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The following report provides a detailed description of the economic analysis findings. This report is a summary of 
the baseline conditions and trends that will inform and support recommendations for the City of Lebanon 
Comprehensive Plan. It is important that future planning recommendations are rooted in quality market research. 
This plan will be guided by a community-derived vision and set of supportive goals. The Steering Committee will 
work to meld the conclusions of the public process with the principal findings of this series of technical reports. For 
questions on this report, please contact the project manager for Envision Lebanon, Brian Ashworth, Planner with 
planning NEXT, at brian@planning-next.com.  
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1. ECONOMIC ANALYSIS  
This section focuses on the existing economic conditions and trends. Through this 

focused analysis, a baseline was established of the economic foundation in the 

community. 

ECONOMIC TRENDS1 

The City of Lebanon is home to approximately 11,000 full and part-time jobs contained within over 700 

businesses, nonprofits, and government agencies. Private employment represents 87% of employment in 

Lebanon. Private employment in Lebanon is growing 2.7x faster than the state and slightly faster than 

Warren County (chart 1). 

 

 
1Ohio does not report out labor market data information at the city or town level except for Cleveland and 
Columbus which makes consistent, comparative data difficult 
 

• ES-202 data (unemployment insurance eligible payroll counts) is the most typical but not available. 

• Self-employment data is only reported at the county level with approximately a 2 year lag. 

• Developing baseline economic data for Lebanon came from several sources including: 

o OntheMap.gov (3 year lagging ES202 data but only at broad industry categories) 

o Longitudinal Employee Household Dynamics data set (LEHD.gov) (3 year lag) 

o County Business Patterns (2 year lag – March only snapshot) 

o ESRI Business Analyst (2 year lag – based on combination of D&B and fed data) 

o City tax information 

Therefore, for purposes of the comprehensive plan, focus should be on comparative direction, trend, and order of 

magnitude of economic performance rather than “decimal points”. 
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Chart 1: Private Employment Growth 
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Manufacturing is the largest private-sector 

industry representing 21% of the employment 

base. Location quotient is a statistical technique 

to identify key industries based on their relative 

level of concentration compared to the state or 

national levels. Manufacturing is a key industry 

in Lebanon with a location quotient of 1.8. This 

means manufacturing employment in Lebanon is 

80% higher than the nation. Conversely, 

transportation and warehousing jobs which are 

typically also located in industrial zoned land are 

nearly 80% below national levels (chart 2). 

 
 

INCOME TAX TRENDS 

Another approach to understanding economic performance is to look at city income growth. The city-level 

total wage base is not available from any source to make comparisons to other geographies. However, 

understanding growth in incomes is a key factor for understanding the overall economic performance of 

Lebanon’s employment sectors. As a proxy, the City’s reported taxable wage base and income tax collections 

from the Consolidated Annual Financial Report were used.  
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Chart 2: Leading Industries and Trade Sectors 
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Lebanon’s taxable income base is up 37% since 2009, slightly higher than its job growth. The waterfall graphic 

(chart 3) shows what has been the key contributing factors to the City’s income tax base growth. 

Approximately 45% of the income tax base increased from more filers. Fifty-five percent of the increase can 

be attributed to higher incomes.   

Over 50% of the growth is attributable to incomes over $100,000. Returns over $100k increased by 54% from 

1001 returns in 2009 to 1562 (Table 1). This also represents 56% of the increase in total returns from 2009. It 

also represents 86% of the increase in the taxable income base.  

Table 1: Change from 2009 to 2018 

Source: NP analysis of Lebanon Consolidated Financial Report 2019 Statistical Supplement 

Chart 3: Drivers of Income Tax Base Growth 
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Income tax base growth has been driven by factors other than wage withholdings. Examining the filing status 

finds that there are indicators of growth caused by self-employment and entrepreneurship. Chart 4 examines 

relative growth rates by type of filing. The total represents all filer types. Withholdings are growing slower 

than business profits and individual filings.  

Source: NP analysis of Lebanon Consolidated Financial Report 2019 Statistical Supplement 

 

EMPLOYMENT TRENDS 

Self-employment and entrepreneurship are able to be successful in Lebanon mainly due to the high 

quality of life. When individuals can work wherever they want, they choose a place that is pleasing to 

live. Access to metropolitan areas, affordable housing stock, and high-speed internet, are all factors that 

play into the decision. The ever-shifting retail market and growing e-commerce market are significant. 

Allowing for this shift will lure potential new business owners and encourage creativity in business 

models. For example, a small business may be located downtown with a small retail space in the front of 

the building and a larger production for online orders behind the storefront. Currently, this relationship 

in the zoning code is not allowed but has not been enforced to allow for small business growth. The 

comprehensive plan should include a recommendation to amend this relationship moving forward.  

To foster this entrepreneurial spirit, City staff should work with existing landlords to allow flexibility in 

properties to build a range of space types throughout the City to accommodate. Small business 

development and entrepreneurs should be given more energy than luring a large-scale tenant or user, 

especially as there are so many unknowns in the future of the office market. Zoning in places like 

downtown needs to be flexible with as few steps as possible for creativity to blossom. Encouraging pop-

ups, hosting events, or developing new approaches will make people want to live in Lebanon. To achieve 
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the desired flexibility in zoning, a new district may be necessary to accommodate a mix of innovative 

and creative uses.  

Quality of life will also need to be 

the central feature to attract 

regional technological or 

professional talent. Generic office 

space with some highway access is 

no longer enough for companies 

looking to house their employees 

and attract a talent pool. More than 

ever, employers are valuing the 

local amenities to draw in talent. 

Innovation Zones that might attract 

this type of tenant will be 

dependent on amenities; executive 

style housing, multi-use trail access, 

and retail options in a walkable 

setting are necessary to cultivate a 

lifestyle for these workforces. See 

the map where some of these 

amenities already exist in Lebanon 

and potential locations for 

Innovation Districts and mixed-use 

nodes. Several of these relate 

directly to the Area Plan Analysis 

Memo, Volume 3.  

 

 

 

SUMMARY 

• Lebanon has a growing employment base and indications that self-employment and 

entrepreneurship are playing bigger roles than 10 years ago. 

• Not only does it appear that self-employment may be rising in importance, but incomes appear to be 

increasing substantially. 
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2. WORKFORCE  
This section focuses on understanding how employees move for employment. 

WORKER FLOWS 

Lebanon is a key employment center for the region. Lebanon’s local labor needs (private sector workforce) 

are met by the region while a nearly equal number of Lebanon residents find employment across the region.2  

This suggests that Lebanon is a community of choice, and residency is not necessarily driven by employment 

opportunities within the community. 

 

For those working in Lebanon more than three-fourths of commuters drive less than 25 miles (chart 5).  
 

 
2 This excludes self-employed people; analysis based on U.S. Census Bureau, Center for Economic Studies, 
https://onthemap.ces.census.gov. 
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Chart 5: Commuting Distances 
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Commuters from the north are as prevalent as workers from the southwest. However, 50% of the workers 

commuting over 50 miles come from the Northeast / Dayton metro area rather than closer to Cincinnati 

(chart 6).  

 
  

Chart 6: Job Counts by Distance 
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3. REGIONAL ECONOMIC DYNAMICS  

It’s important to remember that Lebanon’s economy and economic development activity 
is a function of the region as a whole – looking at trends in the region can help identify 
opportunities. 

CONSUMER MARKET AREA3  

The City's major unique draw and critical asset is the downtown. Cellphone data was used to estimate the 

geographic reach of the downtown from 2019 to provide a pre-COVID perspective. 

Findings from the cellphone data analysis include: 

• The downtown has clearly become a superregional destination with a draw that reaches into 

Indianapolis, Columbus, and Cincinnati. 

• The principal trade area has evolved from the estimate in 2017 reaching farther north and south 

than originally anticipated. The Trade area today is approximately 200,000 people for the 70% of its 

visitor base but reaching into a total consumer base of at least 1.5 million.  

 

 

 

 

 
3 One of the main data sources ESRI Business Analyst has frozen all retail sales estimates to 2017 data because of 
the impact of e-commerce and the inability to estimate retail activity at the geographic level E.g., – overall retail 
sales are down 4% but e-commerce sales are up 30%. Certain categories such as books, electronics, clothing have 
moved to majority e-commerce sales 

Chart 7: Estimated Visitor Counts 
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EMPLOYMENT AND ESTABLISHMENT CHANGE BY INDUSTRY ACROSS THE REGION 

Chart 9 shows the relationship between employment change and establishment change of industries.  
These two factors are used for the following reasons:  
 

• Establishment count: Establishment count equates to the number of companies needing space. 
Identifying changes in firm count at the industry level can be useful in helping to understand growth 
patterns and potentially space needs based on industry-level activity. For manufactured products, it 
can also help understand potential market mismatches in space availability versus industry 
requirements. For example, a shrinking chemical industry firm count indicates available industrial 
space but that space is not easily absorbed by a food manufacturer which may be growing. 
 

• Employment levels: Employment changes are an indicator of industry and firm performance and a 
potential indicator of size requirements particularly in labor-intensive industries. It should be noted 
that decreased employment does not necessarily mean decreased manufacturing activity. It could 
mean increased productivity. 
 

Chart 10 shows that with the exception of aerospace and plastic products, most manufacturing sectors have 
seen little or only modest economic change in terms of employment or establishments.  
 
In contrast professional services particularly high-end computer and technical professional services are 
growing both employees and firms in Butler and Warren County. However, based on the relationship 
between establishments and employee change, most of the growth in high-end services appears to be in 
smaller companies because the number of employees added compared to increases in establishments is less 
than 500 employees in total in most cases. 
 

Chart 8: Trade Area 
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Chart 9: Employment Change and Establishment Change 

Chart 10: Employment Change and Establishment Change 
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INDUSTRIAL REAL ESTATE DYNAMICS 

The Greater Cincinnati industrial real estate market reflects the findings about the relative lack of 
growth in manufacturing shown in Chart 11. The vast majority of the real estate activity is in 
warehousing & distribution not manufacturing despite tight supply in the manufacturing space.4  
 

Other than warehousing, most of the demand as reflected in the absorption across the Cincinnati 
market doesn’t require large acreage because the building requirements are smaller. A closer look at the 
“Tri-County” sub-market of which Lebanon is part, shows that most of the industrial inventory is 
warehousing (46%) and that warehousing demand is 2x industrial.  

Examining the market availability and the “averages” of square footage and estimated acreage5 suggest 
that warehousing-related uses have significant land and building footprints whereas similar sized 
manufacturing requirements are largely concentrated in heavy manufacturing. Light industrial and R&D 

 
4 Two major brokerage reports were used to understand the industrial real estate market. CBRE and Colliers. These 
reports provide the most comprehensive submarket geographic examination of real estate activity. 
5 Acreage was estimated based on building square footage on a site with a FAR of .3  

Chart 11: Real Estate Activity 
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(SF)

QTRLY NET 

ABSORPTIO

N (SF)

YTD NET 

ABSORPTIO

N (SF)

AVG WTD 

ASKING 

RATES 

(NNN)

TRI-COUNTY 802 65,639,222 5,179,822 5,093,041 7.8% 538,155 532,312 268,665 $4.73

Bulk Warehouse 71 24,096,162 3,956,790 3,989,179 16.6% 354,456 363,046 277,307 $4.41

Warehouse - Distribution 56 6,982,287 440,547 440,547 6.3% 84,146 19,710 -117,516 $4.95

Flex/R&D 90 4,254,854 354,140 329,179 7.7% 49,898 7,953 6,842 $7.06

Light Industrial 518 20,764,665 428,345 334,136 1.6% 49,655 106,603 40,532 $7.63

Manufacturing 67 9,541,254 0 0 0.0% 0 35,000 61,500

Table 2: Industrial Inventory 
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maintain substantially smaller footprints with absorption demand also suggesting smaller footprint 
facilities.  
 

 
 

LEBANON’S INDUSTRIAL DEVELOPMENT CAPACITY 

As part of this analysis, a visual survey through several on-location tours as well as map-based analysis were 

conducted of Lebanon’s industrial development capacity. Lebanon has a substantial amount of industrial land 

inventory (see Land Use Chapter). However, upon further analysis, a substantial portion of this inventory has 

topographical challenges with slopes of more than 20 feet requiring extensive site preparation and is 

impacted by streams and/or encroachment from residential by neighboring communities. Moreover, a 

number of the locations have limited water/sewer infrastructure and less than ideal highway access. Very 

few sites are truly “pad ready.”  Given the role that time-to-market plays for a number of manufacturing 

firms, this lack of “shovel-ready” sites could be a significant disadvantage for Lebanon in attraction-based 

economic development. The following series of maps highlight potential areas and their site developability 

based on topography and access points. 

 

 

 

Chart 12: Industrial Size and Acreage 
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Past planning studies have considered large building pad 

sites with accompanying smaller sites. The current 

industrial market in the region is more responsive to 

offering a higher number of small pads, than trying to 

attract one large user. To attract JobsOhio projects, 

turning around sites that match a set of variables is of the 

utmost importance. If a potential site requires grading a 

site for 9 months, the opportunity will have likely 

evaporated. Large format building sites need to be shovel-

ready. Developing a list of shovel-ready sites will require 

buy-in from the City to make investments to attract 

economic development. If investments are not willing to 

be made, expectations of growth potential need to be 

reconsidered. If industrial growth is to be the priority 

moving forward in Lebanon, an approach towards 

annexation and acquisition needs to be established. To 

move in this direction, a clear explanation to elected 

officials and partner organizations is needed to outline 

expectations.  
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BIOHEALTH SECTOR AS AN OPPORTUNITY 

BioHealth is an industry sector target for REDI and the City of Lebanon. The Biohealth Sector as defined by 

REDI is very broad encompassing health care delivery, therapeutic manufacturing, chemical, and biologic 

compounds, medical equipment, diagnostics, digital health applications. Each sector has its own 

requirements in terms of land, buildings, and talent pools. It becomes more complicated when you divide the 

sectors into research, product development, manufacturing, clinical sales, and support.  

The analysis determined that the vast majority of the jobs from the REDI definition are in healthcare delivery. 

Healthcare delivery is largely driven by market access with similarities to retail location dynamics. Lebanon 

already has a substantial presence in the healthcare component of the BioHealth sector. How much more it 

can absorb will be driven largely by continued population growth to the north of the City given the extensive 

presence of healthcare delivery facilities to the south of Lebanon.  

Twenty-four companies were identified that are 

outside of healthcare delivery based on the REDI 

definition of BioHealth. The 71 Corridor is a key 

location for BioHealth companies focused on clinical 

applications. Examination of these companies reveals 

that they range from large-scale businesses to start-

ups across a broad range of technologies and fields. 

Mason is home to the largest concentration of these 

companies.  

It is critically important to consider the role of talent in 

the BioHealth field. For many of these sectors 

manufacturing workers represent a lower share of the 

total workforce (see Chart 13). The ability to attract 

scientists, engineers, technicians, and management 

talent is vital to these companies.  

 

 
 

 
 
 

Map 1: Life Science Companies 
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Chart 13: Workforce Production Workers in BioHealth 
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4. CONCLUSIONS  

This section presents conclusions and implications of the economic analysis. 

CONCLUSIONS AND IMPLICATIONS 

• Lebanon is a community of choice for many of its residents. 

• The apparent increasing incomes in the City coupled with what appears to be more 

entrepreneurs in Lebanon, as well as the regional growth in high-end technical and professional 

services means that quality of life/place issues will play a larger role in being economically 

competitive for these jobs. 

• The downtown given its unique status and positioning in the region can be a critical element in 

that competitiveness and its continued health needs to be considered as other mixed-use 

opportunities emerge. 

• Large-scale manufacturing attraction is opportunistic given the relatively little activity in the 

greater Cincinnati region and how much of the City's economic development focus should 

remain on large-scale employer recruitment needs to be reconsidered. 

o It is opportunistic and critically important that Lebanon has the appropriate “shovel-

ready” land assets to act quickly. 

• A key question needs to be considered on what is the right amount of warehousing given 

Lebanon’s industrial land challenges. 

• BioHealth can be an opportunity, but it requires more focus and recognition. 

o Being competitive for the non-healthcare delivery side of the BioHealth sector means 

having the right mix of land assets (developments, buildings, locations), and the ability 

to attract a talent pool that appeals to the requirements of its various subsectors. 

o There is a hyper-focus on time to market for this industry.  

• Due to the commuting patterns as well as the physical expansion of the two urban metros 

toward each other, Lebanon could become an edge city or a hub city for the two converging 

metros and be a central location for commuting workers accessing jobs in the two markets. 

o This could be especially attractive to skilled technical workers and professionals who 

have “Plus One” dynamics needing to meet the job needs of two skilled workers rather 

than just one. 

o An example of this is the Lehigh Valley in Pennsylvania or the communities between San 

Jose and San Francisco. 

o This also has implications for quality of life/place as well including housing and schools. 


