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HISTORIC CONSERVATION BOARD AGENDA 
5

th
 Floor Conference Room 

805 Central Ave, II Centennial  

 

Monday, July 11, 2016 at 3:00 pm 

 

CALL TO ORDER 

 

DISCUSSION ITEMS: 

 

Item 1. 1420 Elm Street The applicant requests a Certificate of Appropriateness for the 

rehabilitation of existing structure, and the construction of a roof 

top addition in the Over -the-Rhine Historic District. 

Owner/ Applicant: OTR Holdings, Inc.  

 

Item 2. 3741 Morris Place The applicant requests a Certificate of Appropriateness for the 

construction of a rear addition, and expansion of a rear deck in 

the Columbia Tusculum Historic District. 

Owner: Matthew Cornell Applicant: Matthew Yauch  

 
 

 

 

 

OTHER BUSINESS 

 

ADJOURN 

Item 3. 1947 Auburn Ave The applicant requests the demolition of a rear addition in the 

Mt. Auburn Historic District. 

Owner/ Applicant: Bobby Freisberg & Howard Jerrad 

Item 4. 724 Lafayette Ave The applicant requests a Certificate of Appropriateness to 

construct an addition to the existing condominium building at 

Unit #5 in Sacred Heart /Mt. Storm Historic District. 

Owner/ Applicant: Jack Sherman 



ITEM 1 July 11, 2016 

 
 

APPLICATION FOR  
CERTIFICATE OF APPROPRIATENESS 

HISTORIC CONSERVATION BOARD PUBLIC HEARING 
       STAFF REPORT 
 
APPLICATION #:  
APPLICANT:  RDA Group Architects  
OWNER:  OTR Holding Inc. 
ADDRESS:  1420 Elm Street 
PARCELS:  081-0002-0366 
ZONING:  RM-1.2 
OVERLAYS:   Over-the-Rhine Historic District 
COMMUNITY: Over the Rhine 
REPORT DATE: June 21, 2016 
HEARING DATE: June 15, 2015 pre-hearing  
STAFF REVIEW: Beth Johnson, Urban Conservator 
 
 
Nature of Request: 
The applicant is requesting a Certificate of Appropriateness (COA) for a rear roof 
addition and façade changes on the south and east facades.  
 
 
Existing Conditions: 
The property at 1420 Elm Street 4 story 
brick with smooth stone veneer 
Italianate residence located on the east 
of Elm Street mid-block between 14th 
and 15th Street. The building features a 
stone foundation, brick-bearing walls, 
window openings with carved stone 
lintel details on the front and a mix of 
original, glass block and missing 
windows throughout the building. The 
rear of the building backs up to Osborne 
Alley and has a vacant paved lot to the 
north.  
 

 

 
 

 

Figure 1: 1420 Elm Street facing east. Staff photo 
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Figure 2: Map of 1420 Elm Street. Map provided from Cagis Maps.  

 
Proposed Conditions: 
The applicant is proposing to rehabilitate the building into 8 condominiums. The façade 
will be restored and new Pella aluminum clad wood one over one windows will be 
installed throughout. Select windows on the south façade will be filled in with brick due 
to the need for fire rated openings on the fire escape and within 10 feet from the fire-
escape. These infilled openings are not visible from the street.  
 
The applicant is also proposing a roof addition in the rear. The addition will not be highly 
visible from the Primary Street. The addition will be sided in fiber cement siding and 
painted. The addition will have a flat roof and will have fixed aluminum clad wood 
windows on the east and south facades.  
 
Previous Reviews: N/A 
 
Applicable Zoning Code Sections:   
Zoning District: Section 1405  RM-1.2 District  
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 Certificate of Appropriateness;  
      Standard of Review 

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_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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Zoning Review 

The building is currently a vacant 8 unit residential building and will be turned back into 
an 8 residential unit building. As the use is not changing parking will not be required, 
however the owner has the paved parking lot just to the north of the subject property 
under contract and will be providing parking spaces for the units on this lot. There is 
currently a curb cut on the street into this lot and a parking lot was permitted in this 
location in 2001. The applicant will be submitting for parking lot improvements under a 
separate permit.  
 

Certificate of Appropriateness Review: 

A Certificate of Appropriateness is required for the roof top addition, new windows, and 
bricked in windows on the south façade.   
 
Staff feels the proposed rehabilitation and addition is generally appropriate in the Over-
the-Rhine Historic District and substantially conforms to the applicable conservation 
guidelines. 
 
 
Comments on 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 new roof top addition follows the “Intent and General Guidelines” section on 
Additions in Over-the-Rhine Historic Conservation Guidelines. The addition will be 
sympathetic to the building and the district by using compatible materials and will 
differentiate itself by using a lap siding material rather than a brick material and fixed 
windows rather than double hung windows. The addition will not over power the 
original building as it is not visible from the Primary Street in front of the building. 
Due to two vacant parcels north of the property, it will be visible from north on Elm 
Street but it does not detract from the architecture and does not overpower the 
building.  
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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. 

 
The applicant also proposes to brick up 7 openings on the south façade. 3 of the 
windows are missing, 2 of the window openings have been enlarged, and, the 
remaining 2 windows do not have the original windows as one is a single pane fixed 
light and the other is glass block. The 7 proposed openings also have an OBC 
requirement to be fire rated due to their location on a fire escape or their distance 
within 10 feet of the fire escape. None of the windows are visible from the Primary 
Street and the bricked in treatment will be recessed 1 inch from the façade to show 
where the original opening was. 
 
On the front of the building the applicant is proposing restoration of the historic wood 
front door and transom. The door will be fixed in place. The Guidelines do not 
require that the door be operable.  

 
In the “Intent and General Guidelines” section in Rehabilitation it also states  
 
4. Completely new features and materials should be compatible with the building in 
design, color, detailing, texture, size and shape. By their nature adaptively reused 
buildings may require more flexible and creative design approaches.  

 
Staff feels that flexibility in allowing these windows to be bricked in is acceptable in 
this case and in their proposed treatment. This flexibility allows for the applicant to 
meet the OBC requirements. As the openings are not visible from the street and 
since the windows are either missing or the openings have been altered this 
treatment does not affect the architectural integrity of the building.  

 
3. Door and Window Sash: Repair original doors and window sashes rather than 

replace whenever possible. If replacement is necessary, the new door or window 
sash should match the original in material, size and style as closely as possible. 
Synthetic replacement windows are generally discouraged. Consult with the Historic 
Conservation Office about acceptable replacement windows. 

 
The applicant also proposes to replace all of the original double-hung wood sash 
with replacement windows. There is currently a mix of boarded up/missing windows, 
historic windows and glass block windows. The applicant has proposed Pella 
Architectural Series aluminum clad wood windows.  
 
There are two arched openings on the rear that the applicant is proposing to put in 
paired double hung windows in each arched opening.  As one window has a 
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replacement window currently in it and the other one does not have a window, the 
applicant is proposing to use windows that fill the width and use the current height 
but that do not have an arched top. As these windows are odd shapes compared to 
the rest of the windows on the building, staff feels that this treatment is acceptable 
as this façade is not visible from the primary street face and provides a more useful 
window for the units.  

 
 
Other Considerations: 

N/A 
 
Prehearing Results: A Prehearing was held on June 15, 2016. The applicant was in 
attendance and a neighbor was in attendance.  
 
Comments Provided to Staff: One letter was provided to staff and the letter is 
provided in the packet.  
 
In response to some of the comments not addressed in the above review.  
 

1. Front Door: The letter states that the floor plans should be rearranged to make 
the door operable. The applicant is restoring the historic front door. This work is 
permitted by right. The Guidelines do not require that the front door be operable 
but the do encourage restoration  

2. Parking: Parking is not required for this project as the project is grandfathered in. 
The applicant, however, is providing parking on the adjacent lot. The parking lot 
was permitted in 2001 and the applicants will submit site improvements and 
changes in a separate permit.  

3. Secured Access: The applicant has verbally stated they will provide these in 
replacement of the existing chain link fences. The Guidelines would not require 
that they provide secured access but whatever they do install will have to obtain 
a Certificate of Appropriateness and would have to comply with the Historic 
Conservation Guidelines.  

  
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 1420 Elm Street submitted by 
RDA Group Architect LLC, dated 5/26/2016 including any revisions submitted for 
permit subject to staff review and approval. With the following conditions:  

1. A permit should be issued for changes to the parking lot on the adjacent 
lot showing appropriate screening and appropriate fencing materials.  
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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.                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                        

 





 

 

 
March 26, 2016 
 
Historic Conservation Board 
805 Central Avenue Suite 500 
Two Centennial Plaza 
Cincinnati Ohio 45202 
 
RE: Certificate of Appropriateness 
 1420 Elm Street 
 
Dear members of the Historic Conservation Board, 
 
Thank you for your review of the proposed rehabilitation at 1420 Elm Street.  The existing structure is a 
4-story masonry building that is currently vacant.  It is proposed to be utilized solely for residential use, 
with (8) units proposed.  The exterior modifications and rehabilitation proposed include replacing all 
existing non-original windows with new appropriate windows in the existing openings, masonry 
restoration, and roof modifications to enable the rear portion of the 4th floor to be fully utilized. 
 
Existing Building 
The existing structure is a 4 stories with a full basement.  The exterior walls are solid masonry of varying 
thickness, with wood floor, roof, and partition wall framing.  The building has a stacked stone foundation.  
It is located on the east side of Elm Street approximately mid-block.  Osborne Alley is to the rear.  The 
footprint is approximately 100’ deep x 19’ wide and is 1,916 Square feet.  The total square footage of 
the building is 9,580 square feet.  The primary (west) façade is on Elm Street, and is Italianate in style.  
The painted stone façade is distinguished by a large decorative cornice at the roof line.  The remaining 
elevations are painted brick. No original windows are present.  There is an existing metal fire escape on 
the south façade. The flat roof slopes monolithically from Elm Street toward the alley at the rear (west 
to east).  There are six existing chimneys. 
 
General Project Information 
The building is currently under contract to be purchased from the current owner, OTR Holdings, by our 
client, ES Remodeling.  Refer to attached documentation.  The scope of the project involves the creation 
of (8) one-bedroom residential condos.  No commercial use is planned.  No variances are being 
requested.  Construction activities are anticipated to commence at closing in mid-July and last 9 months. 
Rehabilitation of the project is expected to cost $890,000. 
 
Parking 
The adjacent parcel, containing an existing parking lot, is under contract to be purchased by our client, 
ES remodeling.  The (8) parking spaces will be dedicated to the (8) condo units in the building.  Any 
future site improvements to that parcel will be addressed under separate permit or as a plan change to 
the building permit. 
 
Windows 
All existing non-original windows will be removed back to the original wood frames.  New custom sized 
factory finished aluminum clad double windows will be installed throughout.  New windows will be one-
over-one sashes with double pane clear glass.  The finish color is TBD.  The new window will fit into the 
existing opening with no modification.  Pella Windows Architectural Series windows are the basis of 
design.  See attached for product information.  A limited number of window openings on the south façade 
will be infilled with brick.  The new brick will be recessed 1” from the face of the original.  Three door 
openings on the south façade will be converted to windows.  The lower portion will be infilled with brick 
to match the adjacent window sill height.  The existing stone lintels will remain.  On the east (rear) and 
north façade, new windows will be installed in the existing openings.  
 
 



 

 

Masonry 
The existing masonry will be repointed as required to provide a weathertight condition.  Loose paint will 
be removed.  The building will be repainted with a historically appropriate color palate with a breathable 
paint. 
 
 
Roof Modifications 
The existing roof system will be removed to the original wood deck.  A new white TPO roof system will 
be installed.  The existing roof framing will be removed at the rear of the building starting at the inside 
face of the rear wall and extending 33’ +/- toward the front.  New walls will be framed inside the existing 
masonry to support a new raised roof area bearing 15’-0” above the 4th floor.  The new walls will be clad 
in fiber cement siding and painted. Refer to attached product information.  The new roof will be flat with 
a membrane over tapered insulation draining to a new square gutter on the south.  The raised roof will 
allow the 4th floor to be fully utilized as a residential unit, and will permit views to the east and south via 
new windows installed in the new walls.  The profile of the original roof line will be maintained on both 
the north and south facades, as the new wall will be inset approximately 12” from the edge of the roof. 
All existing trim will be retained.  The existing box gutter and overhang will be maintained at the east 
(alley) façade.  Three chimneys will be removed. 
 
Mechanical Equipment 
New condensing units will be located on the roof, near the center.  A composite plank railing system will 
provide a screen for the equipment.  Refer to attached A/C unit basis of design product information. 
 
Please also find enclosed plans, exterior elevations, site line studies and photos to document the 
proposed design and the buildings context. If you have any questions or comments, or require additional 
information, please feel free to contact me. 
 
Sincerely, 
 
 
 
 
       
Jonathan Schaaf  
RA | LEED AP | RRO 
Principal 
RDA Group Architects 
 
 
 

 
 



 

 

 
Vicinity Map  



 

 

 
Existing West [Elm Street] Elevation 
 



 

 

 
Existing South Elevation 
 
  



 

 

 
Existing East [Osborne Alley] Elevation 
  



 

 

 
Existing North Elevation 
  



 

 

  
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

 
 
 

Elm Street Streetscape 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
View South from Intersection of 15th Street and Osborne Alley  
 
  

1420 Elm 

1420 Elm 





 

 

 
 
Fiber Cement Lap Siding 
 
 
 
 

 
 
Composite Board Screening 







EXISTING/DEMOLITION
FLOOR PLANS

This drawing is the architect's instrument of
service for use solely with respect to this
project.  RDA Group Architects is the author
of this document and shall retain all copyrights
and other reserved rights, unless otherwise
agreed upon in writing.
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PROPOSED FLOOR PLANS

This drawing is the architect's instrument of
service for use solely with respect to this
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and other reserved rights, unless otherwise
agreed upon in writing.

Sheet Number

C
IN

C
IN

N
A
TI

, 
O

H
IO

 4
5

2
0

2

1
4

2
0

 E
LM

 S
TR

EE
T

PR
EP

A
R
ED

 F
O

R
 E

|S
 R

EM
O

D
EL

IN
G

Date

Sheet Title

Project Number

Print Record

05/26/16 HCB / COA 
APPLICATION

MAY 26, 2016

2016-50

Dayton, Ohio 45459

O: 

F: 

937.610.3440

 937.610.3441

Woods Drive

7945 Washington

ll
c

R
E

G
I S T E R E D A R C H

I T
E

C
T

JONATHAN

ROBERT

SCHAAF

14503

STATE OF OH IO

Jonathan Robert Schaaf #14503

Expiration Date 12/31/2017

R
EN

O
V
A
TI

O
N
S
 T

O



PROPOSED FLOOR PLANS
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EXTERIOR ELEVATIONS
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SECTION

This drawing is the architect's instrument of
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project.  RDA Group Architects is the author
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SITE PLAN
SIGHT LINES
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ITEM 2 July 11, 2016 

 
 

APPLICATION FOR  
CERTIFICATE OF APPROPRIATENESS 

HISTORIC CONSERVATION BOARD PUBLIC HEARING 
       STAFF REPORT 
 
APPLICATION #:  
APPLICANT:  Matthew Cornell  
OWNER:  Janette Yauch 
ADDRESS:  3741 Morris Place 
PARCELS:  027-0003-0066 
ZONING:  SF-4 Single Family District 
OVERLAYS:   Columbia Tusculum 
COMMUNITY: Columbia Tusculum 
REPORT DATE: June 20, 2016 
HEARING DATE: June 15, 2016 Prehearing  
STAFF REVIEW: Beth Johnson, Urban Conservator  
 
 
Nature of Request: 
The applicant is requesting a Certificate of Appropriateness (COA) to remove the 
existing deck and screened in porch on the rear of the property and to build an addition 
and larger deck on the rear of the property.  
 
Existing Conditions: 
The property at 3741 Morris Place is a ca. 1884, two-and-one-half-story Queen Anne 
Frame building that is at the corner of Donham Avenue and Morris Place.  The building 
currently has a wood rear deck and a screened in porch. Neither are visible from Morris 
Place and the deck is visible from Donham Avenue.  

  
Figure 1: 3741 Morris Place, facing southwest. Image provide from Google Streetviews 
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Figure 2: Map of 3741 Morris Place. Map provided by Cagis Maps 

 
Proposed Conditions: 
The applicant is proposing to construct a new rear addition at the south west corner of 
the building. The addition will fill the inset space currently on the building. It will be a one 
story addition with a shed roof that will align with the current one story portion on the 
rear of the building. The addition will be frame and will have wood lap siding to match. 
The windows will be casement windows with trim to match the existing trim work on the 
other windows. The top of the windows will all be aligned with the existing windows and 
a third double hung window will be installed where a door is currently on the existing 
one story rear portion of the house.  
 
The applicant is also proposing a new deck and pergola. The existing deck will be 
removed and a new composite deck with a staircase on the eastern and western side. 
The railing will be a turned post in wood and the bottom of the deck will be covered in 
wood lattice.  
 
 
Previous Reviews: N/A 
 
Applicable Zoning Code Sections:   
Zoning District: Section 1403  Single Family Districts 
\Overlays:  Section 1435  Historic Preservation 

https://www.municode.com/library/oh/cincinnati/codes/code_of_ordinances?nodeId=TIXIZOCOCI_CH1435HIPR
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Historic District/Reg: Columbia Tusculum 
COA Standard: Section 1435-09-2 Certificate of Appropriateness;  
      Standard of Review 
 
 
 
Certificate of Appropriateness Review: 

A Certificate of Appropriateness is required for the construction of a new rear deck with 
a pergola and a one story rear addition.  
 
Based on the Conservation Guidelines outlined below, staff feels the proposed 
rehabilitation and addition is generally appropriate in the Columbia Tusculum Historic 
District and substantially conforms to the applicable conservation guidelines. 
 
Applicable Guidelines 

BUILDING REHABILITATION AND ALTERATION  
 

12) DECKS: LOCATE THEM WHERE THEY ARE LEAST OBTRUSIVE: Decks are not 
permitted on the front or street facades of buildings. They may not obscure or 
require the removal or alteration of the building’s significant architectural details. 
If a deck will be visible from the public right-of-way, it should be designed to fit the 
general character of the building and should not have a bare-wood finish. In most 
cases, decks should not extend more than ten (10) feet from the wall of the 
building. Generally, multi-story decks are inappropriate. Rooftop decks are not 
permitted, unless they are cut into the roof structure or will not result in a change 
in the roofline or the loss of architectural details. 

 
 The deck is located on the rear of the structure; however as this is a corner property it 

is visible from Donham Avenue. The design of the deck is consistent with the current 
design of the deck in its detailing of the railings and lattice work. This detailing is 
sympathetic to the Queen Anne style building. The deck does extend out more than 10 
feet to 15 feet, however the current stairs of the deck extend out to 12 feet from the 
wall. A pergola will be added to the deck in the southwest corner. This is the furthest 
corner of the deck from the street. The pergola will be 8 feet in height. The larger deck 
does not overpower the building or the yard as the deck still allows for a large side 
yard and a rear yard with a lawn and driveway.  

 
The deck railings and the pergola will be painted and will not be left bare wood. As the 
floor of the deck is trex it will not need to be painted.  

 
 

 
 
 
 

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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ADDITIONS  
 

1) COMPATIBILITY: CONSIDER THE ADDITION AS NEW CONSTRUCTION In general, 
additions should follow the guidelines for new construction in terms of materials, 
form, scale, height, detailing and siting.  

a. Materials: The materials used on the addition match the materials that are on 
the existing building, this includes wood siding, EPDM rubber roof, wood trim, 
aluminum clad windows, a wood door and wood railings. They will be using 
Trex material instead of pressure treated wood, however staff feels that this is 
an appropriate material as it has a similar look and dimension to pressure 
treated wood, but is more durable.  

b. Scale and Massing: The addition is matching current one story second on the 
rear of the building. It is in scale and appropriate to the building. The deck is 
replacing an existing deck and is enlarging it. The size of the deck does not 
overpower the building and is similar to other decks in the district.  

c. Height: the addition is a one story addition and matches the height on the 
existing rear section of the building. The rear deck is only at the first floor.  

d. Detailing: The window trim and width of the windows is the same on the 
building. They are reusing an existing door and will be installing wood siding to 
match the existing building. The rear deck is using a turned post style railing, 
which was found on Queen Anne homes. The railing is a different dimension 
that a traditional turned posts, however the deck is a new deck and should be 
distinctive of its time.  

e. Siting: The addition is on the back of the building and is within the setbacks 
already established by the existing building. The deck is within all required 
zoning setbacks.  

 
 

2) DESIGN: REFER TO THE ARCHITECTURE OF THE ORIGINAL BUILDING The design 
of an addition should refer specifically to the architecture of the original building. 
While the addition should be sympathetic to and compatible with the existing 
building, it should not try to duplicate its style or appear to have been built at the 
same time as the original building. The design should also be compatible, in a more 
general way, with adjacent buildings.  
 
The addition refers to the architecture of the existing building through the use of 
similar trim work and windows of a similar width, however it doesn’t duplicate the 
exact style and makes the new portion distinctive through the use of casement 
windows that are shorter than the double hung wood windows. The shorter windows 
are also necessary for the internal use of a bathroom. Further Queen Anne 
architecture often has windows of differing heights throughout the building. The east 
façade of this building is an example of this; there are 10 windows on this façade and 7 
different window sizes.  
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3) IDENTITY: DO NOT OVERPOWER THE EXISTING BUILDING If the original building 

is architecturally or historically significant, the addition should take a respectful 
"back seat" to it and not overpower the original. An addition may be taller than the 
original building if site considerations and careful design still allow the older 
building to remain dominant.  
 
The addition does not overpower the existing building as it fits into an existing space 
and is a small 1 story addition on a rear corner of the building. The only place the 
addition will be visible from will be on Donham Avenue, but only when past the rear 
corner of the existing house.  

 
4) CONNECTIONS: KEEP THEM SIMPLE The connection of the addition to the original 

building should be designed so that it does not detract from either structure. 
Significant architectural features of the original building should not be destroyed, 
removed, or obscured by the addition. 
 
The connections to the house are simple. Original features of the house will not be 
obscured as the only existing feature being removed is a French door; It is currently 
hidden with an screened porch and was not original to the house.  

 
 
Other Considerations: 

 

Prehearing Results: N/A 
 
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:  
 
CERTIFICATE OF APPROPRIATENESS 

1. APPROVE a Certificate of Appropriateness for 3741 Morris Place per plans 
submitted by Matthew Cornell dated 6/6/2015 including any revisions submitted 
for permit subject to staff review and approval. 
 

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

the proposal substantially conforms to the applicable conservation 
guidelines.                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                        

 





















ITEM 3 July 11, 2016 

 
 

APPLICATION FOR  
CERTIFICATE OF APPROPRIATENESS 

HISTORIC CONSERVATION BOARD PUBLIC HEARING 
       STAFF REPORT 
 
APPLICATION #:  
APPLICANT:  Bobby Freisberry 
OWNER:  Bobby Freisberry 
ADDRESS:  1947 Auburn Avenue 
PARCELS:  087-0004-0077 
ZONING:  CN-M Commercial Neighborhood 
OVERLAYS:   Auburn Avenue Historic District  
COMMUNITY: Mount Auburn 
REPORT DATE: June 20, 2016 
PRE HEARING: June 15, 2016  
STAFF REVIEW: Beth Johnson, Urban Conservator 
 
Nature of Request: 
The applicant is requesting a Certificate of Appropriateness (COA) to demolish an 
inappropriate addition on the rear of the building.  
 
Existing Conditions: 
The building is located at the corner of Sycamore Street and Auburn Avenue. The 
property faces north onto Sycamore street. The building is a 3 story painted brick 
second empire building built around 1880. There is currently a one story concrete 
stucco addition on the southeast corner of the building. (see attached pictures of one 
story concrete stucco addition)  
 

 
Figure 1: 1947 Auburn Avenue. Picture provided from Google Street view 
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Figure 2: Map provided from Cagis Maps. 

 
Proposed Conditions: 
The proposal is to demolish the one story post 1950s rear addition and reconstruct the 
original two story porch. The columns for the first floor will be replicated based on the 
columns from the second floor and will be placed directly underneath the location of 
each existing column. Pictures are provided in the packet of the addition and of the 
entire building.  
 
The applicants are turning the property back into a single family home and will be doing 
considerable improvements. In this application, the applicant is also seeking to remove 
an inappropriate shed roof dormer addition on the east face of the building. Once 
removed matching slate roofing tiles will be installed.  
 
Previous Reviews: N/A 
 
Applicable Zoning Code Sections:   
Zoning District: Section 1409  Commercial Subdistricts 
Historic Landmark/Reg:  Auburn Avenue Historic District  
COA Standard: Section 1435-09-2 Certificate of Appropriateness; Standard of 
Review 

 

Certificate of Appropriateness Review:  

Staff feels the proposal to remove an inappropriate addition is consistent with the 

guidelines and will improve the streetscape that the addition fronts onto. The addition is 
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a rough concrete stucco one story flat roof addition on the rear of a second empire brick 

building. The addition sticks out beyond the footprint of the house and is visible from 

both Auburn Avenue and Sycamore Street. The addition detracts from the house and if 

proposed today would not meet the guidelines for an addition to this building. The 

removal of the addition will be exposing original exterior walls of the original brick 

building and the 1890’s era two story rear brick addition that had a two story porch. The 

reconstruction of the columns on the first floor of the brick addition will be bringing the 

building back to its historic look and integrity.   

 

Staff comments on the Specific Guidelines for Demolition of Buildings: 

Demolition shall not be permitted unless one of the following conditions exists:  
 

(1) Demolition has been ordered by the Director of Buildings & Inspections for reasons 
of public health and safety;  

 
Demolition has not been ordered by the Director of Building & Inspections.  

 The building does not have any outstanding code violation.    
 
(2) The owner can demonstrate to the satisfaction of the Historic Conservation Board 

that the structure cannot be reused nor can a reasonable economic return be gained 
from the use of all or part of the building proposed for demolition;  

 
 The applicant is not arguing economic hardship and therefore has not provided 

information for this test. The applicant and staff believe that the addition is an 
inappropriate addition 

 
A) Test 1 - Can the structure be reused? 

 
The building is currently vacant and the owner has not provided reasons that the 
structure cannot be reused.  
 

B) Test 2 - Can a reasonable economic return be gained from the use of all or 
part of the building? 
 
Zoning Code Section 1435-09-2 Certificate of Appropriateness; Standards of 
Review establishes factors the Historic Conservation Board shall consider in 
determining if a property owner has demonstrated an economic hardship by 
credible evidence. These factors are: 
 
(i) Will all economically viable use of the property be deprived without 
approval of a Certificate of Appropriateness? 

 
No information has been provided regarding this factor.  
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(ii) Will the reasonable investment-backed expectations of the property 
Owner be maintained without approval of a Certificate of 
Appropriateness; and  
 
No information has been provided regarding this factor.  
 
(iii) Whether the economic hardship was created or exacerbated by the 

property Owner. 
 
No information has been provided regarding this factor.  
 
(iii)(aa) A property's current level of economic return; 
 
No information has been provided regarding this factor.  
 
(iii)(bb) Any listing of property for sale or rent, price asked, and offers 
received, if any, within the previous two years, including testimony and 
relevant documents; 
 
No information has been provided regarding this factor.  
 
(iii)(cc) The feasibility of alternative uses for the property that could earn a 
reasonable economic return; 
 
No information has been provided regarding this factor.  

 
(iii)(dd) Any evidence of self-created hardship through deliberate neglect or 
inadequate maintenance of the property; 
 
No information has been provided regarding this factor.  
 
(iii)(ee) Knowledge of landmark designation or potential designation at time 
of acquisition; and/or 
 
The applicants were aware the property was within the Auburn Avenue Historic 
District.  
 
(iii)(ff) Economic incentives and/or funding available to the Applicant 
through federal, state, city, or private programs. 
 
The property will be used as a single family home and therefore work on this 
property will not be eligible to use State or Federal Historic Tax Credits.   

 
(3) The owner is a non- profit corporation or organization and can demonstrate to the 

satisfaction of the Historic Conservation Board the denial of the application to 
demolish would also deny the owner the use of the property in a manner 
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compatible with its organization purposes and would amount to a taking of the 
owner’s property without just compensation.  
 
The applicants are not a non-profit corporation.  
 

(4) The demolition request is for a garage or an inappropriate addition, and the 
demolition of said structure will not adversely affect the streetscape as 
determined by the Historic Conservation Board. 
 
The proposed demolition is for an inappropriate addition on the rear of the 
building. The addition is a one story rough stucco concrete block building. The 
style, materials, visibility and location of the addition are all inappropriate and 
detract from the historic building. The addition was built post 1950s and its 
removal will aid the long term preservation of the building and will not adversely 
affect the streetscape. The removal of the building will be a positive impact on 
the streetscape due to its high visibility from Auburn Avenue and Hopkins Park 
across the street.  
 
The applicant is also seeking to remove a dormer addition on the east side of the 
building. The dormer is not original to the building. The placement of the dormer 
as just off center on an otherwise symmetrical facade and the shed roof style do 
not match the rest of the gable front dormers on the building. The removal of this 
dormer will not adversely affect the streetscape and will also actually improve the 
streetscape of Auburn Avenue as well as the architectural integrity of the 
building.  
 

(5) The demolition request is for a non-contributing building and the demolition will 
not adversely affect the character of the district. 
 
The demolition request is for an addition not an entire building. The principal 
building is considered a contributing building to the Auburn Avenue Historic 
District.  

 

Other Considerations: 

Prehearing Results:  
June 15, 2016:  The applicant was present for the pre-hearing.  
 
Comments Provided to Staff:  
 
Consistency with Plan Cincinnati (2012): N/A 
 
 
Recommendation: 
 
Staff recommends the Historic Conservation Board take the following actions:  
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A. CERTIFICATE OF APPROPRIATENESS: 
1. APPROVE a Certificate of Appropriateness for demolition on the one story rough 

stucco addition and the east face center dormer addition at 1947 Auburn Avenue 
based on the credible evidence provided by applicant and staff that the addition 
is an inappropriate addition and the removal of the addition will not adversely 
impact the streetscape but will actually improve the streetscape on Auburn 
Avenue. Also approve the reconstruction of the ground floor porch with columns 
to replicate the existing columns. The approval is subject to the following 
conditions: 

a. Any new buildings or additions or site improvements shall have to be 
approved by the Historic Conversation Board and must comply with the 
Historic Conservation Guidelines for Auburn Avenue District. .  

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

a. That the Applicant and/or Property Owner have demonstrated that the 
additions are inappropriate additions to a contributing in the Auburn 
Avenue Historic District and the demolition of the additions will not 
adversely affect the streetscape.   

  

























ITEM 4 July 11, 2016 

 
 

APPLICATION FOR  
CERTIFICATE OF APPROPRIATENESS 

HISTORIC CONSERVATION BOARD PUBLIC HEARING 
       STAFF REPORT 
 
APPLICATION #:  
APPLICANT:  Wichman Gunther Architects 
OWNER:  Jack Serman 
ADDRESS:  724 Lafayette Ave Unit 5 
PARCELS:  021-5007-00192 
ZONING:  SF-20 Single Family District 
OVERLAYS:   Mt. Storm/Sacred Heart 
COMMUNITY: Clifton 
REPORT DATE: June 21, 2016 
HEARING DATE: June 15, 2016 Prehearing  
STAFF REVIEW: Beth Johnson, Urban Conservator  
 
 
Nature of Request: 
The applicant is requesting a Certificate of Appropriateness (COA) to build an addition. 
The addition will include a lower/basement, a main floor addition and deck.    
 
Existing Conditions: 
The property at 724 Lafayette Avenue is a 5 unit condominium building that was 
originally built as a service building. It is a two story brick U-shaped building. The 
building sits in an isolated lot adjacent to Mt. Storm Park.  

 
Figure 1: 724 Lafayette facing southeast. Image provide by the applicant 
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Figure 2: Map of 724 Lafayette Ave. Map provided by Cagis Maps 

 
Proposed Conditions: 
The applicant is proposing to construct a new side/rear addition at the south west corner 
of the building. The addition will be approximately 15’6 by 16’ and will include a 
basement level clad in split face concrete block to match the existing garages. An upper 
level will be located at the main living level. It will be stucco painted to match the 
existing building. The addition will have a hipped roof to match the existing built. There 
will be white multi-pane windows and the cornice detailing will be similar in scale and 
design to the existing structure. The existing deck will be removed and rebuilt around 
the new additions.  
 
Previous Reviews: N/A 
 
Applicable Zoning Code Sections:   
Zoning District: Section 1403  Single Family Districts 
\Overlays:  Section 1435  Historic Preservation 
Historic District/Reg: Mt. Storm/Sacred Heart   
COA Standard: Section 1435-09-2 Certificate of Appropriateness;  
      Standard of Review 
 
Certificate of Appropriateness Review: 

A Certificate of Appropriateness is required for the construction of a side/rear addition 
and a new deck.  

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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Based on the Conservation Guidelines outlined below, staff feels the proposed 
rehabilitation and addition is generally appropriate in the Mt. Storm/Sacred Heart 
Historic District and substantially conforms to the applicable conservation guidelines. 
 
Applicable Guidelines 
B. New Construction  
Materials—The type of materials and their color, texture, scale, and detailing should be 
compatible with the materials of the original building impacted by the new work.  
 

The use at the basement of split face CMU matches the material used on the garage 
additions which this addition will be adjacent to. The use of the painted stucco is 
appropriate to distinguish the addition slightly from the original building, but providing 
a similar texture and look to the painted brick. As both the addition and the main 
building will be painted the same color they will blend together.  
 
The deck will be built out of Trex, which is similar is scale and look to the existing 
wood deck but has longer life-span.   

 
Scale—The scale of new work and its constituent parts should be compatible with the 
original building impacted by the new work and the scale of its parts.  
 

The addition is only going up to the first floor height and will be in scale with the 
building. It will not overpower the main building and will be hidden from view at the 
front of the building as well as from the road and driveway. There has been another 
one-story addition on the southeast corner.  
 
The deck is going back in the same location and will be just slightly bigger than the 
existing deck, however it will extend south of the building line less that the current 
deck.  

 
Form—The shape, massing, and proportions of new work should be compatible with the 
original building which is impacted by the new work.  
 

The addition is rectangular in shape and is an appropriate shape and massing for a 
side/rear addition. It has a hipped roof similar to the existing building. The deck is a 
simple rectangular shape as well. As the building is a simple U shaped building, the 
forms proposed are appropriate.  

 
Detailing—The placement and detailing of a new work, including but not limited to: walls 
eaves porches roofs cornices railings windows chimneys belt courses doors towers 
appurtenances Should be compatible with the scale, proportion, rhythm, and style of the 
original building impacted by the work.  
 

The addition will be using aluminum clad wood double hung windows with a multi-
pane look to match the windows at this unit. The basement windows will be 
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glassblock windows for security. As the windows are not visible except when near 
the addition they do not detract from the original building.  
 
The deck will have similar detailing to the existing deck and will have a simple wood 
railing with square vertical rails. The rail will be stained to match the Trex boards.  
 

Location—New construction should be placed sensitively within the district respecting 
the architecture, topography and tree cover and shall not obstruct the view of: Sacred 
Heart Academy, The Temple of Love, The Stone Shelter,  
 
No new construction shall remove or obscure significant elements of protected 
structures.  
 

The addition is located in a rear/side corner of the building and will not be visible 
from the front of the building or the roadway. It is inconspicuous and does not 
obscure any significant elements of the building.  

 
Height—On the Sacred Heart Academy site, new construction shall not exceed the 
height of the main tower. On the Mt. Storm site, new construction shall not exceed the 
height of the Temple of Love.  
 

The addition is a small one story with basement addition and will not be taller than 
the principal contributing building.  

 
Historic Integrity—Compatibility of new work to original work is required but imitation of 
old work in new construction should be avoided. New work should appear to be new 
work. Where new additions meet original work, the connection should be carefully 
designed so as not to detract from the original but to also reflect the fact that the 
connection is new. If original openings are filled in, the outline of the original openings 
should remain apparent by setting new in-fill material back from the surface and leaving 
original sills and lintels in place. Historic integrity is to be maintained by designing new 
buildings, structures, appurtenances, additions, connections and filled-in openings so 
that they do not appear to have been constructed when the affected protects structure 
was originally built. 
 

The use of the stucco siding at the main level was specifically chosen to differentiate 
the addition from the main structure and make sure it doesn’t appear to be part of 
the original building. However, the use of the same paint on the stucco as the main 
house and the details on the window configuration on the addition are similar to 
those on the main house and tie the buildings together. The expanded openings on 
the interior from the new dining room as well as the French doors to the deck are the 
location of existing openings.  
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Other Considerations: 

Prehearing Results: The applicant was present.  
 
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 724 Lafayette Ave Unit 5 per 
plans submitted by Wichman Gunther Architects dated 5/26/2016 including any 
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.                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                        
 
























