessen the
impact of retail development encroachment on residesrtésas. Medical offices require
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smaller parking lots with more opportunities for landsegpand smaller building
footprints. In some instances medical facilitiesemttonally fit directly into the

residential fabric and convey a sense of comfort, peate very human scale which
provides a pleasing transition from larger retail usessitmyle and multi-family

residential.

Specialization in the Health Care Industry

A recent trend in the medical arts is the evolutibsenvices to address the specific needs
of a specific group or population. Customization of pntlem, treatment and
rehabilitation services which cater to the needs ofitlévidual are on the rise. In
addition, the ever-increasing costs of healthcare anumed&s minimize hospital stays
have created many opportunities for more cost-effectivgpatient care and other
alternatives.

Often individual practitioners seek out locations in usdered areas with few doctors or
situations where they will not be in direct competitiwith established group practices.
When ideal locations are unavailable doctors are encaliremeattract patients by

offering evening or weekend office hours or a practice fitmta unique niche. Some
establishments offer programs which match the specédaltin concerns of the local
population such as comprehensive programs in weight managgjespeacial prenatal care
for at-risk low income residents, nutritional medigingtamin counseling, cellulite

reduction, smoking cessation and even “drive through” Aats where patients can
receive injections without leaving their cars.

L ocal Hospitals
The following information was obtained from the twodbhbospital webpages.

Mercy Franciscan Hospital Mt Airy

The Mercy Franciscan Hospital Mt Airy Campus is techon 2446 Kipling Avenue just
South-west of North College Hill. The InterCommur@gncer Center is located at 2452
Kipling Avenue. Founded in 1971, Mercy Hospital Mt. Airy hasen serving the
community at its expansive campus at Kipling Avenue and Banniag RoMt. Airy. A
full-service hospital, Mercy Mt. Airy offers orthoge, cardiac and maternity care and an
array of other healthcare services.
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Hospital Statistics:

445 affiliated physicians

1,000 employees

1,166 births in 2004

269 licensed acute care beds

10,344 patient admissions in 2004

49,053 emergency department visits in 200
(includes Harrison Medi-Center)

More information can be found on the Mercy §
Health Partner’'s webpage.
http://www.ehealthconnection.com/

The Drake Center

The Drake Center is located at 151 W. Galbraith Road ajppately 3 to 4 miles east of
the city. The center specializes in rehabilitationvises and serves all residents of
Hamilton County regardless of their ability to pay.

Drake Center’s 42-acre campus just west of I-75 in
Cincinnati is unlike any other health care facility ir
the region. Drake’s efficient and attractive healt|
care center enables us to provide leading-edc
high-quality care far into the 21st century.

But more than just architecture and acreage, Dra
Center is fundamentally about their patients, stalEaESsses
specialized programs, and  state-of-the-a SN
equipment and technologies. The organization :
success stands as a testament to the hard work .
achievements of the Drake Center team, who foc
on their patients’ care and recovery day after day.

Drake Center houses a number of unique facilities
within the campus that support and enhance these effarisiling:

* Health Care Resource Center

* Warm-Water Aquatic Center

» Support and Wellness Programs

* Therapeutic Courtyard and Patient & Family Pavilion
» Transitional Living Suites

* Child Care Facility

Visit the Drake Center webpage for additional informatio
http://www.drakecenter.com
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http://www.ehealthconnection.com/
http://www.drakecenter.com/

Existing Health Care Related Businessesin North College Hill

Clovernook Center for the Blind and
Visually Impaired, Procter Center — Low
Vision Center

7000 Hamilton Avenue

Clovernook HealthCare Pavilion (Micah
Clovernook LLC)
7025 Clovernook Avenue

GMR Exceptional Care, Inc. (Assisted
Living Facility)
6721 Hamilton Avenue

Lakeridge Villa Nursing Home (Cedar
Medical Group, Inc.)

7220 Pippin Road

Community Ambulance Service

6609 Hamilton Avenue

Pregnancy Care of Cincinnati
1608 Sundale Avenue

Hamilton Chiropractic Therapy Center
1592 Goodman Avenue

Tri-State Centers for Sight
1577 Goodman Avenue

Dentist- Vilardo, Nagy, Rogers
1612 Galbraith Road

Jarnot Optical
1833 W. Galbraith Road

North College Hill Business District Study
April 2006

Charles Hafele
North College Hill Chiropractic Center
6527 Hamilton Avenue

Shirley Stephens Counseling
1590 W. Galbraith Road

Right to Life
1802 W. Galbraith Road

Jerome Gabis Psychologist
7105 Hamilton Avenue

Family Essence
6721 Hamilton Avenue

Regency Village Nursing Home
6550 Hamilton Avenue

Life Issues Institute
1721 W. Galbraith Avenue

GS Ruedisuell, MD.
1833 W. Galbraith Road

Thomas Sullivan, DC.
7106 Pippin Road

Affordable Counseling Service
1590 W. Galbraith Road

Lenscrafters
1591 Goodman Avenue
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M edical Office Recommendations

Opportunities
North College Hill has many positive attributes which wibald in the attraction of

medical office development.

New commercial development along Hamilton Avenue frGmodman to the Cross
County Highway, coupled with affordable real estate \wlaed several large multi-
family parcels could encourage medical office develogmdrhe area also boasts high
traffic, high visibility, and convenient access which gadentified as being highly
attractive.

The community has two very specific demographic groups wtocitd be found to be
underserved by the current medical services. Faciliaésring to young families and
aging senior citizens could well find success in the area.

Two large hospitals are within a few miles of Northl