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HISTORIC CONSERVATION BOARD AGENDA 
5

th
 Floor Conference Room 

805 Central Ave, II Centennial  

 

Monday, February 13, 2017 at 3:00 pm 

 

CALL TO ORDER 

 

DISCUSSION ITEMS: 

 

Item 1. 1414 Elm Street The applicant requests a Certificate of Appropriateness to 

construct a rooftop deck, a second-floor balcony at the rear, a 

ground-level breezeway, and introduce a garage door opening on 

the structure's rear facade in the Over-the-Rhine Historic District. 

Additionally, the applicant requests zoning relief from the RM 

1.2 Zoning District setback and structure and fence height 

requirements. This case was continued from the January 9, 2017 

hearing.  

Applicant: Platte Design 

Owner: OTR Holdings, LLC 

Staff Report: Beth Johnson 

 

Item 2. 1410 Republic Street The applicant requests a Certificate of Appropriateness to 

construct a rooftop pergola in the Over-the-Rhine Historic 

District. 

Applicant: Eric J & Mindy S Hammer  

Owner: Eric J & Mindy S Hammer 

Staff Report: Doug Owen 

 

Item 3. 533 E 13TH ST The applicant requests a Certificate of Appropriateness to 

construct a new single-family residence and Zoning Relief related 

to side yard setback zoning restrictions in the Over-the-Rhine 

Historic District. 

Applicant: Sabo Design Associates 

Owner: Soteria Properties, LLC/ Kaanapali Renovations, LLC 

Staff Report: Beth Johnson 

 

Item 4. 716 Main Street The applicant requests a Local Landmark Designation for an 

existing structure in the Main Street Historic District.  

 

Applicant: Chris Seelbach 

Owner: Columbia REI LLC           

Staff Report: Beth Johnson  

OTHER BUSINESS 

 

ADJOURN 



ITEM 1 February 13, 2017 

 
 

APPLICATION FOR  
DIMENSIONAL VARIANCE AND 

CERTIFICATE OF APPROPRIATENESS 
HISTORIC CONSERVATION BOARD PUBLIC HEARING 

       STAFF REPORT 
 
APPLICATION #: ZH20160210 
APPLICANT:  Platte Design 
OWNER:  OTR Holdings LLC 
ADDRESS:  1414 Elm Street, Cincinnati OH  45202 
PARCELS:  081-0002-0369 
ZONING:  RM-1.2 
OVERLAYS:   Over-the-Rhine Historic District 
COMMUNITY: Over-the-Rhine 
REPORT DATE: February 1, 2017 
HEARING DATE: February 13, 2017  
STAFF REVIEW: Beth Johnson, Urban Conservator 
 
 
Details of Zoning Relief Required: 

1. Section 1405-07 – Dimensional Variance – Proposed variance from the 0/5 
foot minimum side yard setbacks in RM 1.2. The applicants are proposing a 0 
foot setback on both side lot lines; a 5 foot variance is required.  

2. Section 1405-07 – Dimensional Variance – Proposed variance from the 20  
foot minimum rear yard setbacks in RM 1.2. The applicants are proposing a 5 
foot setback; a 15 foot variance is required 

3. Section 1405-07 – Dimensional Variance – Proposed variance from the 35  
foot maximum height in RM 1.2. The applicants are proposing a 46 foot 
maximum height; a 11 foot variance is required for a penthouse and unenclosed 
roofed deck.  

 
 
Nature of Request: 
The applicant is requesting a Certificate of Appropriateness (COA) for renovation, 
addition, and rear façade changes to the existing structure at 1414 Elm Street and 
Zoning Relief for a dimensional variance to allow for a zero lot line set back in the side 
yard, a 5 yard setback in the rear and a maximum height of 46’ Per CZC 1405-07, the 
RM 1.2 zone should have a 20 foot rear yard setback and a 5 foot side yard setback 
and a maximum building height is of 35 feet.  
 
Existing Conditions: 
The subject property at 1414 Elm Street is located on the east side of Elm Street mid-
block. It is a 3-story brick French Second Empire building with the distinctive mansard 
roof on the front façade and a through the roof gable from dormer. The building also has 
a very distinctive façade with a duel window oriel at the second story and a masonry 
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façade scored to replicate a stone façade. Over-the-Rhine is known for its breadth of 
Italianate buildings, and this is a unique Second Empire Building within the district.  

 

 
    Figure 1. Location of 1414 Elm Street. Image courtesy of CAGIS. 

 

 
          Figure 2. Existing condition of 1414 Elm Street. Image courtesy of Google Street views. 
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Proposed Conditions: 
Original Application proposed the following to 1414 Elm Street   

- Roof top addition to include a storage room, completely enclosed kitchenette 
room, a roofed but unenclosed dining area and two unenclosed roof decks. 

- The enclosed room will have a shed roof with a slope of north to south and be 
made of glass walls and glass roof and there will be an unenclosed but 
membrane roof over a dining area.  

- Two roof decks with a black picket metal railing will be at the front and back of 
the roof.  

- On the rear cut into the first floor a garage door and brick in remaining openings 
from first floor windows.  

- Expand the second floor windows to be doors.  
- Construct a second floor metal balcony with black picket railing.  
- Construct a small first floor addition at breezeway that would fill in between the 

bay window and the adjacent building.  
 
Changes to the application include 

- Reduction of the roof enclosure to just a penthouse structure and an open 
shaded patio area with a firewall on one side.  

- Reduction of the front deck so as not to require a railing along the front.  
- Carriage/historic residential style garage door 

 
 
Previous Reviews: January 9, 2017 HCB tabled the application 
 
Applicable Zoning Code Sections:   
Zoning District: Section 1405  Residential Multi-Family Districts  
Variance Request:   Section 1405-7 Development Regulations 
Variance Authority: Section 1445-07 HCB authority: Section 1435-05-4  
Variance Standard: Section 1445-13 General Standards: Public Interest 
   Section 1445-15 Standards for Variances  
Overlays:  Section 1435  Historic Preservation 
Historic District/Reg: Over the Rhine Historic District 
COA Standard: Section 1435-09-2 Certificate of Appropriateness; Standard of 
Review 
 

 
Zoning Analysis: 
Below is analysis of the consideration factors for all of the requested zoning actions, 
utilizing Section 1445-13, General Standards; Public Interest. 
 

https://www.municode.com/library/oh/cincinnati/codes/code_of_ordinances?nodeId=TIXIZOCOCI_CH1405REMUMIDI
https://www.municode.com/library/oh/cincinnati/codes/code_of_ordinances?nodeId=TIXIZOCOCI_CH1445VASPEXCOUS_S1445-07AUGRVASPEXCOUS
https://www.municode.com/library/oh/cincinnati/codes/code_of_ordinances?nodeId=TIXIZOCOCI_CH1435HIPR_S1435-05-4VASPEXCOUS
https://www.municode.com/library/oh/cincinnati/codes/code_of_ordinances?nodeId=TIXIZOCOCI_CH1445VASPEXCOUS_S1445-13GESTPUIN
https://www.municode.com/library/oh/cincinnati/codes/code_of_ordinances?nodeId=TIXIZOCOCI_CH1445VASPEXCOUS_S1445-15STVA
https://www.municode.com/library/oh/cincinnati/codes/code_of_ordinances?nodeId=TIXIZOCOCI_CH1435HIPR
http://www.cincinnati-oh.gov/buildings/historic-conservation/local-conservation-guidelines/over-the-rhine-historic-district/
https://www.municode.com/library/oh/cincinnati/codes/code_of_ordinances?nodeId=TIXIZOCOCI_CH1435HIPR_S1435-09-2CEAPSTRE
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a. Zoning.  The proposed work conforms to the underlying zone district regulations 
and is in harmony with the general purposes and intent of the Cincinnati Zoning 
Code.   

 The underlying zoning is RM-1.2.  The proposed use of the subject 
property conforms to the underlying zone district for the use but does not 
conform to the rear and side setbacks or height. The existing building is 
36’ 11 ¼”. The proposed addition is an addition 9 1 ¾” above the house.  
Though a roof deck with railings, mechanical equipment, and stair/elevator 
towers are common and acceptable exceptions to the height limitations, 
the creation of a roofed canopy, clearly requires a variance.  Applicant is 
required to provide a unique hardship for the particular property, seek only 
what is least necessary and should compensate the request, particularly in 
an historic district, with exceptional design.    

b. Guidelines.  The proposed work conforms to any guidelines adopted or approved 
by Council for the district in which the proposed work is located.   

 The proposed work does conform to the Over-the-Rhine Historic 
Conservation District. Please refer to the guideline review below.  

c. Plans.  The proposed work conforms to a comprehensive plan, any applicable 
urban design or other plan officially adopted by Council, and any applicable 
community plan approved by the City Planning Commission. 

This project does conform to the objective of the OTR guidelines of 
preserving the historical and architectural cultural heritage of the district 
through unsympathetic changes.  

d. Traffic.  Streets or other means of access to the proposed development are 
suitable and adequate to carry anticipated traffic and will not overload the adjacent 
streets and the internal circulation system is properly designed.   

 Traffic will not be impacted by the changes to the property.  

e. Buffering.  Appropriate buffering is provided to protect adjacent uses or properties 
from light, noise and visual impacts.   

  This is not applicable. 

f. Landscaping.  Landscaping meets the requirements of Chapter 1423, 
Landscaping and Buffer Yards.   

  This is not applicable. 

g. Hours of Operation.  Operating hours are compatible with adjacent land uses.   
     This is not applicable. 

h. Neighborhood Compatibility.  The proposed work is compatible with the 
predominant or prevailing land use, building and structure patterns of the 
neighborhood surrounding the proposed development and will not have a material 
net cumulative adverse impact on the neighborhood.   

The proposed work will not have an adverse impact on the neighborhood 
character or of the building. The applicants have adequately addressed 
the concerns of staff with reducing the amount of enclosed space on the 
roof to only that which is necessary for roof access and only having a roof 
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structure necessary to provide sunlight to solar panels. The roof additions 
are not visible from Elm Street and the penthouse access will only be 
slightly visible from Magnolia Street.  

The zero lot line setbacks on the side property line are common for Over-
The-Rhine and the request is continuing the side lot line that is at the front 
of the building.  

The rear lot line is for a second floor balcony and the principal building will 
not be expanded at the ground floor. While balconies are not common 
within the district, the balcony is on the rear and is not visible from the 
primary façade and will not detract from the architectural integrity of the 
building.  

i. Proposed Zoning Amendments.  The proposed work is consistent with any 
proposed amendment to the zoning code then under consideration by the City 
Planning Commission or Council.  

 There are no proposed amendments under consideration that would 
 impact this proposed project. 

j. Adverse Effects.  Any adverse effect on the access to the property by fire, police, 
or other public services; access to light and air from adjoining properties; traffic 
conditions; or the development, usefulness or value of neighboring land and 
buildings.   

There is not anticipated an adverse impact from the roof structure.  

The side setbacks will not have an adverse impact as the south setback 
continuing the setback of the existing building. The south setback is not 
having an adverse impact at the neighboring buildings.  

k. Blight.  The elimination or avoidance of blight.  
The proposed work will improve the aesthetic appeal of the property as it 
will be restoring the front façade and improving the rest of the building. 
Rehabbing the building will provide a use to a currently vacant building 
and bring back a property that has had stabilization issues.  

l. Economic Benefits.  The promotion of the Cincinnati economy.   
 The proposed improvements will have an economic benefit to Cincinnati as 
it will increase the property value and taxes for the property.  

m. Job Creation.  The creation of jobs both permanently and during construction.   
The proposed project may have a minor job creation effect during 
construction. It does not appear likely to create permanent jobs. 

n. Tax Valuation.  Any increase in the real property tax duplicate.   
The project as a whole will increase the taxable value of the property. 
 

o. Private Benefits.  The economic and other private benefits to the owner or 
applicant.   

The owner has an economic benefit to the proposed work as it will increase 
the property values. The applicant has reduced the amount of enclosed roof 
space to what is necessary to be able to access the roof. The applicant is 
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still requesting an unenclosed but roofed structure on the rear half of the 
roof behind the penthouse. Due to neighboring buildings being taller than 
the subject property and the applicants pursuing LEED abatement incentive 
to help offset the rehabilitation and therefore taxes on the increased 
property value, solar panels are needed to qualify. The location of this roof 
is such that it won’t be visible from Elm Street or even from down Magnolia 
Street. It is also set back from the rear elevation so it won’t be visible from 
the alley as well.  

p. Public Benefits.  The public peace, health, safety or general welfare.   
A project will create a rehabbed and improved façade.  

 
Standards for Variances per Section 1445-154 

(a) Owing to special circumstances or conditions pertaining to a specific piece of 
property, the strict application of the provisions or requirements of this Code or 
the Land Development Code, as applicable, are unreasonable and would result 
in practical difficulties. 

As this property is shorter than surrounding buildings, the desire to use solar 
panels in order to take advantage of LEED abatement incentive requires that 
solar panels be elevated to be exposed to the sun. The applicants are placing 
the roof structure in a position that will not be visible from the streets or alley.  

 

(b) The variance is necessary for the preservation and enjoyment of a substantial 
property right of the applicant possessed by owners of other properties in the 
same district or vicinity. 

Other properties surrounding this property and throughout Over-the-Rhine 
have been permitted to have small roof access and roof decks and some 
have been permitted to have limited shade structures.  

 

Standards for Variances per Section 1435-05-4 

(a)  Is necessary and appropriate in the interest of historic conservation so as not to 
adversely affect the historic architectural or aesthetic integrity of the Historic 
District of Historic Asset; or 

The roof structure that will provide elevation for the solar panels is needed so 
the applicant can take advantage of the LEED abatement tax incentive. This 
tax incentive is helping to offset the rehabilitation costs. The applicant has 
provided an analysis that shows the savings and return they will get through 
this abatement program.  

 (b)  Is necessary where the denial thereof would result in a deprivation of all 
economically viable uses of the property as viewed in its entirety.  In making such 
a determination, the Historic Conservation Board may consider the factors set forth 
in Section 1435-09-2 (aa) to (ff). 
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The denial of the rooftop addition will not necessarily prevent the property 
from being rehabbed, but the added tax incentive is helping to make the 
project more viable as well as more sustainable.  

 
Certificate of Appropriateness Review: 

A Certificate of Appropriateness is required for roof top additions, the first floor side 
addition and the changes to the rear façade including a garage door, openings and a 
balcony. Staff feels the overall changes to the rear façade are acceptable given that the 
rear façade is not visible from the primary street and does not affect the architectural 
integrity of the building. While balconies are not encouraged, it is on the rear of the 
building.  
 
Staff is supportive roof top changes and addition with the changes that the application 
has made. The changes in the reduction of the size of the enclosed penthouse and 
removal of the railing along the front of the roof has made the roof top addition and 
changes non-visible from Elm Street and only slightly visible from portions of Magnolia 
Street. These changes are respectful of the original Second Empire Architecture of the 
building while being able to provide a roof top amenity for the applicants.  
 
Applicable Guidelines 
 
Additions  

Intent and General Guidelines  

1. Additions are allowed and should follow new construction guidelines. They 
should be compatible in character with the original. They should be sympathetic 
but not imitative in design. 
 

2. Additions should be designed to relate architecturally to adjacent buildings in 
general and to the building they are a part of in particular.  
 

3. Additions should not overpower the original building.  
 

4. The appropriateness of design solutions will be based on balancing the program 
needs of the applicant with 1) how well the proposed design relates to the 
original building and neighboring buildings and 2) how closely the proposal meets 
the intent of these general guidelines and the specific guidelines for new 
construction. 

The roof structure and penthouse are not visible from Elm Street and will be only 
slightly visible when walking on the north side of Magnolia Street. The applicants 
have scaled down the roof addition request and have removed the railing at the 
front so that the original façade and its architectural integrity remain intact.  
 
Applicable New Construction Guidelines are details and the design is analyzed in 
comparison to those guidelines.  
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New Construction 

A. Intent and General Guidelines  
1. New construction is allowed on vacant sites in Over-the-Rhine, because gaps 

due to demolition weaken the streetscape and the overall character of the district. 
New construction can improve both the physical quality and economic vitality of 
the neighborhood.  
 

2. New construction should be well-designed but should not replicate the existing 
buildings. The exceptional quality of the existing buildings in the district provides 
an outstanding framework for new construction. 

 
3. The Historic Conservation Board's review of new construction will focus on the 

design compatibility with the surrounding contributing structures. The 
appropriateness of design solutions will be based on balancing the programmatic 
needs of the applicant with how well the design relates to the neighboring 
buildings and to the intent of these guidelines. New design proposals should pay 
particular attention to composition, materials, openings, rhythm, scale, proportion 
and height.  
 

4. The new construction guidelines for this district will be used to judge the 
compatibility of new work. The specific site and programmatic needs of each 
project will be taken into consideration. 

 
B. Specific Guidelines  

 
1. Roofs: Roofs for new construction should be similar to roofs of adjacent and 

nearby buildings of similar size and use. In the district, buildings of three or more 
stories generally have low-pitched shed roofs that are not visible above the 
principal facade. Smaller buildings in the district typically have simple gable roofs 
on which the gables are perpendicular to the principal facade. Institutional 
buildings in Over-the-Rhine have a variety of roof shapes, including dormers, 
multiple gables, hip roofs and towers. Roofs in this district have little or no 
overhang.  

The roof is a flat roof and is not visible from the street. The major mansard roof 
shape of the building remains intact.    

2. Window Openings: Window openings are extremely important in this district. 
The openings of new buildings should be related to the size and placement of 
openings found on historic structures of similar use in the district. In residential 
buildings, window openings are typically found individually rather than in pairs or 
grouped. The openings are taller and wide (typically in a proportion of 2:1), 
window sash are set back from the wall surface, and openings have some form 
of definition, such as lintels, sills or decorative surrounds. Window openings, 
which are typically aligned vertically, usually occupy between 20% and 50% of 
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the principal facade. In commercial, industrial and institutional buildings, windows 
are often grouped within a single opening. These building types may also use a 
combination of window sash, including double-hung, awning and hopper. If 
muntins are used in new window sash, they must provide true divided lights. 
Within the individual opening, window sash are usually divided into two or more 
lights. In all cases the glass must be clear; tinted or reflective glass is not 
acceptable. Also, roll down shutters and metal bar systems installed on the 
exterior of the building that cover door and window openings are not appropriate.  

Not applicable as there are not window openings in the roof top addition.  

3. Setback: Setback is an important issue in a dense urban area such as Over-the-
Rhine. The setback for new construction should be consistent with the buildings 
of similar use on adjacent and nearby sites. In Over-the-Rhine, most commercial 
buildings are built up to the property line. Some residential properties, especially 
detached buildings, have shallow setbacks but retain an "edge" at the property 
line with a fence. Some larger institutional buildings such as schools, churches 
and public buildings are setback from the street to provide public space and to 
add to their monumentality. In most cases new construction on corner sites 
should be built up to the edge of both outside property lines.  

The addition on the rear is within the appropriate setbacks as the building as a 
zero lot line setback at the principal façade.  

4. Rhythm: New buildings should incorporate design features, such as window 
groupings, articulation of wall surfaces, and decorative elements such as 
columns or piers in an effort to maintain the rhythm that already exists in the 
district. New construction should avoid creating long unrelieved expanses of wall 
along the street by maintaining the rhythm of bays found on the district. Most 
buildings in Over-the-Rhine are relatively narrow, 25 to 50 feet in width. A 
building facade typically displays vertical subdivisions that establish a visual 
rhythm. In dense commercial areas such as Vine Street, there are no setbacks, 
creating a solid wall along the street. This wall is articulated by the individual 
buildings, which in turn are divided by window groupings, changes in wall planes 
and decorative elements such as pilasters, columns or piers.  

The rhythm of the primary façade will not be altered with the roof top addition as 
the rooftop addition will not be visible from the street.  

5. Height: The height of new construction should not vary more than one story from 
adjacent contributing buildings. Most buildings in Over-the-Rhine are between 
two- and five-stories.  

The additional height will not be visible from the street and is still around the 
same height as neighboring buildings. 

6. Materials: New construction should use materials that are found on the historic 
buildings in Over-the-Rhine. Clearly the dominant material in Over-the-Rhine is 
brick, but other materials such as limestone, sandstone, cast-iron, slate, wood 
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and sheet metal are important as well. Materials such as stucco, synthetic stucco 
and plastic are not appropriate and should not be considered as exposed finish 
materials for new construction in this district. 

The material for the firewall was not submitted and staff cannot determine the 
appropriateness of this material.  

Rehabilitation 
 

2. Door and Window Openings: Among the most important features of any building 
are its openings — its windows and doors. The size and location of openings are 
an essential part of the overall design and an important element in the building's 
architecture. Don't alter or fill-in original openings. Roll down shutters and metal 
bar systems installed on the exterior of the building that cover door and window 
openings are not appropriate. 

 
Openings on the rear façade are going to be altered for a garage door. As Over-
the-Rhine was largely built before cars, providing an allowance for cars is 
desired. Providing this access from the rear is acceptable. It has been 
acknowledged that parking availability is stressed within OTR and creating 
solutions to provide off street parking is needed. While cutting a large opening in 
a historic building on a primary façade would not be acceptable, doing so on a 
façade that is not visible and will not affect the architectural integrity of the 
building is acceptable.  
 
Staff does believe that the door should be more sympathetic to the building and 
using a large industrial style rolling garage door is not sympathetic to the 
building. A door that is more residential in feel should be selected.  
 
All the other windows selected for the building are aluminum clad wood windows 
which are appropriate replacement windows.  

 
 

5. Roofs: Chimneys, dormers or towers and other architectural features that give 
the roofline of an existing building its identifying character should be preserved. 
Most of the buildings in Over-the-Rhine have flat or single-pitch roofs. The 
addition of vents, skylights, and roof top utilities should be inconspicuously 
placed or screened where necessary. Retain and repair the original roof 
materials such as slate, which is common on churches, institutional buildings and 
buildings with mansard roofs, and standing seam metal roofs, which are common 
on smaller buildings with gable roofs. Do not use wood shakes and plastic 
roofing products, which are inappropriate materials in Over-the-Rhine. Simulated 
slate may be approved on a case-by-case basis. 
 
The guidelines state that any rooftop additions should be inconspicuously placed 
or screened where necessary and that the architectural features that give a roof 
line its identifying character should be preserved. The applicants have changed 
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their initial application so as to place the roof top additions in a way that is not 
visible from the street.   

 
Site Improvements 

5. Decks: Wood decks should be stained or painted. Rooftop decks should not be 
highly visible from the principal façade. Metal balconies should not be 
discouraged. 
 
The applicant is proposing a metal balcony on the rear and will not be visible 
from the principal façade. As the applicants are proposing a garage on the first 
floor a deck was not possible as the support post would be in the way of the 
garage entrance. While balconies are not be encouraged, as this is on the rear 
and is not visible from any street, staff finds it acceptable.  
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Other Considerations: 

 
Prehearing Results: A prehearing was held on December 20, 2016. The applicants 
were present.  
 
Comments Provided to Staff: There is one letter in opposition of the original design 
from the Over-the-Rhine Foundation Infill Committee.  
 
Consistency with Plan Cincinnati (2012): 
“Sustain” Initiative Area “Preserve our built history” 
 
Other: NA 
 
Recommendation: 
Staff recommends the Historic Conservation Board take the following actions:  
 

I. ZONING VARIANCE - DIMENSIONAL VARIANCE 

A. APPROVE the requested 15 foot yard rear setback variance for a total of a 5 
foot rear setback.  

 
B. FINDING: The Board makes this determination that per Section 1435-05-4: 

1. Such relief from literal implication of the Zoning Code will not be materially 
detrimental to the public health, safety and welfare or injurious to property 
within the district or vicinity where property is located; and  

2. Is necessary and appropriate in the interest of historic conservation so as 
not to adversely affect the historic architectural or aesthetic integrity of the 
district. 
 

II. ZONING VARIANCE - DIMENSIONAL VARIANCE 
A. APPROVE the requested 5 yard rear setback variance for a total of a zero lot 

line side setback.  
 
B. FINDING: The Board makes this determination that per Section 1435-05-4: 

1. Such relief from literal implication of the Zoning Code will not be materially 
detrimental to the public health, safety and welfare or injurious to property 
within the district or vicinity where property is located; and  

2. Is necessary and appropriate in the interest of historic conservation so as 
not to adversely affect the historic architectural or aesthetic integrity of the 
district. 
 

III. DIMENSIONAL VARIANCE 
A. APPROVE the requested 9’ 1 ¾’” height variance for a maximum height of 

46’  
 

B. FINDING: The Board makes this determination that per Section 1435-05-4: 
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1. Such relief from literal implication of the Zoning Code will not be materially 
detrimental to the public health, safety and welfare or injurious to property 
within the district or vicinity where property is located; and  

2. Is necessary and appropriate in the interest of historic conservation as it 
will adversely affect the historic architectural or aesthetic integrity of the 
property and the district. 

 
IV. CERTIFICATE OF APPROPRIATENESS 

A. APPROVE a Certificate of Appropriateness for a rear balcony, rear first floor 
addition, rear garage door, roof top addition and penthouse and façade 
rehabilitation at 1414 Elm Street submitted by Platte Design dated 1/24/2017 
including any revisions submitted for permit subject to staff review and 
approval with the following conditions: 

  

1. The roof top firewall material must be submitted to and approved by 
staff.  

2. The building permits must be issued within two years of the decision 
date or the Certificate of Appropriateness shall expire.  
 

B. FINDING:  The Board makes this determination per Section 1435-09-2: 
1. That the property owner has demonstrated by credible evidence that 

the proposal substantially conforms to the applicable conservation 
guidelines.              

 
 

 



   
 

 
 

26 January 2017 
 

 
Historic Conservation Board 
City of Cincinnati 
 
Re: Ragusa Residence, 1414 Elm Street (architect Kurt Platte) 
 
To Whom It May Concern: 
 
We wish to register our support for the design and materials proposed for the residence of Holly and 
Damon Ragusa at 1414 Elm Street, Over-the-Rhine. We have viewed the plans for this residence prior to 
writing this letter. 

 
We are residents of the 1400 block of Pleasant Street in Over-the-Rhine and the rear of our house faces 
the back of the houses on that block of Elm Street. There have been several renovations of buildings in 
the 1400 block of Elm Street that have resulted in rear garage and rooftop additions to the upper levels 
of those buildings. We have had no problem with any of these designs, and feel they add value to the 
buildings and neighborhood. We see no problems with the design created by Platte Architecture for the 
Ragusa residence. We feel that the proposed modifications to the existing structure are entirely 
appropriate. 

 
We fully support this design, and encourage innovative interpretation of the guidelines in the service of 
excellence in modern design for Over-the-Rhine. 

 
Sincerely, 
 

 
Bradley Hughes 
Co-Owner, Artichoke, LLC and Artichoke Properties, LLC 
 

 
Karen M. Hughes 
Associate Professor Emerita, School of Design (DAAP), University of Cincinnati 
Co-Owner, Artichoke, LLC and Artichoke Properties, LLC 
 
1435 Pleasant Street 
Cincinnati, OH 45202 



   
 

 
 











































ITEM 2  February 13, 2017 

 
 

APPLICATION FOR  
CERTIFICATE OF APPROPRIATENESS 

HISTORIC CONSERVATION BOARD PUBLIC HEARING 
       STAFF REPORT 
 
APPLICATION #: COA2017002 
APPLICANT:  Eric and Mindy Hammer 
OWNER:  Eric and Mindy Hammer 
ADDRESS:  1408-1410 Republic Street 
PARCELS:  081-0004-0114-00  
ZONING:  CC-P 
OVERLAYS:   Over-the-Rhine Historic District 
COMMUNITY: Over the Rhine 
REPORT DATE: January 25, 2017 
HEARING DATE: February 13, 2017  
STAFF REVIEW: Douglas Owen, Zoning Plan Examiner 
 
 
Nature of Request: 
The applicant is requesting a Certificate of Appropriateness (COA) for the addition of a 
pergola to the existing rooftop deck at 1408-1410 Republic Street. The work will include 
a wood pergola placed toward the rear (east) of the existing rooftop deck that sits atop 
the attached two-car garage.  
 
Existing Conditions 
The subject property is located on the east side of Republic Street between W. 14th 
Street on the south and W. 15th Street on the north in the Over-the-Rhine neighborhood. 
The existing building consists of a two-bay, two-and-one-half-story vernacular building 
dating to ca. 1884 with a stone foundation, brick bearing walls, and a gently-sloping 
roof. The building was rehabilitated ca. 2014 and included a new attached two-car 
garage with a rooftop deck and 4’ parapet wall to the north of the main building. The 
Historic Conservation Board approved the rehabilitation and addition on February 10, 
2014. 
 
Proposed Conditions 
The applicant is proposing to modify 1408-1410 Republic Street with the following:  

- A pergola placed on the rooftop deck above the existing 2-car attached garage 
o The pergola will measure approximately 24’ wide by 17’ deep and 

approximately 10’ in height. 
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Figure 1: 1408-1410 Republic Street. Map from CAGIS Maps. 

 

 
Figure 2: 1408-1410 Republic Street. Image courtesy of Google. 
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Applicable Zoning Code Sections:   
Zoning District: Section 1409   CC-P 
HCB authority: Section 1435-05-4  
Overlays:  Section 1435   Historic Preservation 
Historic District/Reg: Over the Rhine Historic District 
COA Standard: Section 1435-09-2  COA; Standard of Review 
 

Zoning Review 

The proposed work complies with the setback, height and all other requirements of the 
CC-P Zoning District. No Zoning Relief is required. 
 
Certificate of Appropriateness Review: 

A COA is required for the rooftop pergola addition.  
 
Previous Reviews: The rehabilitation of the existing residence and addition of the 
attached two-car garage was approved by the Historic Conservation Board on February 
10, 2014. 
 
Comments on Applicable Guidelines  
 

All the changes substantially conform to the Over-the-Rhine Historic Conservation 
Guidelines. 
 
Applicable Guidelines 
Additions  

Intent and General Guidelines  

1. Additions are allowed and should follow new construction guidelines. They 
should be compatible in character with the original. They should be sympathetic 
but not imitative in design. 
 

2. Additions should be designed to relate architecturally to adjacent buildings in 
general and to the building they are a part of in particular.  
 

3. Additions should not overpower the original building.  
 

4. The appropriateness of design solutions will be based on balancing the program 
needs of the applicant with 1) how well the proposed design relates to the 
original building and neighboring buildings and 2) how closely the proposal meets 
the intent of these general guidelines and the specific guidelines for new 
construction. 

The placement of the proposed pergola is compatible in character with the 
surrounding architecture. The pergola will be setback from the street by 
approximately 20 feet and will be screened by the existing 4’ garage parapet 
wall. 

https://www.municode.com/library/oh/cincinnati/codes/code_of_ordinances?nodeId=TIXIZOCOCI_CH1409CODI
https://www.municode.com/library/oh/cincinnati/codes/code_of_ordinances?nodeId=TIXIZOCOCI_CH1435HIPR_S1435-05-4VASPEXCOUS
https://www.municode.com/library/oh/cincinnati/codes/code_of_ordinances?nodeId=TIXIZOCOCI_CH1435HIPR
http://www.cincinnati-oh.gov/buildings/historic-conservation/local-conservation-guidelines/over-the-rhine-historic-district/
https://www.municode.com/library/oh/cincinnati/codes/code_of_ordinances?nodeId=TIXIZOCOCI_CH1435HIPR_S1435-09-2CEAPSTRE
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NEW CONSTRUCTION 
 
B. SPECIFIC GUIDELINES 

 
8. HEIGHT: The height of new construction should not vary more than one story 

from adjacent contributing buildings. Most buildings in Over-the-Rhine are 
between two- and five-stories. 

 
The proposed pergola is approximately 10 feet in height from the base of the 
structure to the top of the horizontal members. Its placement atop the existing 
one-story attached garage will not vary more than one story from the main 
residence to the south and the existing building to the north. The pergola will 
maintain a vertical emphasis when viewed from the pedestrian alley to the rear 
and will be mostly screened from view by the parapet roof when viewed from 
Republic Street. 

 
9. MATERIALS: New construction should use materials that are found on the 

historic buildings in Over-the-0Rhine. Clearly the dominant material in Over-the-
Rhine is brick, but other materials such as limestone, sandstone, cast-iron, slate, 
wood and sheet metal are important as well. Materials such as stucco, synthetic 
stucco and plastic are not appropriate and should not be considered as exposed 
finish materials for new construction in this district. 
 
The proposed materials for the pergola include cedar or redwood with posts clad 
in white-painted cedar or Hardie siding. Only a small portion of the cedar or 
redwood material will be visible when viewed from the west side of Republic 
Street. Cladding material will only be visible from the pedestrian alley to the rear 
(east) of the building. 

 
Other Considerations: N/A 
 
Prehearing Results: A prehearing was held on January 25, 2017.  
 
Comments Provided to Staff: N/A 
 
Consistency with Plan Cincinnati (2012): 
“Sustain” Initiative Area “Preserve our built history” 
 
Recommendation: 
Staff recommends the Historic Conservation Board take the following actions:  

 
I. CERTIFICATE OF APPROPRIATENESS 

A. APPROVE a Certificate of Appropriateness for 1408-1410 Republic Street per 
plans submitted by Beck Architecture and dated 07.18.2016 including any 
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revisions submitted for permit subject to staff review and approval with the 
following condition:  

1. The building permits must be issued within two years of the decision date 
or the Certificate of Appropriateness shall expire.  

 
B. FINDING:  The Board makes this determination per Section 1435-09-2: 

1. That the property owner has demonstrated by credible evidence that the 
proposal substantially conforms to the applicable conservation guidelines.                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                        
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December 22, 2016 

Historic Conservation Board 
805 Central Avenue, Suite 500 
Two Centennial Plaza 
Cincinnati, OH 45202 

Dear Board Members and Staff, 

Please accept our application for a Certificate of Appropriateness to construct a pergola to 
provide shade on the roof-top deck over our attached garage. The pergola will be barely visible 
only from the far western side of Republic Street and the materials will be very compatible with 
several other wooden structures on our block of Republic Street and nearby blocks in Over the 
Rhine.  

The main home, 1408 Republic Street, is a single-family home, originally built in 1874, and 
recently restored. We purchased the lot and dilapidated shell from 3CDC in early 2014, and 
began restoration after receiving approval from the Historic Conservation Board.  The home 
includes a two-car attached garage on the adjacent lot, 1410 Republic Street.  Above the 
garage is a large roof-top deck, entirely concealed from the street by a 4-foot parapet wall. We 
have resided at the home since March of 2015 and have discovered over the past two summers 
that the deck is unbearably hot for half of the year. To make the deck more functional, we wish 
to build a wooden pergola over the rear half of the deck.  This will provide valuable shade from 
the sun.  Because of the 4-foot parapet wall, only the very top of the pergola will be visible from 
the Republic Street facade, and even then, it will be visible only from the far western sidewalk, 
and only when you are directly across from the property.  We have attached photos that show 
this sight line, which is further obscured by a large tree on the eastern sidewalk that is aligned 
with the northern border of the garage and deck. 

The pergola was designed by Todd Lang, of Beck Architecture, located at 550 Liberty Hill - an 
architectural firm that works regularly in OTR.  Our contractor is Chad Groeschen of Studio 
Rhino, who lives in Mr. Auburn and works out of his shop in East Walnut Hills. Primary materials 
will be either white cedar or redwood, and the posts will be trimmed with either primed cedar or 
painted Hardie siding - materials found throughout OTR. 

Eric Hammer - 513-745-9052 
Mindy Hammer - 513-375-8644 
1408 Republic Street 
Cincinnati, OH 45202 
ehammer@cinci.rr.com 
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CLEAR CEDAR 6"x11 1/4" TIMBER
BEAM, SANDED SMOOTH,
WEATHERING STAIN FINISH

KNOTCH BEAM TO ACCEPT PT
6x6 POST; "TOE-NAIL" IN
SCREWS TO ATTACH

1x4 HARDIE TRIM CAPITOL,
PTD. FIN.

WRAP PT 6x6 W/1x HARDIE
TRIM PTD. FIN.

PT 2x10 TRELLIS JOISTS 12" OC,
WEATHERING STAIN FINISH

PT 2x4 TOP MEMBERS +/-12" OC,
WEATHERING STAIN FINISH

1x8 HARDIE TRIM BASE,
PTD. FIN.

NOTCHED & TOE-NAILED
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 White Cedar  Redwood  Primed Cedar  Hardie Siding 
(Clear Finish) (Clear Finish) (Posts - White) (Posts - White) 
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ITEM 3 February 13, 2016 

APPLICATION FOR 
ZONING RELIEF AND  

CERTIFICATE OF APPROPRIATENESS 
HISTORIC CONSERVATION BOARD PUBLIC HEARING 

       STAFF REPORT 
APPLICATION #: ZH2016002/COA2017001 
APPLICANT:  Sabo Design Associates 
OWNER:  Kaanapali Renovations 
ADDRESS:  553 E 13th Street 
PARCELS:   094-0008-0043  
ZONING:  Residential Multi-Family (RM 0.7)  
OVERLAYS:   Over the Rhine Historic District  
COMMUNITY: Over the Rhine 
REPORT DATE: February 6, 2017 
HEARING DATE: February 13, 2017 
STAFF REVIEW: Beth Johnson, Urban Conservator 
 
Details of Zoning Relief Required: 
 

1. Section 1405-07 – Dimensional Variance – Proposed variance from the 0/5 
foot minimum side yard setbacks. The applicants are proposing a 0 foot setback 
on both side lot lines; a 5 foot variance is required.  

 
Nature of Request: 
The applicant is requesting a Certificate of Appropriateness for a new infill 2.5 story 
residential building. The applicant is also seeking a Dimensional Variances from Section 
1405-07 of the zoning code for a zero lot line side setback.  

 
Existing Conditions: 
553 W Pleasant Street is currently a vacant parcel. The site on the south side of 13th 
Street mid-block between two 4 story buildings that are set to the street. The lot is a 25 
foot wide and 85 foot deep lot that has rear access from an alley.  
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Figure 1: Street view of 500 Block of 13th Street. Picture provided by Google Street views. 

 

Figure 2: Map of 553 E 13th Street. Map provided by Cagis Maps 
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Proposed Conditions: 
The proposal is to construct a new single family house at 553 E 13th Street 
 
The new construction will feature the following: 

1. A new two and a half story structure clad in brick veneer on the front and Fiber 
cement siding with 8” lap exposure on the rear.  The building will be a 2.5 story 
façade on the front and a three story façade on the rear.  

2. The building is proposed to be massed with zero lot line side yard setbacks, a 20 
foot rear yard setback and a 5 foot front yard setback.  

3. The building will have a side gable roof and a cornice line at the top with fibercast 
cornice brackets and an aluminum gutter.  

4. There will be four evenly placed four over four double hung windows over the 
façade at each level with limestone lines and sills.  

5. The rear façade will have a two car garage door at the basement level and will 
use the same type of windows as the front. At the third level and the first level 
there will be a wood railing for outdoor porches.  
 

Previous Review:  NA   
 
Applicable Zoning Code Sections:   
Zoning District: Section 1405   Residential 

Variance Requests: Section 1405-07  Development Standards  
    
Variance Authority: Section 1445-07  
HCB authority: Section 1435-05-4  
Variance Standard: Section 1445-13 General Standards: Public Interest 
   Section 1445-15 Standards for Variances  
Overlays:  Section 1435  Historic Preservation 
Historic District/Reg: Over the Rhine Historic District 
COA Standard: Section 1435-09-2 COA; Standard of Review 
 
Zoning Analysis: 
The applicant is only requesting a side yard setback and is complying with zoning on 
the front yard setback and on the height. Staff will detail in the Certificate of 
Appropriateness the compatibility of a taller building and a building more appropriately 
situated with a 0 ft. front yard setback. These are two additional variances that staff is in 
support of as without them the proposal does not meet the Over-the-Rhine Design 
Guidelines and is not compatible with the neighborhood or conforms to adopted 
guidelines for property.  
 
Below is analysis of the consideration factors for all of the requested zoning actions, 
utilizing Section 1445-13, General Standards; Public Interest. 
 
a. Zoning.  The proposed work conforms to the underlying zone district regulations 

and is in harmony with the general purposes and intent of the Cincinnati Zoning 
Code.   

https://www.municode.com/library/oh/cincinnati/codes/code_of_ordinances?nodeId=TIXIZOCOCI_CH1445VASPEXCOUS_S1445-07AUGRVASPEXCOUS
https://www.municode.com/library/oh/cincinnati/codes/code_of_ordinances?nodeId=TIXIZOCOCI_CH1435HIPR_S1435-05-4VASPEXCOUS
https://www.municode.com/library/oh/cincinnati/codes/code_of_ordinances?nodeId=TIXIZOCOCI_CH1445VASPEXCOUS_S1445-13GESTPUIN
https://www.municode.com/library/oh/cincinnati/codes/code_of_ordinances?nodeId=TIXIZOCOCI_CH1445VASPEXCOUS_S1445-15STVA
https://www.municode.com/library/oh/cincinnati/codes/code_of_ordinances?nodeId=TIXIZOCOCI_CH1435HIPR
https://www.municode.com/library/oh/cincinnati/codes/code_of_ordinances?nodeId=TIXIZOCOCI_CH1435HIPR_S1435-09-2CEAPSTRE
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 The underlying zoning is RM-0.7.  The proposed use of the subject 
property conforms to the zoning requirements but DOES NOT conform to 
the general nature of the built environment upon the street and within the 
neighborhood, particularly as it relates to front yard setback.  However the 
proposed structure does not meet the required side setbacks on the 
property.  

b. Guidelines.  The proposed work conforms to any guidelines adopted or approved 
by Council for the district in which the proposed work is located.   

 The proposed work does not comply with the Over-the-Rhine Historic 
Conservation guidelines in terms of height or front yard setback. These 
are detailed in the Certificate of Appropriateness section of the staff report. 
The side yard variance is supported by the Historic District Guidelines.  

c. Plans.  The proposed work conforms to a comprehensive plan, any applicable 
urban design or other plan officially adopted by Council, and any applicable 
community plan approved by the City Planning Commission. 

 This project conforms to the Over the Rhine Comprehensive Plan. 

d. Traffic.  Streets or other means of access to the proposed development are 
suitable and adequate to carry anticipated traffic and will not overload the adjacent 
streets and the internal circulation system is properly designed.   

Traffic will not be impacted by the construction of the infill/addition structure. 
The project is providing 4 off street parking spaces for the building, 2 in a 
garage and 2 in a driveway.  

e. Buffering.  Appropriate buffering is provided to protect adjacent uses or properties 
from light, noise and visual impacts.   

This is not applicable.  

f. Landscaping.  Landscaping meets the requirements of Chapter 1423, 
Landscaping and Buffer Yards.   

  This is not applicable. 

g. Hours of Operation.  Operating hours are compatible with adjacent land uses.   
     This is not applicable. 

h. Neighborhood Compatibility.  The proposed work is compatible with the 
predominant or prevailing land use, building and structure patterns of the 
neighborhood surrounding the proposed development and will not have a material 
net cumulative adverse impact on the neighborhood.   

The proposed project’s massing and setback is not compatible with the 
neighborhood. On the south side of the 13th Street all of the buildings are 
set to the street and this would be the only building that would be setback 
from the lot line. Also all of the buildings, with the exception of a non-
contributing garage, on the south side of this block are 4 stories tall, 
including the buildings on either side of the lot.  

The proposed detailing and materials are compatible with the historic 
district and the context of the neighborhood.  
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i. Proposed Zoning Amendments.  The proposed work is consistent with any 
proposed amendment to the zoning code then under consideration by the City 
Planning Commission or Council.  

 There are no proposed amendments under consideration that would 
 impact this proposed project. 

j. Adverse Effects.  Any adverse effect on the access to the property by fire, police, 
or other public services; access to light and air from adjoining properties; traffic 
conditions; or the development, usefulness or value of neighboring land and 
buildings.   

The parcel is a vacant parcel on a fairly intact street. The front setbacks 
and height would have a negative impact on the contextual and 
architectural nature of the street.  The request for a zero lot line setback 
on the side would not have a detrimental impact to neighboring properties.  

k. Blight.  The elimination or avoidance of blight.  
The proposed work will take a vacant and empty parcel and will construct 
a residential unit on the parcel.   

l. Economic Benefits.  The promotion of the Cincinnati economy.   
The proposed work will increase the property value by providing an 
improved house on the lot.  

m. Job Creation.  The creation of jobs both permanently and during construction.   
The proposed project will create temporary jobs during construction.  

n. Tax Valuation.  Any increase in the real property tax duplicate.   
Property taxes will increase due to the improved value of the property 
increasing.   
 

o. Private Benefits.  The economic and other private benefits to the owner or 
applicant.   

 The owner has an economic benefit to the proposed establishment. 

p. Public Benefits.  The public peace, health, safety or general welfare.   
There is no measurable detriment to public peace, health, safety or 
welfare as a result of this proposed project. 

 

Standards for Variances per Section 1435-05-4 

(a)  Is necessary and appropriate in the interest of historic conservation so as not to 
adversely affect the historic architectural or aesthetic integrity of the Historic 
District of Historic Asset; or 

The proposed work has an adverse effect on the historic architecture or 
aesthetic integrity of the Historic District as the front setback and height are 
not in compliance with the guidelines.  The proposed side setback is 
contextual and is necessary to keep the continuous row house form that is 
along the south side of 13th Street.  
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 (b)  Is necessary where the denial thereof would result in a deprivation of all 
economically viable uses of the property as viewed in its entirety.  In making such 
a determination, the Historic Conservation Board may consider the factors set forth 
in Section 1435-09-2 (aa) to (ff). 

While the denial of the requested variances would not deprive the property of 
all economically viable uses as a house could be built without the requested 
variances, however the house would not be in keeping with the 
neighborhoods and specifically this blocks long span of row houses.  

Certificate of Appropriateness Review 
Two extremely important aspects of infill design are siting and massing. If these two 
aspects are not addressed appropriately then even if the materiality, rhythm, window 
openings and the other elements are compatible, the infill will not be appropriate for the 
neighborhood.  

While this submission meets a majority of the guidelines for new construction, it does 
not meet the siting and massing height. Without addresses the incompatibility of these 
two issues staff cannot be supportive of the proposal as submitted.  

 

Staff comments on the Specific Guidelines for New Construction: 

B. Specific Guidelines  

1. Composition: New buildings should respond to the traditional subdivisions found 

on historic property: a base, a middle and a top. Most buildings in Over-the-Rhine 

are built of brick with the principal facade parallel to the street it faces. The most 

important features of buildings in Over-the-Rhine are the arrangement of 

openings on the principal facade and an overall vertical emphasis of the whole 

design. Each building provides its own variations, but collectively they share 

many basic features.  

 

Base: New buildings should have a well-defined base. Within the district most 

buildings have a base that is distinguishable from the rest of the building. This is 

accomplished through a change of materials, a change of scale, and/or a lintel or 

other type of horizontal banding. In larger buildings the original base may include 

more than the first floor.  

 

The applicant has created a strong base by matching the base/watertable line to 

the neighboring building creating a strong horizontal base.  

 

Middle: Details on new buildings should relate to the detailing of adjacent or 

nearby buildings. Buildings in the district often incorporate architectural details 

such as changes in plane or changes in materials on their upper floors. 
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Decorative, horizontal bands indicating the floor lines, sill heights or lintel heights 

should not overpower the vertical emphasis of the design.  

 

The middle is defined 2 and a half stories of evenly spaced openings over the 

façade. The window size and spacing are similar to other buildings on the block.  

 

Top: New construction must employ a strong element that terminates the 

uppermost part of the building. Distinctive elements in the architecture of Over-

the-Rhine are elaborate projecting cornices, decorative parapets and the 

expressive use of materials.  

 

The top is created with a projecting bracketed cornice and aluminum gutter. The 

brackets are a fiber cast material against a flat fascia board.  

2. Roofs: Roofs for new construction should be similar to roofs of adjacent and nearby 

buildings of similar size and use. In the district, buildings of three or more stories 

generally have low-pitched shed roofs that are not visible above the principal facade. 

Smaller buildings in the district typically have simple gable roofs on which the gables 

are perpendicular to the principal facade. Institutional buildings in Over-the-Rhine have 

a variety of roof shapes, including dormers, multiple gables, hip roofs and towers. Roofs 

in this district have little or no overhang.  

The roof is a low pitched side gabled roof. As this is a rowhouse the gables of the roof 

are hidden by the neighboring walls.  

3. Window Openings: Window openings are extremely important in this district. The 

openings of new buildings should be related to the size and placement of openings 

found on historic structures of similar use in the district. In residential buildings, window 

openings are typically found individually rather than in pairs or grouped. The openings 

are taller and wide (typically in a proportion of 2:1), window sash are set back from the 

wall surface, and openings have some form of definition, such as lintels, sills or 

decorative surrounds. Window openings, which are typically aligned vertically, usually 

occupy between 20% and 50% of the principal facade. In commercial, industrial and 

institutional buildings, windows are often grouped within a single opening. These 

building types may also use a combination of window sash, including double-hung, 

awning and hopper. If muntins are used in new window sash, they must provide true 

divided lights. Within the individual opening, window sash are usually divided into two or 

more lights. In all cases the glass must be clear; tinted or reflective glass is not 

acceptable. Also, roll down shutters and metal bar systems installed on the exterior of 

the building that cover door and window openings are not appropriate.  
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o The windows on the primary street façade have a proportion of 2:1 and are a 

double hung, four over four configuration and are appropriate to the 

neighborhood.   

o The windows are also spaced individually and evenly over the façade. There will 

be limestone stills and lintels on windows on the front. On the rear as the façade 

will be treated in Cementous fiberboard, the windows will not have sills or lintels.  

4. Storefronts: New storefronts should relate to the characteristics of existing 

storefronts on historic buildings. Storefronts in the district are typically taller than 

individual upper floors; framed by piers and/or columns and have a lintel separating 

them from the upper floors; are divided into bays which increases their verticality and 

provides a pedestrian scale and proportion; and have large, fixed expanses of clear (not 

tinted or reflective) glass. As with rehabilitated original storefronts, roll down shutters 

and metal bar systems installed on the exterior of the building are not appropriate 

elements for new storefronts. The storefront lintels are 12 to 18 feet above grade; the 

window sill height is between 18 inches and 3 feet above grade; and storefront windows 

are set back from the structural elements approximately 12 inches. 

 This is a residential façade and storefronts are not 

incorporated or encouraged.  

 5. Setback: Setback is an important issue in a dense 

urban area such as Over-the-Rhine. The setback for new 

construction should be consistent with the buildings of 

similar use on adjacent and nearby sites. In Over-the-

Rhine, most commercial buildings are built up to the 

property line. Some residential property, especially 

detached buildings, has shallow setbacks but retain an 

"edge" at the property line with a fence. Some larger 

institutional buildings such as schools, churches and public 

buildings are setback from the street to provide public 

space and to add to their monumentality. In most cases 

new construction on corner sites should be built up to the 

edge of both outside property lines.  

The side and rear setbacks are appropriate. The rear 

setback is along an alley. Along the alley way there are a 

range of setbacks from the rear lot line. The side setback is 

proposed to be zero which is consistent with the south side 

of 13th Street having a continuous span of rowhouses.  

Figure2: A potential solution to bring 
the property to be set at the front lot 
line with a recessed opening and two 
steps on ROW. The red line indicates 
the front property line.  
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The front setback is not appropriate and is not in compliance with the context. All of the 

properties along the south side of 13th on the entire block from Pendleton to Reading 

are at a zero lot line set back. This would be the only building that would be set back 

from the street. While this would require both a zoning variance for 5 feet from the 

required front yard setback of Section 1405-07 as well as would require an easement 

from DOTE, these would both likely be granted. Staff had discussed with the applicant 

the possibility of having a zero lot line setback and a recessed landing with only the two 

steps being on the sidewalk. DOTE is amenable to this proposal as well.  

The applicant has stated that there are utilities on the side of one of the neighboring 

buildings that would have to be moved in order to build at a zero lot line.  However no 

financials, documentation from the owners, or documentation from Duke have been 

submitted to show that moving the utilities is not feasible. An encroachment by the 

adjacent property owners without permission is not, in itself a hardship. 

6. Rhythm: New buildings should incorporate design features, such as window 

groupings, articulation of wall surfaces, and decorative elements such as columns or 

piers in an effort to maintain the rhythm that already exists in the district. New 

construction should avoid creating long unrelieved expanses of wall along the street by 

maintaining the rhythm of bays found on the district. Most buildings in Over-the-Rhine 

are relatively narrow, 25 to 50 feet in width. A building facade typically displays vertical 

subdivisions that establish a visual rhythm. In dense commercial areas such as Vine 

Street, there are no setbacks, creating a solid wall along the street. This wall is 

articulated by the individual buildings, which in turn are divided by window groupings, 

changes in wall planes and decorative elements such as pilasters, columns or piers.  

The building achieves two types of rhythms. As the building is built on a standard 25 

foot lot and builds to the line keeping the rhythm of the street.  Rhythm is also 

accomplished with the fenestration patter of the building, which is a standard 

fenestration pattern along E 13th Street and within Over-the-Rhine.  

7. Emphasis: New residential and mixed-use construction should have a vertical 

emphasis, because in Over-the-Rhine buildings are taller than they are wide, window 

openings are tall and narrow, and storefronts have slender columns, which emphasize 

verticality. Commercial and industrial buildings, which may have an overall horizontal 

emphasis, often incorporate vertical elements, such as pilasters or vertically oriented 

openings.  

The building has a vertical emphasis that is expressed in the vertical alignment of 

the windows, the building facade that is taller than it is wide, and windows that are 

taller than they are wide.  
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8. Height: The height of new construction should not vary more than one story from 

adjacent contributing buildings. Most buildings in Over-the-Rhine are between two- and 

five-stories.  

The height of the building is 2.5 stories in the front and 4 stories in the rear, which 

includes a basement story. While the rear of the building comes within a story of the 

neighboring buildings, the front of the building is not within a story from the adjacent 

contributing buildings. When the application was first submitted, staff instantly told 

the applicants that a two story building would not meet the guidelines and a half 

story was suggested. Staff said it could be considered but after further study of the 

block and context, staff does not believe that a 2.5 story building will meet the 

intention of the guidelines. While an increase in height would potentially make the 

building higher than 35 feet and would require a height variance, staff would be 

supportive of this request as the increase in height would not be infringing on the 

property rights or views of other neighbors as there is not a property able to be 

developed on the north side of the street with a building. The applicants have also 

not provided a reasoning or justification for not complying with the guidelines for 

height.  
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9. Materials: New construction should use materials that are found on the historic 

buildings in Over-the-Rhine. Clearly the dominant material in Over-the-Rhine is brick, 

but other materials such as limestone, sandstone, cast-iron, slate, wood and sheet 

metal are important as well. Materials such as stucco, synthetic stucco and plastic are 

not appropriate and should not be considered as exposed finish materials for new 

construction in this district. 

The materials of brick, aluminum clad wood windows, limestone and Cementous 

fiberboard are in keeping with the neighborhood. The applicants are not proposing any 

exterior materials that have not been approved in the district.   

 
Other Considerations: 
Prehearing Results 
January 25, 2017, the applicant and representatives from the Infill Committee were 
present.  
 
Comments Provided to Staff: A letter from the infill committee.  
 

Recommendation: 
Staff recommends the Historic Conservation Board take the following actions:  
 

I. ZONING RELIEF 

 
1. Section 1405-07 – APPROVE – Dimensional Variance – Proposed 

variance from the 0/5 foot minimum side yard setbacks. The applicants are 
proposing a 0 foot setback on both side lot lines; a 5 foot variance is required.  



12 
 

 
A. FINDING: The Board makes this determination that per Section 1435-05-4: 

1. Such relief from literal implication of the Zoning Code will not be materially 
detrimental to the public health, safety and welfare or injurious to property 
within the district or vicinity where property is located; and  

2. Is necessary and appropriate in the interest of historic conservation so as 
not to adversely affect the historic architectural or aesthetic integrity of the 
district. 

 
 

II. CERTIFICATE OF APPROPRIATENESS 
 
1. TABLE a Certificate of Appropriateness for a new residential building at 553 E 

13th Street so the following issues can be addressed.  
a. The setback of the building should be brought to the front lot line with a 

recessed entryway for the landing on the subject property with two steps 
in the right of with 

b. The height of the building at the street line should be at least 3 stories in 
height. Stories are judged by the average height of a floor on adjacent 
buildings.  

 
 

2. FINDING:  The Board makes this determination per Section 1435-09-2: 
a. That the property owner has not demonstrated by credible evidence that 

the proposal substantially conforms to the applicable conservation 
guidelines.  

b. A building should be at least three stories at this location to comply with 
the Over-the-Rhine Historic Conservation Guidelines 

c. As the entire south side of E 13th Street is built to the front property edge, 
the property should be built to the property line to be compatible with the 
Historic Conservation District and the Over-the-Rhine Historic 
Conservation Guidelines.  
.  

 



 

 
February 6, 2017 
 
The Historic Conservation Board 
c/o Beth Johnson 
Urban Conservator 
513-352-4848 
beth.johnson@cincinnati-oh.gov  
 
Re: 553 East 13th Street 
OVER-THE-RHINE HISTORIC DISTRICT 
 

Dear Ms. Johnson, 

The Over−the−Rhine Foundation has reviewed the drawings dated (1.25.17) for the project located 
at 553 East 13th Street. We are in conditional support of this project for its many supporting 
attributes including proper treatment of composition, window openings’ rhythm and proportions, 
and use of high quality materials. 
 
However, it is critical that the conditional attributes below be addressed before we can offer full 
support. 
 
The southern side of the 400 and 500 blocks of 13th Street are dominated by four story structures 
with zero setback. It is important that the new building keeps with the rhythm of the street with 
compatible height and setback. 

 
Conditional Attributes Notes 

Height Guideline: The height of new construction should not vary more than 
one story from adjacent contributing buildings. 
The Foundation recommends the building be built to 4 stories to fit 
in with the context of adjacent buildings. At a minimum, it should be 
built to no less than three full, useable stories per the guidelines. 
 

Setback Guideline: The setback for new construction should be consistent 
with the buildings of similar use on adjacent and nearby sites. 
The Foundation recommends the building be built to the sidewalk to 
fit in with the context of adjacent buildings. 

 
The Foundation appreciates the applicant's willingness to increase the height of the building from its 
initial design but believes additional height is required in order to meet the guidelines specifications. 
Additionally, the Foundation is aware that a conversation between the Urban Conservator and DOTE 
in regards to steps in the right-of-way is ongoing. As such, we feel that the COA for this project 
should be tabled until a final decision at the city-level has been made. 
 
 

 



 

 
 
Respectfully Submitted, 

 
Danny Klingler Jennifer Lemasters-Wirtz 
Committee Co-Chair Committee Co-Chair  
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ITEM 4 February 13, 2017 

APPLICATION FOR  
LANDMARK DESIGNATION 

HISTORIC CONSERVATION BOARD PUBLIC HEARING 
 STAFF REPORT 

APPLICATION #: NA 
APPLICANT:  Councilman Chris Seelbach  
OWNER:  Columbia REI 
ADDRESS:  716 Main Street  
PARCELS:  079-0004-0041 
ZONING:  DD- Downtown Development 
OVERLAYS:   Main Street Historic Conservation District 
COMMUNITY: Downtown  
REPORT DATE: February 6, 2017 
HEARING DATE: Prehearing/Joint Conference February 2, 2017 
STAFF REVIEW: Beth Johnson, Urban Conservator 
 

Nature of Request: 
The applicant is requesting a Local Historic Landmark Designation for the property 
generally located at 716 Main Street known as the G.B. Schulte Sons Company 
Building, also generally known as the Dennison Hotel. The landmark designation is 
sought for the entire property within the boundaries of the tax parcel 079-0004-0041. 
 
Summary and Background: 
The building is located on the east side of Main Street at the intersection of Main Street 
and Whetstone Alley.  

The building is historically significant for its association and reflection of industrial 
development of Downtown Cincinnati at the end of the nineteenth century and as an 
example of the Second Renaissance-Revival style by the firm of Samuel Hannaford & 
Sons. The building was constructed as a six story building in 1892 and expanded to its 
present height in 1900. The G.B Schulte Sons Company building occupied the building 
till 1929. A detailed history and statement of significance is in the attached Historic 
Landmark Designation Report. (Exhibit A)  

 

Attached to this Staff report are the  

 Attachment A. Location Map  

 Attachment B: Historic Conservation Guidelines 

 Attachment C: Historic Designation Report 

 
Applicable Zoning Code Sections:   
Zoning District:  Section 1411 Downtown Development Districts 
Landmark Designation: Section 1435-07 
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Designation Review 

Historic Significance 
Staff finds that, based on the historic significance as set forth in the Designation Report, 
that the application for the nomination for the G.B. Schulte Sons Company Building 
meets the requirements prescribed in Chapter 1435, specifically §1435-07-1, “Becoming 
a Historic Structure; Determination of Historic Significance”.  

The Cincinnati Zoning Code (CZC) § 1435-07-1(a), specifies that a structure or group of 
structures may be deemed as having Historic Significance if it has at least one of the 
following attributes:  

1. Association with events that have made a significant contribution to the broad 
patterns of our history; or 

2. Association with the lives of persons significant in our past; or 
3. Embodies the distinctive characteristics of a type, period, method of 

construction or that represent a significant and distinguishable entity whose 
components may lack individual distinction; or  

4. That has yielded, or may be likely to yield, information important in prehistory or 
history. 

The applicant is nominating the G.B. Schulte Company Building Building under Criterion 
1, “Association with events that have made a significant contribution to the broad 
patterns of our history” as it reflects the development of Main Street in the late-
nineteenth century with taller buildings occupied by a mix of service, wholesale, and 
retail firms that served the larger financial and retail interests in the heart of the 
business district.  

The applicant is also nominating the G.B. Schulte Company Building under Criterion 3, 
“Embodies the distinctive characteristics of a type, period, method of construction or 
that represent a significant and distinguishable entity whose components may lack 
individual distinction” for being an “early example of a Second Renaissance Revival 
style building by a locally renowned architectural firm that was adept at interpreting 
historical style and keeping up with the design trends.”  

The building at 716-718 Main Street also retains substantial integrity. While there have 
been changes to the building, mostly in the openings and at the storefront, those 
changes are not irreversible and did not alter the architecture to the point that the 
Second Renaissance Architecture is not prominent and significant. There have been 
numerous examples of buildings that have retained Landmark Status, even National 
Historic Landmark Status, with substantial changes that are later being reversed. A local 
example is Music Hall. In previous renovations many of the original openings were 
bricked in. This did not prevent the building from gaining local designation and even 
recognition as a National Historic Landmark. In the rehabilitation that is underway now, 
these once bricked in openings are being reopened and windows matching the original 
windows will be reinstalled.  
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Conservation Guidelines 

The Cincinnati Zoning Code (CZC) § 1435-07-2-C. - Adoption of Conservation 
Guidelines.  

“Conservation guidelines shall promote the conservation, development and use of the 
Historic Landmark, Historic District or Historic Site and its special historic, architectural, 
community or aesthetic interest or value. Insofar as practicable, conservation guidelines 
shall promote redevelopment and revitalization of Historic Structures and compatible 
new development within the Historic District. The guidelines shall not limit new 
construction within a Historic District to a single period or architectural style but may 
seek to preserve the integrity of existing Historic Structures. Conservation guidelines 
shall take into account the impact of the designation of a Historic Landmark, Historic 
District or Historic Site on the residents of the affected area, the effect of the designation 
on the economic and social characteristics of the affected area, the projected impact of 
the designation on the budget of the city, as well as all of the factors listed in paragraph 
1435-07-2-B(c) above. Conservation guidelines shall address Non-Contributing 
Structures. Approved conservation guidelines shall be published on the City's website 
and be made available for public inspection in the office of the Urban Conservator. 

Staff finds that the proposed Conservation Guidelines present best practice approaches 
in seeking to preserve the integrity of the Historic Structure while allowing a compatible 
reuse of the building.  The proposed Conservation Guidelines are written to ensure that 
future work will maintain the significant architectural features and design of the G.B. 
Schulte Sons Company Building while allowing for changes that would provide for a 
continued adaptive reuse of the building. The proposed Conservation Guidelines cover 
changes to the exterior of the building.  The interior is not proposed to be subject to 
local review and at the rear is a one story noncontributing addition. 

The proposed guidelines are also compatible with the Secretary of the Interior’s 
Standards for Historic Preservation. 

 
Other Considerations: 
 
Prehearing/Joint Conference Results 

 February 2, 2017 –Property owner’s agents were present.  
 
Comments Provided to Staff: The owner is opposed to the designation and has 
included information to support their claim that the building does not qualify as a 
landmark. Their submission includes the following documentation 

1) National Register Inventory Form- Samuel Hannaford & Sons Thematic 
Resources in Hamilton County, November 15, 1979 

2) Samuel Hannaford & Sons Works by Betty Ann Smiddy 
3) Excerpts from Cincinnati Historic Inventory, August 1978 
4) Thematic Resources of Samuel Hannaford & Sons, May 1979 
5) Description of National Register of Historic Places, Cincinnati East Manufacturing 

and Warehouse District 
6) Excerpts from Architectural Foundation of Cincinnati 
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7) Photo of a 1900 GB Schulte & Sons Receipt  
8) Cincinnati Enquirer article from Sunday October 12, 1930 
9) Cincinnati Zoning Code Section 741-1-H1 Historic Significance ordinance No 

190-1980 
 
In response to their claims, staff has the following commentary.  
 

1) The National Register nominations and inventories provided by the owner’s 
agent are 38 years old. Over the last 38 years there have been opportunities for 
additional research and investigations to aid to the original research done in the 
1970s. It is common place for applications from the 1970s and 1980s during the 
early enactment of the National Register of Historic Places to be amended with 
further and contemporary research. To simply discount an inclusion of a property 
as potentially significant because it wasn’t originally in a National Register 
Nomination would be against the best practices of historic scholarly research. A 
very simple answer to why this building wasn’t included on any inventory is that it 
was discovered after the inventory took place that this was designed by Samuel 
Hannaford and Sons. Hannaford and Sons are known to have been associated 
with over 1,000 buildings, and included in the National Register Thematic study 
there were only 55 included and included in the document done by Betty Ann 
Smiddy, there were only 91 buildings mentioned. The building is listed on an 
inventory by Walter C Langsam which is at least 27 years old so the building, 
contrary to what the owner’s agents claim, has been listed as a Hannaford and 
Sons Building.  

2) The National Register of Historic Places nomination for the Cincinnati East 
Manufacturing and Warehouse district did not fail to make nomination as it wasn’t 
significant. The nomination of this the Main Street Historic District was not 
included as it already was eligible to receive Historic Preservation tax credits as it 
was a certified historic district by the Department of the Interior and the impetus 
behind the establishment of the Cincinnati East Manufacturing and Warehouse 
District was to make an area not previously eligible for Historic Preservation Tax 
Credits, eligible to take advantage of the incentive. Historic Rehabilitation Tax 
Credit projects that came about because of this nomination include projects at 
325 E 8th St, 800 Broadway St, 224 E 8th Street.   

3) It is common practice for a building to be labeled a building built by the principal 
architect or his firm even if he didn’t work on it himself. This does not make the 
association any less relevant or substantial. For example, Frank Lloyd Wright 
was an apprentice to Louis Sullivan of Sullivan and Adler. He worked on many 
buildings and designs while employed there.  However, those designs are still 
considered a Sullivan and Adler design, not a Frank Lloyd Wright design.  

4) The Building is of comparable character as other buildings that have recently 
been listed as local landmarks. Many of these buildings were either 
manufacturing building or had major alterations to them, but still retained 
architectural integrity.  This includes:   

 Brunswick-Balke Collender Building, a leading manufacturer of billiards. 
Designated  
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 Reakirt Building, a 10 story office building that had the historic first floor 

storefront removed 

 
 Duffenhofer building which had first floor façade changes, a cornice 

removed and was associated with a shoe manufacturer. Designated 
January 27, 2016 

 
 House of Adam, while much smaller than the Dennision had several 

changes to the building over its lifespan including an entirely new front 
façade ontop of the original building.   
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Consistency with Plan Cincinnati (2012): This designation is consistent with the Plan 
Cincinnati goal embodied in the Sustain Initiative, specifically goal #2, preserving our 
built history as outlined in pages 197-198 of the plan. 
 

Recommendation: 
Staff recommends the Historic Conservation Board take the following actions:  
 

1. RECOMMEND to the Cincinnati City Planning Commission and to the Cincinnati 
City Council for the designation of the entire Tax Parcel # 079-0004-0041, also 
referred to as 716-718 Main Street and  G.B. Schulte Sons Company Building, as 
a Historic Landmark, subject to the following conditions: 

a. Any exterior alterations, proposed upon the proposed Historic Landmark 
shall comply with the proposed Historic Conservation Guidelines 
(Attachment C). 
 

2. RECOMMEND to the Ohio Historic Site Preservation Board, in keeping with 
Historic Conservation Board policy, that the designation of the entire Tax Parcel 
# 079-0004-0041, also referred to as 716-718 Main Street and G.B. Schulte Sons 
Company Building, be listed individually on the National Register of Historic 
Places.  
 

3. FINDING:  The Board makes this determination per Section 1435-07-1: 
(a) That it has been demonstrated that the G.B. Schulte Sons Company 

Building meets the conditions of §1435-07-1(a)(1) as the building 
maintains an “Association with events that have made a significant 
contribution to the broad patterns of our history.”  

(b) That the Board recommends a proposed Historic Conservation 
Guidelines, dated 12-27-2016 as required by §1435-07-2C. 

(c) That the proposed Historic Conservation Guidelines are compatible with 
the Secretary of the Interior’s Guidelines for Historic Preservation. 

 






















































































































































































































































































	HammerPergola1408Republic COA Application 2016-12-22.pdf
	01-Pergola HCB Application Form
	02-HCBLetter-Pergola_
	03-Pergola+landscaping Color
	04-Hamilton County Auditor
	05-Hamilton County Auditor Owners 1408 Republic
	06-Hamilton County Auditor Map
	07-Existing Deck Rear 1
	08-1408 View Angles
	09-Hammer_Pergola_Facing South
	10- Beck Drawing A2.0 Hammer SMALL
	11-Beck Drawing A2.1 SMALL
	12 Beck Drawing A3 SMALL
	13-Hammer_Roof-Deck-View-Angle.SMALLpdf
	14-pergolamaterialschoice
	15-Natural Wood on Republic St
	16-Wood Nearby in OTR
	17-Wood Nearby in OTR 2

	PNT 553 E 13th HIST ZON PLANS 1-25-17.pdf
	Sheets and Views
	PNT 553 E 13th HIST ZON PLANS-Title
	PNT 553 E 13th HIST ZON PLANS-SitePlans
	PNT 553 E 13th HIST ZON PLANS-Proposed Elevations
	PNT 553 E 13th HIST ZON PLANS-Proposed Elevations (2)
	PNT 553 E 13th HIST ZON PLANS-Prop Floor Plans





