
  

 

 

HISTORIC CONSERVATION BOARD AGENDA 
II CENTENNIAL PLAZA – 5TH FLOOR,  

PUBLIC CONFERENCE ROOM, 805 CENTRAL AVE 

Monday, March 21, 2016 – 3:00 pm 
 

CALL TO ORDER 

 

DISCUSSION ITEMS: 

 

CERTIFICATES OF APPROPRIATENESS AND ZONING RELIEF 

     1. 331 EAST 13
TH

 STREET 

 

Certificate Of Appropriateness For Rehabilitation And Zoning 

Variance For Parking In Over The Rhine Historic District 

Owner: Nassau Ave Investments Applicant: Platte Architecture and Design 

 

2. 407 EAST 13
TH

 STREET 

(aka 1218 Broadway) 

Certificate Of Appropriateness For Rehabilitation And Zoning 

Variance For Parking In Over-The-Rhine Historic District  

Owner: Lincoln Stargate Limited Partnership Applicant: Platte Architecture and Design 

 

3. 412 EAST 12
TH

 STREET  

(aka 408-414 E 12
th

 St) 

Certificate Of Appropriateness For Rehabilitation And Zoning 

Variance For Parking In Over-The-Rhine Historic District 

Owner: Lincoln Stargate Limited Partnership Applicant: Platte Architecture and Design 

 

4. 309 VINE STREET   Certificate Of Appropriateness For Rehabilitation In Union 

Central Life Annex Historic District 

Owner: VG 309 Vine, LLC Applicant: BKV Group 

 

CERTIFICATES OF APPROPRIATENESS 

    5. 719 AND 721 MAIN 

STREET   

Certificate Of Appropriateness For Demolition In Main Street 

Historic District  

Owner: Elka Real Estate Company, LTD. Applicant: Tom Rowe of Terrex, LLC 

 

     6. 1301 WESTERN AVE   Certificate Of Appropriateness For Rehabilitation And 

Restoration  

Owner: Union Terminal, LLC Applicant: GBBN Architects 

 

OTHER BUSINESS 

 

ADJOURN 



ITEM 1 March 21, 2016 

 

 
 

APPLICATION FOR  
CERTIFICATE OF APPROPRIATENESS 

AND ZONING VARIANCE  
HISTORIC CONSERVATION BOARD PUBLIC HEARING 

       STAFF REPORT 
 
APPLICATION #: N/A 
APPLICANT:  Luke Field, Platte Architecture and Design 
OWNER:  Nassau Avenue Investments LLC  
ADDRESS:  331 E. 13th Street, Cincinnati OH 45202 
PARCELS:  075-001-0025-00 
ZONING:  Commercial Neighborhood-Pedestrian Oriented (CN-P) 
OVERLAYS:   Over-the-Rhine Historic District 
COMMUNITY: Pendleton 
REPORT DATE: February 19, 2016 
HEARING DATE: February 23, 2016 at 9:00 AM 
STAFF REVIEW: Angie Strunc, City Interim Urban Conservator 
 
 
Nature of Request: 
The applicant is requesting a Certificate of Appropriateness (COA) for renovation of 
existing structure and Zoning Variance for parking relief in order to rehabilitate a single 
story industrial/retail building as a “white box” finish for proposed future uses. 
 
Existing Conditions: 
The subject property is situated on the northwest corner of 13th Street and Broadway 
Street.  Built in the early 1920’s, this single story masonry building is a listed property on 
the Over the Rhine non-contributing resource list although it fits within the period of 
significance for this district of 1840 to 1941.  The brick colors on the facades vary and 
could indicate masonry infill on both the Broadway and 13th Street facades.  The rear of 
the building abuts Bunker Alley and the south side of the building abuts a four story 
historic building that is a multi-family dwelling.  Across 13th Street to the north is the 
newly renovated Alumni Lofts Apartments. 
 
The current use is storage but used up until 2014 by the Cincinnati Plating and Repair 
silverware factory. 
 
Proposed Conditions: 
The current proposal is to rehabilitate the existing structure as a “white box” finish with a 
proposed future use that could include an eating/drinking establishment or commercial 
uses.  Any future uses will have to comply with the Cincinnati Municipal Code and 
Cincinnati Zoning Code. 
The applicant will introduce wide expanses of storefront glazing on both Broadway and 
13th Street facades,  
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Existing building rehabilitation includes: 

 Masonry infill removal at original openings. Install new aluminum storefront 
windows and doors by Kawneer on the East and North Elevation.   

 North elevation has two individual replacement windows in existing masonry 
openings and one conversion of a window opening into a new door.  Windows 
will be single light aluminum tilt-in by Kawneer. 

 North elevation also includes proposed new entry doors recessed slightly from 
façade wall on 13th Street but also pulled away from the corner column to remain 
on Broadway.  Doors are aluminum by Kawneer. 

 West elevation (Bunker Alley) existing windows to be removed and replaced in 
existing masonry openings.  Windows will be single light aluminum tilt-in by 
Kawneer. 

 South elevation five existing windows set in non-historic vinyl siding to be 
removed and infilled with masonry to match. 

 Two replacement insulated steel roll up garage doors; one on Broadway and one 
on 13th Street in existing garage door masonry openings. 

 New EPDM roof and skylight repairs. 

 New roof top mechanical equipment placed away from the primary facades along 
the southern edge of the roof.  Portions of the new units will be slightly visible 
from the public right of way at a distance. 

 Existing rooftop exhaust equipment to be removed 

 Tuck point and repair of existing masonry as needed. 

 Interior demolition and new tenant finishes. 
 

Previous Reviews: N/A 
 
Applicable Zoning Code Sections:   
Zoning District:  1409   Commercial District (CN-P Community 
Neighborhood Pedestrian Oriented)       
Variance Request:  1425-15  Off Street Parking and Loading Requirements 
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  
Historic District/Reg:   Over the Rhine Historic District 
COA Standard: 1435-09-2  Certificate of Appropriateness; Standard of Review 
 
Details of Zoning Relief Required: 
The owner seeks zoning relief from Parking and Loading Requirements per Chapter 25 
and Schedule 1425-19-A.  Based on this schedule, the owner needs 14 required 
parking spaces for the future intended use of eating/drinking establishment (3,780 SF of 
assembly space and 1,635 SF of Back of House/Food Preparation space).  This 
includes the 2,000 SF reduction for the CN-M Zoning District.  The owner is requesting 
a variance to Section 1425-15(c)(3) regarding how required off-site parking shall be 
established and maintained to allow for the following parking solution as conditioned 
below: 

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
http://www.cincinnati-oh.gov/buildings/historic-conservation/local-conservation-guidelines/over-the-rhine-historic-district/
file:///C:/Users/matthew.shad@cincinnati-oh.gov/AppData/Local/Microsoft/Windows/Temporary%20Internet%20Files/Content.Outlook/IQ23MFSG/§%201435-09-2.%20-%20Certificates%20of%20Appropriateness;%20Standards%20for%20Review
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a) Property owner shall control the rights to at least 14 parking spaces within 600 
feet of the property during normal working hours for the life of the project. 

b) Property Owner shall initially demonstrate control for a period of at least 15 years 
and maintain documentation of such rights in a form approved by the City 
Solicitor. Said documentation shall be provided to the City of Cincinnati at any 
time within 3 business days of being requested to do so. 

c) Such control shall be established prior to issuance of the first Certificate of 
Occupancy. 

d) Termination or substitution of control shall be upon the prior written consent of 
the City. Such consent would not be withheld if an equivalency of parking spaces 
is provided or subsequent legislative actions reduce or eliminate the parking 
requirement. 

 
Zoning Analysis: 
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.   

The underlying zoning is CN-P. The proposed commercial development is 
a permitted use and fits within the nature of the zoning district.  There may 
be limitations in the zoning code regarding uses that will be determined 
with a future tenant. 

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 use conforms to the guidelines for the district. 

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.   

The existing street infrastructure and access are suitable for proposed 
commercial use.   A large amount of off-street parking is available within 
600 feet, including the future Ziegler Park Garage. 
 

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

Not applicable. 

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

 Not applicable. 
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g Hours of Operation.  Operating hours are compatible with adjacent land uses.   
Proposal is a “white box” finish.  There is currently no tenant or user with 
known hours of operation. 

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 uses of eating/drinking establishment and/or commercial 
are compatible with the neighborhood.  Once a tenant is identified, there 
may be limits placed on the use in the Zoning Code that the tenant will be 
required to follow or return to this board for variances. 

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 known 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 are no adverse impacts anticipated for the proposed use. 

k Blight.  The elimination or avoidance of blight.  
Rehabbing this building will eliminate blight and return a vacant structure 
to viable use. 

l Economic Benefits.  The promotion of the Cincinnati economy.   
The property will become a tax generating parcel and will add a viable 
business to the Pendleton neighborhood. 

m Job Creation.  The creation of jobs both permanently and during construction.   
Jobs will be created during construction and when complete. 

n Tax Valuation.  Any increase in the real property tax duplicate.   
  The rehabilitated structure 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 by rehabilitating the structure for viable 
use. 

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 rehabilitation. 

 
Additional Zoning Analysis 

The proposal of a “white box” finish for future unknown tenants will require further 
zoning analysis once a user has been established.  The adjacency of this parcel in the 
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CN-P zone to Residential zoning to the north and east may limit future uses and may 
bring future variances before the Historic Conservation Board. 

Furthermore, the applicant is proposing a large square foot area (1635 S.F.) for back of 
house uses on the proposed “white box” plan drawing which reduces the overall parking 
requirements than if the entire floor were considered assembly use (A-2).  Should this 
plan change once a tenant is established, additional parking spaces may be required 
and the applicant would need to bring a proposal for the additional spaces before the 
Historic Conservation Board. 

Standards for Variances per Section 1435-05-4 

Under Section 1435-05-4 of the Cincinnati Zoning Code, The Historic Conservation 
Board may grant relief when it finds such relief from the literal implication of the Zoning 
Code will not be materially detrimental to the public health, safety, and welfare or 
injurious to property in the district or vicinity where the property is located and either: 
 
(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 

(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). 

 
Certificate of Appropriateness Review 
Staff feels the proposed rehabilitation is generally appropriate in the Over-the-Rhine 
Historic District.  The rehabilitation retains the existing structure and introduces 
storefront on two main facades.   No photographs have been found of the original 
condition of this structure; therefore, the architects are introducing new storefront that is 
based largely on historical research of this type of auto related building with large 
storefront windows. 
  
The recessed door opening on 13th Street is to meet code requirements for egress as 
well as keeping out of the public right of way.  The corner masonry column will be 
retained and storefront glazing will die into the masonry column. 
 
This proposal for a “white box” tenant finish could include future uses that may have 
limitations causing this building to come back before the Historic Conservation Board.  
   
Other Considerations: 
Prehearing Results: The architects, owner and Ms. Warminsky were in attendance. 
There was discussion regarding proposed rehabilitation and zoning/parking strategies 
which require further resolution with the applicant and Zoning Administrator. 
 
Comments Provided to Staff: N/A 
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Consistency with Plan Cincinnati (2012): 
“Sustain” Initiative Area “Preserve our built history” 
 
Recommendation: 
Staff recommends the Historic Conservation Board take the following actions:  
 
ZONING VARIANCE 

1. APPROVE a variance to Section 1425-15(c)(3) regarding how required off-site 

parking shall be established and maintained to allow for the following parking 

solution as conditioned below: 

a) Property owner shall control the rights to at least 14 parking spaces within 600 
feet of the property during normal working hours for the life of the project.   

b) Property Owner shall initially demonstrate control for a period of at least 15 
years and maintain documentation of such rights in a form approved by the City 
Solicitor.  Said documentation shall be provided to the City of Cincinnati at any 
time within 3 business days of being requested to do so.   

c) Such control shall be established prior to issuance of the first Certificate of 
Occupancy.   

d) Termination or substitution of control shall be upon the prior written consent of 
the City.  Such consent would not be withheld if an equivalency of parking 
spaces is provided or subsequent legislative actions reduce or eliminate the 
parking requirement. 

 
2. FINDING:  The Board makes this determination per Section 1425-23(a) and per 

Section 1435-09-2: 
a) That the property owner has demonstrated by credible evidence that the 

proposal substantially conforms to the applicable conservation guidelines. 
b) That the property owner has maintained their responsibility to provide 

adequate parking for their project while providing an alternative solution 
meeting the intent of the zoning ordinance yet offering flexibility in managing 
off-site parking solutions. 

 
CERTIFICATE OF APPROPRIATENESS 

1. APPROVE a Certificate of Appropriateness for 331 E. 13th Street submitted by 
Platte Architecture and Design dated 2/23/2016 including  any revisions 
submitted for permit subject to staff review and approval with the following 
conditions: 

a. DOTE Revocable Street Privilege permit required for proposed outward 
swinging door in the public right of way. 

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

(a) That the property owner has demonstrated by credible evidence that 
the proposal substantially conforms to the applicable conservation 
guidelines.                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                   



ITEM 2 March 21, 2016 

 

 
 

APPLICATION FOR  
CERTIFICATE OF APPROPRIATENESS 

AND ZONING VARIANCE  
HISTORIC CONSERVATION BOARD PUBLIC HEARING 

       STAFF REPORT 
 
APPLICATION #: N/A 
APPLICANT:  Luke Field, Platte Architecture and Design 
OWNER:  Lincoln Stargate Limited  
ADDRESS:  407 E. 13th Street (1218 Broadway), Cincinnati OH 45202 
PARCELS:  075-0003-0001-00 
ZONING:  Residential Multi Family (RM-0.7) 
OVERLAYS:   Over-the-Rhine Historic District 
COMMUNITY: Pendleton 
REPORT DATE: February 19, 2016 
HEARING DATE: February 23, 2016 at 9:00 AM 
STAFF REVIEW: Angie Strunc, City Interim Urban Conservator 
 
 
Nature of Request: 
The applicant is requesting a Certificate of Appropriateness (COA) for renovation of an 
existing structure and Zoning Variance for parking relief and a Use Variance in order to 
rehabilitate a 3 story plus attic masonry building for mixed use commercial and 
residential. 
 
Existing Conditions: 
The subject property is situated on the northeast corner of 13th Street and Broadway 
Street.  The masonry structure is 3 stories plus and attic, currently vacant but most 
recently used as all residential. 
The building abuts Schultz Alley to the east and a surface parking lot to the south. 
  
Proposed Conditions: 
The current proposal is to rehabilitate the existing structure and introduce commercial 
on the first floor with residential on the upper floors. 
 
Existing building rehabilitation includes: 

 New aluminum storefront windows and doors by Kawneer on the East and North 
Elevation.  Existing pilasters will remain; new pilasters will be added at the corner 
and between new doors. 

 Replacement windows in existing masonry openings; double hung 1/1 aluminum 
clad wood.  Existing windows are replacement aluminum c.1970’s.  Attic windows 
are single light, fixed. 

 Two new windows openings are proposed on the second and third floor on the 
south façade.  Size to match existing masonry openings. 

 Existing metal bars over the first floor windows will be removed with the windows. 
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 North façade first escape to be repaired and repainted but with ladders removed. 

 New EPDM membrane roof 

 New roof top mechanical equipment towards the east end of the building that will 
be visible from a distance in either direction on 13th Street. 

 Tuck point and repair of existing masonry as needed. 

 Cornice repair and repaint. 

 Sidewalk access doors to be replaced per City standards. 

 Interior demolition and new tenant finishes.            
 

Previous Reviews: N/A 
 
Applicable Zoning Code Sections:   
Zoning District:  1405   RM-0.7 Residential Multi-Family       
Variance Request:  1425-19  Off Street Parking and Loading Requirements 
    1405-05 Land Use 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  
   Section 1445-16 Use Variance Standards 
Historic District/Reg:   Over the Rhine Historic District 
COA Standard: 1435-09-2  Certificate of Appropriateness; Standard of Review 
 
Details of Zoning Relief Required: 
 
The owner seeks zoning relief from Parking and Loading Requirements per Chapter 25 
and Schedule 1425-19-A.  Based on this schedule the owner needs 4 required parking 
spaces for the future intended use of office (365 SF - 1 space) and retail (875 SF - 3 
spaces). The owner is requesting a variance to Section 1425-15(c)(3) regarding how 
required off-site parking shall be established and maintained to allow for the following 
parking solution as conditioned below: 

a) Property owner shall control the rights to at least 4 parking spaces within 600 feet 
of the property during normal working hours for the life of the project. 

b) Property Owner shall initially demonstrate control for a period of at least 15 years 
and maintain documentation of such rights in a form approved by the City 
Solicitor. Said documentation shall be provided to the City of Cincinnati at any 
time within 3 business days of being requested to do so. 

c) Such control shall be established prior to issuance of the first Certificate of 
Occupancy. 

d) Termination or substitution of control shall be upon the prior written consent of 
the City. Such consent would not be withheld if an equivalency of parking spaces 
is provided or subsequent legislative actions reduce or eliminate the parking 
requirement. 

 
Additionally, the owner is requesting a Use Variance to allow a retail use on the subject 
property. According to Section 1405-05 of the Cincinnati Zoning Code, retail is not a 
permitted use in the RM-0.7 Zoning District. A Use Variance is required. 

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
http://www.cincinnati-oh.gov/buildings/historic-conservation/local-conservation-guidelines/over-the-rhine-historic-district/
file:///C:/Users/matthew.shad@cincinnati-oh.gov/AppData/Local/Microsoft/Windows/Temporary%20Internet%20Files/Content.Outlook/IQ23MFSG/§%201435-09-2.%20-%20Certificates%20of%20Appropriateness;%20Standards%20for%20Review
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Zoning Analysis: 
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.   

The underlying zoning is RM-0.7. The proposed commercial development 
is a permitted use and fits within the nature of the zoning district.  A Use 
Variance is required for the retail portion of the project. There may be 
limitations in the zoning code regarding uses that will be determined with a 
future tenant. 

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 use conforms to the guidelines for the district. 

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.   

The existing street infrastructure and access are suitable for proposed 
commercial use.   A large amount of off-street parking is available within 
600 feet, including the future Ziegler Park Garage. 
 

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

Not applicable. 

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

  Not applicable. 

g Hours of Operation.  Operating hours are compatible with adjacent land uses.   
There is currently no tenant or user with known hours of operation. 

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 uses of residential and/or commercial are compatible with 
the neighborhood.  There may be limits placed on the use in the Zoning 
Code that the tenant will be required to follow or return to this board for 
variances. 
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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 known 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 are no adverse impacts anticipated for the proposed use. 

k Blight.  The elimination or avoidance of blight.  
Rehabbing this building will eliminate blight and return a vacant structure 
to viable use. 

l Economic Benefits.  The promotion of the Cincinnati economy.   
The property will become a tax generating parcel and will add a viable 
business to the Pendleton neighborhood. 

m Job Creation.  The creation of jobs both permanently and during construction.   
Jobs will be created during construction and when complete. 

n Tax Valuation.  Any increase in the real property tax duplicate.   
  The rehabilitated structure 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 by rehabilitating the structure for viable 
use. 

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. 

 
Additional Zoning Analysis 

The retail portion of the project, consisting of 875 SF of space in the former storefront of 
the building requires a Use Variance. According to Section 1445-16 of the Cincinnati 
Zoning Code, no variance shall be granted to allow a use not permissible under the 
terms of the Zoning Code or the Land Development Code in the zoning district in which 
the property is located, unless the Zoning Hearing Examiner finds that the applicant for 
the use variance has demonstrated that the applicant will suffer unnecessary hardship if 
strict compliance with the terms of the Code or the Land Development Code is required 
and such hardship must be demonstrated by clear and convincing evidence as to the 
following criteria:  
a The property cannot be put to any economically viable use under any of the 

permitted uses in the zoning district;  
The space could potential be utilized as office space, a permitted use, 
however, the building originally featured a retail storefront facing 
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Broadway Street. The owner plans to reopen the storefront that was 
previously bricked-in when it was converted to residential use.  

b The variance requested stems from a condition that is unique to the property at 
issue and not ordinarily found in the same zone or district;  

The presence of a storefront facing Broadway Street is not ordinarily found 
in the RM-0.7 Zoning District. The building was originally intended to 
house first-floor retail space. 

c The hardship condition is not created by actions of the applicant; 
  The actions of the applicant have not created a hardship condition. 

d The granting of the variance will not adversely affect the rights of adjacent 
property owners or residents;  

Granting the variance will not adversely affect the rights of adjacent 
property owners. 

e The granting of the variance will not adversely affect the community character, 
public health, safety or general welfare;  

Granting the variance will not adversely affect community character, public 
health, safety, or general welfare. In fact, these aspects will be improved 
by the addition of a viable business on the street, drawing more 
pedestrians to the area. 

f The variance will be consistent with the general spirit and intent of the Zoning 
Code or the Land Development Code, as applicable; and  

The variance is consistent with the general spirit and intent of the Zoning 
Code, adding a viable retail space to a dense urban area. 

g The variance sought is the minimum that will afford relief to the applicant. 
  The variance sought is the minimum that will afford relief. 
 

Standards for Variances per Section 1435-05-4 

Under Section 1435-05-4 of the Cincinnati Zoning Code, The Historic Conservation 
Board may grant relief when it finds such relief from the literal implication of the Zoning 
Code will not be materially detrimental to the public health, safety, and welfare or 
injurious to property in the district or vicinity where the property is located and either: 
 
(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 

(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). 

 
Certificate of Appropriateness Review 
Staff feels the proposed rehabilitation is generally appropriate in the Over-the-Rhine 
Historic District.  The rehabilitation re-introduces a commercial use to the first floor as it 
was originally constructed.  New windows and storefront introduction on the primary 
facades are consistent with the guidelines. 
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The new rooftop mechanical units are placed on a platform on the pitched roof, south of 
the E. 13th Street façade and east of the Broadway façade.  This is the best position on 
the roof to shield visibility from adjacent right of way but the platform will likely be visible 
from further away. 
   
Other Considerations: 
Prehearing Results: The architects, owner and Ms. Warminsky of the Cincinnati 
Preservation Association were in attendance. There was discussion regarding proposed 
rehabilitation and zoning/parking strategies which require further resolution with the 
applicant and Zoning Administrator. 
 
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:  
 
ZONING VARIANCES 

1. APPROVE a variance to Section 1425-15(c)(3) regarding how required off-site 

parking shall be established and maintained to allow for the following parking 

solution as conditioned below: 

a) Property owner shall control the rights to at least 4 parking spaces within 600 
feet of the property during normal working hours for the life of the project.   

b) Property Owner shall initially demonstrate control for a period of at least 15 
years and maintain documentation of such rights in a form approved by the City 
Solicitor.  Said documentation shall be provided to the City of Cincinnati at any 
time within 3 business days of being requested to do so.   

c) Such control shall be established prior to issuance of the first Certificate of 
Occupancy.   

d) Termination or substitution of control shall be upon the prior written consent of 
the City.  Such consent would not be withheld if an equivalency of parking 
spaces is provided or subsequent legislative actions reduce or eliminate the 
parking requirement. 

 
2. APPROVE a Use Variance to allow a retail use in the newly reopened 

storefront portion of the subject property. The 875 SF space is identified on 
page A1.11 on the plans submitted by Platte Architecture + Design dated 
2/23/2016. 

 
3. FINDING:  The Board makes this determination per Section 1425-23(a) and per 

Section 1435-09-2: 
a) That the property owner has demonstrated by credible evidence  that the 

proposal substantially conforms to the applicable conservation guidelines. 
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b) That the property owner has maintained their responsibility to provide 
adequate parking for their project while providing an alternative solution 
meeting the intent of the zoning ordinance yet offering flexibility in managing 
off-site parking solutions. 

 

CERTIFICATE OF APPROPRIATENESS 

1. APPROVE a Certificate of Appropriateness for 407 E. 13th Street submitted by 
Platte Architecture and Design dated 2/23/2016 including any revisions submitted 
for permit subject to staff review and approval. 

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

(a) That the property owner has demonstrated by credible evidence that 
the proposal substantially conforms to the applicable conservation 
guidelines. 

  
                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                               



ITEM 3 March 21, 2016 

 

 
 

APPLICATION FOR  
CERTIFICATE OF APPROPRIATENESS 

AND ZONING VARIANCE  
HISTORIC CONSERVATION BOARD PUBLIC HEARING 

       STAFF REPORT 
 
APPLICATION #: N/A 
APPLICANT:  Luke Field, Platte Architecture and Design 
OWNER:  Lincoln Stargate Limited  
ADDRESS:  412 E. 12th Street, Cincinnati OH 45202 (408-414 E. 12th) 
PARCELS:  075-0003-0013-00 
ZONING:  Residential Multi Family (RM-0.7) 
OVERLAYS:   Over-the-Rhine Historic District 
COMMUNITY: Pendleton 
REPORT DATE: March 1, 2016 
HEARING DATE: February 23, 2016 at 9:00 AM 
STAFF REVIEW: Angie Strunc, City Interim Urban Conservator 
 
 
Nature of Request: 
The applicant is requesting a Certificate of Appropriateness (COA) for renovation of an 
existing structure which includes an addition in the rear (north) courtyard.  The applicant 
is also requesting a Zoning Variance for parking relief, a Use Variance for second floor 
office space and a Conditional Use for office space in excess of 2500 square feet in 
order to rehabilitate a 4 story masonry building for mixed use commercial and 
residential. 
 
Existing Conditions: 
The subject property is situated on the northeast corner of E. 12th Street and Spring 
Street in the Pendleton neighborhood.  The masonry structure is 4 stories and is 
currently vacant but most recently used as all residential.  The building abuts Levering 
Alley to the north Schultz Alley to the west. 
 
412 E. 12th Street shares a façade and party wall with 408 E. 12th to the west.  The 
address also includes 414 E. 12th to the east which is a separate but similar 4 story 
masonry building.  The placement of buildings creates a courtyard to the rear (north) 
behind 412 E. 12th. 
  
Proposed Conditions: 
The current proposal is to rehabilitate the existing structures of 408-414 E. 12th Street 
including a rear (north) addition of an elevator and occupiable space.  The rear addition 
includes modification of existing masonry openings both infill and new masonry 
openings for interior space programing as well as fire escape removal. 
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The applicant proposes a mixed use of commercial use for the first floor and second 
floor primarily along the front of the building.  Eight residential units are planned 
throughout the first through fourth floors. 
 
Existing building rehabilitation includes: 

 Replacement windows in existing masonry openings; double hung 1/1 aluminum 
clad wood.  Existing windows are not original. 

 Two new window opening in existing masonry wall and two windows converted to 
new full light doors on south primary façade. 

 Existing passageway from the south primary façade to the courtyard will be 
closed off with a new fixed window. 

 South façade and corner of east façade new aluminum storefront.  Non-historic 
masonry infill to be removed; existing piers to remain. 

 Corner entrance at E. 12th and Spring Street to be introduced.  Corner masonry 
pier remains. 

 New EPDM membrane roofing; new gutters and downspouts. 

 Existing cornice to be painted 

 New roof top mechanical equipment away from the primary façade  

 Existing fire escapes repaired and repainted 

 Tuck point and repair of existing masonry as needed. 

 Interior demolition and new tenant finishes. 
 
New addition includes: 

 New addition on the rear (north) façade that includes elevator with circulation 
space and other occupiable space on each floor. 

 Exterior cladding is large panel cement composite boards. 

 Aluminum storefront and window openings  

 Accessible ramp at grade 

 New EPDM membrane roofing 
 
Previous Reviews: N/A 
 
Applicable Zoning Code Sections:   
Zoning District:  1405   RM-0.7 Residential Multi-Family       
Variance Request:  1425-19  Off Street Parking and Loading Requirements 
    1405-05 Land Use 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 
   Section 1445-16 Use Variance Standards  
Historic District/Reg:   Over the Rhine Historic District 
COA Standard: 1435-09-2  Certificate of Appropriateness; Standard of Review 
 
Details of Zoning Relief Required: 
 

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
http://www.cincinnati-oh.gov/buildings/historic-conservation/local-conservation-guidelines/over-the-rhine-historic-district/
file:///C:/Users/matthew.shad@cincinnati-oh.gov/AppData/Local/Microsoft/Windows/Temporary%20Internet%20Files/Content.Outlook/IQ23MFSG/§%201435-09-2.%20-%20Certificates%20of%20Appropriateness;%20Standards%20for%20Review
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The owner seeks zoning relief from Parking and Loading Requirements per Chapter 
1425 and Schedule 1425-19-A.  Based on this schedule the owner needs 13 required 
parking spaces for the future intended use of 5115 square feet of office space. The 
owner is requesting a variance to Section 1425-15(c)(3) regarding how required off-site 
parking shall be established and maintained to allow for the following parking solution 
as conditioned below: 

a) Property owner shall control the rights to at least 13 parking spaces within 600 
feet of the property during normal working hours for the life of the project. 

b) Property Owner shall initially demonstrate control for a period of at least 15 years 
and maintain documentation of such rights in a form approved by the City 
Solicitor. Said documentation shall be provided to the City of Cincinnati at any 
time within 3 business days of being requested to do so. 

c) Such control shall be established prior to issuance of the first Certificate of 
Occupancy. 

d) Termination or substitution of control shall be upon the prior written consent of 
the City. Such consent would not be withheld if an equivalency of parking spaces 
is provided or subsequent legislative actions reduce or eliminate the parking 
requirement. 

 
Additionally, the owner is requesting a Use Variance to allow office use on the second 
floor of the subject property. According to Section 1405-05 of the Cincinnati Zoning 
Code, office use is not permitted above the first floor in the RM-0.7 Zoning District. A 
Use Variance is required. 
 
The owner is also requesting Conditional Use Approval for office space in excess of 
2500 square feet as required by Section 1405-05 of the Cincinnati Zoning Code. The 
owner has proposed 5115 square feet of office space between the first and second 
floors. 
 
Zoning Analysis: 
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.   

The underlying zoning is RM-0.7. The proposed commercial development 
is a permitted use and fits within the nature of the zoning district.  A Use 
Variance is required to allow office space on the second floor and 
Conditional Use approval is required for office square footage in excess of 
2500 SF.  

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 use conforms to the guidelines for the district. 
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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.   

The existing street infrastructure and access are suitable for proposed 
commercial use.   A large amount of off-street parking is available within 
600 feet, including the future Ziegler Park Garage. 
 

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

Not applicable. 

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

  Not applicable. 

g Hours of Operation.  Operating hours are compatible with adjacent land uses.   
There is currently no tenant or user with known hours of operation. 

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 uses of residential and/or commercial are compatible with 
the neighborhood.  There may be limits placed on the use in the Zoning 
Code that the tenant will be required to follow or return to this board for 
variances. 

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 known 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 are no adverse impacts anticipated for the proposed use. 

k Blight.  The elimination or avoidance of blight.  
Rehabbing this building will eliminate blight and return a vacant structure 
to viable use. 

l Economic Benefits.  The promotion of the Cincinnati economy.   
The property will become a tax generating parcel and will add a viable 
business to the Pendleton neighborhood. 
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m Job Creation.  The creation of jobs both permanently and during construction.   
Jobs will be created during construction and when complete. 

n Tax Valuation.  Any increase in the real property tax duplicate.   
  The rehabilitated structure 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 by rehabilitating the structure for viable 
use. 

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. 

 
Additional Zoning Analysis 

The proposed project contains approximately 5115 square feet of office space between 
the first and second floors. According to Section 1405-05 of the Cincinnati Zoning Code, 
office space is limited to 2500 square feet on the ground floor. Conditional Use Approval 
is required for the additional 2615 square feet of office space and a Use Variance is 
required to allow office space on the second floor of the building. According to Section 
1445-16 of the Cincinnati Zoning Code, no variance shall be granted to allow a use not 
permissible under the terms of the Zoning Code or the Land Development Code in the 
zoning district in which the property is located, unless the Zoning Hearing Examiner 
finds that the applicant for the use variance has demonstrated that the applicant will 
suffer unnecessary hardship if strict compliance with the terms of the Code or the Land 
Development Code is required and such hardship must be demonstrated by clear and 
convincing evidence as to the following criteria:  
a The property cannot be put to any economically viable use under any of the 

permitted uses in the zoning district;  
Office space is a permitted use in the RM-0.7 Zoning District. The owner 
and/or applicant believe the best use of the space will include some office 
use on the second floor.  

b The variance requested stems from a condition that is unique to the property at 
issue and not ordinarily found in the same zone or district;  

The large amount of contiguous space is not ordinarily found in the RM-
0.7 Zoning District and is well-suited for office usage.  

c The hardship condition is not created by actions of the applicant; 
  The actions of the applicant have not created a hardship condition. 

d The granting of the variance will not adversely affect the rights of adjacent 
property owners or residents;  

Granting the variance will not adversely affect the rights of adjacent 
property owners. 

e The granting of the variance will not adversely affect the community character, 
public health, safety or general welfare;  

Granting the variance will not adversely affect community character, public 
health, safety, or general welfare. In fact, these aspects will be improved 
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by the addition of a viable business on the street, drawing more 
pedestrians to the area. 

f The variance will be consistent with the general spirit and intent of the Zoning 
Code or the Land Development Code, as applicable; and  

The variance is consistent with the general spirit and intent of the Zoning 
Code, adding a viable office space to a mixed-use building in a dense 
urban area. 

g The variance sought is the minimum that will afford relief to the applicant. 
  The variance sought is the minimum that will afford relief. 
 

Standards for Variances per Section 1435-05-4 

Under Section 1435-05-4 of the Cincinnati Zoning Code, The Historic Conservation 
Board may grant relief when it finds such relief from the literal implication of the Zoning 
Code will not be materially detrimental to the public health, safety, and welfare or 
injurious to property in the district or vicinity where the property is located and either: 
 
(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 

(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). 

 
Certificate of Appropriateness Review 
Staff feels the proposed rehabilitation and rear (north) addition is generally appropriate 
in the Over-the-Rhine Historic District.  New windows and storefront introduction on the 
primary facades are consistent with the guidelines.  The applicant has historic  evidence 
of a corner entry and will reconstruct that with new storefront while the corner masonry 
pier remains. 
The proposed addition provides greater accessibility with the new elevator and 
circulation space between floors.  While the exterior of the addition is contemporary in 
design with full height glazing and cement composite large panel cladding, there is no 
visibility into this courtyard from the primary rights of way.  
   
Other Considerations: 
Prehearing Results: The architects, owner and Ms. Warminsky of the Cincinnati 
Preservation Association were in attendance. There was discussion regarding proposed 
rehabilitation and zoning/parking strategies which require further resolution with the 
applicant and Zoning Administrator. 
 
Comments Provided to Staff: N/A 
 
Consistency with Plan Cincinnati (2012): 
“Sustain” Initiative Area “Preserve our built history” 
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Recommendation: 
Staff recommends the Historic Conservation Board take the following actions:  
 
ZONING VARIANCES 

1. APPROVE a variance to Section 1425-15(c)(3) regarding how required off-site 

parking shall be established and maintained to allow for the following parking 

solution as conditioned below: 

a) Property owner shall control the rights to at least 13 parking spaces within 600 
feet of the property during normal working hours for the life of the project.   

b) Property Owner shall initially demonstrate control for a period of at least 15 
years and maintain documentation of such rights in a form approved by the City 
Solicitor.  Said documentation shall be provided to the City of Cincinnati at any 
time within 3 business days of being requested to do so.   

c) Such control shall be established prior to issuance of the first Certificate of 
Occupancy.   

d) Termination or substitution of control shall be upon the prior written consent of 
the City.  Such consent would not be withheld if an equivalency of parking 
spaces is provided or subsequent legislative actions reduce or eliminate the 
parking requirement. 

 
2. APPROVE a Use Variance to allow an office use on the second floor of the 

subject property. The office space is identified on page A1.12 and A1.13 on the 
plans submitted by Platte Architecture + Design dated 2/8/2016. 

 
3. APPROVE a Conditional Use to allow 5115 square feet of office space on the 

subject property. This square footage is 2615 square feet above the allowable 
limit. 

 
4. FINDING:  The Board makes this determination per Section 1425-23(a) and per 

Section 1435-09-2: 
a) That the property owner has demonstrated by credible evidence that the 

proposal substantially conforms to the applicable conservation guidelines. 
b) That the property owner has maintained their responsibility to provide 

adequate parking for their project while providing an alternative solution 
meeting the intent of the zoning ordinance yet offering flexibility in managing 
off-site parking solutions. 

 
CERTIFICATE OF APPROPRIATENESS 

1. APPROVE a Certificate of Appropriateness for rehabilitation and new 
construction at 412 E. 12th Street submitted by Platte Architecture and Design 
dated 2/24/2016 including any revisions submitted for permit subject to staff 
review and approval. 
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b) FINDING:  The Board makes this determination per Section 1435-09-2: 
(a) That the property owner has demonstrated by credible evidence  that 

the proposal substantially conforms to the applicable conservation 
guidelines.                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                             



ITEM 4 March 21, 2016 

 
 

APPLICATION FOR  
CERTIFICATE OF APPROPRIATENESS 

HISTORIC CONSERVATION BOARD PUBLIC HEARING 
       STAFF REPORT 
 
APPLICATION #:  
APPLICANT:  BKV Group  
OWNER:  VG 309 Vine LLC 
ADDRESS:  309 Vine Street, Cincinnati OH  45202 
PARCELS:  0083-0001-0060-00 
ZONING:  Downtown Development Districts (DD)/Historic Landmark 
OVERLAYS:   Historic Landmark 
COMMUNITY: Downtown  
REPORT DATE: March 13, 2016 
PRE HEARING: Prehearing on February 23, 2016  
STAFF REVIEW: Beth Johnson, Urban Conservator 
 
 
Nature of Request: 
The applicant is requesting a Certificate of Appropriateness (COA) to allow for two 
decks to be built on the Vine Street façade within the sidewalk right of way. The 
proposed decks/platforms would be located at the center arched opening and the 
storefront opening directly to the north of the arched opening.  
 
Existing Conditions: 
The project location is at 309 Vine Street, also known as the Union Central Life Building 
Annex, is a Neo Classical Commercial Building with strong Beaux Arts influences 
designed by Garber & Woodard and opened in 1928. The building is a 10 story steel 
frame/cast-in-concrete building with a regular fenestration and the most ornate elevation 
fronting on Vine Street. The building is located in the financial district of downtown 
Cincinnati. While much of the exterior remains unchanged from the original design, the 
three large arched openings on the Vine Street façade have been enclosed with large 
window systems; storefronts have been modernized and eliminated to allow for 
automobile access and parking.  
 
Proposed Conditions: 
General restoration, repair and maintenance is planned for the majority of the façade. 
Alterations and additions to the facade will include two decks/platforms on the Vine 
Street façade. One platform will be at the arched opening to the south of the entry and 
the other platform will located at the storefront opening to the north of the entry.  The 
platforms will be a freestanding skeletal frame with a wood deck. It will not be attached 
to the building. There will be a perforated metal panels at the base and a prefinished 
metal guardrail with glass panels for the railing.  
 
This will also include replacing the current non-historic storefront glass system with 
stucco panels with a new storefront system in the southern most arch and new operable 
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windows and entry at the middle bay with a new entry system in the northernmost bay.   
 
Previous Reviews:  
N/A 
 
Applicable Zoning Code Sections:   
Zoning District: Section 1411   Downtown Development District       
Variance Request: N/A 

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:  N/A 
Historic Landmark/Reg:  Union Central Life Annex Designation Report and Guidelines 
COA Standard: Section 1435-09-2 Certificate of Appropriateness; Standard of Review 

 
Details of Zoning Relief Required: The applicant is not seeking zoning relief for 
commercial uses at this time.  Should the proposed future use need a use variance, the 
applicant and/or owner/tenant shall return to the board for review and approval. 
 

Certificate of Appropriateness Review:  
As this building is an individual landmark, the project is reviewed using the Union 

Central Life Annex Designation Report and associated Guidelines.  

Additions and Exterior Alterations 
Intent and General Guidelines 
1.  Additions: Additions should follow applicable guidelines, codes, and regulations. 
 Any addition should be compatible in character with the original building, with 

sensitivity to existing massing and scale, site, and appearance within the context of 
the original building. Additions should be sympathetic, may be complimentary, but 
need not be imitative in design. Additions should be designed to relate 
architecturally, not overwhelming the original building. 

 
2.  Alterations: Alterations should follow construction guidelines for alterations, codes, 

and regulations. Alternations should not change or alter significant architectural 
features on primary facades. On secondary and utilitarian elevations, alterations 
may be designed to minimize impact on the overall character of the building. 

 
3.  Appropriateness: The appropriateness of design solutions for additions and 

alterations should include the following: 
a. How well the proposed design for the addition or alteration relates to the original 

building and neighboring building. 
b.  How closely the proposed addition or alteration meets the general and specific 

intentions of these guidelines. 
 

  

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
file:///C:/Users/matthew.shad@cincinnati-oh.gov/AppData/Local/Microsoft/Windows/Temporary%20Internet%20Files/Content.Outlook/IQ23MFSG/§%201435-09-2.%20-%20Certificates%20of%20Appropriateness;%20Standards%20for%20Review
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Analysis: 

A concern for staff regarding the platforms is the addition of elements onto the front of a 

building at the pedestrian level, which would change how the building is experienced 

greatly by pedestrians as they walk by the building. Both platforms would extended into 

the sidewalk approximately half the width of the sidewalk (approximately 6-8 feet).  

While no historic material will be damaged as the platform will not be attached to the 

building, and the alterations to the storefront systems are altering non-historic 

storefronts, staff does not feel that the platforms are appropriate to put on the front and 

major façade of the building.  

Originally all the arches were open and while the current glass systems and granite 

panels have closed off those openings they are recessed still providing for a slight 

change in dimension and negative space at those spaces. The addition of a platform at 

the central arch will remove the recess and will further alter the arches in a way that 

further takes away from the original depth of those spaces.  

Staff did ask if the applicant had considered recessing the storefront systems back into 

the arched space to still provide an outdoor space, but the architects say that this is not 

possible due to an infilled structure at the 3rd floor. Staff also inquired about the use of 

folding glass doors provides an open air feel while not building into the right-of-way, but 

the applicants historic consultant did not feel that this would be acceptable to the tax 

credit process. Staff contacted the SHPO and talked with the reviewer over this tax 

credit application. In that conversation they said that the folding doors could be a 

potential option, but it depends on the design. As the storefront windows are not an 

original element to the building, there would be more flexibility for designs with this 

element.  

Even with the restrictions placed on the design due to current conditions or Federal 

Historic Tax Credit standards and staff appreciates the desire to have outdoor space for 

the proposed uses, staff does not feel that these platforms are appropriate as it further 

alters a significant architectural feature with the arches and storefront systems.  

The platforms sought a Revocable Street Privilege license from the City of Cincinnati 

Department of Transportation Engineering. An attached memo from the DOTE states 

that they object to the removable platform.   

While it is the purview of the Urban Conservator and the Historic Conservation Board to 

evaluate how this proposed project meets the guidelines set out in the Union Central 

Life Building Annex Designation Report, it would be short sighted to not take into 

consideration the overall effect of proposed changes on the street and surrounding 

areas.  The guidelines are silent in regards to pedestrian traffic and movement since 

that is not necessarily an element that would affect the historic nature of the building.  , 
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However, staff is supportive of  DOTE’s objection of the platforms in that location. Vine 

Street is a major pedestrian connection between Fountain Square/Central Business 

District and the Riverfront. Infringing upon half of the sidewalk right-of-way will impede 

the pedestrian movement. DOTE representatives noted that the structure is not 

temporary, would require foundations not permitted in the right-of-way and the structure 

impeded too greatly the limited sidewalk area.  DOTE would require no less than 6 feet 

of unencumbered width on this walkway.   Further the addition of tree wells and planters 

along with the already existing light pole, utility poles, parking  signs, parking meters  

and a fire hydrant will create an environment wear a pedestrian would have to weave 

through obstacles rather than have a clear pedestrian path.  

 
Other Considerations: 
Prehearing Results:  
February 23, 2016 – The architects and two community members/interested parties 
were in attendance.  
 
Comments Provided to Staff: N/A 
 
Consistency with Plan Cincinnati (2012): N/A 
 
Recommendation: 

 
Staff recommends the Historic Conservation Board take the following actions:  

 
A. CERTIFICATE OF APPROPRIATENESS: 

1. DENY a Certificate of Appropriateness for platforms on the Vine Street façade 
of 309 Vine Street at the Central Arch and the storefront just to the north of 
the entry.   

 
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) That granting the platform would negatively restrict an important 
pedestrian way between the riverfront and Fountain Square. 



ITEM 5 March 21, 2016 

 
 

APPLICATION FOR  
CERTIFICATE OF APPROPRIATENESS 

HISTORIC CONSERVATION BOARD PUBLIC HEARING 
       STAFF REPORT 
 
APPLICATION #: NA 
APPLICANT:  Tom Rowe/ Terrex LLC 
OWNER:  Elka Real Estate Co LTD 
ADDRESS:  719-721 Main Street, Cincinnati OH  45202 
PARCELS:  079-0001-0025 and 0029-00 
ZONING:  Downtown Development Districts (DD)/Historic District Overlay 
OVERLAYS:   Main Street Historic District 
COMMUNITY: Downtown  
REPORT DATE: March 16, 2016 
PRE HEARING: Prehearing on February 23, 2016  
STAFF REVIEW: Beth Johnson, Urban Conservator 
 
 
Nature of Request: 
The Applicant is requesting a Certificate of Appropriateness (COA) to demolish the 
“compatible” buildings located at 719-721 Main Street within the Main Street Historic 
District due to an Economic Hardship claim that the building(s) are not able to be reused 
and cannot create an economic return on investment.  The Applicants are requesting a 
conditional approval that would be contingent on securing Historic Conservation Board 
approval on new construction plans for an infill development at the site.  
 
Existing Conditions: 
The project location is at the southwest corner of 8th and Main Street in the Main Street 
Historic District. It is made up of two connecting buildings. The building at 719 Main 
Street is a two story masonry infill building. 720 Main Street is a masonry construction 6 
1/2 story building that was built around 1875.  
 
The property to the west of the property is a parking lot outside of the historic district, 
and the property to the south is a 3 ½ story brick turn of the century Colonial Revival 
Brick building.  
 
Proposed Conditions: 
The proposal includes the following work: 

1. Demolish both 719-721 Main Street, contingent on the approval of a subsequent 
proposal for a 30 unit condominium building, with first floor retail.  The proposal 
was originally 11 stores and 140 feet, but has since increased to 14 stories and 
170 feet.  The Applicant is further proposing a second building at the northwest 
corner of 8th and Main Street of equal scale. Development of the northwest tower 
is not contingent upon the demolition upon this site. 

 
Previous Reviews: N/A 
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Applicable Zoning Code Sections:   
Zoning District: Section 1411   Downtown Development District       
Variance Request: N/A 

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:  N/A 
Historic Landmark/Reg:  Main Street Historic District Guidelines  
COA Standard: Section 1435-09-2 Certificate of Appropriateness; Standard of Review 

 
Details of Zoning Relief Required: The Applicant has not sought formal zoning relief 
from any of the guidelines that are the equivalent of law within the district.  (Section 
1435-011-3).  Should any proposed project seek variances to traditional zoning 
standards regulated within the Main Street Guidelines or the DD Zoning District, notice 
of such variances shall be required prior to the Historic Conservation Board granting 
any approval.   

 
Certificate of Appropriateness Review:  
 
Historic Districts: Legislation and Purpose  
The City of Cincinnati has a long history of Historic Preservation and supporting 
protection of historic resources in both individual landmarks and historic districts. 
Legislation for “districts” was first established in 1964 with the establishment of 
“protection” areas (later referred to as Historic Districts).  With authority granted to an 
Architectural Review Board (updated to the Historic Conservation Board in 1980), 
standards were created for the board to make determination of the compatibility of new 
construction, alteration to existing buildings and partial or total demolitions. Cincinnati 
became an early adopter of legislation to protect its historic resources preceding the 
Federal Historic Preservation Act by two years.  Today, 23 local districts have been 
established.  
 
The support and desire for Historic Districts has been supported in Master Plans and 
the Zoning Code.  Within the “Cincinnati 2000 Plan”, published in 1982, it states  

“Cincinnati is a proud city, rich in history, its tradition, in the quality of life. Its 
splendid heritage must be preserved; nothing in its future development must be 
permitted to diminish its high standards.”  

Further the plan goes on to say,  
“Downtown Cincinnati’s cultural heritage and its historic character form a 
valuable legacy contributing to the richness of the City’s personality…To 
conserve these assets as a functional part of downtown, a preservation program 
is an integral part of Cincinnati Plan.”  

 
In “Plan Cincinnati”, the current Master Plan, the city supports and encourages historic 
preservation; 

 “As housing demand increases in the oldest neighborhoods, the City’s broad 
and reputable historic building stock should be preserved….”  

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
http://www.cincinnati-oh.gov/buildings/historic-conservation/local-conservation-guidelines/main-street-historic-district/
file:///C:/Users/matthew.shad@cincinnati-oh.gov/AppData/Local/Microsoft/Windows/Temporary%20Internet%20Files/Content.Outlook/IQ23MFSG/§%201435-09-2.%20-%20Certificates%20of%20Appropriateness;%20Standards%20for%20Review
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Historic Conservation is seen as a basic building block to Cincinnati’s future with policy 
principles including   

“Preserve our resources and facilitate sustainable development.” 
 “Cincinnati is known for our historic built character and spectacular natural 
beauty. The City will focus on preserving and protecting our unique assets and 
reverse the modern trend of ‘disposable’ development.”  

  
Within the Zoning Code, Cincinnati made a commitment to historic 
conservation/preservation through its goals and policies.   Three specific purposes of 
historic preservation, according to the current Zoning Code Section 1435-03 include,  

“to safeguard the heritage of the city by preserving districts and landmarks which 
reflect elements of its history, architecture and archeology, engineering or 
culture,”  
“to conserve the valuable material and energy resources by ongoing use and 
maintenance of the existing built environment,” 
 “to maintain the historic urban fabric of the city.”  

With these stated purposes and intent as well as Cincinnati’s demonstrated commitment 
to its historic building stock, demolition and disposing of buildings in areas that the City 
has designated historic should only be considered when every option to reuse a building 
has been explored.    
 
 
Main Street Historic District – Establishment  
 
Following the adoption of the Cincinnati 2000 Plan in June 1982, the Main Street 
Historic District was proposed as an implementation step. This plan noted the proposed 
district  

“retains a continuity of character which affords it as a high potential for 
rehabilitation as commercial and professional office space without sacrificing it 
historic interest.”  

On November 5, 1984, the Historic Conservation Board voted unanimously to 
recommend the establishment of the Main Street Historic District and its related 
guidelines. The Planning Commission recommended the district on November 9, 1984 
and on December 19, 1984; City Council approved the establishment of the Main Street 
Historic District.  In its approval, City Council cited that it considered the establishment 
to be in the best interest of the city and the general public.  (Attachment A)  
 
At the time of the establishment of the Main Street Historic District, the governing 
ordinance was Municipal Code Chapter 741. In this code the purpose of a district and its 
associated guidelines were that they shall 

“promote the conservation, development and use of structures, sites and 
districts…and shall promote the special historic, architectural, community or 
aesthetic interest or value (of the districts.)”  

The Guidelines that were written were based on a thorough streetscape analysis and a 
building-by-building assessment of existing conditions. They were, and still are, aimed 
at promoting, not just regulating, appropriate change and economic revitalization in the 



4 
 

districts. In the original Staff report to the Historic Conservation Board in 1984, Staff 
explains that the more detailed and building-by-building approach is a  

“direct result of (a) citizens’ study committee requests for guidelines which strike 
a fine balance between the need for flexible case-by-case review and the need 
for as much predictability as possible.” (Attachment B)  

A part of the predictability was determining which buildings were incompatible for the 
district. This designated which buildings the City and the community would be more 
likely to be permitted major changes to including demolition.  
 
Once the Main Street Historic District was established, the City of Cincinnati certified the 
district as a “Registered Historic District” with the National Park Service, who deemed 
the district eligible for listing in the National Register of Historic Places. This certification 
allows individual property Owners of depreciable buildings within the District to qualify 
for the Federal Historic Rehabilitation Tax Incentives. (Attachment C).  The remaining 
work required is minimal and such designation would allow property Owners to 
capitalize on incentives within Section 1411-41 of the Zoning Code.  
 
Main Street Historic District – Significance  
 
The Main Street Historic District has since the 1850’s been a mixed use district with 
buildings is a variety of styles and sizes. The majority of the buildings were constructed 
between 1880 and 1925, reflecting the importance of those years of the area as a 
center for wholesale businesses and offices. During the period  1870’s to the 1890’s, 
Main Street north of 6th  became the identified center of wholesale in the quickly growing 
city and as such many new buildings, often six stories or higher, were constructed to 
provide facilities for these uses. When the district was established up through today, it is 
a unique area within the Central Business District as it largely retains its historic fabric 
from its major period of significance between 1880 and 1925 and creates a cohesive 
and mostly contiguous, intact “turn of the century” district.  
 
Main Street Historic District –Site’s Contribution to the District  
 
Within the Main Street Historic District Designation Report and Historic Conservation 
Guidelines, an architectural analysis of the district, properties are listed as National 
Register, Outstanding, Significant, Compatible or Incompatible. Both 719-721 Main 
Street are listed as compatible properties to the Historic District. While listed as 
compatible, upon further specific research on 721 Main Street, Staff feels that this 
property can be considered a Significant building in the Main Street Historic District for 
its association with the Alter and Julian Company as well as for its architecture, that 
while not highly ornamental, represents Cincinnati’s late 19th century manufacturing and 
wholesale heritage that was centered on Main Street.  
 
The building is a transitional building with small Italianate type brackets at the cornice 
and simple Greek Revival massing details. The cornice wraps around the building to the 
8th Street façade, while the stone lintels are only on the front of the building and on the 
8th Street and rear façade, the lintels transition into an arched soldier course. In 1875, 
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721 Main Street (listed in 1875 as 721-723 Main Street) was originally built as the home 
for Richard Wooley’s Sons, manufacturers of harnesses, saddles, collars and other 
leather products. By 1895, the Alter & Julian Company, which were designers, buildings 
and distributers of ladies fine footwear. The Alter and Julian Company was founded in 
1893 by Willian Julian, who served as U.S. Treasurer from 1933 to 1949 and Franklin 
Alter, who was also prominent business man involved in many Cincinnati institutions 
including the Chamber of Commercial, First National Bank, and American Tool Works 
Company. The company transitioned into the Julian and Kokenge Company in 1897. 
This building housed their headquarters until the turn of the century, during which they 
were selling shoes across the national as far as Spokane Washington. The Julian and 
Kokenge would grow to become ones of the nation’s largest manufactures of women’s 
shoes in the nation.  
 
The building at 719 Main Street was built in 1955 and while it is considered a 
compatible building, in the general notes of the Main Street Historic District 
Conservation Guidelines, this building is noted that it breaks the rhythm of the street 
and new infill at this location was desirable. (Attachment D) 
 
Materials Presented by Applicant 
 
Summary of the Applicant’s submittal packets:  
 
 Demolition Request 

1) Submittal dated March 14, 2016 in response to questions from Staff 
2) Email dated March 4, 2016 with details regarding the Applicant’s opinion as to 

why a development with the historic building and an infill component is viable. 
3) Submittal dated February 9, 2016 titled 8th and Main Street Project- 

Demolition Support Document 
4) Original submittal dated February 2, 2016 

 
 New Construction Concept 

1) Submittal from March 14, 2016 titled Condominiums at 719 Main Street 
2) Submittal dated November 23, 2015 (received by our office January 27, 2016, 

2016) titled Design Districts Eight & Main Condominium Projects. 
  
DEMOLITION REQUEST  
Main Street Demolition Guidelines: 
Below are the Demolition Guidelines as outlined in the Main Street Historic District. The 
Applicants are asking for a conditional approval on demolition contingent of the approval 
of new infill design. If a demolition is permitted, Staff is supportive that the demolition 
only be permitted once a final design has been approved.  However the evaluation of 
whether the demolition of historic buildings at 719-721 Main Street is appropriate is 
entirely independent of a new project at this location.  The Applicant has posed a 
question of what is the highest and best use of the properties.  However, this question is 
not within the adopted guidelines and should not be a consideration in the evaluation if 
the demolition at 719-721 Main Street should be permitted.  
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Demolition of existing buildings shall be permitted if one of the following conditions 
exists:  

a) Demolition has been ordered by the Director of Buildings & Inspections for 
the public safety because of an unsafe or dangerous condition which 
constitutes an emergency.  
This is not the case. City has only been called for minor property maintenance 
violations. (Attachment E).  Current disrepair of the roof is a result of lack of 
maintenance by the long time property Owner. 

b) 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.  
 
1) Test 1 - Can the structure be reused?  

Applicant’s submission states seismic regulations required by the Zoning 
Department, two new fire-rated stairwells, new elevator and additional 
improvements to the building would make a residential use impossible 
(Page 81). They additionally state that fire separation and masonry and 
timber framing are no longer acceptable under current building code and it 
would be unfeasible to update it (Page 81). However, the Deputy Director 
of Buildings and Inspections has determined that some claims may be 
overstated.  (Attachment F).    
 
Staff did not receive information that fully vetted the concept of retaining 
721 Main Street, the Substantial historic 6-story building, demolishing 719 
Main Street the Compatible 2- story 1955 addition guidelines suggest 
could be demolished, and building a new structure that would be able to 
have a merged with the historic building. Demolishing 719 Main Street 
provides 2/3 of the parcel to be redeveloped. Recent Historic 
Conservation Board approved projects, such as the Shakespeare Theatre, 
Mercer IV and 15th and Vine, have combined new infill architecture while 
incorporating historic buildings into their project.  (Attachment G)  While 
the Applicants have provided reasons as to why they do not feel that this 
is a viable option (Page 4-5 and 45-47), this discussion was inadequate to 
determine whether a reasonable economic return could be established 
through a partial reuse.   
 

2) 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: 
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(i) Will all economically viable use of the property be deprived without 
approval of a Certificate of Appropriateness?  

 The Applicant’s argument is that the entire building cannot be reused. 
However, part of it can continue to be used as it has since 1994 by the 
current tenants. While the current use might not be considered the highest 
and best use for the property, the highest and best use for a property is 
not guaranteed as was established in the U.S. Supreme Court Decision of 
“Penn Central Transportation Co v. New York City”.  Further, the 
Standards of Review do not offer the Board the allowance to consider 
whether a new project resulting from the demolition would   be more 
beneficial to the district.  

 Staff asked the Applicants to demonstrate that Donato’s does not have 
desire to remain at this location once their lease expires in 2017. No 
answer or documentation was provided.  

 
(ii) Will the reasonable investment-backed expectations of the property 
Owner be maintained without approval of a Certificate of 
Appropriateness; and  

 In the article “Assessing Economic Hardship Claims under Historic 
Preservation Ordinances,” Julia Miller states  

“The Supreme Court has also said that the Applicant's "reasonable 
investment-backed expectations" should be taken into consideration. 
Although the meaning of this phrase has not been delineated with 
precision, it is clear that "reasonable" expectations do not include those 
that are contrary to law. Thus, an Applicant's expectation of demolishing a 
historic property subject to a preservation ordinance at the time of 
purchase may not be considered "reasonable." 
As the Applicant is not the current Owner, and their purchase is assumed 
to be contingent on approval of a demolition, their investment backed 
expectations are dependent on the approval of a Certificate of 
Appropriateness for a demolition, but with full knowledge that the 
demolition is subject to approval.  

 
(iii)Whether the economic hardship was created or exacerbated by the 
property Owner.  

 The Applicants have a contract for purchase on the building. They have 
not permitted the city to view the purchase contract but have stated that 
they would not go through with the purchase of the building unless a 
demolition was permitted. The Applicants have been in contact with the 
city since January 27, 2016. Applicants have vetted their idea since 
November 23, 2015 (Page 118) Applicants first presented to Staff their 
demolition idea on February 4, 2016, one day prior to the submission 
deadline for this meeting.  The Applicant is basing an economic hardship 
claim that any potential reuse of the property, according to the pro formas 
that they have provided, is not financially feasible as the gap is too big 
even with the use of Federal and State Historic Tax Credits. This lends to 
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the question whether the purchase price, at $860,500, partially contributes 
to the economic hardship for the Applicant.  Applicant states that Owners 
would not accept a lower price. (Page 2)  

 Maintenance issues, such as a leaky roof has caused deterioration to the 
building which has increased the rehabilitation costs. Staff asked for the 
Applicants to provide a statement/answer from the current Owner as to 
why there has been lack of maintenance on the building causing 
significant deterioration. (Page 3) An answer was not provided.  
 

In evaluating the above factors for economic hardship, the Historic 
Conservation Board may consider any or all of the following:  
 
(iii)(aa) A property's current level of economic return; 

The Applicants have provided this information through tax returns.  (Page 
71-76). In the year 2014, the building netted $396, however in the 
previous year of 2013 the building netted $20,637 and in 2012 it netted 
$15,645. The change in return on the property was due to taxes doubling 
on the property. It is unclear why taxes changed significantly or why 
Owners didn’t appeal their tax valuation as they had in previous periods.  
(Attachment H)  

(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;  
An affidavit with purchase contract dates; purchaser and price were 
provided to Staff.  (Page 20-24). Staff did ask for testimony or an affidavit 
as to why the contracts failed but no answer was given other than “all 
purchasers chose to terminate their agreements.” It was noted that a 
significant price decrease occurred between the current and previous one.  
Attachment I provides a list of comparable sized buildings sold within 
45202, highlighting sales in 2014, and 2015/2016.  Comparable buildings, 
many also within historic districts, demonstrated sales at a different and 
lower price per square foot.   
 

(iii)(cc) The feasibility of alternative uses for the property that could 
earn a reasonable economic return;  
The Applicant has provided many pro formas for various uses including 
multi-family, office and storage. The most recent are provided in pages 29-
41. All of the provided pro formas do only consider rehabilitation for all of 
the building, where as the guidelines ask if a reasonable economic return 
be gained from the use of all or part of the building proposed for 
demolition. A phased approach to the rehabilitation could be a viable 
option where only part of the building is rehabilitated until rents and 
therefore economic return increase. It has not been demonstrated that this 
option has been explored. The revitalization and increase in rents on 
properties 4 blocks north in a short amount of time show how rapidly the 
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market in Cincinnati is changing and it could be premature to demolish the 
building with the continually increasing rents in the urban area.  
 

(iii)(dd) Any evidence of self-created hardship through deliberate 
neglect or inadequate maintenance of the property;  
Maintenance issues, such as a leaky roof have caused deterioration to the 
building which has increased the rehabilitation costs. Staff asked for the 
Applicants to provide a statement/answer from the current Owner as to 
why there has been lack of maintenance on the building causing 
significant deterioration. (Page 3) An answer was not provided. This 
contributed to at least $174,700 for estimated roof repairs within the 
Applicant’s rehabilitation pro forma. (Page 84)  

 
(iii)(ee) Knowledge of landmark designation or potential designation at 

time of acquisition; and/or  
The Applicant has stated and acknowledged that they understand the 
property is within a Historic District. (Page 52) The property Owner owned 
the building at the time of the designation being enacted. 
 

(iii)(ff)  Economic incentives and/or funding available to the 
Applicant through federal, state, city, or private programs. 
The Applicant does state that they did consider federal and Historic Tax 
Credits, but did not calculate them within the pro formas (Pages 9-10, 52).  
The Applicant did not consider the transfer of development rights for 
historic properties (Section 1411-41(a)) as an incentive that the City would 
offer. The use of this transfer of development rights tool could be 
particularly valuable as the Applicant could potentially use this additional 
floor area to increase the number of units within the project on the NW 
corner.  If the projects were unequal in height, the northern building’s units 
would have more units with broader views.  With views protected by the 
historic district to the south, the units would likely be more marketable and 
increase the economic return to the proposed northwest building.    

 

c) The demolition request is for an inappropriate addition, or an incompatible 
building and the demolition of said structure will not adversely affect the 
streetscape as determined by the Historic Conservation Board 
 
While the Architectural Analysis in the Main Street Historic Guidelines states that 
719 Main Street is a compatible building, it is Staff recommendation that this 
building is not of the time period of significance and is not a contributing building 
the district. Staff would not be opposed to 719 Main Street being demolished to 
make way for an infill project at that location that would be more in keeping with 
the architecture and rhythm of the street than the current building.  
 
721 Main Street is compatible building and Staff would argue a significant 
building to the district due to its history, its location, and its architecture. Further 
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the Guidelines allow for the demolition of only buildings listed as incompatible, so 
all other levels from compatible, to significant to outstanding would not meet this 
standard and should be preserved.  
 

d) The demolition request is for a non-significant portion of a building and the 
demolition will not adversely affect those parts of the building which are 
significant as determined by the Historic Conservation Board.  

 
As stated in c) Staff would not oppose a request to demolish only 719 Main 
Street to allow to a new addition. The demolition would have to take care not to 
harm 721 Main Street.  

 
 
NEW CONSTRUCTION CONCEPT/PROPOSAL 
 
Proposed New Construction: 
The Applicants are requesting a conditional approval of the demolition contingent on a 
final approval of a new infill project that would encompass the lot at the northwest 
corner of 8th and Main, as well as the 719-721 Main Street. Staff felt that if the Historic 
Conservation Board were to find clear and convincing evidence that an economic 
hardship existed and could potentially allow a demolition, the Board needed to 
understand and at a minimum provide the Applicant with a sense of an approvable 
proposed massing as the Applicants require a certain square footage, and therefore a 
certain height, to make their project work. Further, if the Historic Conservation Board 
would not consider approving a project with the massing that is requested by the 
Applicant, potentially jeopardizing the scale and feasibility of the project, then this calls 
into question the need to permit a demolition at the site in the first place.  
 
Zoning Standards 
1411-05 Use Subdistrict C – proposal is compliant with multi-family housing, retail  
1411-07 Development Regulations 

 FAR – 9 or less – Substantially Compliant – By definition (1400-27-F) parking is 
excluded from the calculation.  This constitutes 3 floors of the proposal and 
impacts total height. 

 Maximum Ht. – 200 ft. – Superseded by historic authority (1425-011-3) (See 
Below) – Applicant shall need to seek variance to height 

 Minimum Ht. -  40 ft. - Substantially Compliant 

 Minimum Setback – 0 ft. - Substantially Compliant 

 Commercial Continuity – Required on Main –  Appears Substantially Compliant 

 Ground Floor Transparency – 60% - Appears Substantially Compliant 

 Required Parking – 1 per newly constructed dwelling when exceeding 20 – 
Compliant  and exceeds requirements by 15 spaces; 25% is not required to be 
on-site parking (1411-29) 

 Applicants request appears to be considered a Phased Development (1411-45).  
As such the Board may wish to consider seeking to approve all phases 
(Northwest and Southwest) in a concurrent approval. 
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In the Main Street Historic District Conservation Guidelines, there are guidelines that 
are applicable to the entire district and then specific guidelines for each block and each 
specific infill site.  
 
As the infill guidelines do not have specific comments on the site at 719-721 Main Street 
since the Main Street Historic District encourages the retention of existing buildings, 
there are guidelines for the site at the northwest corner of 8th and Main which should 
also be used for the site at 719-721 Main Street.  
 
The proposed new building is 14 stories and 170 feet tall. While the base zoning allows 
for up to a 200 ft tall building the Main Street Historic District Conservation Guidelines 
state (Page 32) that “maximum height of approximately 120ft; less than the landmark 
buildings such as Gwynne Building and Second National Bank Building”. In the 
guidelines these buildings are measured at 153ft to the top of the parapet of the 
Gwynne with an addition 27ft to the top of the tower and 160ft to the top of the Second 
National Bank Building. The Applicants have done their own field measurements to 
show that the Second National Bank Building is actually 170 ft 6 in tall (Page 6). The 
guideline as stated can be interpreted two ways: that the maximum height is to be 
approximately 120 ft because that is less that the landmark buildings or that there is a 
range from 120 ft to the height of the landmark buildings. The height of the building is an 
integral component of the building that needs evaluation and consideration.  Staff does 
see opportunity to reduce the height by at least a floor considering the applicants are 
providing 15 more spaces than is required.  
 
Staff has reviewed the concept proposal submitted by the applicant and wanted to 
reiterate key guiding principles (page 32) of the guidelines that are and are not currently 
reflected in the design.  

 Height of the buildings should meet the intention of the guidelines. Staff still feels 
this discussion needs to be evaluated; If the HCB interprets this guideline to 
mean a range of a maximum height between 120 ft and the landmark heights, 
the proposed 170 ft is at the upper range. If the HCB interprets the guideline to 
mean a maximum of 120 ft, the applicants need to evaluate if their project will be 
feasible with this limitation.  If the board is comfortable with a 170ft height, staff 
recommends that the building have a step back at around 120 ft, such as they 
are providing on the 8th street façade.  

 Maximum Bay size of 20ft. Currently there are structural bays that are 29 ft wide 
and the bays at the base range from 12-18 ft. While the bays at the base do have 
a break both visually with different materials, as well as with different setbacks, 
this bay rhythm does not follow the building vertically. The bay rhythm should be 
expressed in the building vertically, not just at the base. A bay rhythm further 
needs to be defined to help break up a large 120 ft wall. Buildings on the 700 
block of Main Street are between 20 to 60 ft wide, with most of the buildings 
being between 20 to 40 ft wide. While the current design does incorporate a 
small bay size, the building still reads as a 120 ft wall, and the design of the 
building should read as masses that are no larger than those found on the block.  
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 The building needs to have a visual end, such as a cornice, parapet, or 
articulation similar to other buildings in the district. Buildings in the district do not 
have tops that simply end, but have detailing and ornamentation to give the 
building a strong top. Currently the design does not have a strong top; it simply 
has a change in height and setback. More detail or articulation needs to be 
explored for this element of the building.  

 Tall buildings should have a base that is 2 floors tall. The current base goes up to 
4 floors in certain areas. Staff appreciates that this can be a design function to 
help break up a large façade into smaller elements, but a strong definable base 
of no more than 2 floors still needs to be present.  

 Vertical emphasis. The current design does have some strong vertical elements, 
but the vertical emphasis starts at the 3rd floor where it needs to be reflected in a 
marriage with the bay structure. On the 8th Street façade, a vertical masonry 
mass is interrupted by a cantilevered bay of windows that extends to the top of 
the building. This overhang has not been negotiated with the city, would require a 
permit from DOTE and is not seen on other buildings within the district. This 
element should be reevaluated for its compatibility to make sure elements that 
are not context sensitive are not introduced into the district.   

 Windows  
o Windows should be within definable openings per floor. The design 

currently has double height bays, which do not define windows within 
definable openings per floor.  

o No ribbon windows. Ribbon windows are defined as a series of windows 
set side by side to form a continuous band horizontally across a façade. 
Ribbon windows are at the corners of the building and the guidelines have 
a strong statement that these are not allowed to be used.  

o Grouped windows should be subdivided. The ribbon windows at the 
corner are not subdivided.   

o Windows should be stacked vertically. The current design achieves this.  
o Windows should have clear class; no mirrored glass. Glass samples 

should be submitted to show that they will not have a mirrored finish.  
o There should be between 20%-80% glass on the façade. The current 

design achieves this. 

 As corner buildings design should relate to both Main Street and 8th Street. The 
8th Street façade should have more consideration as the entrance and pedestrian 
articulation are cut off with a large masonry mass. The corner design should turn 
the corner more prominently to engage 8th Street.  

 Surface ornamentation and a variety of materials are encouraged. Most buildings 
in the district typically have 2-4 materials at the most. The current design has 7 
materials listed (2 materials are different types of glass) a consideration of less 
materials should be explored.  

 Consider additional detailing seen in the district (banding sills or lintels should be 
considered). There needs to be better consideration of the type of ornamentation 
as is seen in the district.  
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Financial Viability of New Proposal 
The Applicants are proposing a project that would require a 30% higher price point for 
condos that what is currently selling downtown (Page 6). Staff requested market data 
supporting a condominium project (Page 8).  However, the Applicants have stated that a 
formal market study has not been done and provided a letter from Michael Dinn of Dinn 
Focused Marketing group that supports a market for homeownership but he does not 
state at what price point. Staff does believe it is pertinent to the boards understanding of 
the project that the proposed use as luxury condos will have a market to support the 
product.  
 

 
Other Considerations: 
Prehearing Results:  
February 23, 2016 – The Applicant, Representative from Cincinnati Preservation 
Association, and representatives from neighboring properties were in attendance.  
 
Comments Provided to Staff: Attachment J 
 
Consistency with Plan Cincinnati (2012): N/A 
Not consistent with the “Sustain” Initiative Area “Preserve our built history” 
 
 
Recommendation: 
 
Staff recommends the Historic Conservation Board take the following actions:  
 
A. CERTIFICATE OF APPROPRIATENESS: 

1. DENY a Certificate of Appropriateness to demolish the building at 719-721 
Main Street as the Applicants have not demonstrated with credible evidence 
that the structure cannot be reused and have not demonstrated with credible 
evidence that a reasonable economic return cannot be found from the use of 
all or part of the building.  

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

(a) That the Applicant and/or the property Owner have not demonstrated by 
credible evidence that the proposal substantially conforms to the 
applicable conservation guidelines. 

(b) That the Applicant or the property Owner has demonstrated by credible 
evidence that the property Owner will suffer economic hardship if the 
Certificate of Appropriateness is not approved. 

(c) That the Applicant and/or the property Owner have not demonstrated by 
credible evidence that the structure cannot be reused nor can a 
reasonable economic return be gained from the use of all or part of the 
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building proposed for demolition, particularly since the property Owner and 
Applicants have not thoroughly analyzed the merits of a partial demolition 
to the site. 

 
 

If during the Public Hearing, the Board finds that credible evidence has been found to 
meet the economic hardship test; Staff respectfully requests a tabling of no greater than 
30 days, to devise a series of conditions to provide a preliminary approval of the 
proposed building.  If tabling is proposed, the Staff would seek any preliminary guidance 
regarding aspects, particularly height, important to the Board. 
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Exhibit A 

 
 

 
 

 

 

 

 

 

 

 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
                             Artistic Renderings: 
  Defined Base 
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4th Floor Setback 
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Historic building to remain intact 

 
 
 
 
 

 
 
 



ROOF PLAN 
Slope/ Flat roof, not visible from the street) 

 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

Interior Planning 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 



 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 



15th & Vine St. Infill 
OTR - Cincinnati, OH

January 29, 2016

222 East 14th Street
Cincinnati, OH 45202
ph:  513 . 621 . 0750
citystudiosarch.com

CITYSTUDIOS
ARCHITECTURE



•	 Our project site is the corner of 
15th Street and Vine Street, within 
Over the Rhine. 

•	 The project is the combination of 
four existing structures and the 
empty lots between. 

•	 The project will combine these 
existing buildings and provide new 
infill to create a new office building 
with first floor retail space below. 

•	 Our goal is to create a well 
designed, site specific, 
contemporary and contextual 
building that:

1.	 Stitches together a complicated 
site.

2.	 Successfully holds the corner 
and street edge and is of 
an appropriate scale for a 
commercial building on Vine 
Street.

3.	 Creates marketable office and 
retail space. 

PROJECT 
DESCRIPTION

Site location map

Project site

OVER THE RHINE

SITE



•	 In recent history, our project site 
was the location of the Smitty’s 
Menswear store. 

•	 In 2010, a fire destroyed 2 small 
buildings and gutted the 1425 and 
1429 Vine Street buildings. The 
facades of these buildings, luckily, 
were saved through a joint effort of 
3CDC and the City of Cincinnati. 

•	 These two shell spaces and their 
historic facades will be incorporated 
into our design. 

PROJECT 
DESCRIPTION

1425-1433 Vine, circa 2008

Fire, winter of 2010



•	 The project will also include two 
additional existing buildings:          
5 West 15th Street & 1435 Vine 
Street. 

•	 5 West 15th Street will remain 
nearly completely intact and will 
be incorporated into the new 
development

•	 1435 Vine Street will remain 
partially intact. The Vine street 
facade will be restored, and the 
large front mass of the building will 
become the lobby for the new office 
spaces. 

•	 The rear portion of 1435 Vine 
Street will be removed, starting 
at a point just beyond an interior 
masonry bearing wall. The removal 
of this portion (which would be 
concealed by the new construction) 
will allow us to provide the client 
open-office plans that are efficient, 
affordable, and marketable in 
today’s office rental environment. 

PROJECT 
DESCRIPTION

5 West 15th Street

1435 Vine Street



EXISTING CONDITIONS PLAN

Existing conditions plan

TEMPORARY WOOD 
FRAMED BARRICADES



SELECTIVE DEMOLITION PLAN

Typical demolition floor plan



Proposed First Floor Plan

NEW WORK PLAN - 1st



Proposed 2nd, 3rd, and 4th Floor Plan

NEW WORK PLAN - 2nd-4th



Proposed 5th Floor Plan

NEW WORK PLAN - 5th



View looking North on Vine Street

SCHEMATIC 
RENDERINGS

View of Vine Street facade

•	 These schematic renderings show 
our proposed new construction and 
the rehabilitated shells.

•	 The project will complete the block 
by building out to the property lines 
along Vine Street and 15th Street 
with new infill construction.  

•	 This will result in a combined 
building that saves four historic 
buildings, strengthens the 
streetscape by filling in the gaps in 
the Vine Street corridor and holds 
the corner.  

•	 This design is meant to be 
contextual, contemporary, and well 
designed, responding to but not 
replicating the historic buildings 
(per the Over the Rhine Historic 
Guidelines)



SCHEMATIC 
RENDERINGS

View looking South on Vine Street

View looking East on 15th Street

•	 Our design responds to the 
observations we’ve made about the 
existing historic context of Over-
the-Rhine. In particular, we’d like to 
elaborate on some of the ways we 
feel the design is contextual:

1.	 The design is a large 
commercial building, that 
holds the corner and is “built 
up to the property line” (OTR 
Guidelines)

2.	 It continues the variation in 
height seen on Vine Street and 
other North-South commercial 
streets.

3.	 It extends the richness and 
dynamic movement of the 
existing facades on Vine Street 
streetscape.

4.	 It creates large window 
openings, taking cues from 
historic Over-the-Rhine 
commercial buildings (which 
have large openings to get 
daylight deep into buildings). 



DESIGN OVERVIEW
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PRESERVING THE TEAMSTER’S BLDG

Teamsters building current

Façade replacement believed to be circa 1940’s

Teamsters building c. 1928

Celebrating the Union’s 25th Anniversary





























































































































































































































































































ITEM 6 March 21, 2016 

 
 

APPLICATION FOR  
PARKING AND LOADING VARIANCE & CERTIFICATE OF 

APPROPRIATENESS 
HISTORIC CONSERVATION BOARD PUBLIC HEARING 

       STAFF REPORT 
 
APPLICATION #:  
APPLICANT:  GBBN Architects 
OWNER:  Union Terminal 
ADDRESS:  1301 Western Ave, Cincinnati OH  45203 
PARCELS:  144-0007-0031-90 
ZONING:  Park and Recreation Districts (PR)/Historic Landmark 
OVERLAYS:   Historic Landmark 
COMMUNITY: Queensgate 
REPORT DATE: March 1, 2016 
PRE HEARING: Prehearing on February 23, 2016 at 11:00 AM 
STAFF REVIEW: Beth Johnson, Urban Conservator 
 
 
Nature of Request: 
The applicant is requesting a Certificate of Appropriateness (COA) for an exterior 
restoration which includes, cleaning, repair, brick and stone replacement, structural 
repairs, new roofing and new windows where necessary. The exterior plaza will be 
removed for waterproofing and restored. Select historic rooms on the interior will be 
restored and various spaces adjacent to the rotunda and within the gallery spaces will 
be reconfigured. Mechanical, electrical, plumbing, and fire protection systems will be 
replaced or upgraded. Dalton Street will get a protective installation/enclosure.  
 
Existing Conditions: 
The project location is Union Terminal/The Cincinnati Museum Center. This site is a 
local Historic Landmark and is also a National Historic Landmark. Union Terminal 
officially opened in 1933, but operated at full capacity for just a few years as the 
passenger railroad system declined and the age of the automobile began. By the 1970s 
the facility was basically abandoned and part of the train concourse was demolished. 
After a short attempt at a shopping mall, Union Terminal was turned into the Cincinnati 
Museum Center and new home to Amtrak.  
 
The building is designed in an Art Deco style with a large Rotunda, which is the largest 
semi-dome in the Western Hemisphere.  
 
Proposed Conditions: 
The proposal is restore the exterior including the front plaza. The only major change on 
the exterior would be to provide an enclosure along Dalton Street to protect and 
mothball the current historic façade from further deterioration until it can be restored.  
 
The interior will include restoration and better utilization of select historic rooms. Various 
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non- historic spaces will be reconfigured adjacent to the rotunda and in the gallery 
spaces. New storefronts will be designed and installed in ramps to provide for a move 
transparent treatment and new mechanicals, electrical, plumbing and fire protection will 
be installed.  
 
The project is seeking both Federal and State Historic Preservation Tax Credits and will 
be a certified Historic Rehabilitation/Restoration. They will be following the Secretary of 
the Interior’s Standards for Rehabilitation as well as complying with the local Guidelines 
as laid out in the Designation ordinance.  
 
Previous Reviews:  
N/A 
 
Applicable Zoning Code Sections:   
Zoning District:  Park and Recreation Districts (PR)/Historic Landmark 
Historic District/Reg: Union Terminal Historic Landmark Guidelines 
COA Standard: Section 1435-09-2 Certificate of Appropriateness; Standard of 
Review 
 

 

Certificate of Appropriateness Review:  
Staff finds the proposed restoration of the exterior and of select interior historic spaces 

meets the Guidelines for the Preservation of Union Terminal set out in Ordinance No. 

79-1974. These specific guidelines call for the Preservation of the structures exterior 

including but not limed to the exterior park like environment on Lincoln Park Drive, 

cascading fountains, fonts, and related sculptures, the east façade as viewed from 

Lincoln Park Drive, the canopied entrances and vehicle portals, the rotunda, connecting 

foyer. It also called for the preservation of existing interior spaces such as the rotunda, 

office areas and existing internal circulation pathways and corridors. The preservation of 

the existing interior character including finishes, murals, Rookwood, marble chrome, 

and aluminum ornamentation, inlaid wood panels, terrazzo floors, lighting, counters, 

booths, and doors.  

 

Staff comments on the Specific Guidelines for New Construction: 

1.  Exterior: Preservation of exterior and park like environment: The proposal is 
for a National Park Service Quality Restoration. There are no significant 
proposed changes on the exterior except the addition of an enclosure on the 
Dalton Street façade to mothball the historic façade and a redesign and new 
storefront windows at the entrances to the historic ramps. The new storefronts 
will be transparent rather than a dark glass.  

a. The exterior park like environment along Lincoln Park Drive: The 
grounds will be preserved  and restored. The Park Like setting will remain.  

file:///C:/Users/matthew.shad@cincinnati-oh.gov/AppData/Local/Microsoft/Windows/Temporary%20Internet%20Files/Content.Outlook/IQ23MFSG/§%201435-09-2.%20-%20Certificates%20of%20Appropriateness;%20Standards%20for%20Review
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b. Cascading Fountains, fonts, and related sculptures: As the foundation 
is also a roof, the entire fountain will be removed and the area will be 
waterproofed. The fountain will then be restored.   

c. The east façade as viewed from Lincoln Park Drive: The east façade 
will be repaired where needed, restored and cleaned. The windows will be 
repaired and restored. There will be new storm panels and new portal 
glazing. The flat roofs will be replaced and the marquee and dome will be 
restored. The clock will be restored and updated with LED lighting.  
Lighting fixtures will be restored and replicated where missing. All will be 
updated with LED lighting.  

d. The canopied entrance and vehicle portals: These areas will be 
repaired and restored. The vehicle portals will have a dark storefront glass 
removed and a transparent glass system that is reset a bit more from the 
face installed.  The marquee will be restored and updated with LED 
lighting.  

e. The Quarter-Sphere dome/Rotunda: This is being repaired and 
restored.  

2. Interior: Preservation of interior spaces including the rotunda, office areas 
and existing internal circulation pathways and corridors: The proposal is for 
a National Park Service Quality Restoration on the historic spaces. There are no 
significant proposed architectural changes to historic interior spaces or the 
rotunda except for how they will programmatically work. The new proposal will 
use the Losantiville Dining Room for daily dining removing the tables and chairs 
from the rotunda. This will also engage more activity in the Collett Gallery space 
as events and programs that used to be in the Losantiville Dining room will be 
routed to that space. Staff is supportive of these changes as it will engage the 
public in historic spaces regularly.  
 
There will be some minor elevation changes within the Rotunda, specifically on 
the east elevation. New storefronts installed at what is currently retail. New 
storefront design will be installed at the elevator and a new elevator will be 
installed where the public safety currently is. The designs of both elevator 
storefronts will match. A new transom will be installed over the escalators.  
 

3. Preservation of existing interior character including such features as all 
mosaic murals, paintings, linoleum panels, Rookwood interiors, marble, 
chrome, and aluminum interiors, ornamentation, inlaid wood panels, 
terrazzo floors, attached Furnishings such as curved seating 
arrangements, counters, tables, lighting fixtures, painted doors and 
booths: The proposed restoration and rehabilitation does not alter or remove 
any of the above listed features. The mosaics, linoleum panels and paintings will 
be conserved and restored where necessary. Lighting will be restored and 
replicated where missing. They will all be updated with new LED lights. Proposed 
work includes restoration of most existing materials (such as wood panels, 
Formica, terrazzo floors, marble panels, stone panels, plaster etc.) When 
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changes take place in areas designated as “restoration” areas, the changes are 
bringing back an original treatment, material, or configuration.  

 

Other Considerations: 
Prehearing Results:  
February 23, 2016 – The architects for Union Terminal were present as was Margo 
Warminski from Cincinnati Preservation Association. All in attendance were in favor of 
the project.  
 
Comments Provided to Staff: N/A 
 
Consistency with Plan Cincinnati (2012): N/A 
 
 
Recommendation: 
 
Staff is impressed with the amount of documentation and information that is provided in 
the Historic Building conditions analysis. There are very few alterations to the historic 
spaces and those that are being proposed are either to restore the spaces to more 
closely reflect their original nature. Those changes, mainly on the east façade of the 
rotunda, that are no historic replications, are historically sensitive and in keeping with 
the original design of the building. The upgrades to mechanicals are helping to create a 
better conditioned space while are reducing the visual clutter of the current systems. 
Staff recommends the Historic Conservation Board take the following actions:  
 

 
B. CERTIFICATE OF APPROPRIATENESS: 

1. APPROVE a Certificate of Appropriateness for the restoration of the 
building’s exterior including the grounds, restoration of historic interior spaces 
and reconfiguration of areas adjacent to the rotunda and gallery space below.  

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

(a) That the property owner has demonstrated by credible evidence that the 
proposal substantially conforms to the applicable conservation guidelines. 



Cincinnati Union Terminal Restoration & Renovation

 

03.21.2016

HISTORIC CONSERVATION BOARD
PRESERVATION & RESTORATION SUMMARY



Cincinnati Union Terminal Restoration & Renovation

OWNER:

UNION TERMINAL LLC                       
1301 Western Ave. Cincinnati, OH 45203 

PROJECT ARCHITECT:

GBBN ARCHITECTS INC.                           
332 East 8th Street, Cincinnati, OH 45202     
(513)241-8700    

PRESERVATION ARCHITECT:

JOHN G. WAITE ASSOCIATES, ARCHITECTS                                         
384 Broadway Albany, NY 12207                                 
(518)449-5440 

64 Fulton St. Suite 402, New York, NY 10038                  
(212)619-4881

STRUCTUAL ENGINEER:

SILMAN                                                
32 Old Slip, 10th Floor, New York, NY 10005                                
(212)620-7970 

STRUCTUAL ENGINEER:

THP LIMITED INC.                                               
100 East 8th St. Cincinnati OH 45202                            
(513)241-3222

MEP ENGINEER:

ARUP                                              
1120 Connecticut Ave. Suite.1110 
Washington DC.20036                                                         
(202)729-8220                                                                       

MEP ENGINEER:

HEAPY ENGINEERING                         
1400 West Dorothy Ln. Dayton, OH 45409                                              
(937)224-0861                                                                      

CONSTRUCTION MANAGER:

TURNER CONSTRUCTION                               
250 West Court St., Suite 300, Cincinnati, OH 45202                  
(513)721-4224

MUSEUM PLANNING:

PGAV DESTINATIONS                            
200 N. Broadway, Suite 1000 St. Louis, MO 63102                                                           
(314)231-7318

CODE CONSULTANT:

PREVIEW GROUP, INC.                          
632 Race Street, Cincinnati, OH 45202                                                           
(513)621-2109

CIVIL ENGINEER:

THE KLEINGERS GROUP                         
1605 Centre Park Dr., West Chester, OH 45069                                 
(513)779-7851

PROJECT TEAM

LANDSCAPE:

THE KLEINGERS GROUP                         
652 Main Street, Cincinnati, OH 45202                                 
(513)644-4800

CINCINNATI MUSEUM CENTER

at UNION TERMINAL                        
1301 Western Ave. Cincinnati, OH 45203 

LIGHTING DESIGNER:

ARUP                                                        
77 Water Street,  New York, NY 10005                                              
(212)229-2669



Cincinnati Union Terminal Restoration & Renovation

1. Preserve the Cincinnati Union Terminal building.

2. Maintain the building’s landmark status & maximize historic tax credit resources.

3. Enhance the CMC guest experience.

4. Increase operational efficiency of building systems and CMC staff.

5. Stabilize and increase CMC revenue.

6. Provide for long-term flexibility.

7. Communicate with and engage the regional community.

8. Provide for long-term protection of artifacts and collections.

9. Maintain safety and security during construction.

10. Enhance CMC’s standing as an internationally-renowned institution.

11. Provide maximum value within the limits of a fixed budget.

PROJECT GOALSPROJECT GOALSPROJECT GOALSPROJECT GOALS



EXTERIOR ENVELOPE



LASER SCANNING + REVIT

Revit Point Cloud Overlay
Cincinnati Union Terminal Restoration 

& Renovation



Cincinnati Union Terminal Restoration & Renovation

Exterior walls: Repair, restore and clean stone and brick

Windows: Repair and restore, provide new storm panels, new portal glazing

Roofs: Remove and replace flat roofs, repair marquee and dome

Plaza: Remove fountain and all other features, replace waterproofing, recreate 

fountain, drives and landscape

Preserve Cincinnati Union Terminal | EXTERIOR ENVELOPEPreserve Cincinnati Union Terminal | EXTERIOR ENVELOPEPreserve Cincinnati Union Terminal | EXTERIOR ENVELOPEPreserve Cincinnati Union Terminal | EXTERIOR ENVELOPE

Historic preservation
Weather-tightness
Thermal performance
Structural integrity
Longevity



Site Plan 1-B
Plaza Site Plan 
Cincinnati Union Terminal Restoration & Renovation

Historic Preservation Tax Credit - Part 2 Application
2016.02.29

NEW FENCE.

NEW FENCE.



Exterior Material Key Elevation 2-A
East Elevation
Cincinnati Union Terminal Restoration & Renovation

Historic Preservation Tax Credit - Part 2 Application
2016.02.29

DALTON AVENUE WEST FAÇADE – NO WORK
FEATURE 2: FOUNTAIN

LIMESTONE

MATERIAL KEY

MARBLE

CONCRETE

HISTORIC ALUMINUM ROOFING

ZINC-TIN ALLOY COATED STAINLESS STEEL ROOFING

WINDOW

BRICK

*NOTE: ORIGINAL WINDOWS IN STONE MANSONRY 
ARE ALUMINUM,  ORIGINAL WINDOWS IN BRICK 
MASONRY ARE STEEL. 

*NOTE: APPROXIMATELY 10% OF STONE MASONRY 
TO BE RECONSTRUCTED. APPROXIMATELY 18% OF 
BRICK MASONRY TO BE RECONSTRUCTED. 

GRANITE

FEATURE 12:
EXTERIOR FEATURES – EAST 
FAÇADE CLOCK

FEATURE 12: EXTERIOR 
FEATURES - MARQUEE



Exterior Material Key Elevation 2-B
Section Looking East
Cincinnati Union Terminal Restoration & Renovation

Historic Preservation Tax Credit - Part 2 Application
2016.02.29

FEATURE 5: ROOFS - DOME

LIMESTONE

MATERIAL KEY

MARBLE

CONCRETE

HISTORIC ALUMINUM ROOFING

ZINC-TIN ALLOY COATED STAINLESS STEEL ROOFING

WINDOW

BRICK

*NOTE: ORIGINAL WINDOWS IN STONE MANSONRY 
ARE ALUMINUM,  ORIGINAL WINDOWS IN BRICK 
MASONRY ARE STEEL. 

*NOTE: APPROXIMATELY 10% OF STONE MASONRY 
TO BE RECONSTRUCTED. APPROXIMATELY 18% OF 
BRICK MASONRY TO BE RECONSTRUCTED. 

GRANITE



Exterior Material Key Elevation 2-C
North Elevation
Cincinnati Union Terminal Restoration & Renovation

Historic Preservation Tax Credit - Part 2 Application
2016.02.29

NORTH ELEVATION

NORTH ELEVATION SITE WALL

FEATURE 5: ROOFS - DOME

FEATURE 5: ROOFS –
WEST GABLE

HOPKINS STREET STAIR: NO WORK

FEATURE 11: DALTON AVENUE UNDERPASS

LIMESTONE

MATERIAL KEY

MARBLE

CONCRETE

HISTORIC ALUMINUM ROOFING

ZINC-TIN ALLOY COATED STAINLESS STEEL ROOFING

WINDOW

BRICK

*NOTE: ORIGINAL WINDOWS IN STONE MANSONRY 
ARE ALUMINUM,  ORIGINAL WINDOWS IN BRICK 
MASONRY ARE STEEL. 

*NOTE: APPROXIMATELY 10% OF STONE MASONRY 
TO BE RECONSTRUCTED. APPROXIMATELY 18% OF 
BRICK MASONRY TO BE RECONSTRUCTED. GRANITE

NO WORK TO RETAINING WALLS



Exterior Material Key Elevation 2-D
South Elevation
Cincinnati Union Terminal Restoration & Renovation

Historic Preservation Tax Credit - Part 2 Application
2016.02.29

SOUTH ELEVATION

SOUTH ELEVATION SITE WALL

FEATURE 11: DALTON 
AVENUE UNDERPASS

FEATURE 12: EXTERIOR FEATURES 
– FIRE ESCAPE

KENNER STREET STAIR: NO 
WORK

FEATURE 5: ROOFS - DOME

FEATURE 5: 
ROOFS – WEST GABLE

LIMESTONE

MATERIAL KEY

MARBLE

CONCRETE

HISTORIC ALUMINUM ROOFING

ZINC-TIN ALLOY COATED STAINLESS STEEL ROOFING

WINDOW

BRICK

*NOTE: ORIGINAL WINDOWS IN STONE MANSONRY 
ARE ALUMINUM,  ORIGINAL WINDOWS IN BRICK 
MASONRY ARE STEEL. 

*NOTE: APPROXIMATELY 10% OF STONE MASONRY 
TO BE RECONSTRUCTED. APPROXIMATELY 18% OF 
BRICK MASONRY TO BE RECONSTRUCTED. 

GRANITE

NO WORK TO RETAINING WALLS



Exterior Material Key Elevation 2-E
Section Looking East
Cincinnati Union Terminal Restoration & Renovation

Historic Preservation Tax Credit - Part 2 Application
2016.02.29

FEATURE 5: ROOFS –
TOWER A CANOPY

LIMESTONE

MATERIAL KEY

MARBLE

CONCRETE

HISTORIC ALUMINUM ROOFING

ZINC-TIN ALLOY COATED STAINLESS STEEL ROOFING

WINDOW

BRICK

*NOTE: ORIGINAL WINDOWS IN STONE MANSONRY 
ARE ALUMINUM,  ORIGINAL WINDOWS IN BRICK 
MASONRY ARE STEEL. 

*NOTE: APPROXIMATELY 10% OF STONE MASONRY 
TO BE RECONSTRUCTED. APPROXIMATELY 18% OF 
BRICK MASONRY TO BE RECONSTRUCTED. 

GRANITE



Exterior Material Key Elevation 2-F
West Elevation
Cincinnati Union Terminal Restoration & Renovation

Historic Preservation Tax Credit - Part 2 Application
2016.02.29

FEATURE 5: 
ROOFS – WEST GABLE

FEATURE 6: MASONRY –
WEST ELEVATION AT 
CONCOURSE REMOVAL

FEATURE 7: STRUCTURE – WEST 
CONCOURSE OVERHANG

LIMESTONE

MATERIAL KEY

MARBLE

CONCRETE

HISTORIC ALUMINUM ROOFING

ZINC-TIN ALLOY COATED STAINLESS STEEL ROOFING

WINDOW

BRICK

*NOTE: ORIGINAL WINDOWS IN STONE MANSONRY 
ARE ALUMINUM,  ORIGINAL WINDOWS IN BRICK 
MASONRY ARE STEEL. 

*NOTE: APPROXIMATELY 10% OF STONE MASONRY 
TO BE RECONSTRUCTED. APPROXIMATELY 18% OF 
BRICK MASONRY TO BE RECONSTRUCTED. 

GRANITE



Exterior Scope Drawing 3-A 
Roof Scope
Cincinnati Union Terminal Restoration & Renovation

Historic Preservation Tax Credit - Part 2 Application
2016.02.29



Exterior Scope Drawing 3-B
Masonry Scope
Cincinnati Union Terminal Restoration & Renovation

Historic Preservation Tax Credit - Part 2 Application
2016.02.29



Exterior Scope Drawing 3-C
Masonry Scope
Cincinnati Union Terminal Restoration & Renovation

Historic Preservation Tax Credit - Part 2 Application
2016.02.29



Exterior Scope Drawing 3-D
Masonry Scope
Cincinnati Union Terminal Restoration & Renovation

Historic Preservation Tax Credit - Part 2 Application
2016.02.29



Exterior Scope Drawing 3-E
Masonry Scope
Cincinnati Union Terminal Restoration & Renovation

Historic Preservation Tax Credit - Part 2 Application
2016.02.29



P-12: Feature 6 - West Elevation of Concourse
Photographs
Cincinnati Union Terminal Restoration & Renovation

Historic Preservation Tax Credit - Part 2 Application
2016.02.29

Rendering of rebuilt west elevation brick wall with existing metal west gable roof above.



Exterior Scope Drawing 3-F
Openings and Features Scope
Cincinnati Union Terminal Restoration & Renovation

Historic Preservation Tax Credit - Part 2 Application
2016.02.29



P-17: Feature 9 - Portals at Ramps
Photographs and Rendering
Cincinnati Union Terminal Restoration & Renovation

Historic Preservation Tax Credit - Part 2 Application
2016.02.29

Historic view of 
south ramp portal

Existing view of north ramp portal. Proposed north ramp portal glazing
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North Elevation Rendering
Cincinnati Union Terminal Restoration & Renovation
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1930s photo of the Checking Lobby, looking northwest. Current view looking northwest. Current view looking north.
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P-30: Feature 14 - Checking Lobby
South Elevation Rendering
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Historic Preservation Tax Credit - Part 2 Application
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South Vehicle Ramp Rendering
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Historic Preservation Tax Credit - Part 2 Application
2016.02.29
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Historic Preservation Tax Credit - Part 2 Application
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Existing Plan 6-A
Lower Level
Cincinnati Union Terminal Restoration & Renovation

Historic Preservation Tax Credit - Part 2 Application
2016.02.29



Existing Plan 6-B
Mezzanine
Cincinnati Union Terminal Restoration & Renovation

Historic Preservation Tax Credit - Part 2 Application
2016.02.29



Existing Plan 6-C
Concourse Level
Cincinnati Union Terminal Restoration & Renovation

Historic Preservation Tax Credit - Part 2 Application
2016.02.29



Existing Plan 6-D
First Floor
Cincinnati Union Terminal Restoration & Renovation

Historic Preservation Tax Credit - Part 2 Application
2016.02.29



Existing Plan 6-E
Second Floor, Third Floor
Cincinnati Union Terminal Restoration & Renovation

Historic Preservation Tax Credit - Part 2 Application
2016.02.29



Existing Plan 6-F
Fourth Floor, Fifth Floor, Sixth Floor
Cincinnati Union Terminal Restoration & Renovation

Historic Preservation Tax Credit - Part 2 Application
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